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1. EXECUTIVE SUMMARY 

Gyde Consulting has prepared this Planning Proposal (PP) for submission to Snowy Monaro Regional Council. The 

PP is submitted on behalf of the proponent, John Sacco Enterprises P/L. This PP explains the intended effect of, and 

justification for, the proposed amendment to the Snowy River Local Environmental Plan 2013 (SRLEP 2013). The 

amendment is a site specific LEP for 56 Hilldowns Road, Kalkite (the subject site). The PP has been prepared in 

accordance with Section 3.33 of the Environmental Planning and Assessment Act 1979 (EP&A Act) and the relevant 

Department of Planning Guideline ‘Local Environmental Plan Making Guideline (August 2023)’. 

It should be noted that extensive engagement with the NSW Department of Planning & Environment (DPE) as well as 

Snowy Monaro Council in relation to the proposal commenced in November 2019. These engagements commenced 

prior to the release of the LEP making guidelines in December 2021. They also resulted in DPE issuing correspondence 

dated 3 August 2021 (copy provided at Appendix 10) which outlined their understanding of the proposal and 

recommending that it proceed as a PP with Council. These engagements, associated investigations, as well as DPE’s 

correspondence, are equivalent to Pre-Scoping Reports required by the August 2023 LEP Making Guidelines. In 

addition to engagement with regulatory authorities, consultation was commenced with the local community in 2021 as 

well. This included notification in various social media avenues, onsite information sessions, and the like.        

Summary of Proposal’s Objectives  

The subject site is located within the boundaries of the Snowy Mountains Special Activation Precinct Investigation Area 

(SAP). The Snowy Mountains SAP seeks to, in summary, create a year-round tourism economy for the region, protect 

sensitive natural communities, as well as improve housing opportunities.  

The PP seeks to achieve balanced environmental planning outcomes, as well as the objectives of the Snowy Mountains 

SAP. The PP also seeks to utilise the relatively unconstrained nature of the subject site to deliver additional and diverse 

housing opportunities within an existing high amenity environment. It seeks to encourage local employment, avoid 

impacts to key environmental sensitivities, as well as respect the existing land and water-based landscape character 

of the locality. 

This will be achieved by replicating that type of development which already exists within the Kalkite Village on that 

portion of the subject site closest to Lake Jindabyne (i.e. ‘lower paddock’). Such development will be mostly low density 

residential in nature, but will also include public open space, emergency facilities, a community centre, as well as a 

small quantity of commercial floor space predominantly for day-to-day convenience needs. It is proposed to adopt land 

use zones of RU5 – Village, RE1 – Public Recreation, E1 – Neighbourhood Centre, and SP2 – Infrastructure for this 

portion of the subject site. Proposed minimum residential lot sizes are 850m2 and the maximum number of residential 

lots will be ‘capped’ at 220 for the entire site area whilst up to 214 lots will be allowed for in the ‘Lower Paddock’, or 

land proposed to be zoned RU5. Whilst the RU5 zone permits medium density type development such as dual 

occupancy housing, this PP will seek to prohibit such development within the ‘lower paddock’ so as to limit overall 

density as well as limit potential visual impacts associated with built form.  

In conjunction with this PP, it is proposed to amend the existing Snowy River Development Control Plan 2013 (SRDCP) 

to include controls for the purposes of future development at the subject site. One such control will be a limit (i.e. 220) 

on the number of lots permitted at the site. This will ensure any development taking place on the site within the next 

10-15 years remains consistent with the constraints and opportunities analysis which has informed this PP.      
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The PP seeks to allow large lot type development on the remainder of the site (i.e. ‘middle’ and ‘upper paddock’) 

because its steep gradient, ecological sensitives, and the significant contribution this part of the site makes to the 

broader visual character, does not warrant development of greater density. It is proposed to adopt the C4 – 

Environmental Living and C2 – Environmental Conservation land use zones for this portion of the subject site. These 

sections will also include ‘stewardship sites’ which effectively prohibit any further development or subdivision. It should 

also be noted that the proponent commits to achieving Biodiversity Certification for the site. Extensive analysis as well 

as discussions with the NSW Department of Biodiversity & Conservation has already been undertaken to achieve 

certification.    

The aerial image below demonstrates, in a general sense, the PP’s proposed land use zones and key development 

standards. Detailed proposed land use and lot size maps can be found at Appendix 2. 

         

Figure 1: Site aerial image with proposed conceptual zones and lot sizes (Source: SixMaps/Gyde) 

It should be noted that the PP includes the delivery of substantial infrastructure upgrades including upgrades to roads 

and some intersections in the locality. Drinking water infrastructure will be upgraded for the purposes of the subject site 

and it is also anticipated that some existing overhead power lines across the subject site will be undergrounded for 

amenity improvement purposes. Sewer will be provided to the subject site and the proponent is in discussions with 

Council in relation to upgrades for the locality wide sewer infrastructure. Any such sewer upgrades are subject to 

detailed discussions with Council and relevant agencies and may form part of a future development contribution plan 

or similar strategy. It can be confirmed that active open space, informal open space, a new rural fire shed and a new 

community centre (which is also intended for use during any emergencies) will be provided on the subject site as part 

of this PP. They will be delivered as part of a Planning Agreement (PA), a draft version of which accompanies this PP 

at Appendix 15.    
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Summary of Proposed LEP Amendments 

The tables on the following page outline the amendments currently sought to the SRLEP 2013 by this PP, as well as 

indicative yield. These have been developed following detailed site investigations, as well as engagement with a range 

of stakeholders, including members of the existing Kalkite Village. That said, it is recognised that ongoing engagement 

and studies may be required. Therefore, the proponent is willing to discuss modifications to the following LEP 

amendments and yield outcomes. 

              Table 1: Summary of Proposed LEP Amendments 

Control Existing Proposed 

Zoning  RU1 – Primary 

Production 

• RU5 – Village 

• E1 – Neighbourhood Centre 

• SP2 – Infrastructure (Community Centre, Rural Fire 

Service) 

• RE1 – Public Recreation 

• C4 – Environmental Living 

• C2 – Environmental Conservation 

Maximum Floor Space Ratio N/A • Residential zones - 0.5:1 

• Neighbourhood village – 0.65:1 

Maximum Building Height 9m • No change 

Minimum Lot Size 40ha • RU5 zone - 850m2 

• C4 zone - 2ha and 5ha (subject to ongoing 

discussions with Council) 

• Stewardship Sites/C2 zone – no further subdivision 

permitted. 

• E1 zone – 700m2 

Part 5 – Miscellaneous provisions, 

Part 6 – Land release areas, Part 7 

– Additional local provisions or Part 

8 – Growth areas (subject to 

discussions with Council)  

N/A • Prohibition of medium density type housing in most 

of the ‘Lower paddock’, which would ordinarily be 

permissible in the RU5 zone. This includes dual 

occupancy development, attached dwellings, 

boarding houses, co-living housing, group homes, 

multi dwelling housing, residential flat buildings, 

semi-detached dwellings and shop top housing 

development within the vast majority of the ‘Lower 

Paddock’. The intent is to limit built form, character 

and traffic impacts which may arise within this 

particular locality as a result of the abovementioned 

land uses. Subsequently, the intent is to make 

dwellings on Torrens title allotments the 

predominant form of housing on the subject site.  
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              Table 2: Key Concept Statistics to Date 

Key Concept Statistics (indicative only & subject to additional assessments) 

Residential  Up to 220 residential lots within the follow size ranges: 

• 850m2 to 1,000m2 = 87 lots 

• 1,001m2 to 1,500m2 = 88 lots 

• 1,501m2 to 3,000m2 = 35 lots 

• 3,000m2 to 2ha = 4 lots 

• 2ha+ = 6 lots 

Commercial • Total site area = 4,970m2 approximately, inclusive of building footprints, parking, landscaping 

etc… 

• Gross floor area (GFA) = 3,230m2 based on a floor space ratio of 0.65:1  

Community 

Uses and 

Public 

Open 

Space 

• Community facilities = 600m2 in total approximately, inclusive of 300m2 for a new RFS station and 

300m2 for a community centre which will also provide emergency management facilities. 

• Public open space = 7,360m2 in total approximately, inclusive of a 2,530m2 park for formal active 

open space activities and 4,830m2 for informal open space activities. A 2,130m2 detention basin is 

also provided for, and can function as additional informal open space. 

 

Summary of Public Benefits  

The following is a summary of the proposal’s public benefits: 

• Additional commercial floor space to support the immediate locality primarily. Such floor space would improve local 

convenience given commercial services currently do not exist in Kalkite. It would also provide additional 

employment opportunities in potentially various sectors, including tourism, hospitality, as well as local 

manufacturing.    

• Increased public accessibility to Lake Jindabyne and its foreshore. 

• Improvements to housing supply, diversity and affordability for the region. 

• Improved emergency response facilities, in particular, a new and larger rural fire station. Importantly, this new facility 

will service the proposal’s population as well as the population within the existing Kalkite Village as the current fire 

services are considered to be inadequate for existing residents.  

• A new community centre. The community centre could accommodate multiple purposes including conventional 

community functions, as well as shelter in the event of natural emergencies. 

• Various traffic improvements including a ‘slip lane’ into the proposed estate along Kalkite Road, as well as an 

intersection upgrade at Kalkite Rd and Eucumbene Rd.    

• Potential undergrounding of overhead power lines between lower Kalkite Rd and the Lake Jindabyne foreshore to 

enhance visual amenity. Discussions are ongoing with Endeavour Energy in relation to the delivery of this outcome. 

 

 

 



8.1 PLANNING PROPOSAL - 56 HILLDOWNS ROAD, KALKITE 
ATTACHMENT 1 PLANNING PROPOSAL 56 HILLDOWNS ROAD KALKITE  Page 10 
 

 

  

Planning Proposal  

 

Summary of Ongoing Community and Stakeholder Engagement 

Community consultation, engagement with Council and State Authorities, together with detailed specialist site 

investigations were central to preparing this PP. The extent of and feedback from community consultation is detailed 

in the Consultation Report included at Appendix 11. In summary, however, the following consultation took place: 

▪ A 5-hour information session for all members of the community. This took place in the existing fire shed on 

Kalkite Road on 26 March 2022. The session included representatives from Gyde Consulting as well as the 

proponent. Information boards were included for attendees. Approximately 40 stakeholders attended the 

session. 

▪ In conjunction with the abovementioned onsite information session, electronic consultation was also provided 

in the form of ‘Facebook’ posts on the local Kalkite Community Page, posts on LinkedIn, a dedicated email 

address, as well as the placement of noticeboards within Kalkite Community and the main neighbourhood 

shop in Jindabyne East. 

▪ Ongoing meetings with representatives from DPE, NSW Rural Fire Service, staff and Councillors from Snowy 

Monaro Council, the Local Aboriginal Land Council, Crown Land, and Snowy Hydro. 

▪ An additional community consultation session was undertaken on 25 March 2023. This was provided for the 

purposes of a general update on the matter to the public, advise the public of the proponent’s application to 

acquire several Crown Land roads extending through the subject site, and seek feedback from the community 

generally. The session took place between 9.00am to 12.00 midday and was well represented by local 

stakeholders predominantly.  

The key themes derived from community consultation are as follows: 

▪ There is a need for housing, but it should be designed to reflect the existing built form and landscape character. 

Specifically, density should be low and lots should be medium to large in size. Small lots of 600m2 would be 

inconsistent with the existing character and environmental sensitivities. Lots should be positioned such that 

they do not impact views from dwellings in the existing Kalkite village. 

▪ Infrastructure, in particular roads, water and sewer, would require upgrades. Other social infrastructure should 

also be incorporated such as parks, playgrounds and boat ramps, for example. 

▪ A small amount of commercial floor space would be ideal to meet basic day-to-day needs in order to avoid 

trips to Jindabyne. Such floor space, in conjunction with other social infrastructure such as a park, could form 

a meeting place for locals, and offer basic entertainment such as a café, for example. 

▪ Additional commercial floor space may provide an affordable alternative to existing centres at Jindabyne for 

example. Such floor space may also enhance the boutique food and beverage manufacturing trend which is 

developing in Kalkite. 

▪ The existing character and identity of Kalkite, which is based on a rural lifestyle and high visual amenity, 

should be retained as much as possible. 

Engagement was undertaken with a range of authorities including Snowy Monaro Regional Council, DPE, Snowy 

Hydro, the Bega Local Aboriginal Land Council, Crown Land and the NSW Rural Fire Service. The outcomes are 

explained in the Consultation report provided separately.  
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Summary of Strategic Planning Merit 

The PP demonstrates strategic planning merit by aligning with the Snowy Mountains SAP, the South East and Table 

Lands Regional Plan, the Snowy Monaro Local Strategic Planning Statement 2020 as well as the Snowy Monaro Draft 

Settlements Strategy 2022 which was recently endorsed by Council and subsequently publicly exhibited. This draft 

strategy specifically nominates the subject site as land which may be suitable for expansion of the existing Kalkite 

Village.  

Specifically, the proposal is consistent with the Snowy Mountain SAP’s intent to deliver a year-round tourism destination 

by providing much needed housing, including diverse housing options. Such housing could accommodate employees 

of an expanded tourism industry as well as provide some housing for tourist related accommodation. More specifically, 

the proposal is likely to provide more permanent housing options given the distance to Jindabyne means Kalkite is 

likely to function as a sub-housing market in the region. The proposal’s housing could deliver accommodation for 

tourists as well. However, it is the proponent’s preference that at least the majority of its housing is for permanent 

housing purposes. That said, there are few, if any, environmental planning controls which can deliver this outcome. 

Given that Kalkite is somewhat detached from Jindabyne centre, however, it is expected that it will act as a permanent 

housing market, rather than a market predominantly for tourists. That is, it is likely to act as somewhat of a sub-housing 

market. 

The proposal would offer additional access and engagement with Lake Jindabyne’s foreshore. In particular, it is likely 

to enhance existing foreshore walking and mountain bike riding. This represents tourism options in addition to the 

region’s well established skiing facilities, thereby assisting with developing a year round tourism industry as sought by 

the Snowy Mountains SAP as well as the South East and Table Lands Regional Plan. It is noted that Snowy Monaro 

Regional Council Councillors recently endorsed and achieved funding for the Lake Jindabyne Shared Trail project. This 

project would deliver a walking and mountain biking track from Jindabyne to Kalkite. The proposal would be particularly 

consistent with this project. 

Further, the proposal includes some commercial floor space. There is potential for some of such floor space to be used 

by a local boutique food and beverage sector which is developing in Kalkite, as was identified during the associated 

consultation activities. This may provide a further alternative destination for visitors, and contribute again to the 

development of a year round tourist destination. Similarly, the proposal’s large lots may be used for agri-toursim or 

boutique farming practices.  

The SAP’s objective of conserving and enhancing important environmental features is satisfied by the proposal given 

its overall density is low, and much of the built form is concentrated on that part of the site with very few environmental 

constraints (i.e. within the ‘lower paddock’). Conversely, very limited built form is anticipated on those parts of the site 

with greater constraints (i.e. ‘middle’ and ‘upper paddock’), which in this case includes sensitive stands of established 

trees, sensitive grass lands, steep gradient, bushfire risk, rocky outcrops, and high visual/landscape qualities. Further, 

the proponent commits to achieving ‘biodiversity certification’ for the site, as well as nominating large portions of the 

‘middle’ and ‘upper paddocks’ as stewardship sites. Effectively no development, including any further subdivision, will 

be able to occur in such sites.  

Much of the regional plan’s economic, tourism and biodiversity objectives are similar to those provided in the Snowy 

Mountains SAP. The proposal is consistent with these, as demonstrated above. In addition, the South East and Table 

Lands Regional Plan has a strong emphasis towards housing supply and diversity, as demonstrated below. 
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Figure 2: Extract of South East and Table Lands Regional Plan directions 

The proposal is clearly consistent with these directions given it would provide for additional housing lots in a variety of 

sizes, which can accommodate a variety of housing types. Importantly, such housing opportunities are consistent with 

the environmental constraints of the site and the broader locality. The proposal would also result in the efficient use of 

existing infrastructure given sewer, town water, road access and electricity are currently provide to the Kalkite Village. 

It is understood that several of these utilities will require upgrading as part of the proposal.  

The Snowy Monaro Local Strategic Planning Statement 2020 (LSPS) was in the process of being finalised when the 

Snowy Mountains SAP was announced. In this case, it is considered that the LSPS does not fully recognise the 

substantial strategic planning details which it would provide. That said, the LSPS does recognise that the SAP would 

have a substantial influence on strategic planning in the Snowy Monaro LGA generally, and particularly in the Jindabyne 

region, which Kalkite forms a part of for the purposes of the LSPS. For example, the LSPS recognises that tourism is 

a substantial sector within Jindabyne, and that this will continue to influence land use in the locality particularly in light 

of the SAP’s objective to develop the locality into a year-round tourist destination. The LSPS further recognises that 

agricultural and/or rural land uses may have to change to achieve this intent.  

Snowy Monaro Regional Council has prepared a Draft Settlements Strategy 2022. The Draft Settlements Strategy 

2022 nominates land around the existing Kalkite village, and specifically the subject site, as ‘village expansion 

investigation area’. This is demonstrated in the following extract from the Draft Settlements Strategy 2022. The strategy 

was endorsed for public exhibition by Councillors at the ordinary Council meeting of 17 November 2022. The strategy 

has since been publicly exhibited. 

 

Figure 3: Nomination of 'lower paddock' (outlined yellow) as ‘Village Expansion Investigation Area’ (Source: Draft 

Settlements Strategy 2022, page 133) 
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Figure 4: Discussion in relation to potential expansion of existing Kalkite Village (Source: Draft Settlements Strategy 

2022, page 130) 

Whilst it has been demonstrated above that the proposal is consistent with relevant strategic plans, it is noted that 

recent revisions to DPE’s LEP Making Guidelines (August 2023) encourage housing delivery generally, in order to 

address current housing supply constraints and increasing housing unaffordability in general. That is, a PP is no 

longer reliant only on demonstrating an obvious connections or consistency with a strategic plan. Rather, the 

justification for a PP can be demonstrated by consistency with strategic plans as well as a proposal’s ability to 

increase housing supply, housing diversity, and contribution to improving housing affordability. The proposal clearly is 

consistent with this direction given it increases housing supply in the region and provides some degree of housing 

diversity which assists with housing affordability.  

Summary of Site-Specific Merit 

The PP demonstrates that the site has specific merit to enable and deliver the proposed amendments given: 

• It is in close proximity to the existing Kalkite Village as well as East Jindabyne. Integration with existing character 

can, therefore, be achieved. 

• The site contains very few environmental constraints. Almost no environmental constraints were found on the 

‘lower paddock’. Specifically, the site is not affected by flooding, salinity or acid sulfate soils. Specialist 

investigations conclude that there is no notable fauna on the site. Whilst there is sensitive vegetation, it is isolated 

and in small volumes. The ‘lower paddock’ is clear of any native trees and there is only a very small portion of 

sensitive grass lands in the north western corner. The site itself does not contain any significant European or 

Aboriginal cultural heritage.   

• Essential services such as water, electricity, sewer and telecommunication facilities currently exist to the site and 

in the locality. It is understood that Snowy Monaro Regional Council is investigating upgrades to existing sewer 

services, whilst initial investigations suggest that other essential services can be upgraded by the proponent to 

suit the proposal. 

• Construction will be easy on the ‘lower paddock’, which is equivalent to approximately 27,000m2 or 28ha of area, 

given it is relatively flat and cleared. It could, therefore, make a sizeable contribution in terms of housing 

affordability and diversity. 
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• The site is accessible by a sealed road. 

• Emergency management provisions can be implemented for the ‘lower paddock’. 

 

This PP demonstrates strategic and site-specific merit and addresses all relevant considerations under the Local 

Environmental Plan Making Guidelines (August 2023). The proposed concept is consistent with State, Regional and 

Local planning policies. It will be demonstrated that the proposal is substantially compliant with the Section 9.1(2) 

Ministerial Directions. The rezoning of rural and agricultural land may be considered to be inconsistent with Directions 

9.1 and 9.2. The proposal is consistent with the objectives of the directions, however. The proposal is consistent with 

applicable strategic planning directions and principles outlined in the Snowy Mountains SAP. As also mentioned in the 

Snowy Monaro LSPS 2020, consideration of alternative land uses is required given the significance of the tourism 

sector to the region. The Draft Settlements Strategy 2022 specifically states that expansion of the existing Kalkite 

Village could occur. Further, the draft strategy refers to the subject site specifically for such expansion purposes. 

Further, and in line with recent revisions to the LEP Making Guidelines (August 2023), the proposal responds to a 

current government intention of boosting housing supply and improving housing affordability. 

Overall, the site is a unique opportunity to improve housing supply as well as deliver housing diversity in a context 

which is safe and of very high amenity. The proposal is not the establishment of a new village, but the expansion of 

the existing Kalkite village. This can achieve substantial infrastructure efficiencies even if some existing utilities require 

upgrades. The proposal can be delivered with minimal impacts to the natural environment. In this case, the proposal 

warrants support from Snowy Monaro Regional Council.  
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2. SITE AND LOCALITY DETAILS 

2.1. Local and District Context 

The site is located at 56 Hilldowns Road within the suburb of Kalkite, approximately 9km north of Jindabyne. The site 

is located within the Snowy Monaro LGA. A location plan of the site is shown in Figure 5 and Figure 6. In terms of local 

context, the site is located on the eastern edge of Lake Jindabyne and to the south of the existing Kalkite village.  

  

Figure 5: Regional Context Map, site marked by red flag (Source: Sixmaps) 

 

Figure 6: Local Context Map, site outlined red and shaded yellow (Source: Sixmaps) 
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2.2. Site Features and Existing Development 

The site is legally described as Lot 190 DP 756727 and Lot 5 DP 529579 and has an area of approximately 98ha. In 

terms of structures, the site is currently occupied by one residential dwelling and two sheds. The site is largely cleared 

with scattered trees and vegetation in the eastern portion of the site. Vegetation decreases towards the western portion 

of the site which is predominately grass paddocks. Figure 7 below provides further explanation of existing development 

and vegetation. 

 

Figure 7: Aerial view, site outlined yellow (Source: Sixmaps) 

The site comprises five sections as shown in Figure 7 and has frontages to Hilldowns Road and Kalkite Road. The 

topography of the site falls from east down to west towards Lake Jindabyne with an overall change in levels of 

approximately 250m as per the Survey Plan (Appendix 1).  

Figure 8 and Figure 9 on the following page are drone photos of the site looking west towards the lake and east into 

the site.  
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Figure 8: Drone photo of site looking west towards Lake Jindabyne. Approximate boundaries shown in blue dashed 

line (Source: United Surveyors/Gyde)  

 

Figure 9: Drone photo of site looking east. Approximate boundaries shown in blue dashed line (Source: United 

Surveyors/Gyde) 
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2.3. Surrounding Land Use Context 

The surrounding land uses are similar to the existing site being large lots containing scattered vegetation or are partially 

cleared. In terms of structures, the surrounding sites contain single detached dwellings and sheds. However, 

immediately to the north of the site, the land at 374 Kalkite Road, Kalkite has development consent for a community 

title subdivision for the purpose of rural tourist accommodation. This development, known as ‘The Three Rivers Estate’, 

has been partially constructed and some lots have sold. The consent for the development allows for 500 beds, internal 

roads, resort facilities and a community space/recreation area. This approval reflects the gradual diversification in 

character and land uses within Kalkite.  

Located approximately 500m north of the site is the existing Kalkite village. The village contains mostly single detached 

dwelling houses, and the Berridale Rural Fire Brigade is located approximately 450m to the north of the subject site on 

Kalkite Road. The existing dwellings within the Kalkite village are located on lots generally in the range of 800 -

1,000sqm and there are approximately 160 dwellings in the village. The setbacks of the dwellings on each lot vary, 

however they generally setback 7m from their respective front boundaries, and include a front garden and larger 

setback and landscaped area at the rear. There are scattered trees throughout the village and limited hard landscaped 

areas. All dwellings are generally one or two storeys in height. The existing Kalkite Village is subject to the RU5 – 

Village land use zone, a minimum lot size of 700m2, and a height of 9m.   

Immediately to the west of the subject site is the Lake Jindabyne foreshore area, which is owned by Snowy Hydro. This 

foreshore land will form part of the future Lake Jindabyne Shared Trail project which seeks to extend the existing trail 

network from Jindabyne to the Kalkite Village. The trail project will be delivered in stages. The PP and its anticipated 

development would not preclude the delivery of the trail. Rather, the proponent is willing to discuss options which may 

advance its delivery. 

 

Figure 10: Lake Jindabyne Shared Trail Project Map. Trail shown in red, green and white (Source: Snowy Monaro) 

Approx. location of subject site 
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The nearest major precincts include East Jindabyne which is approximately 6km to the south (or 20 minutes), 

Jindabyne Centre which is approximately 9km to the south (or 25 minutes), and Berridale which is approximately 

18km to the east (or 40 minutes). 

 

Figure 11: Context aerial view with main centres and Kalkite locality circled blue (Source: SixMaps/Gyde) 
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2.4. Existing Planning Provisions 

The Snowy River Local Environmental Plan 2013 (SRLEP) is the relevant local Environmental Planning Instrument 
(EPI) applicable to the site. The following controls apply to the subject site. 
 

EXISTING SRLEP 

CONTROLS  

MAP  

Zoning – RU1 Primary 

Production  

(It is worth noting that 

the existing Kalkite 

Village is within zone 

RU5 – Village). 

 

Height of Buildings – 

Maximum 9m  
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Floor Space Ratio – 

N/A  

N/A no floor space ratio (FSR) applies to the site.  

Minimum Lot Size – 

40ha 

(It is worth noting that 

the minimum lot size in 

the existing Kalkite 

Village is 700m2). 

 

Heritage  The site does not contain a heritage item, nor is the site located in a heritage 

conservation area. However, the site is located in close proximity to Lake Jindabyne 

which is a local heritage item.  

Scenic Protection – 

Yes 
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Terrestrial 

Biodiversity – Yes 

 

Bushfire Prone Land 

– Yes  

 
 
 
The subject site is not affected by flooding, acid sulfate soils, or salinity, and neither is it an item of environmental 
heritage, according to the SLEP 2013.  
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3. INDICATIVE CONCEPT 

3.1. Constraints & Opportunities Analysis 

For the purpose of investigating the suitability of development at the subject site, the following disciplines were 

investigated: 

• Aboriginal and European Cultural Significance – Eco Logical Australia P/L 

• Traffic Impact – Stantec (formerly Cardno) 

• Flooding – Stantec (formerly Cardno) 

• Utilities capacity – Stantec (formerly Cardno) 

• Contamination – Lanterra Consulting 

• Geotechnical conditions – ACT Geotechnical Engineers 

• Survey – United Surveyors P/L 

• Biodiversity – Cumberland Ecology 

• Economic and Market conditions – Arbor Advisory 

• Bushfire conditions – Australian Bushfire Protection Planner P/L 

 

In summary, the investigations revealed: 

• An absence of any notable fauna. 

• Sensitive vegetation in the form of native grass lands and trees. The ‘lower paddock’ included a limited amount of 

native grass lands and no trees. There were larger expanses of native grass lands as well as native trees in the 

‘middle’ and ‘upper paddocks’. There were sizeable portions of area around such constraints which could be 

suitable for development, productive land use zones, or environmental living type zones. 

• The site and locality are bushfire prone. Existing firefighting facilities were inadequate for the proposal as well as 

the existing Kalkite village. 

• Key ‘trunk’ infrastructure was already available to the locality and the subject site, and efficiencies can be gained 

by utilising existing trunk infrastructure. Available infrastructure includes road access, town water, sewer, 

electricity and telecommunications/internet. Some utilities would require upgrades as a result of the proposal. It is 

understood that Snowy Monaro Council was in the process of sewer upgrades. 

• The site and locality are not affected by flooding, salinity or acid sulfate soils. 

• There is a moderate to steep gradient throughout the ‘middle’ and ‘upper paddock’. In the ‘lower paddock’, the 

gradient is mostly low. 

• Contamination is negligible and limited to around existing farm sheds on the subject site. 

• The site offers a very high level of residential amenity. 

• The landscape character from the site, as well as to the site from Lake Jindabyne, is of a very high value. 

• Overall, the character is one of a rural and/or landscape atmosphere, with low to very low built form volume. 

• The region is experiencing severe housing stress as well as a lack of housing diversity. Housing stress increases 

during the winter period with the arrival of seasonal workers. 
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• Kalkite lacks commercial floor space to meet day-to-day convenience needs. Residents are required to travel to 

Jindabyne or Berridale for basic goods and services. 

• Low scale built form is provided by the existing Kalkite village. Although there is significant separation between 

the subject site and the existing village, consideration of views and amenity will be required.  

 

The following diagram combines the geographic constraints and opportunities. 

 

Figure 12: Constraints and opportunities map (Source: Gyde Consulting) 

 

3.2. Site Layout Principles 

Following the constraints and opportunities analysis, the following principles were developed for the purpose of the 

land use zoning map, lot size map and the indicative site layout: 

• Limiting the extent of built form and the number of lots in the ‘middle’ and ‘upper paddocks’ so as to minimise 

impacts on existing stands of trees, native grass lands as well as minimising visual impacts. Further, the steep 

gradient in these areas is not conducive to a greater number of lots or building footprints.  
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• Concentrating the majority of any development on the ‘lower paddock’ given the existing nearby Kalkite Village 

has established a built form character. Further, the ‘lower paddock’ has very few environmental constraints. For 

example, it is clear of any trees, contains very limited sensitive grass lands, is relatively flat and it is, therefore, 

suitable in relation to construction practices. 

• Whilst development is proposed to be concentrated in the ‘lower paddock’, the extent of density is low in order to 

minimise visual impacts, retain the existing landscape character and sense of spaciousness, as well as avoid 

unreasonable demands on utilities. This outcome will also be reinforced by prohibiting dual occupancy type 

development, which is ordinarily permitted in the proposed RU5 zone, within most of the ‘lower paddock’ zone. 

Such development will be permitted within a small predefined area around the proposed E1 zone.   

• Position roads and developable areas within the ‘lower paddock’ such that views to the broader landscape and 

Lake Jindabyne are maximised. This would maximise amenity for residents. 

• Encourage larger lots (e.g. 1,500m2) along the foreshore in order to minimise visual impacts from Lake Jindabyne 

as well as existing dwellings in Kalkite Village, even further. Smaller lots (e.g. 850m2), and therefore greater 

density, would be encouraged towards the middle of the ‘lower paddock’. The middle of the ‘lower paddock’ is 

lower and somewhat surrounded by moderate hills, ensuring that the concentrated built form of the smaller block 

is not as highly visible from Lake Jindabyne or dwellings within the existing Kalkite Village.  

• Establish a sense of identity for the ‘lower paddock’ by placing the main vehicular entry as well as the central 

‘spine’ in a mostly elevated and central position such that views to Lake Jindabyne and the broader landscape are 

maximised. Views would be maximised by all users of the central ‘spine’, including motorists, walkers, bicyclists 

etc…The proposed E1 zone is also expected to include informal and formal open space areas, landscaping and 

the like, which should also assist with achieving a sense of identity. 

• Allow for ‘stewardship sites’ in the ‘middle’ and ‘upper paddocks’ to minimise impact to existing vegetation. The 

operation of such sites will be in accordance with Biodiversity Certification which is being sought for the entire 

site. 

• Adopt a perimetre road, complimented by the main central ‘spine’ to maximise general accessibility throughout 

most of the ‘lower paddock’, as well as to the foreshore. It is intended that this arrangement will make for 

convenient and pleasant walking or bicycling throughout the ‘lower paddock’ as well as along the foreshore for all 

age groups. The perimetre road also provides for emergency response accessibility.     

 

Figure 13: Concept land use zoning map (Source: Place Logic) 
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3.3. Built Form Principles 

It is intended that any built form would not dominate the landscape and that impacts to the existing sense of 

spaciousness would be minimised. Not only would this be achieved by the large nature of the proposed lots, but also 

by limiting the height of any development to approximately 2 storeys, or 9m for the purposes of development 

standards. A floor space ratio of 0.5:1 would also apply to all residential development. Such development standards 

are identical to those already applicable to development in the existing Kalkite Village. Further, the PP offers to 

prohibit medium density type development throughout much of the ‘lower paddock’, which would ordinarily be 

permissible within the RU5 zone. This is for the purpose of limiting building volume and associated visual impacts 

(such a control also limits other density related impacts such as traffic impacts).  

The large nature of the lots, as well as the abovementioned development standards, will ensure there is significant 

separation between any building envelopes. This ensures that landscape remains a dominant visual feature.  

The Snowy River Shire Development Control Plan will be amended to include provisions which reflect the character, 

land use zones, height of building developments, and floor space ratio development standards outlined in this PP.  

Any new DCP provisions will provide additional design controls to reinforce the intended landscaped and spacious 

outcome. It will provide controls in relation to, for example, setbacks, architectural character, building materials and 

landscaping. It is worth noting at this point that any DCP provisions would not encourage extensive landscaping, or 

high canopy trees because of the locality’s bushfire hazard. Nevertheless, the DCP provisions would provide for 

some form of suitable low scale landscaping.  

In fact, a preliminary DCP prepared by Place Logic, forms part of this PP at Appendix 16. It seeks to establish key 

design objectives for the locality. In this case, it is largely for discussion purposes. That said, the preliminary DCP 

does include some numerical controls for built form features such as setbacks and landscaping, for example. As part 

of ongoing analysis of the site, a complete set of DCP controls will be prepared in conjunction with Council. 

Place Logic has also prepared an indicative masterplan for the ‘Lower Paddock', which is included at Appendix 17. It 

is anticipated that any masterplan will form part of a final DCP. The masterplan and DCP will be relied upon to deliver 

suitable layout for the Lower Paddock as well as a respond to market conditions. The masterplan will limit lot yield to 

220 lots for all land relating to the PP. Whilst the master plan forms part of any DCP, it would be included only on the 

basis that a suitable degree of flexibility is allowed for in its implementation. This is because there are numerous 

variabilities with land development generally, but particularly the case for the subject site where Crown Lands 

remains a significant stakeholder in the site.   

 

Figure 14: 'Lower paddock' concept image 
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4. PART 1 – OBJECTIVES AND INTENDED OUTCOMES 

4.1. Objective 

 

To amend the Snowy River Local Environmental Plan 2013 to provide for increased and more diverse housing supply 

on the site, a new small neighbourhood centre including local shops, a community centre and fire station, tourism 

activities, space for public recreation and infrastructure. This Planning Proposal seeks to expand on and support the 

existing Kalkite village as well as the intent of the Snowy Mountains SAP.  

 

4.2. Intended Outcomes 

• Build upon nomination of the region as a Special Activation Precinct by the NSW Department of Panning & 

Environment and the NSW Department of Regional Development. 

• Facilitate additional services and amenity for existing residents of Kalkite. 

• Increase housing supply to provide additional housing opportunities as well as assist with relieving housing 

unaffordability. 

• Provide diverse housing to cater for a range of demographics as well as assist with relieving housing 

unaffordability. 

• Expand upon existing RU5 – Village zone of Kalkite village and integrate with its existing character. 

• Improve accessibility to the area’s amenity. 

• Allow for tourism activities including related employment opportunities. 

• Provide large lot residential development on environmentally constrained land. 

• Adopt lot size development standards as well as DCP controls which enable development to proceed flexibly, in 

response to rapidly changing market conditions, but also with regard to the constraints and opportunities analysis 

which has informed this PP. 
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5. PART 2 – EXPLANATION OF PROVISIONS 

The PP proposes the following modifications to the Snowy River Local Environmental Plan 2013:  

Table 3: Summary of LEP Amendments 

Control Existing Proposed 

Zoning  RU1 – 

Primary 

Production 

• RU5 – Village 

• E1 – Neighbourhood Centre 

• SP2 – Infrastructure (Community Centre, Rural Fire 

Service) 

• RE1 – Public Recreation 

• C4 – Environmental Living 

• C2 – Environmental Conservation 

Maximum Floor Space Ratio N/A • Residential zones – 0.5:1 

• Neighbourhood village – 0.65:1 

Building Height 9m • No change 

Minimum Lot Size 40ha • RU5 zone – 850m2 and 1,500m2 

• C4 zone – 2ha and 5ha (subject to ongoing 

discussions with Council) 

• Stewardship Sites – no further subdivision 

permitted 

• E1 zone – 700m2 

Part 5 – Miscellaneous 

provisions, Part 6 – Land 

release areas, Part 7 – 

Additional local provisions or 

Part 8 – Growth areas 

(subject to discussions with 

Council)  

N/A • Prohibition of medium density type housing in most 

of the ‘Lower paddock’, which would ordinarily be 

permissible in the RU5 zone. This includes dual 

occupancy development, attached dwellings, 

boarding houses, co-living housing, group homes, 

multi dwelling housing, residential flat buildings, 

semi-detached dwellings and shop top housing 

development within the vast majority of the ‘Lower 

Paddock’. The intent is to limit built form, character 

and traffic impacts which may arise within this 

particular locality as a result of the abovementioned 

land uses. Subsequently, the intent is to make 

dwellings on Torrens title allotments the 

predominant form of housing on the subject site.  
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6. PART 3 – JUSTIFICATION OF STRATEGIC AND SITE-SPECIFIC MERIT 

NOTE: This part and the entire PP report in general is based on the recently released LEP Making Guidelines – 

August 2023, despite the PP originally being submitted under earlier iterations of the guidelines. This is for the 

purpose of ensuring that the PP is considered against the most recent, and therefore relevant assessment criteria 

relating to planning proposals. 

It is considered that the recent revisions to the LEP Making guidelines place further emphasis on boosting housing 

supply and addressing increasing housing unaffordability. The revisions suggest that housing delivery no longer 

relies entirely on demonstrating strategic merit. Rather, the test is a combination of strategic merit and housing 

delivery in general (together with site specific merit). In general, the PP is entirely consistent with this revised 

approach given it boosts housing options, delivers housing diversity, and is consistent with Council’s exhibited Draft 

Settlements Strategy. 

6.1. Section A – Need for a Planning Proposal 

6.1.1. Q1 – Is the planning proposal a result of an endorsed LSPS, strategic study or report? 

The PP is considered to be consistent with and/or will enact specific recommendations from the following strategic 

documents (each of which is explored in further detail below): 

• Snowy Mountains Special Activation Precinct, including correspondence from DPE dated 3 August 2021 stating 

that development of the site could be consistent with the SAP and that any such development should proceed as 

a separate Planning Proposal (refer to Appendix 10). 

• South East and Tablelands Regional Plan. 

• Snowy Monaro Local Strategic Planning Statement 2020. 

• Snowy Monaro Draft Settlements Strategy 2022. 

 

6.1.2. Q2 – Is the planning proposal the best means of achieving the objectives or intended outcomes, or is there a better 

way? 

Option 1 – No action 

The first option is to undertake no action. This would not achieve the objectives and intended outcomes. In particular, 

it would not be consistent with the Snowy Mountains SAP and the related correspondence from DPE dated 3 August 

2021. A no action approach would not allow for appropriate development on a site which contains very few constraints, 

and which is already characterised by development given it’s proximity to the existing Kalkite Village. 

Neither would no action be consistent with the recently exhibited Snowy Monaro Council Draft Settlements Strategy 

2022 which nominates the site for future village expansion purposes as shown in the following extract of the strategy. 

In relation to Kalkite, the draft strategy suggests investigating expansion of the existing village in order to increase 

housing supply as well as improve housing diversity. The strategy also outlines that existing built form and landscape 

character should be closely considered as part of any expansion. 



8.1 PLANNING PROPOSAL - 56 HILLDOWNS ROAD, KALKITE 
ATTACHMENT 1 PLANNING PROPOSAL 56 HILLDOWNS ROAD KALKITE  Page 30 
 

 

  

Planning Proposal  

 

 

Figure 15: Nomination of ‘lower paddock’ (outlined yellow) as ‘Village Expansion Investigation Area’ (Source: Draft 

Settlements Strategy 2022, page 130) 

Option 2 – Redevelop the site under current controls 

The second option is to redevelop the site under current controls which will not improve housing supply or affordability 

in the locality and the additional uses proposed including local shops, community hall, public recreation and tourism 

activities would not be permitted on the site. Such outcomes could not be delivered as the Snowy Mountains LEP 2013 

does not allow for such lot sizes or land uses.  

Option 3 – Lodge DA with Clause 4.6 variation request 

This option cannot be pursued for this proposal as it would not facilitate the change in zoning or extent of lot size 

changes proposed.  

Option 4 – Site Specific Planning Proposal 

The fourth option is to lodge a site-specific Planning Proposal (PP) to enable the redevelopment of the site in 

accordance with the Snowy Mountains SAP, in particular. Specifically, it will facilitate increased dwelling supply, 

housing diversity, a local centre including shops and a community centre, tourism activities and recreational spaces, a 

new RFS shed for the proposal’s residents as well as residents of the existing Kalkite village, plus employment 

opportunities. A site specific PP is the most practical and transparent means of achieving the desired outcomes to 

facilitate the economic redevelopment of the land and provide public benefit. The PP enables the relevant planning 

controls to be updated at one time through a holistic approach to the site. A site specific PP would also be consistent 

with the investigation objectives provided for Kalkite by the Draft Settlements Strategy 2022. Therefore, Option 4 is 

considered to be the preferred option and a PP is required to facilitate the permissibility of the proposed development. 

It is also noted that this option is consistent with DPE’s recommendation for the proposal, as provided in their 

correspondence date 3 August 2021 (refer to Appendix 10). 
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6.2. Section B – Relationship to Strategic Planning Framework 

6.2.1. Q3 – Will the planning proposal give effect to the objectives and actions of the applicable regional, or district plan or 

strategy (including any exhibited draft plans or strategies)? 

Snowy Mountains Special Activation Precinct  

The Snowy Mountains Special Activation Precinct (SAP) was announced in November 2019. DPE is working with the 

Department of Regional NSW to develop a 40-year master plan for the Snowy Mountains precinct. The purpose of 

the master plan is to expand the precinct from a one season visitor economy to a year-round destination, that will 

increase investment and jobs in the area. 

 

Figure 16: Extract demonstrating Kalkite’s inclusion within Snowy Mountains SAP boundaries – see green star 

(Source: DPE) 

It also aims to leverage the region’s natural beauty and unique climate to improve tourism opportunities, as well as 

the infrastructure and services needed to meet the growing needs of permanent residents, seasonal workers and 

temporary visitors. 

A letter dated 3 August 2021 was sent from DPE to City Plan (now trading as GYDE Consulting) in relation to the 

proposal and the Snowy Mountains Special Activation Precinct. A copy of this letter is provided at Appendix 10. An 

extract of the letter is provided below: 

The draft Master Plan also identifies that to meet the projected growth over the 40-years of the Master Plan, housing 

demands would be met primarily through the identified sub-precincts and approximately 10% would be met through 

rural residential and growth in villages such as Kalkite, Berridale and Dalgety. The Department has determined that it 

is more appropriate for these developments to occur through the standard planning proposal pathway working with 
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Council. This is to ensure that infrastructure delivery and community expectations are managed consistently in 

villages and the broader region. 

In finalising the Master Plan, the Department will seek to further highlight the strategic role of surrounding villages in 

meeting future growth in and around the Special Activation Precinct. 

These comments from DPIE highlight the need for the proposal which will deliver additional housing to meet the 

projected growth in the Snowy Mountain Special Activation Precinct outside of Jindabyne. This PP has also given 

detailed consideration to available and required infrastructure upgrades to facilitate the increased growth. 

Draft Settlements Strategy 2022 

In relation to Kalkite, the Draft Settlements Strategy 2022 reflects the Snowy Mountains SAP. Specifically, it provides 

that some dwelling demand arising from the Snowy Mountains SAP should be accounted for in villages such as 

Kalkite and Berridale. Subsequently, the Draft Settlements Strategy 2022 nominates some land around the existing 

Kalkite Village, including the subject site, as suitable for urban expansion investigation (refer to extract of Draft 

Settlements Strategy 2022 on following page). This is demonstrated in the following extract of the strategy. The draft 

strategy suggests that some commercial floor space could be considered within expansion areas, as well as 

residential development similar to that already provided in the existing Kalkite Village. As part of any investigations, 

the strategy provides that close attention should be given to minimising impact to the existing landscape character 

which includes landform and water bodies.  

 

Figure 17: Nomination of ‘lower paddock’ (outlined yellow) as ‘Village Expansion Investigation Area’ (Source: Draft 

Settlements Strategy 2022, page 130) 
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South East and Tablelands Regional Plan 

The South East and Tablelands Regional Plan guides the NSW Government’s land use planning priorities and 

decisions over the next 20 years. It provides an overarching framework to guide more detailed land use plans, 

development proposals and infrastructure funding decisions.  

In 2036, more than 320,000 people are expected to live in the South East and Tablelands Region. Tourism and 

agricultural exports are expanding through the region’s strategic location and connections to global markets and 

metropolitan centres in Canberra, Western Sydney and the Illawarra. New homes are located in places that make the 

best use of infrastructure and services. The type of new housing is more diverse, and better suited to the growing and 

ageing population. New housing is also contributing to housing affordability and the demand for visitor accommodation. 

The Plan sets out the following regional goals: 

• A connected and prosperous economy 

• A diverse environment interconnected by biodiversity corridors 

• Healthy and connected communities 

• Environmentally sustainable housing choices 

The regional goals are then broken down into different directions to achieve these goals. The directions relevant to this 

proposal are discussed in the table on the following page.  

              Table 4: Consistency with the relevant directions of the South East and Tablelands Regional Plan  

Direction  Comment 

Direction 8: Protect important 

agricultural land 

The site is not considered to be or identified as important agricultural land. 

The site’s steepness does not support important crop production.  

Similarly, the site’s grasslands are not particularly suited to large scale or 

important livestock grazing. This is largely due to the alpine weather 

conditions. Notwithstanding, the proposal seeks to retain a large part of the 

site for rural activities given lots of between 24,000sqm – 85,000sqm are 

anticipated. This will ensure parts of the site can be used for agricultural 

activities, albeit in a small scale 

Direction 14: Protect important 

environmental assets 

The specialists site investigations identified that important environmental 

features are limited to several stands of trees and a small area of grass 

lands. The site does not contain any widespread important ecological 

assets. The proposal is divided into 3 precincts, each responding to their 

unique characteristics and environmental features. 

The proposal seeks to retain the existing large lot rural land on the eastern 

portion of the site (i.e. ‘middle’ and ‘upper paddocks’) to minimise potential 

impacts on the existing vegetation. The position of the large lots in this 

location was carefully considered. For example, the lots are sized and 

located such that they can accommodate a building footprint that would 

result in minimal tree removal, minimal disruption to any water courses, 
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minimal impact to rocky outcrops, and minimal change to existing gradients. 

The smaller residential lots are proposed in the western portion of the site 

(i.e. ‘lower paddock’) closer to the lake as this land contains very few 

constraints. That is, it is mostly flat, mostly without any significant vegetation, 

and not impacted by flooding or the like. 

Direction 16: Protect the coast 

and increase resilience to 

natural hazards 

In terms of natural hazards, the site is bushfire prone land. Australian 

Bushfire Protection Planners Pty Ltd (ABPP) were engaged to assess the 

subject site, its surrounds, as well as the locality. Following their 

assessment, which included extensive consultation with the NSW Rural Fire 

Service, it was concluded that the proposal is suitable and would be 

consistent with this direction. This outcome is outlined in detail in their 

assessment at Appendix 3. In summary, though, suitability and consistency 

with the direction can be achieved subject to a number of hazard reduction 

measures being implemented. Importantly, these measures would also suit 

the existing Kalkite village as it was determined that currently does not have 

suitable fire protection measures. 

Whilst the site is not on the coast, it is adjacent to Lake Jindabyne which 

presents a unique visual aspect. The proposal responds to this adequately 

by limiting overall scale to 9m and adopting large lots. This ensures built 

form remains subservient to the landscape. 

Direction 22: Build socially 

inclusive, safe and healthy 

communities 

The proposed high level concept plans have been designed to encourage 

walking and cycling in the site and as part of the future walking/bicycle path 

along the lake edge. The neighbourhood centre in the site will encourage 

people to walk to the shops rather than driving. Further, the proposal 

7,360m2 of open space for active and passive recreation activities. Overall 

the village zoned land, public recreation space and neighbourhood shops 

will create a neighbourhood atmosphere and promote a social, inclusive and 

in turn, safe community. A range of lots sizes are proposed which could 

accommodate a range of housing types. Not only would this improve supply, 

but also encourage affordability and cater for various household types such 

as families, downsizers, families with grandparents, or first homeowners, for 

example.  

Direction 23: Protect the 

region’s heritage 

This PP is accompanied by a Historical Heritage Assessment and Aboriginal 

Heritage Assessment prepared by Ecological. The site is located in the 

vicinity of local heritage item ‘Lake Jindabyne’. The proposed re-zoning of 

the study area would not cause heritage impact to Lake Jindabyne and 

future impact as a result of the rezoning is likely to be negligible. Similar 

development already exists in the vicinity and the steep topography will 

continue to allow for extensive views. No specific significant views to and 

from Lake Jindabyne have been identified in the listing in regard to the study 

area. Aboriginal objects are unlikely to be present in the study area and the 

proposed works will not impact sites and objects. 
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Direction 24: Deliver greater 

housing supply and choice 

The proposed rezoning and change of the minimum lot size will deliver 

greater housing supply and diversity in Kalkite. It is expected that 

approximately 220 lots can be created on the site as a result of this PP. The 

minimum lot size range in the ‘lower paddock’ (i.e. 850m2 and 1,500m2) will 

assist with improving housing supply and diversity, in particular. This range 

in minimum lot sizes will cater for varied budgets as well as varied household 

types from first homeowners to downsizers, as well as families. It is noted 

that ‘multi-unit housing’, ‘seniors housing’, as well as dual occupancies are 

permitted forms of development within the RU5 zone which this PP seeks to 

apply to the ‘lower paddock’ portion of the subject site. Although such forms 

of development are not likely on the subject site in large volumes due to 

market influences, the proposed zone nevertheless encourages greater 

housing choice, which compliments the proposed varied lot sizes. 

Direction 25: Focus housing 

growth in locations that 

maximise infrastructure and 

services 

The proposed rezoning will build upon and amplify existing infrastructure to 

the benefit of the existing community.  

Kalkite Village is currently serviced by water, sewer, electricity, 

telecommunication facilities, sealed roads as well as a school bus service. 

The subject site also benefits from all such services, except for sewer. As 

such, the proposal is well placed in relation to services. Investigations to 

date by Stantec (previously Cardno) indicate that all essential services can 

be made available for the proposal, or upgraded as required. It should be 

noted that the proponent will commit to undertaking or funding some of the 

necessary upgrades as outlined in the various appendices. In particular, the 

proponent would build a ’slip lane’ along Kalkite Road to facilitate a safe 

entry into the proposal’s ‘lower paddock’. The proponent would also 

contribute funds to upgrade the intersection at Kalkite Rd and Eucumbene 

Rd. The proposal also includes a new fire station to replace the existing fire 

station along Kalkite Rd, given it is too small to service existing dwellings in 

the locality, let alone dwellings as part of this PP. A community centre is also 

proposed, which would not only be able to accommodate general 

community-oriented activities, but would operate in conjunction with the new 

fire station in the event of a major emergency. Finally, various parks for both 

active and passive recreational activities are proposed. 

Other upgrades or improvements being considered by the proponent include 

the undergrounding of existing overhead power lines between lower Kalkite 

Rd and the existing dwelling on the subject site. This is subject to ongoing 

discussions with the relevant electricity provider.   

As part of ongoing discussions with Council, it is understood that upgrades 

to the existing Kalkite Village sewer system are also being planned. It is 

understood that such upgrades would be able to accommodate demand 

generated by the proposal. 
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As part of the ongoing assessment of this PP, the proponent is willing to 

discuss with Council the delivery of some of the abovementioned services 

as part of a VPA, or similar.     

Direction 28: Manage rural 

lifestyles 

The proposal is consistent with this direction given it retains the majority of 

the subject site’s area for large lots (i.e. from 2ha – 4ha) and adopts a land 

use zone (i.e. C4 – Environmental Living) on such lots which would continue 

to allow for rural type activities.  

Whilst the ‘lower paddock’ would contain smaller lots, they are nevertheless 

generously sized. This ensures that all of the proposal’s lots will retain, to 

varying degrees, the existing rural character of the locality. 

With regard to the broader locality, the proposal’s density is low relative to 

its site area such that it would not substantially affect rural operations or the 

existing character.  

 
 

Snowy Monaro Local Strategic Planning Statement 2020  

The Snowy Mountains SAP was, and remains, in development phase at the time Council completed the preparation of 

the Snowy Monaro Local Strategic Planning Statement 2020 (LSPS). Therefore, the LSPS does not reflect in detail 

any specific strategic planning directions of the SAP. That said, the LSPS recognises that the Snowy Mountains SAP 

would substantially alter or enhance the strategic planning direction of certain precincts within the Snowy Monaro 

region. In relation to the subject site and the Jindabyne region generally (of which Kalkite is a part of), the LSPS 

recognises that there is likely to be further demand for land development, and that tourism will not only remain the main 

sector for the region, but actively encourages it to expand. In taking this approach, the LSPS recognises the potential 

for land use conflicts, such as conflicts between existing rural zonings and the demand for land development in order 

to expand the tourism sector for the region. It recognises that land uses may require change in order to achieve the 

intent of an expanded tourism sector. 
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Figure 18: Discussion regarding suitability of agricultural activity in Jindabyne region. Source: LSPS 2020 page 86 

The proposal’s consistency with the LSPS will also be demonstrated elsewhere in this report in detail. However, 

residential development is fundamentally considered in the LSPS in greenfield locations and rural locations, subject 

to various amenity and infrastructure provisions. It is considered that the proposal has met all such provisions. For 

example, Planning Priority 9 – Provide a variety of housing options throughout the Snowy Monaro, is an obvious goal 

within the LSPS which seeks to deliver housing, and which this PP is consistent with.  

Strategic Planning Merit Considerations  

DPE has released assessment criteria for assessing PPs, to justify and determine if a PP has strategic and site-specific 

merit.               Table 5 below demonstrates the site has clear strategic and site-specific merit. 

              Table 5: DPIE's Assessment Criteria 

Does the proposal have strategic merit? Does it: 

give effect to the relevant regional 

plan outside of the Greater Sydney 

Region, the relevant district plan 

within the Greater Sydney Region, 

and/or corridor/precinct plans 

applying to the site. This includes 

any draft regional, district or 

As demonstrated above, the proposed concept is consistent with the 

relevant directions in the Regional Plan and consistent with the overall 

aims of the Snowy Mountains Special Activation Precinct. DPE’s 

correspondence to the proponent (dated 3 August 2021) encourages the 

lodgement of a PP for the proposal. The PP is also strictly consistent 

with the publicly exhibited Draft Settlements Strategy 2022.  

In summary, the proposal is consistent with the Snowy Mountains SAP 
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corridor/precinct plans released for 

public comment or a place strategy 

for a strategic precinct including any 

draft place strategy; or 

as well as the South East and Table Lands Regional Plan given it 

improves housing supply, provides for housing diversity, integrates with 

the existing natural landscape, and encourages tourism including 

ancillary operations which allow for tourism (such as housing for tourist 

related employees, tourist accommodation, and commercial floor space 

which may accommodate tourism related businesses). It is also 

consistent with the Draft Settlements Strategy 2022 in that the subject 

site is listed in the strategy as an option to expand the existing Kalkite 

Village. 

demonstrates consistency with the 

relevant LSPS or strategy that has 

been endorsed by the Department 

or required as part of a regional or 

district plan; or 

The proposal’s consistency with the Snowy Monaro LSPS is 

demonstrated throughout Section 6.2 of this report, and particularly at 

Section 6.2.1. It is important to recognise that the LSPS was prepared at 

around the same period when the Snowy Mountains SAP was 

announced. The LSPS recognises the SAP, but arguably does not 

recognise its full strategic planning effect given the SAP process is not 

yet finalised. That said, the LSPS recognises the SAP’s overarching 

objectives of developing the region into a year round tourism destination, 

developing the resources to support further tourism related activities, the 

need for housing in particular rural – residential type housing, and 

conserving key environmental features. As outlined in this report, the 

proposal is consistent with this intent given it provides for additional 

households who could supported an expanded tourism sector, it 

provides potential tourism accommodation, improves access to the 

foreshore, avoids extensive development in proximity to sensitive 

vegetation, and adopts an overall low density and low scale in order to 

minimise visual impacts to the landscape character. 

respond to a change in 

circumstances that has not been 

recognised by the existing planning 

framework 

The PP responds to the Snowy Mountains SAP in particular, which 

precedes the SLEP2013. As discussed above, whilst the LSPS 

recognises the Snowy Mountains SAP, arguably it does not integrate in 

full its strategic planning outcomes given the SAP process is still ongoing 

at the time of preparing this PP. 

 

The LSPS does not reference the undeniable housing shortages and 

increasing housing unaffordability current experienced in NSW. This 

may be because the LSPS was finalised in early 2020, prior to the full 

impacts of Covid-19. Some of the pandemic’s impacts include increasing 

housing unaffordability and a shortage in housing supply generally. The 

proposal responses to this change in circumstance, which is not 

recognised by the LSPS, given it would increase housing supply as well 

as housing diversity. It is considered that increasing housing supply and 

addressing housing unaffordability is also a key priority of the current 

NSW State Government. 
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Does the proposal have site-specific merit, having regard to the following: 

the natural environment on the site 

to which the proposal relates and 

other affected land (including known 

significant environmental values, 

resources or hazards) 

The lower part of the site where development will be focused has minimal 

environmental constraints. Specifically, there is no flooding risk, acid 

sulfate soils, salinity, tree related vegetation or rocky outcrops. There are 

some significant grasslands but this is limited in area and located in the 

north western corner over which there would be minimal development.  

The locality is bushfire prone. A strategic bushfire report, developed 

following extensive discussions with the NSW RFS, supports this PP. 

The report includes a range of measures to ensure that the proposal and 

locality are suitable with regard to the bushfire hazard. It includes 

measures such as a new fire station co-located with a new community 

centre and park which can function as a refuge centre in the event of an 

emergency. These facilities would cater for the proposed development 

as well as existing development within the Kalkite Village as the existing 

emergency response measures are considered to be insufficient.  

existing uses, approved uses, and 

likely future uses of land in the 

vicinity of the land to which the 

proposal relates 

Kalkite village already establishes a rural village character which the 

proposal seeks to replicate. The ‘Three Rivers’ development 

immediately to the north of the subject site’s ‘middle’ and ‘upper 

paddock’ also establish a rural village character and built form, or will do 

so as construction of its approved building envelopes continues. 

Otherwise, the locality retains a strong rural and alpine character, which 

the proposal seeks to integrate by limiting most proposed density to the 

western portion of the site (i.e. ‘lower paddock’), and retaining large lots 

of 20,000m2 up to 60,000m2 for the vast majority of the site. The larger 

lots are also located where gradients are greatest, or where there are 

sizable stands of trees which warrant retention.  

services and infrastructure that are 

or will be available to meet the 

demands arising from the proposal 

and any proposed financial 

arrangements for infrastructure 

provision. 

Electricity, drinking water, telecommunications including internet are 

currently available to the site. The site is also accessible via a sealed 

road. Initial investigations for the purpose of this PP indicate that all such 

facilities can be upgraded to suit the demand generated by the proposal. 

Sewer services are provided to the existing Kalkite Village and it is 

understood that Snowy Monaro Council is investigating expanding the 

existing sewer facility to not only improve sewer services for the existing 

village, but also for future residential growth in the locality. It is 

understood that any such proposed expanded sewer system can cater 

for the proposal.  

The proposal will also include additional fire safety measures which will 

serve residents of the proposal, but also the existing Kalkite Village. This 

includes a new fire fighting shed as well as a community hall and open 

space area which can provide emergency management infrastructure if 

required.  
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6.2.2. Q4 - Is the planning proposal consistent with a council LSPS that has been endorsed by the Planning Secretary or 

GSC, or another endorsed local strategy or strategic plan? 

As discussed in detail below, the proposed concept is consistent with the: 

• Snowy Monaro Local Strategic Planning Statement 2020 

• Snowy Monaro Community Strategic Plan 2040 

• Snowy Monaro Council Draft Settlements Strategy 2022. 

Local Strategic Planning Statement 

The Snowy Monaro Local Strategic Planning Statement (LSPS) 2020 sets out the community’s environmental, social 

and economic land use needs over the next 20 years.  

The proposal’s consistency with the Snowy Monaro LSPS is demonstrated throughout Section 6.2 of this report, and 

particularly at Section 6.2.1. It is important to recognise that the LSPS was prepared at around the same period when 

the Snowy Mountains SAP was announced. The LSPS recognises the SAP, but arguably does not recognise its full 

strategic planning effect given the SAP process is not yet finalised. That said, the LSPS recognises the SAP’s 

overarching objectives of developing the region into a year round tourism destination, developing the resources to 

support further tourism related activities, and conserving key environmental features. As outlined in this report, the 

proposal is consistent with this intent given it provides for additional households who could supported an expanded 

tourism sector, it provides potential tourism accommodation, improves access to the foreshore, avoids extensive 

development in proximity to sensitive vegetation, and adopts an overall low density and low scale in order to minimise 

visual impacts to the landscape character. 

Table 6 on the following page outlines the proposal’s consistency specifically with the planning priorities contained in 

the LSPS. 

               Table 6: Consistency with LSPS 

Key Priorities  

Planning Priority 1 - Protect and enhance 

the cultural and built heritage of the Snowy 

Monaro 

As discussed, this PP is accompanied by a Historical Heritage 

Assessment and Aboriginal Heritage Assessment prepared by 

Ecological. The site is located in the vicinity of local heritage item 

‘Lake Jindabyne’. These assessments conclude that the proposed 

rezoning of the subject site would not cause any substantial impact 

to the heritage value of Lake Jindabyne. This is because the 

existing Kalkite village already establishes a built form character, 

and the proposal’s overall density and anticipated built form is of 

such a low nature that it would not impose on Lake Jindabyne in 

any significant manner. Conversely, the proposal would have 

somewhat of a positive impact as it would improve access to the 

Lake Jindabyne, thereby allowing greater appreciation of its 

significance.  

Whilst not of any major historical significance, a number of very 
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large former bridge members are scattered throughout the subject 

site. Subject to future discussions, the proponent may consider 

integrating these into any future layout of the subject site. They 

could, for example, form part of the proposed E1 – Neighbourhood 

Village zone or any proposed public recreation areas.  

The assessments did not identify any items of Aboriginal 

significance on or in proximity to the subject site. The assessment 

indicated that had there been any Aboriginal significance, it may 

have been in closer proximity to the original route of Lake 

Jindabyne, prior to its flooding for the purpose of Snowy Hydro. 

This is not accessible however. 

Planning Priority 2 - Protect and enhance 

the scenic landscape of the region 

Impacts to the scenic landscape are negligible primarily because 

the proposal adopts a very low density, whilst the built form is also 

intended to be very low. Specifically, minimum lot sizes are large 

ranging from 850m2 to 4ha (the proposal’s minimum lot size of 

850m2 is larger than the 700m2 lot size currently prescribed for the 

existing Kalkite village). The proposed height limit is 9m and an 

FSR of 0.5:1 will apply to most envelopes. These standards ensure 

that landscape will remain the dominant visual feature, and that 

built form is visually recessive. 

Further, the proposal is an extension of the existing Kalkite village, 

rather than the establishment of an entirely new urban area.  

Other design controls proposed as part of this PP to minimise visual 

impacts include prescribing the smallest lot size of 850m2 in the 

lower portions of the ‘lower paddock’, whereby they are somewhat 

obscured by hills elsewhere throughout the site. This will ensure 

the proposal’s highest level of density, although quite low, is 

partially hidden from sensitive locations such as Lake Jindabyne as 

well as dwellings within the existing Kalkite village. Conversely, 

larger minimum lots sizes are proposed for that land which is much 

more visually accessible. For example, minimum lot sizes of 

1,500m2 is proposed on land adjacent to the foreshore within the 

‘lower paddock’, whilst land in the ‘middle’ and ‘top paddock’ will be 

subject to lots between 2 – 4ha in size. Further, these lot sizes have 

be designed to ensure existing stands if established trees as well 

as existing rocky outcrops, which form part of the landscape 

character, can be retained.  

The proposal will be supported by a Development Control Plan 

(DCP) with additional controls to protect the landscape character. 

Any DCP may include, for example, controls in relation to 

architectural style, building materials, building colours, and 

landscape treatments.     
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Planning Priority 3 - Identify protect and 

encourage restoration of environmental 

values of the Snowy Monaro Region 

The central and eastern portion of the site contain native bushland, 

part of which is mapped under the SRLEP 2013 as terrestrial 

biodiversity and a small part of the site is mapped on the 

Biodiversity Values Map. The biodiversity values of the subject site 

and potential ecological impacts of any future development has 

been assessed by Cumberland Ecology and the findings are 

provided in the Biodiversity Assessment Report (Appendix 4). The 

proposed rezoning layout plan seeks to minimise ecological 

impacts by locating higher density lots in the ‘lower paddock’ which 

contains the lowest biodiversity value, and locating the lower 

density lots in the ‘middle’ and ‘top paddock’ which contains the 

highest biodiversity value. This density arrangement will be 

achieved by prescribing large minimum lot sizes (e.g. between 2ha 

– 4ha) on land within the ‘middle’ and ‘top paddock’.  

Planning Priority 5 - Promote, grow and 

protect agricultural production and industry 

The vast majority of the site is too steep to support any large scale 

crop production, as is much of that land within Kalkite in proximity 

to Lake Jindabyne. Similarly, the site’s grasslands are not 

particularly suited to livestock grazing. This is largely due to the 

alpine weather conditions. Notwithstanding, the proposal would 

adopt a C4 – Environmental Living zone for approximately half of 

the site area. This zone allows for various agricultural type 

activities. Further, various large lots of between 2ha – 4ha would 

be delivered on any land zoned C4, which is of a sufficient size to 

enable agricultural type activities.  

Planning Priority 6 - Maximise potential for 

business growth and efficiency 

At present, the current Kalkite residents must travel outside of town 

to visit retail shops. The proposal includes a neighbourhood centre 

which will provide local shops for the Kalkite community. This will 

not only facilitate employment opportunities but also boost the local 

economy and provide retail close to homes. 

It is noted that there are several examples of boutique food and 

beverage practices within Kalkite. During the PP’s community 

consultation phase, the operators of such practices expressed a 

desire to have suitably zoned land within Kalkite to develop their 

operations further. The proposed E1 zone could accommodate 

such practices.  

Planning Priority 7 - Support development 

of the Snowy Mountains as Australia's 

premier year-round alpine destination 

The proposal would provide additional housing opportunities 

generally. Such additional housing could accommodate 

employees within the region’s tourism sector without detracting 

from the supply of housing with the regions key tourist 

destinations, such as Jindabyne. The proposal’s housing could 

accommodate tourists as well. The region’s housing 

unaffordability is well recognised. The proposal represents a 
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genuine opportunity to relieve this current occurrence. 

The proposal also provides for commercial floor space, albeit in a 

small quantity. It could, nevertheless, support Kalkite’s emerging 

boutique food and beverage manufacturing operations, which 

may attract tourists. 

Overall, the proposal engages with Lake Jindabyne and its 

foreshore. As such, it will increase accessibility to the foreshore 

for residents and visitors. In particular, the proposed lot sizes and 

land use zones would integrate effectively with the proposed Lake 

Jindabyne Foreshore Trail project which has recently gained 

support by Snowy Monaro Regional Council Councillors. 

Planning Priority 8 - Use appropriate 

evidence-based planning controls to respond 

to a diverse region and provide for the 

recreational needs of the community 

The proposal provides a unique opportunity to connect the site and 

future homes with the foreshore area of the lake. As discussed in 

Section 2.3, this foreshore land will form part of the future Lake 

Jindabyne Shared Trail which seeks to extend the existing trail 

network to the Kalkite Village. This PP will improve accessibility to 

the foreshore area and encourage use of the future shared trail. 

Further, the proposed zoning includes pockets of RE1 Public 

Recreation Land which will provide increased recreational areas in 

close proximity to homes and the future neighbourhood centre. 

Other evidence supporting the PP is general endorsement of the 

proposal by the NSW Biodiversity and Conservation Department, 

TfNSW and the NSW Rural Fire Service.  

Planning Priority 9 - Provide a variety of 

housing options throughout the Snowy 

Monaro 

The proposal’s residential minimum lot sizes are varied, which will 

allow for diverse housing types. For example, within the proposed 

RU5 zone, the proposed minimum lot size is 850m2 but is expected 

to accommodate a number of lots at 1,500m2. Whilst the proposal 

seeks to prohibit medium density type housing, which would 

ordinarily be permissible within an RU5 zone, throughout much of 

the ’lower paddock’, some small areas will still be permitted to 

enable medium density type development such as dual 

occupancies. This demonstrates that diversity can be provided on 

the subject site. 

Minimum lot sizes on that part of the subject site proposed to be 

zoned C4 and C2 are much larger in response to steep gradients, 

landscape character and sensitive vegetation. 

Planning Priority 11 - Foster resilient, 

enduring and safe local communities using 

land use planning controls which address 

local and regional natural hazards 

The site’s most significant natural hazard and risk is bushfire. 

Australian Bushfire Protection Planners P/L, in conjunction with 

feedback from NSW RFS, have guided the strategic direction for 

the site such that the risk is suitably mitigated. They are available 
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to continue providing such direction and advice should the proposal 

proceed to any Development Application stage. 

In terms of bushfire risk, the proposal’s greatest density is located 

on the part of the site which is most accessible. Specifically, most 

development is proposed at the western edge of the site where 

gradients are least and accessibility is maximised. Further, the 

proposal will include a new and expanded fire station, as well as co 

located community and open space park which can function as a 

place of refuge in the event of natural emergencies. These new 

facilities will service both the proposed development, as well as 

existing development within the Kalkite Village, as the existing 

firefighting facilities are inadequate. 

TfNSW has also determined that the proposal is suitable with 

regard to the locality’s main arterial roads. 

 

Snowy Monaro Community Strategic Plan 2040 

The Snowy Monaro Community Strategic Plan 2040 was adopted by Council in 2018. The following table includes the 

key strategic themes established within the plan. The themes were established following extensive consultation with 

the community. An assessment of the PP against these themes is provided following the table. 

 

 

 

 

 

 

 

 

 

 



8.1 PLANNING PROPOSAL - 56 HILLDOWNS ROAD, KALKITE 
ATTACHMENT 1 PLANNING PROPOSAL 56 HILLDOWNS ROAD KALKITE  Page 45 
 

 

  

Planning Proposal  

 

 

 

 

The PP is consistent with the key themes of the community strategic plan for the following reasons: 

▪ As demonstrated in the concept layout, the site is of a sufficient size to encourage walking and bicycling 

activities by residents. That is, it can incorporate convenient and accessible alternative transportation options. 

Further, the proposal’s low density and large lots will retain a significant landscape character, which when 

combined with views to Lake Jindabyne, will provide for very high amenity. 

▪ The proposal’s low density and large lot adaptation, ensures its overall ‘footprint’ is small. Not only does this 

avoid excessive impacts to sensitive vegetation, rocky outcrops, and the like, but the existing landscape 

identity will be largely retained. The proposal’s additional housing opportunities will also increase the number 

of households which can benefit from the high amenity offered by the subject site and its surrounds. 

▪ As part of preparing this PP, extensive community consultation was undertaken. This consultation revealed 

the development of a boutique food and beverage manufacturing scene within Kalkite. The drivers of this 

scene, however, noted that there was insufficient space of a commercial nature to develop their goods. The 

proposal includes some commercial floor space, which could be occupied by these creative industries. 

▪ The proposal would improve accessibility to iconic features such as Lake Jindabyne and its foreshore. 

▪ The proposal will be delivered in conjunction with new or upgraded infrastructure, much of which will be 

delivered by the proponent. Specifically, the proposal includes additional passive and active open space, a 

community centre, as well as a new fire fighting facilities. 

▪ Currently, residents of Kalkite must travel to Jindabyne for basic day-to-day goods. The proposal includes a 

small quantity of commercial floor space which could offer basic goods and services to residents. This will 

improve transport efficiency for residents of Kalkite as well as the locality generally, as it minimises locality 

wide trip generation. 

▪ This PP has been the subject of extensive and varied community consultation. The proposal will continue to 

be the subject of ongoing consultation with community as well public authorities. 

▪ It is demonstrated throughout Section 6.2 of this report that the proposal is consistent with the primary land 

use strategic plans, including the South East and Table Lands Regional Plan, The Snowy Monaro LSPS 2020, 

as well as the Snowy Mountains SAP. 

▪ The proposal will deliver significant public benefits mostly at the proponent’s expense. For example, the 

existing fire fighting facilities at Kalkite are considered to be insufficient, but the proposal seeks to replace 

these for existing residents of Kalkite, as well as residents of the proposal.  

Draft Settlements Strategy 2022 

In relation to Kalkite, the Draft Settlements Strategy 2022 reflects the Snowy Mountains SAP strategy. Specifically, the 

SAP indicates that some demand generated by its own objectives will be accommodated in villages such as Kalkite 

and Berridale. The Draft Settlements Strategy 2022 states the same outcome and expressly provides that strategic 

planning should be undertaken to accommodate such likely demand. In relation to Kalkite, the Draft Settlements 

Strategy 2022 provides that land in proximity to the existing Kalkite Village, which includes the subject site, should be 

investigated for its suitability to accommodate such demand. This is also demonstrated in the following extract. 
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Figure 19: Nomination of 'lower paddock' (outlined yellow) as ‘Village Expansion Investigation Area’ (Source: Draft 

Settlements Strategy 2022, page 130) 

 

As the site the subject of this PP is specifically included in the ‘village expansion investigation area’, the PP is consistent 

with this element of the Draft Settlements Strategy 2022.  

6.2.3. Q5 - Is the planning proposal consistent with any other applicable State and regional studies or strategies? 

Not applicable, there are no other State or regional studies/strategies applicable to the subject site. 

6.2.4. Q6 – Is the planning proposal consistent with applicable SEPPs? 

Table 7 below outlines consistency with the relevant State Environmental Planning Policies. 

               Table 7: Consistency with state environmental policies (SEPPs) 

SEPP/SREP Title Consistency Comment 

State Environmental 

Planning Policy 

(Biodiversity and 

Conservation) 2021 

Yes The biodiversity values of the subject site and potential 

ecological impacts of future development practisers have 

been assessed by Cumberland Ecology and the findings 

are provided in the Biodiversity Assessment Report 

(Appendix 4). The proposed rezoning layout plan seeks 

to minimise ecological impacts by locating greater density 

lots in the ‘lower paddock’ which contains very low 

biodiversity value, and locating the lower density lots in 

the ‘middle’ and ‘top paddocks’ which contains the 

highest biodiversity value. This ensures that a very high 
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SEPP/SREP Title Consistency Comment 

degree of conservation can be adopted on those portions 

of the subject site where it is most warranted. Specifically, 

it ensures a low volume of development will occur where 

there are existing stands of sensitive trees, rocky 

outcrops, steep gradient, or water courses. Effectively, 

development can be avoided around these features. It is 

also worth noting that the proponent commits to securing 

Biodiversity Certification for the subject site. Substantial 

progress has already been made in relation to achieving 

such certification, including ongoing discussions with the 

Department of Biodiversity and Conservation. 

State Environmental 

Planning Policy (Building 

Sustainability Index: 

BASIX) 2004 

 

 

Yes The PP will not contain provisions that will contradict or 

would hinder application of this SEPP. 

State Environmental 

Planning Policy (Exempt 

and Complying 

Development Codes) 2008 

Yes The PP will not contain provisions that will contradict or 

would hinder application of this SEPP. 

State Environmental 

Planning Policy (Housing) 

2021 

Yes The PP will not contain provisions that will contradict or 

would hinder application of this SEPP. Rather, the 

proposal is consistent with the principles of the SEPP as 

provided in clause 3. In particular, the proposal improves 

housing supply whilst it’s range of lots sizes will cater for 

various housing structures as well as contribute towards 

affordability. 

State Environmental 

Planning Policy (Industry 

and Employment) 2021 

Yes The PP will not contain provisions that will contradict or 

would hinder application of this SEPP in relation to 

advertising and signage. 

State Environmental 

Planning Policy No 65—

Design Quality of 

Residential Apartment 

Development 

N/A Not applicable - Residential flat buildings will not be 

permitted on the site.  

State Environmental 

Planning Policy (Planning 

Systems) 2021 

Yes The PP will not contain provisions that will contradict or 

would hinder application of this SEPP. 
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SEPP/SREP Title Consistency Comment 

State Environmental 

Planning Policy 

(Precincts—Central River 

City) 2021 

N/A Not applicable. 

State Environmental 

Planning Policy 

(Precincts—Eastern 

Harbour City) 2021 

N/A Not applicable. 

State Environmental 

Planning Policy 

(Precincts—Regional) 

2021 

Yes The site is located within the Snowy Mountains Special 

Activation Precinct. The PP will not contain provisions 

that will contradict or would hinder application of this 

SEPP. Conversely, the proposal is consistent with the 

SEPP as it will give effect to its objectives insofar as they 

apply to the Snowy Mountains region.  

 

 

State Environmental 

Planning Policy 

(Precincts—Western 

Parkland City) 2021 

N/A Not applicable.  

State Environmental 

Planning Policy (Primary 

Production) 2021 

Yes Chapter 2 of this SEPP relates to primary production and 

rural development with the aims of the chapter including 

to facilitate the orderly economic use and development of 

lands for primary production, reduce land use conflict and 

sterilisation of rural land and encourage sustainable 

agriculture.  

The vast majority of the site is too steep to support any 

large scale crop production, or the like, as is much of the 

remaining land in Kalkite which is in proximity to Lake 

Jindabyne. Similarly, the site’s grasslands are not 

particularly suited to livestock grazing. This is largely due 

to the alpine weather conditions and the extent of rocky 

outcrops throughout the site. Notwithstanding, the 

proposal seeks to retain very large lots for much of the 

subject site, as well as a adopt a C4 zone for such lots, 

all of which will allow for agricultural type activities.  

State Environmental 

Planning Policy (Resilience 

and Hazards) 2021 

Yes The PP will not contain provisions that will contradict or 

would hinder application of this SEPP. Specifically, a 

Preliminary Site Investigation (PSI) has been prepared by 
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SEPP/SREP Title Consistency Comment 

Lanterra Consulting and is provided at Appendix 6. The 

PSI concludes that overall, the majority of the site is 

suitable for the proposed large lot residential with a 

neighbourhood centre and community space. Remedial 

works to remove zinc impacted soil from around the 

shearing shed and possibly around the hay shed will be 

required should the site be redeveloped. After the 

demolition of these structures, validation of the underling 

soil will be required. 

The site is not affected by flooding, salinity or acid sulfate 

soils. The site is identified as bushfire prone land, but 

suitable measures to mitigate against this hazard have 

been included in the proposal to satisfy the objectives of 

this SEPP. In particular, the proposal will include 

construction and dedication of a new fire station and a 

community centre as well as a park which can 

complement the fire station in the event of a major 

emergency. That is, the community centre and park can 

provide ‘refuge in place’ facilities for residents of the 

proposal, as well as those residents within the existing 

Kalkite Village. 

State Environmental 

Planning Policy 

(Resources and Energy) 

2021 

 

 

N/A Not applicable.  

State Environmental 

Planning Policy (Transport 

and Infrastructure) 2021 

Yes The PP will not contain provisions that will contradict or 

would hinder application of this SEPP. 

 

There are no deemed State Environmental Planning Policies (former Regional Environmental Plans (REPs)) 

applicable to the PP. 

6.2.5. Q7 – Is the planning proposal consistent with the applicable Ministerial Directions (section 9.1 Directions) or key 

government priority? 

It is considered that the PP is consistent with the relevant Directions issued under Section 9.1 of the Act by the Minister 

to councils, as demonstrated in Table 8: 
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Table 8: Consistency with S9.1 Ministerial Directions 

Direction Title Consistency Comment 

Focus area 1: Planning Systems 

1.1 Implementation of Regional 

Plans 

Yes As discussed in Section 6.2.1, the proposal is consistent with 

the relevant directions in the South East and Tablelands 

Regional Plan. It has been demonstrated that the proposal is 

particularly consistent with the Snowy Mountains SAP. 

1.2 Development of Aboriginal 

Land Council land 

N/A N/A Aboriginal Land Council land is not included in the PP. 

1.3 Approval and Referral 

Requirements 

Yes The application has minimised the inclusion of provisions 

that require the concurrence, consultation or referral of 

development applications to a Minister or public authority.  

1.4 Site Specific Provisions Yes The proposal is consistent with the direction as it does not 

include any site specific provisions. 

 

1.5 Parramatta Road Corridor 

Urban Transformation Strategy 

N/A N/A 

1.6 Implementation of North West 

Priority Growth Area Land Use 

and Infrastructure Implementation 

Plan 

N/A N/A 

1.7 Implementation of Greater 

Parramatta Priority Growth Area 

Interim Land Use and 

Infrastructure Implementation 

Plan 

N/A N/A 

1.8 Implementation of Wilton 

Priority Growth Area Interim Land 

Use and Infrastructure 

Implementation Plan 

N/A N/A 

1.9 Implementation of Glenfield to 

Macarthur Urban Renewal 

Corridor 

N/A N/A 

1.10 Implementation of the 

Western Sydney Aerotropolis 

Plan 

N/A N/A 

1.11 Implementation of Bayside N/A N/A 
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Direction Title Consistency Comment 

West Precincts 2036 Plan 

1.12 Implementation of Planning 

Principles for the Cooks Cove 

Precinct 

N/A N/A 

1.13 Implementation of St 

Leonards and Crows Nest 2036 

Plan 

N/A N/A 

1.14 Implementation of Greater 

Macarthur 2040 

N/A N/A 

1.15 Implementation of the 

Pyrmont Peninsula Place 

Strategy 

N/A N/A 

1.16 North West Rail Link 

Corridor Strategy 

N/A N/A 

1.17 Implementation of the Bays 

West Place Strategy 

N/A N/A 

Focus area 2: Design and Place 

The details of this direction were not made at the time of preparing this PP. 

Focus area 3: Biodiversity and Conservation 

3.1 Conservation Zones Yes Parts of the site are nominated as environmentally sensitive 

land. In response, the proposal seeks to minimise potential 

impacts on existing vegetation by including large lots in the 

eastern part of the site and increasing density towards the 

western portion of the site, or the ‘lower paddock’, where 

there are no native trees and very limited natural sensitive in 

general. The ‘lower paddock’ is well suited to development 

for this reason. In addition, the proponent commits to 

achieving Biodiversity Certification for the subject site and 

the proposal. Extensive discussions have already taken 

place with the NSW Department of Biodiversity & 

Conservation (BCD) for the purpose of achieving such 

certification. Some key design outcomes from these 

discussions is an agreement to include two substantial 

‘stewardship’ sites on the ‘middle’ and ‘upper paddocks’ as 

part of the proposal. Such sites are proposed to be zoned 

C2 – Environmental Conservation and will, in effect, 

accommodate a very limited range of development (i.e. 
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Direction Title Consistency Comment 

predominantly maintenance and conservation). 

3.2 Heritage Conservation Yes  This PP is accompanied by a Historical Heritage 

Assessment and Aboriginal Heritage Assessment prepared 

by Ecological. The site is located in the vicinity of local 

heritage item ‘Lake Jindabyne’. The proposed re-zoning of 

the study area would not cause heritage impact to Lake 

Jindabyne and any future impact as a result of the rezoning 

is likely to be negligible given the low density nature of the 

proposal. Similar development already exists in the vicinity 

and the steep topography will continue to allow for extensive 

views. No specific significant views to and from Lake 

Jindabyne have been identified in the listing in regard to the 

study area. Regardless, the proposal minimises landscape 

related view impacts by proposing an overall low density and 

low built form, almost all of which is concentrated towards 

the lower portion (i.e. ‘Lower paddock’) of the site such that 

the dominant view towards the elevated portions of the site 

from the lake are unaffected. 

 

Ecological also concluded that Aboriginal objects are unlikely 

to be present in the study area and the proposed works will 

not impact sites and objects. 

3.3 Sydney Drinking Water 

Catchments 

N/A The site is not within the Sydney Drinking Water Catchment. 

Whilst it may not be within the catchment, the principles of 

this direction warrant consideration given the site’s proximity 

to Lake Jindabyne. In summary, any impacts to the lake as a 

result of the proposal are negligible given the foreshore 

between the subject site and the lake is some 100m in width. 

Further, the proposal allows for substantial drainage lots, 

and its low density nature will result in minimal stormwater 

generation. The proposal would also be connected to a 

reticulated sewer system. 

3.4 Application of C2 and C3 

Zones and Environmental 

Overlays in Far North Coast LEPs 

N/A Due to the existence of sensitive trees and grasslands in 

sections of the subject site, the C2 zone is proposed to be 

adopted as part of this PP. Specifically, C2 will be adopted 

for the proposed ‘stewardship sites’ in the ‘middle’ and 

‘upper paddocks’. 

3.5 Recreation Vehicle Areas N/A N/A 
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Direction Title Consistency Comment 

Focus area 4: Resilience and Hazards 

4.1 Flooding Yes The subject site is not flood prone according to the Snowy 

River LEP 2013. Nevertheless, a flood impact assessment 

was undertaken by Stantec and is provided at Appendix 19. 

In summary, the assessment finds that any likelihood of 

flooding throughout the entire site is limited and would not 

impact the proposal. Similarly, the assessment finds that the 

proposal would not unreasonably impact any existing 

flooding behaviour. In this case, it is considered that the PP 

achieves consistency with the objectives of the direction.  

4.2 Coastal Management N/A N/A 

4.3 Planning for Bushfire 

Protection 

Yes  The site and locality are bushfire prone. Extensive 

investigations were undertaken by Australian Bushfire 

Protection Planner P/L (ABPP) to ensure that the proposal 

would be consistent with the objectives and prescriptive 

requirements of this direction. These investigations included 

ongoing consultation with the NSW Rural Fire Service. The 

strategic assessment prepared by ABPP (Appendix 3) 

outlines in detail how the proposal is consistent with the 

direction. In summary, though, consistency will be achieved 

principally through the following means: 

• Applying perimetre roads where required. 

• Adopting a density and lot sizes which will allow for the 

necessary Asset Protection Zones (AZ). 

• Proposing the construction and dedication of a new fire 

station. 

• Including provisions for a park as well as a community 

centre which would complement the fire station. In 

essence, these features which ensure that residents of 

the proposal as well as the existing Kalkite village can 

have suitable ‘refuge in place’ facilities in the event of a 

major emergency. 

4.4 Remediation of Contaminated 

Land 

Yes  A Preliminary Site Investigation (PSI) has been prepared by 

Lanterra Consulting and is provided at Appendix 6. The PSI 

concludes that overall, the majority of the site is suitable for 

the proposed large lot residential with a neighbourhood 

centre and community space. Remedial works to remove 

zinc impacted soil from around the shearing shed and 

possibly around the hay shed will be required should the site 

be redeveloped. After the demolition of these structures, 
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Direction Title Consistency Comment 

validation of the underling soil will be required. 

4.5 Acid Sulfate Soils N/A The site is not affected by acid sulfate soils. 

4.6 Mine Subsidence and 

Unstable Land 

N/A The site is not affected by mine subsidence or unstable land. 

Focus area 5: Transport and Infrastructure 

5.1 Integrating Land Use and 

Transport 

Yes The development of the ‘lower paddock’ is subject to 

detailed design and ongoing assessments. However, the 

concept design included as part of this PP demonstrates that 

the proposal’s most dense area can be traversed without the 

need for vehicles. That is, it includes a ‘central spine’ road 

which maximises accessibility, and then provides convenient 

access to the foreshore. Combined with a perimetre road 

around most of the ‘lower paddock’, the area will be 

walkable, convenient and usable by various methods of 

active transport.  

Further, the ‘lower paddock’ includes a E1 – Neighbourhood 

Village zoning. This will allow for some convenience services 

which are currently absent in Kalkite. It will therefore avoid 

residents having to use private vehicles to access such 

goods and services at either Jindabyne or Cooma. In this 

case, the proposal will be consistent with this direction. 

5.2 Reserving Land for Public 

Purposes 

N/A  The proposal includes approximately 10,000m2 of land for 

public purposes. Most of this land is proposed within the 

‘lower paddock’. It comprises of active and passive 

recreation areas, as well as a community centre and a new 

fire station. A new slip lane is proposed at along lower 

Kalkite Rd to provide safe access to the proposal. Provision 

has already been made for drainage reserves and the like, 

although, such land will most likely be delivered as passive 

recreation areas. The final amount of land to be provided for 

public purposes is subject to ongoing discussions with 

Council and relevant authorities.  

Given the above, the proposal will be consistent with this 

direction. 

5.3 Development Near Regulated 

Airports and Defence Airfields 

N/A N/A 

5.4 Shooting Ranges N/A N/A 
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Direction Title Consistency Comment 

Focus area 6: Housing 

6.1 Residential Zones Yes This PP will broaden and increase the choice of dwelling 

types within Kalkite. The increased residential density will be 

adequately serviced through the required upgrades to 

current services and introduction of new services and 

infrastructure, where required.  

It is generally accepted that housing is becoming 

increasingly unattainable in the Sydney metropolitan area as 

well as in NSW’s regions. Housing unattainability is arguably 

intensified in the Snowy Mountains regions as a result of the 

influx of employees during the snow season. The proposal 

will assist in alleviating this current trend by increasing 

housing supply as well providing a range of lot sizes which 

will suit a range of demographics.  

 

6.2 Caravan Parks and 

Manufactured Home Estates 

N/A N/A 

Focus area 7: Industry and Employment 

7.1 Business and Industrial Zones Yes The proposal includes business zoned land to facilitate a 

neighbourhood centre including local shops and a 

community hall. The proposal is consistent with this direction 

as it introduces additional business zoned land and does not 

seek to reduce any existing business or industrial zones. 

Further, the economic impact assessment provided at 

Appendix 5 concludes that the proposal’s quantity of 

business-related floor space, would not undermine existing 

or planned commercial centres elsewhere in the region.  

7.2 Reduction in non-hosted 

short-term rental accommodation 

period 

 

N/A This direction applies to the Byron Shire Council local 

government area. 

7.3 Commercial and Retail 

Development along the Pacific 

Highway, North Coast 

N/A N/A 

Focus area 8: Resources and Energy 

8.1 Mining, Petroleum Production 

and Extractive Industries 

N/A The locality is not recognised for the purposes of mining, 

petroleum production or extractive industries.  
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Direction Title Consistency Comment 

Focus area 9: Primary Production 

9.1 Rural Zones Justifiable The proposal is inconsistent with this direction as it seeks to 

convert existing rural zoned land to RU5, E1, SP2, RE1, C4 

and C2. However, this PP is not inconsistent with the 

objective of the direction given more than half of the subject 

site’s area is proposed to be zoned either C4 – 

Environmental Living or C2 – Environmental Conservation. 

Within the C4 zone, a range of agricultural type activities can 

be undertaken with consent. Further, the total area of such 

land within the C4 zone is approximately 20ha, which is 

sufficient to undertake some form of agriculture if desired. 

As provided by the direction, a proposal may be inconsistent 

with the direction if the site in question is the subject of a 

strategy which is endorsed by the Planning Secretary. As 

has been discussed throughout this PP, the subject site is 

within the Snowy Mountains SAP which is a strategy jointly 

released by DPE and the NSW Department of Regional 

Development. In its correspondence to the proponent dated 

3 August 2021, DPE specifically encouraged the lodgement 

of a PP for the proposal largely because the site is subject to 

the strategic direction of the Snowy Mountains SAP.   

It should also be recognised that the subject site, and much 

of the other land which surrounds it, is not ideally suited to 

agricultural land uses because of its steep gradient. 

Extensive agricultural development is arguably incompatible 

with the residential development in the existing Kalkite 

Village, as well as the ‘Three Rivers’ development which is 

currently under construction. 

Neither would the proposal inhibit agricultural or rural type 

land uses elsewhere within the region. Although, it should be 

noted that very little agricultural or rural land uses occur 

throughout the region because they are not suited to its soils 

and the alpine climate. In fact, the Snowy Monaro Local 

Strategic Planning Statement 2020 (LSPS) recognises that 

whilst agricultural activities are prevalent in certain areas of 

the Snowy Monaro and South East Table Lands Region, the 

area of Jindabyne and surrounds is not such a region: 
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Figure 20: Discussion regarding suitability of agricultural 

activity in Jindabyne region. Source: LSPS 2020 page 86 

 

The LSPS further states that agricultural activity, including 

grazing, may not be suitable to some of the region’s 

biodiversity values, such as sensitive grass lands. It also 

provides that, given the important contribution tourism 

makes to the region, and to the states/territories of NSW, 

Victoria and the Act, diversification from agricultural activities 

is warranted.  

 

 

 Figure 21: Discussion regarding the role of tourism in the   

Jindabyne region. Source: LSPS 2020 page 86 

Minimal development will be permitted on those portions of 

the site proposed to be zoned C2 – Environmental Living. 

Given the natural sensitives of these areas, such a zone and 

the associated permitted uses is considered suitable. 
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9.2 Rural Lands Justifiable See response provided in relation to Direction 9.1 – Primary 

Production. 

9.3 Oyster Aquaculture N/A N/A 

9.4 Farmland of State and 

Regional Significance on the 

NSW Far North Coast 

N/A N/A 

 

A key current government policy is clearly boosting the supply of housing and addressing increasing housing 

unaffordability. The proposal is consistent with this policy given it will increase housing options (in a suitable location 

and in a suitable manner). In doing so, the proposal will assist with addressing increasing housing unaffordability. 

Whilst the PP offers to prohibit medium density type housing which would ordinarily be permitted within the proposed 

RU5 zone, some medium density type housing will remain permitted, albeit in a small area around the proposed E1 

zone. This enables housing diversity as well as smaller housing which assists with housing affordability. 

Given the above, it can be seen that the PP is consistent with the relevant ministerial directions, as well as a key 

government policy. 

6.3. Section C - Environmental, Social and Economic Impact 

6.3.1. Q8 - Is there any likelihood that critical habitat or threatened species, populations or ecological communities, or their 

habitats, will be adversely affected as a result of the proposal? 

Ecology  

A Biodiversity Assessment Report has been prepared by Cumberland Ecology and is provided at Appendix 4. The 

subject site contains native bushland largely confined to the central and eastern portions that is part of a north-south 

running vegetated corridor. Exotic vegetation in the form of planted exotic trees around the dwelling is also present on 

the lower reaches of the subject site and along the road in the central areas of the subject site. The majority of the 

subject site contains exotic-dominated grassland.  

The subject site contains:  

• areas mapped on the Biodiversity Values Map as of 29 March 2022. These areas comprise approximately 1.86 

ha of the subject site and occurs on the eastern side of the subject site corresponding roughly to a patch 

woodland.  

• areas included on the Terrestrial Biodiversity map of the SRLEP. These areas are likely associated with the 

mapped native vegetation in the central and eastern portions of the subject site.  

• areas included on the Riparian Land and Watercourse map of the SRLEP. These mapped areas are likely 

associated with the riparian corridor of Lake Jindabyne and the mapped 1st order watercourses in the central and 

western portions of the subject site. 
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The subject site does not contain threatened entities listed under the Commonwealth Environment Protection and 

Biodiversity Conservation Act 1999, it is unlikely that a referral to the Commonwealth will be required to accompany 

future DAs.  

Fauna habitat assessments were conducted in the subject site by an ecologist between the 3-5 November 2021. The 

subject site was assessed for groundcover, shrub/understory cover, canopy cover and tree hollows, as well as other 

habitat features such as bush rock, fallen trees and signs of fauna use such as scats, scratches and scrapings. 

In terms of fauna, twenty-four (24) vertebrate fauna species were recorded from the subject site during surveys, 

including 23 native and one exotic species (the European Rabbit). The full list of species is provided in the Biodiversity 

Assessment Report (Appendix 4) and included Kookaburra, Magpie, Cockatoo, Eastern Grey Kangaroo, etc.  

No threatened flora or fauna species were recorded during these surveys. However, the BAM-C was used to generate 

a list of potentially occurring species which will require further assessment at the DA stage of future developments. 

The following direct and indirect impacts as a result of the proposal are detailed in the Biodiversity Assessment Report: 

• Direct 

– Potential Vegetation Removal  

– Fauna Habitat Removal  

– Koala Habitat Removal  

– Impacts to Riparian Land and Mapped Watercourses  

• Indirect  

– Edge effects (impacts that occur at the interface between natura habitats ad disturbed land) 

– Construction impacts including noise, dust, light, sedimentation and erosion  

 

Avoidance and minimisation measures are detailed by Cumberland Ecology to reduce the potential impacts listed 

above. When determining the location and design of the zoning, the client has sought to avoid and minimise direct 

impacts on native vegetation and habitat by locating the proposed smaller, higher density lots in the western portion of 

the subject site containing areas of lowest biodiversity value (ie. Exotic-dominated Grassland), whilst locating the larger, 

lower density lots in the eastern portion of the subject site which contains the majority of the threatened ecological 

communities, thereby minimising the potential impact of future development on areas of higher biodiversity values. 

The following mitigation measures have been identified to minimise ecological impacts, including impacts on potential 

foraging, breeding or roosting habitat for threatened species: 

• Inclusion of ‘stewardship sites’ within the ‘middle’ and ‘upper paddock’ portions of the subject site. These site’s 

are also proposed to be zoned C2 – Environmental Living. Such a zone permits mostly conservation and site 

management works only, thereby preserving the sensitives features of the areas in question. 

• The proponent commits to achieving Biodiversity Certification for the subject site. Extensive research has already 

been undertaken to achieve this certification with the relevant public agencies. 

• Inductions - Site inductions should be given by the civil contractor to ensure all site workers and visitors are aware 

of ecological issues associated with the subject site and the location of any restricted access areas. 
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• Access Restrictions - To avoid unnecessary removal or damage to vegetation to be retained adjacent to the 

rezoning area, the clearing area should be clearly demarcated and signed to ensure no vegetation beyond these 

boundaries is removed. Clearing works and equipment should be excluded from areas outside the clearing area. 

• Erosion, Sedimentation and Pollution Control 

• Pre-clearing and Clearing Surveys 

• Weed control, landscaping and understorey replanting to provide habitat values in the longer term for locally 

native fauna groups including small birds, microchiropteran bats, arboreal mammals and reptiles.  

 

 

Figure 22: Extract of proposed zoning map demonstrating 'Stewardship sites' and their accompanying C2 land use 

zone (Source: United Surveyors/Gyde) 

6.3.2. Q9 - Are there any other likely environmental effects of the planning proposal and how are they proposed to be 

managed? 

Heritage 

This PP is accompanied by a Historical Heritage Assessment and Aboriginal Heritage Assessment prepared by 

Ecological. There are no heritage items located within the site, nor is the site location in a heritage conservation area. 

However, the site is located in the vicinity of local heritage item ‘Lake Jindabyne’. The site inspection undertaken by 

Ecological revealed evidence of agricultural/pastoral activities within the study area including fence lines and disused 

farming equipment, however no archaeological remains or additional heritage items were encountered. 

Lake Jindabyne (100 metres west of the study area) is significant as a component within the historic Snowy Scheme, 

contributing to the overall landscape and setting of Jindabyne. The lake was developed from 1949, with planning for 

the new township of Jindabyne commencing in 1961. Residents of the old townships of Jindabyne, Adaminaby, and 

Talbingo were relocated in 1962, whilst a small number of buildings and the cemetery were also moved. The valley 

was flooded in 1967, with the valley becoming synonymous with the lake (Heritage NSW 2012).  
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Ecological subsequently concludes that the proposed re-zoning of the study area would not cause heritage impact to 

Lake Jindabyne and future impact as a result of the rezoning is likely to be negligible. Similar development already 

exists in the vicinity and the steep topography will continue to allow for extensive views. No specific significant views 

to and from Lake Jindabyne have been identified in the listing in regard to the study area.  

Another heritage item, Wee Wah, is located 1km north east of the site and is significant as a representative example 

of a late nineteenth century Monaro rural dwelling. Constructed in c1870, the single-storey Victorian weatherboard 

structure is thought to have been built by/for George Wheatley, held by the Wheatley family into the late 1990s (Heritage 

NSW 2011). The proposed re-zoning of the study area would not cause a heritage impact to Wee Wah as it is located 

over one kilometre to the north east. 

Ecological has recommended that a suitably qualified heritage professional be engaged following land re-zoning, and 

prior to future development to assess any potential visual impacts. A suitably qualified heritage professional may also 

be engaged during detailed design, to discuss potential heritage interpretation outcomes for the site. In addition, a 

heritage professional can be engaged to assist with the preparation of any DCP. 

In terms of Aboriginal heritage, a search of the AHIMS database was conducted on 2 November 2021 by Ecological to 

identify if any registered Aboriginal sites were present within, or adjacent to (within 6km) of the study area. No Aboriginal 

sites have previously been recorded within the study area. One site, AHIMS ID 62-1-0252, is listed as a ‘restricted site’. 

This will not be impacted by the proposed works.  

Landscape features on the site are generally very steep with shallow soils and rocky outcrops. This type of terrain was 

not occupied by Aboriginal people apart from moving through country. Aboriginal people preferred to occupy raised flat 

terraces adjacent to permanent water sources. The study area does not contain these landforms. The formation of the 

lake is likely to have drowned the majority of Aboriginal sites. 

A site inspection was undertaken by ELA Principal Archaeologist on the 4th and 5th of November 2021. No sensitive 

landforms, areas of archaeological potential or Aboriginal objects were identified. ELA subsequently concludes that 

Aboriginal objects are unlikely to be present in the study area and the proposed works will not impact sites and objects. 

As such, no further assessment and mitigation measures will be required to ensure no harm will occur. 

Visual/Scenic Impact 

The entire site is located within a scenic protection area under the SRLEP. The proposed zoning and lot sizes on the 

site have been carefully selected to minimise impacts on the scenic landscape of the region, especially when viewed 

from Lake Jindabyne. The lot sizes and concept layouts will ensure the future dwellings on the site appear as “scattered” 

in the lower portion of the site, closest to the lake, and this density decreases significantly in the eastern portion of the 

site where larger lots are proposed. The proposed density, mix of zones (including public recreation, infrastructure and 

tourism) and retention of trees on the site, where possible, will assist in protecting and enhancing the scenic landscape 

of the region. Visual and scenic qualities can also be accounted for as part of any DCP. The ‘scattered’ built form on 

the western portion of the site is illustrated in the CGI Image at Figure 23.  
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Figure 23: Concept CGI Image (Source: Ivolve Studios) 

Traffic and Transport 

A Transport Impact Assessment has been prepared by Cardno/Stantec and is provided at Appendix 9. The report 

assesses the current operation of the existing local Kalkite Road traffic network to determine the net effect that the 

proposed Kalkite residential development will have on the road network. Cardno/Stantec have undertaken SIDRA 

traffic modelling for the local network which includes the traffic generated from existing township dwellings and the 

proposed Kalkite residential development. 

The total generated trips associated with the proposed development was calculated with reference to the “RMS 

Guide to Traffic Generating Developments” (Oct 2002), the Snowy River Development Control Plan (Chapter C – 

General Planning Consideration) and SMRC’s Development Design Specification – D1 Geometric Road Design. The 

table on the following page summarises the traffic generation for the development. As is outlined in the assessment 

by Cardno/Stantec, the traffic generation modelling included a scenario where medium density type development 

(e.g. dual occupancy dwellings) is prohibited from almost the entire site area. Specifically, the modelling accounted 

for a total of 25 dual occupancy type developments, therefore, a total 231 dwellings given 6 large lots are anticipated 

in the ’middle’ and ‘upper paddocks’. 

It should also be noted that the Cardno/Stantec assessment took into account impacts to the Eucumbene Rd and 

Kosciuszko Road intersection as a result of the proposal, given this is a major intersection in the locality. This 

assessment was undertaken in close consultation with Transport for NSW (TfNSW). 

Traffic generation as a result of the proposal on a typical weekday is demonstrated in the following table extracted 

from the Cardno/Stantec assessment. Essentially, the table demonstrates that 3 vehicles per minute will be 

traversing up Kalkite Road during the morning peak period, whilst 2 vehicles will be traversing down during the 

afternoon peak period. This is not considered to be a large volume of vehicles. It is also considered that Kalkite Rd 

and surrounding streets can accommodate the estimate volumes, subject to various upgrades such as road widening 

where necessary, line marking, installation of safety barriers, surfaces improvements and the like. Reference should 

be made to the Cardno/Stantec assessment for a full understanding of the recommended road infrastructure 

upgrades.  



8.1 PLANNING PROPOSAL - 56 HILLDOWNS ROAD, KALKITE 
ATTACHMENT 1 PLANNING PROPOSAL 56 HILLDOWNS ROAD KALKITE  Page 63 
 

 

  

Planning Proposal  

 

 

Figure 24: Proposal's typical weekday traffic generation (Source: Cardno/Stantec Traffic assessment, page 17) 

As indicated earlier, a detailed assessment was undertaken of the proposal’s suitability to the Eucumbene Road and 

Kosciuszko Road intersection in close collaboration with TfNSW. Reference should be made to Appendix 9 for a full 

understanding of the assessment’s outcomes. In summary, however, the intersection in its current configuration 

would not operate at a satisfactory level as a result of the proposal in a ‘2033 with development + sensitivity’ 

scenario. If a range of measures are included to the intersection, it will operate satisfactorily. These measures include 

the following, which should be constructed in a scenario where approximately 60% of the proposal’s lots will be 

delivered: 

• Converting the existing Auxiliary Left turn on Kosciuszko Road into a Channelised Left (CHL) turn lane 

through the use of road widening and separation of the through and turning lane with either line marking or a 

raised median. This work should include the relocation of the existing hold line on the Eucumbene Road leg.  

• Widening the left turning lane on the eastern side of Eucumbene Road to provide a low angle left turn and 

merge lane for vehicles turning left out of Eucumbene Road. 

In terms of construction traffic, the number of construction vehicles accessing and egressing the site will need to be 

confirmed by the contractor as part of the detailed construction planning stage. However, the estimated construction 

traffic volumes are not expected to adversely affect the existing road network. Furthermore, the predicted 

construction traffic is significantly less than the calculated future operational traffic of the proposed development. 

Therefore, from the completed development TIA, it can be assumed that the network will continue to operate at an 

acceptable level of service even with the expected impact of construction vehicles. 
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A Preliminary Construction Management Plan has been considered as part of the Traffic Impact Assessment. The 

proposed construction entrance to the subject site will be off Kalkite Road, south of the town centre. All light and 

heavy vehicles will access/egress the subject site to and from the Jindabyne and Cooma area via Kalkite Road. 

The figure on the following page shows the proposed light and heavy vehicle access route. 

 

Figure 25: Vehicle Access Route (Source: Cardno/Stantec TIA, page 18) 

Bushfire  

The site and locality are bushfire prone. Australian Bushfire Protection Planner Pty Ltd (ABPP) were engaged to 

inform the suitability of the site for any change in land use and density. Their assessment is provided at Appendix 3. 

In summary, their assessment concludes that the proposed rezoning as well as the accompanying site layout 

satisfies relevant bushfire standards and legislation. In coming to this conclusion, ABPP inspected the site and 

locality, determined the existing vegetation and gradient, analysed the existing Rural Fire Service facilities in the 

locality, and liaised extensively with the NSW Rural Fire Service. 

According to ABPP, the proposal is suitable with regard to the bushfire risk primarily because of the following reasons 

and mitigation measures: 

▪ The proposal will include new fire fighting facilities which will not only serve the proposal, but also existing 

residents of the Kalkite village as the current facilities are inadequate. Those new facilities include a new fire 

station, a community centre which can provide ‘refuge in place’ capacity in the event of an emergency, as 

well as a park which can also provide additional spatial capacity in the event of an emergency. 

▪ Suitable perimetre and access roads will be provided throughout the development. 
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▪ Asset Protection Zones (APZ) and suitable separation can be provided for. APZs can be provided for likely 

building footprints on the subject site, whilst separation from sensitive receivers on the subject site can be 

achieved from unmanaged land on adjoining properties. 

▪ Very low density is proposed on that portion of the site, being the ‘middle and lower paddock’, which has the 

greatest bushfire risk due to existing vegetation and steep gradients. 

▪ The proponent has committed to adopting vegetation management plans, APZs, access roads, and the like, 

as restriction on titles or easements, on respective lots. 

▪ Upgrading of reticulated water supply. 

▪ Development and implementation of an Emergency Management Plan for the proposal as well as for 

dwellings within the existing Kalkite village. 

6.3.3. Q10 - Has the planning proposal adequately addressed any social and economic effects? 

Economic Benefits 

An Economic Impact Assessment has been prepared by Arbor Advisory and is provided at Appendix 5. Key 

outcomes from the assessment are outlined below. 

The proposal represents an opportunity to address some of the issues and challenges being faced in the Snowy 

Mountain region. These issues include: 

• Housing affordability at critical levels resulting in significant dwelling price growth, which has ‘priced out’ many 

aspiring homeowners from the local housing market. 

• The combination of a dwelling shortage and weak housing additions undermining population. 

• Mismatch between housing supply and the demand profile. 

The justification for the proposed development has been supported by relevant market-based rationale which 

addresses the issues above and is discussed in detail below. 

Kalkite to play an important support role and function 

While the proposed development will deliver multiple direct and indirect benefits during the construction and 

operational phases, its core objective is to support the broader Snowy Mountains region (and Special Activation 

Precinct) in achieving its role and function as the primary economic and tourism anchor. This includes enabling the 

region to capitalise on its established tourism specialisation and in turn generate accommodation expenditure.  

It is envisaged that the proposed development will fulfil its intended support or ancillary role by: 

• By providing a point of difference and not undermining existing businesses in Jindabyne and other centres in the 

Snowy Mountains region; 

• Delivering more housing to alleviate affordability constraints and shortages; 

• Improving housing choice and diversity by providing a range of lot sizes and housing options; 

• Providing additional long-term rental housing for permanent residents and workers; 

• Accentuate tourism by facilitating alternative recreational activities or events outside of peak season; 

• Providing overflow or additional tourist and worker accommodation capacity during the high season; 
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• Activating the lake and its foreshore through enabling infrastructure and better connectivity/access; 

• Enhancing the economic resilience of Kalkite by accommodating jobs in non-core industries such as retail, 

commercial, health and other services; and 

• Leveraging on Kalkite’s established agriculture, arts and food industry base. 

Without the proposal, affordable housing options for young working adults will be restricted. This will result in a 

reduction in the labour supply in the Snowy Mountains region.  

Reducing housing shortages and improving housing diversity and choice 

The housing shortage is one of the major challenges in the local housing market affecting both owner-occupiers and 

renting households. This has resulted in significant house price growth and effectively ‘priced-out’ aspiring local home 

owners. Another issue the proposed development seeks to target is the mismatch between housing stock and 

requirements. Existing housing stock is dominated by detached or separate dwellings, which is not congruent with 

prevailing the main socio-demographic sources of growth, being residents aged 65 years and above, and smaller 

household typologies (i.e. lone person and family couple with no children). 

The proposed development will assist via the provision of more housing, which will assist in resolving the apparent 

shortage. The development also intends to provide a variety of lot size configurations and housing typologies in and 

around the local activity hub (i.e. proximate to retail, local service provision and other amenities). 

Alleviate housing affordability pressures 

House price levels are elevated and restricting aspiring homeowners from entering the market. According to 

CoreLogic, the median house price in Jindabyne and East Jindabyne was $1,220,000 and $1,465,000 respectively 

(as at November 2021), which is on-par with Sydney ($1,360,543). 

Notably, when wages are considered, the housing affordability constraint in Jindabyne and East Jindabyne appears 

more pronounced. Based on the Corelogic house price and ATO wages data, the median house to income multiple in 

Jindabyne and East Jindabyne is 15.4 and 18.5 times respectively, compared to just 6.8, 6.2, 7.8 and 7.6 times in 

Bathurst, Wagga Wagga, Orange and Nowra respectively. A large portion of resident workers in the LGA are 

engaged in Accommodation & Food Services, Arts and Recreational Services and Retail Trade which are generally 

the lowest paying industries in Australia. 

The proposed development presents as an opportunity to deliver much needed housing supply and diversity. It is 

anticipated that the price point of residential lots will be lower than for comparable development in Jindabyne or East 

Jindabyne due to the following reasons: 

• At $770,000 (as November 2021), the median house price in Kalkite is materially lower than Jindabyne 

($1,220,000) and East Jindabyne ($1,465,000); 

• Owing to its rural zoning, the base price of raw land at Kalkite is lower than in Jindabyne and East Jindabyne, 

which increases the probability of feasible development; 

• Ownership is consolidated which provides time and cost efficiencies. The act of consolidating properties usually 

attracts a premium on the price (of land), which can compromise the feasibility of the underlying development; 
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• The owner intends on delivering the development, which presents significant cost efficiencies (for the owner and 

planning authorities), as each subsequent purchaser (or developer) would seek a profit on the initial land 

acquisition; 

• The supply of multiple lots in release stages will provide prospective buyers (including locals) with the best 

opportunity to secure a residence in Kalkite given that the opportunity to acquire dwellings has been historically 

constrained – there have just been 20 dwelling sales in CY 2021 to date; and 

• The proposed development intends to incorporate a variety of lot sizes and potentially, housing typologies in 

pursuit of relative affordability. 

• From a feasibility standpoint, the certainty around delivery of the proposed development is significantly higher 

than for an equivalent development in Jindabyne or East Jindabyne. 

 

Provide convenience retailing and service provision for current and future residents and visitors 

The proposed development seeks to incorporate non-residential floorspace capacity in the estate, which can be 

utilised to accommodate convenience retailing and local service provision for the existing and future residents, 

visitors and workers of Kalkite. 

At present, residents of Kalkite travel vast distances for basic goods and services. Residents travel between 13-20km 

for all their basic retail goods and services. Bulky goods and durable items (e.g. white goods, appliances and motor 

vehicles) are purchased either at Cooma (approximately 55km from the subject property) or Canberra (approximately 

170km from the subject property). The main concern relates to day-to-day retail needs, as residents and visitors are 

currently forced to navigate vast distances along roads which are not sealed or well-lit and can be very challenging 

late at night or when weather conditions are adverse. The proposed development seeks to address this issue by 

providing proximate convenience retailing. 

The proposed development will add to and not detract from existing retail and commercial provision, as future 

residents will still need to visit Jindabyne for the majority of their grocery requirements, but also to purchase specialty 

items and services such as sports apparel, fresh meat, poultry and seafood, dry cleaning, etc. 

The specific land uses suggested for the non-residential floorspace in the proposed redevelopment include 

convenience retail (including some local services such as Australia Post or NSW Lotteries), food catering, primary 

health services and tourist-related commercial services hub. It is estimated the future Kalkite will support 

approximately 2,700-3,000m2 of retail and commercial floorspace at the proposed development. 

The delivery of non-residential floorspace will be staged over time. It is estimated that the full quantum be delivered 

over a 10 to 15-year timeline, as surrounding development and new short-term accommodation facilities are 

completed. The proposed stages or sequencing of the non-residential component includes the initial delivery of 

1,250-1,600m2 of non-residential floorspace in conjunction with the proposed development, and the remainder as 

other nearby developments are completed, and demand thresholds are met. 
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Public Benefits 

The public benefits of this PP include the following: 

• Additional commercial floor space, albeit in a small quantity. Such floor space would improve local 

convenience and provide additional employment opportunities in various sectors, including potentially 

tourism and hospitality, as well as local manufacturing.    

• Park/ connection to waterway/cycleway 

• Increased Housing Supply/diverse housing 

• A new community centre. The community centre would accommodate multiple purposes including 

conventional community functions, as well as shelter purposes in the event of any emergency. 

• A new and expanded rural fire service (RFS) station to replace the existing station on Kalkite Road. 

• Various traffic improvements including a ‘slip lane’ into the proposed estate and intersection upgrades at 

Kalkite Rd and Eucumbene Rd (the exact nature of any upgrade is to be discussed with Council).   

• The proponent is investigating the undergrounding of overhead power lines between lower Kalkite Rd and 

the Lake Jindabyne foreshore. 

• Improved natural emergency response measures for both the proposed dwellings as well as dwellings within 

the existing Kalkite Village. 

6.4. Section D – Infrastructure (Local, State and Commonwealth) State and Commonwealth 

Interests 

6.4.1. Q11 - Is there adequate public infrastructure for the planning proposal? 

Infrastructure Servicing 

The subject site is currently accessible by a public road and has access to town water, electricity as well as wireless internet. 

The existing Kalkite village has access to a reticulated sewer system, in addition to the abovementioned infrastructure. It is 

expected that these services can be upgraded to accommodate the proposal. Several public parks are currently provided in the 

existing Kalkite village, whilst Lake Jindabyne provides a range of water based recreational options. 

A small firefighting facility exists within the lower Kalkite Road road reserve, in close proximity to the existing Kalkite village. In 

assessing the proposal as well as the locality, ABPP Pty Ltd has determined that these facilities are not ideal either for the 

existing village, or the proposal, in the event of a fire related emergency, and for natural emergencies in general. Therefore, as 

part of their assessment, ABPP Pty Ltd have recommended the construction of a neighbourhood centre which can accommodate 

a new and larger fire station, as well as a community centre as well as a park which can complement the new fire station in the 

event of a major emergency. For example, the community centre and park can provide ‘refuge in place’ services in the event of 

a major emergency. The delivery of these facilities is subject to detailed negotiations with Council and relevant authorities, 

although, it is expected that they will be delivered by the proponent as part of a VPA. 

As explained earlier in this report, the proposal is not likely to generate significant transport demands. Upgrades at the existing 

Eucumbene Rd and Kalkite Rd intersection, as well as a slip lane into the proposed ‘lower paddock’, will be necessary, however. 

It is recognised that the proponent would have to contribute to the delivery of these services. 

The proposal includes a total of 7,360m2 of open space which can accommodate passive and active recreational activities. A 

250m2 fully enclosed community centre, with kitchen and sanitary facilities, is also proposed as part of the PP. Although subject 
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to discussions with Council or the relevant authority, it is expected that such facilities will be delivered or funded by the proponent 

as part of a VPA. 

In addition to the abovementioned recreational facilities to be delivered as part of the proposal, extensive public recreational 

facilities are also already available, or are expected to be available. For example, the Lake Jindabyne foreshore land is currently 

accessible to the public and is expected to be enhanced for pedestrians and bike riders as part of the previously mentioned Lake 

Jindabyne Shared Trail project. Lake Jindabyne itself is also accessible to the public for active water-based activities, fishing, 

and the like. 

Overall, it is considered that sufficient infrastructure facilities can be made for the proposal, as well as residents within the existing 

Kalkite village. 

6.5. Section E – State and Commonwealth Interests 

6.5.1. Q12 - What are the views of state and federal public authorities and government agencies consulted in order to 

inform the Gateway determination? 

Extensive engagement will take place with State and Commonwealth public authorities upon formal public exhibition of the 

proposal. Some engagement has already take place for the purposes of investigating the merits of, and then devising basic land 

use concepts for the site. 

For example, extensive engagement was undertaken with the NSW Rural Fire Service given the site is within a bushfire prone 

area. Several meetings took place, with the final meeting taking place on 14 March 2022. Following this meeting, and the 

provisions of additional details by the proponent, RFS provided their in principle support for the proposal (refer to email at 

Appendix 14). 

Discussions have also been held with Snowy Hydro, Crown Land, Endeavour Energy as well as the Bega Local Aboriginal Land 

Council. These engagements are likely to be revisited upon formal exhibition of the PP.  
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7. PART 4 - MAPS 

Draft land use and lot size maps are provided at Appendix 2. For convenience, extracts of the plans are provided below. The 

plans are conceptual only at this stage. The merits of each can be discussed further with relevant stakeholders including Council, 

local residents and utility providers.  

 

Figure 26: Concept land use zoning map (Source: Place Logic) 

 

 

 

Figure 27: Concept minimum lot size map (Source: Place Logic) 
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8. PART 5 – CONSULTATION 

Preliminary Stakeholder Engagement  

Extensive consultation with a range of stakeholders was undertaken for the purpose of preparing this PP. Stakeholders 

included the local community, Snowy Monaro Regional Council staff and Councillors, DPE, Crown Lands, Snowy 

Hydro, as well as NSW Department of Regional Development. Whilst extensive consultation has already taken place, 

it is recognised that further engagement will occur throughout the process.  

The Consultation Report included at Appendix 11 outlines in detail the full extent of consultation undertaken, as well as 

any feedback received. In summary, however, the following consultation took place: 

▪ A 5-hour information session for all members of the community. This took place in the existing fire shed on 

Kalkite Road on 26 March 2022. The session included representatives from Gyde Consulting as well as the 

proponent. Information boards were included for attendees. Approximately 40 stakeholders attended the 

session. 

▪ In conjunction with the abovementioned onsite information session, electronic consultation was also provided 

in the form of ‘Facebook’ posts on the local Kalkite Community Page, posts on LinkedIn, a dedicated email 

address, as well as the placement of noticeboards within Kalkite Community and the main neighbourhood 

shop in Jindabyne East. 

▪ Ongoing meetings with representatives from DPE, NSW Rural Fire Service, staff and Councillors from Snowy 

Monaro Council, the Local Aboriginal Land Council, Crown Land, and Snowy Hydro. 

▪ An additional community consultation session was undertaken on 25 March 2023. This was provided for the 

purposes of a general update on the matter to the public, advise the public of the proponent’s application to 

acquire several Crown Land roads extending through the subject site, and seek feedback from the community 

generally. The session took place between 9.00am to 12.00 midday and was well represented by local 

stakeholders predominantly.  

The key themes derived from consultation are as follows: 

▪ There is a need for housing, but it should be designed to reflect the existing built form and landscape character. 

Specifically, density should be low and lots should be medium to large in size. Small lots of 600m2 would be 

inconsistent with the existing character and environmental sensitivities. Lots should be positioned such that 

they do not impact views from dwellings in the existing Kalkite village. 

▪ Infrastructure, in particular roads, water and sewer, would require upgrades should the proposal proceed. 

Other social infrastructure should also be incorporated such as parks, playgrounds and boat ramps, for 

example. 

▪ A small amount of commercial floor space would be ideal to meet basic day-to-day needs in order to avoid 

trips to Jindabyne. Such floor space, in conjunction with other social infrastructure such as a park, could form 

a meeting place for locals, and offer basic entertainment such as a café, for example. 

▪ Additional commercial floor space may provide an affordable alternative to existing centres at Jindabyne for 

example. Such floor space may also enhance the boutique food and beverage manufacturing trend which is 

developing in Kalkite. 

▪ The existing character and identity of Kalkite, which is based on a rural lifestyle and high visual amenity, should 

be retained as much as possible. 
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Planning Proposal Stage 

In addition to ongoing informal engagement, it is anticipated that the PP will be placed on exhibition for a minimum of 

28 days by SMRC. The community will be notified of the commencement of the exhibition period via a notice in a local 

newspaper and via a notice on Council’s website. The notifications are likely to:  

• Give a brief description of the objectives or intended outcomes of the PP; 

• Indicate the land affected by the PP; 

• State where and when the PP can be inspected. 

• Give the name and address of the RPA for the receipt of any submissions; and 

• Indicate the last date for submissions. 

During the exhibition period, the following material will be made available for inspection:  

• The PP, in the form approved for community consultation by the Director General of Planning and Environment; 

• Any Gateway determination; and 

• Any studies relied upon by the PP. 
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9. PART 6 - PROJECT TIMELINE 

The timeframe for the completion of the PP will depend on the complexity of the matters, the nature of any additional information 

that may be required and the need for agency and community consultation. The following details are indicative only and may be 

amended at Gateway to provide the necessary level of confidence that the PP will be finalised within a reasonable time.  

Table 9: Project Timeline 

Step Indicative Timeframe 

Lodgement of Planning Proposal May 2022 

Anticipated commencement date  June 2022 (1 month) 

Anticipated timeframe to finalise the infrastructure 

studies/plan 

October 2022 (4 months) 

Anticipated timeframe for completion of any additional 

technical studies, not completed prior to Gateway 

September 2022 (3 months) 

Timeframe for public agency consultation February 2023 (40 days) 

Anticipated dates of public exhibition and, if required, a 

public hearing  

June to July 2023 (28-40 days) 

Timeframe for submissions to be considered August 2023 (1 month) 

Timeframe for the consideration of a proposal after the 

exhibition 

September – October 2023 (1 month) 

Date the plan will be made (where council is the LPMA) or 

date of submission to the Department to finalise the LEP 

December 2023 (1 month) 

Date of notification December 2023 (2 months) 
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10. CONCLUSION 

This Planning Proposal has been prepared in accordance with Section 3.33 of the Environmental Planning and Assessment Act 

1979 (the EP&A Act) and the relevant guideline prepared by the NSW Department of Planning and Environment ‘Local 

Environmental Plan Making Guideline (September 2022)’. It sets out the justification for the proposed rezoning of the subject 

site at 56 Hilldowns Road, Kalkite. To ensure the redevelopment and associated public benefits are delivered, the following 

amendments to the SRLEP are required:  

Table 10: Summary of LEP Amendments 

Control Existing Proposed 

Zoning  RU1 – Primary 

Production 

• RU5 – Village 

• E1 – Neighbourhood Centre 

• SP2 – Infrastructure (Community Centre, Rural Fire 

Service) 

• RE1 – Public Recreation 

• C4 – Environmental Living 

• C2 – Environmental Conservation 

Maximum Floor Space Ratio N/A • Residential zones – 0.5:1 

• Neighbourhood village – 0.65:1 

Maximum Building Height 9m • No change 

Minimum Lot Size 40ha • RU5 zone – 850m2 and 1,500m2 

• C4 zone – 2ha and 5ha 

• Stewardship sites/C2 zone 

• E1 zone – 700m2 

Part 5 – Miscellaneous provisions, 

Part 6 – Land release areas, Part 7 

– Additional local provisions or Part 

8 – Growth areas (subject to 

discussions with Council)  

N/A • Prohibition of medium density type housing in most 

of the ‘Lower paddock’, which would ordinarily be 

permissible in the RU5 zone. This includes dual 

occupancy development, attached dwellings, 

boarding houses, co-living housing, group homes, 

multi dwelling housing, residential flat buildings, 

semi-detached dwellings and shop top housing 

development within the vast majority of the ‘Lower 

Paddock’. The intent is to limit built form, character 

and traffic impacts which may arise within this 

particular locality as a result of the abovementioned 

land uses. Subsequently, the intent is to make 

dwellings on Torrens title allotments the 

predominant form of housing on the subject site.  

 

 



8.1 PLANNING PROPOSAL - 56 HILLDOWNS ROAD, KALKITE 
ATTACHMENT 1 PLANNING PROPOSAL 56 HILLDOWNS ROAD KALKITE  Page 75 
 

 

 

Planning Proposal  

 

The proposal has been demonstrated as being the best means of achieving the objectives and intended outcomes as it:  

• Is consistent with the objectives of Council's Local Strategic Planning Statement as well as the existing and proposed 

Community Strategic Plans;  

• Is consistent with the Regional Plan as well as the Snowy Mountains Snowy Activation Precinct; 

• It is consistent with the Snowy Monaro Draft Settlements Strategy 2022 which has been adopted by Council and has 

been publicly exhibited; 

• It is consistent with key government priorities, namely the delivery of more housing and addressing increasing housing 

unaffordability; 

• Is consistent with the relevant Ministerial Directions under Section 9.1 of the Act; 

• Does not pose any unreasonable environmental or social impacts to the surrounding community. Rather, the additional 

housing which could be delivered by the proposal would be a significant positive social and economic impact in a climate 

where housing affordability has declined severely since 2019; and, 

• Consistent with correspondence from DPE, dated 3 August 2021, suggesting that the proposal should proceed as a PP 

via Council.   

In summary, there is a sound planning basis and strategic planning merit to support the zoning of the site as promoted by this 

Planning Proposal. 
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 Department of Planning and Environment 

 

Gateway Determination 

Planning proposal (Department Ref: PP-2022-2114): to rezone 74 hectares of rural zoned 
land at 56 Hilldowns Road, Kalkite to enable urban development. 

I, Daniel Thompson the Director, Southern Region at the Department of Planning and 
Environment, as delegate of the Minister for Planning, have determined under section 
3.34(2) of the Environmental Planning and Assessment Act 1979 (the Act) that an 
amendment to the Snowy River Local Environmental Plan 2013 as described above should 
proceed subject to the following conditions:  

1. An assessment of the environmental constraints of the land is to be undertaken in 
accordance with the Biodiversity Assessment Method 2020 including targeted surveys 
for threatened flora and fauna. These surveys should be undertaken in consultation 
with the Department of Planning and Environment - Biodiversity and Conservation 
Division.  

2. The planning proposal is to be revised to include the outcomes of the additional studies 
and updated to reflect the draft Snowy Monaro Settlement Strategy and provided to the 
Department for review and approval prior to exhibition.  

3. Public exhibition is required under section 3.34(2)(c) and clause 4 of Schedule 1 to the 
Act as follows: 

(a) the planning proposal is categorised as complex as described in the Local 
Environmental Plan Making Guidelines (Department of Planning and 
Environment, 2021) and must be made publicly available for a minimum of 28 
days; and 

(b) the planning proposal authority must comply with the notice requirements for public 
exhibition of planning proposals and the specifications for material that must be 
made publicly available along with planning proposals as identified in Local 
Environmental Plan Making Guidelines (Department of Planning and Environment, 
2021). 

4. Consultation is required with the following public authorities and government agencies 
under section 3.34(2)(d) of the Act and/or to comply with the requirements of applicable 
directions of the Minister under section 9 of the EP&A Act: 

• Biodiversity and Conservation Division of the Department of Planning and   
Environment  

• NSW Rural Fire Service 

• Transport for NSW 

• Heritage NSW 

• Snowy Hydro 

Consultation is also required with the following: 

• Local Aboriginal Land Council  

Each public authority and the Land Council is to be provided with a copy of the 
planning proposal and any relevant supporting material via the NSW Planning Portal 
and given at least 21 days to comment on the proposal. 
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PP-2022-2114 (IRF22/3598) 

5. A public hearing is not required to be held into the matter by any person or body under 
section 3.34(2)(e) of the EP&A Act. This does not discharge Council from any 
obligation it may otherwise have to conduct a public hearing (for example, in response 
to a submission or if reclassifying land). 

6. The Council as planning proposal authority planning proposal authority is authorised to 
exercise the functions of the local plan-making authority under section 3.36(2) of the 
EP&A Act subject to the following: 

(a) the planning proposal authority has satisfied all the conditions of the gateway 
determination; 

(b) the planning proposal is consistent with applicable directions of the Minister 
under section 9.1 of the EP&A Act or the Secretary has agreed that any 
inconsistencies are justified; and  

(c) there are no outstanding written objections from public authorities. 

7. The LEP should be completed within 12 months or by the    9th December 2023. 

 

Dated 9th day of December 2022. 

 

 
 
 
 
Daniel Thompson  
Director, Southern Region 
Local and Regional Planning  
Department of Planning and Environment  
 
Delegate of the Minister for Planning  
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56 Hilldowns Road, Kalkite Planning Proposal  
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1 Background 

1.1 Community engagement principles 

The Snowy Monaro Community Engagement Strategy 2022-2026 guides Council 

community engagement that will be proactive and accessible through a diverse range of 

mediums. The Community Engagement Strategy provides a number of community 

engagement principles that Council is committed to. 

 Participate in meaningful, accessible and diverse engagement that has outcomes 

and actions measured both internally and externally 

 Provide a well-coordinated planned approach to engagement 

 Monitor and review out engagement practices to ensure they stay relevant in 

meeting our community’s needs and expectations 

 Connect with and listen to our community 

 Build and maintain relationships with all of our region’s stakeholders 

 Identify not only those who are engaged, but those who may be impacted 

 Report back to the community on the results of engagement activities 

 Keep on top of best practices by recognising and responding to trends and 

behaviour changes to remain not only connected with the community, but to 

learn and improve how we engage 

1.2 Objectives of this consultation 

Consultation of this planning proposal, as required by the Gateway Determination 

received 9 December 2023, was conducted in accordance with the section 3.34(2)c) of the 

Environmental Planning and Assessment Act 1979, the Local Environmental Plan Making 

Guidelines August 2023, and the Snowy Monaro Community Participation Plan.  

The public exhibition made the following material available for inspection on Council’s 

website and on the NSW Planning Portal: 

 The planning proposal in the form approved for public exhibition by the Gateway 

determination 



8.1 PLANNING PROPOSAL - 56 HILLDOWNS ROAD, KALKITE 
ATTACHMENT 3 POST EXHIBITION REPORT 56 HILLDOWNS RD PLANNING PROPOSAL  Page 82 
 

 

  

SNOWY MONARO REGIONAL COUNCIL  Post-Exhibition Report | Planning 
Proposal – 56 Hilldowns Rd, Kalkite 

250.YYYY.DN.1  Issue Date:  Revision Date:  Page 5 of 45 

 

 The Gateway determination 

 All relevant additional information relied upon by the planning proposal. 

This consultation sought community feedback on the planning proposal to rezone land at 

56 Hilldowns Road, Kalkite from RU1 Primary Production to enable urban development, 

and additional amendments to the Snowy River Local Environmental Plan 2013 to enable 

this development. The public exhibition conducted by Council post Gateway 

determination was to inform and consult. As set out in the Snowy Monaro Community 

Engagement Strategy 2022-2026, Council is committed to keeping the community 

informed, listening and acknowledging concerns and aspirations, and providing feedback 

on how public input influenced the decision. This report provides staff responses to 

submissions. 

2 What Council did 

Council received the Gateway Determination 9 December 2022 that provided a list of 

conditions the proposal must meet prior to public exhibition and delegated Council as 

the Local Plan Making Authority. Following these conditions, Council referred the 

planning proposal to the required public authorities and government agencies for a 

minimum of 21 days. These included: 

 Biodiversity and Conservation Division of the Department of Planning and 

Environment 

 NSW Rural Fire Service 

 Transport for NSW 

 Heritage NSW 

 Snowy Hydro 

 Local Aboriginal Land Council 

It was also a condition that the proposal, once updated to address the draft Snowy 

Monaro Settlements Strategy, the proposal would be provided to the Department of 

Planning and Environment (DPE) for review and approval prior to public exhibition. DPE 

provided this approval 4 July 2023, Appendix 8.1. 
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Public exhibition was open from Monday 10 July and closed Monday 11 September. This 

extended the period beyond the 30 working days requirement as provided by the Local 

Environmental Plan Making Guideline. 

The full suite of documents were made available through Council’s Your Say page and the 

NSW Planning Portal. These documents included the planning proposal, the Gateway 

determination and supporting studies such as strategic bushfire assessment, 

geotechnical report and a draft Development Control Plan for the land. Physical copies of 

these documents were placed at Council offices (Berridale, Bombala, Cooma and 

Jindabyne) and libraries (Bombala, Cooma and Jindabyne). 

Notification was sent out to the previously consulted key agencies via an email informing 

them that the documents were on public exhibition; 

Please be advised that the planning proposal for 56 Hilldowns Road, Kalkite is 

currently on public exhibition for a period of at least 30 working days, from 10 July 

to 21 August, in accordance with the Environmental Planning and Assessment 

Act 1997 and NSW Department of Planning, Industry and Environment Local 

Environmental Plan Making Guidelines September 2022. 

All relevant documentation may be accessed through the Planning Portal or 

through Council’s Your Say page. 

https://www.planningportal.nsw.gov.au/ppr/under-exhibition/rezone-land-ru1-

primary-production-ru5-village-and-c4-environmental-living  

https://yoursaysnowymonaro.com.au/ 

 

Notification was provided to Councillors through a briefing note regarding the public 

exhibition Wednesday 5 July 2023; Appendix 8.2. 

The community was notified through a variety of different means. 

 Letter notification, Appendix 8.3, was sent to the landowners of the existing Kalkite 

village, adjoining landholders to the subject site, and landowners along Kalkite 

Road, along Hilltop Road and along Eucumbene Road between Kosciuszko Road 
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to Kalkite Road. A total of 233 letters were sent out with only 5 letters returned to 

sender. See the figure below for the distribution of these letters. 

 
Figure 1 - Distribution of notification letters 

 Social media post – notifying extension of public exhibition (below) 



8.1 PLANNING PROPOSAL - 56 HILLDOWNS ROAD, KALKITE 
ATTACHMENT 3 POST EXHIBITION REPORT 56 HILLDOWNS RD PLANNING PROPOSAL  Page 85 
 

 

  

SNOWY MONARO REGIONAL COUNCIL  Post-Exhibition Report | Planning 
Proposal – 56 Hilldowns Rd, Kalkite 

250.YYYY.DN.1  Issue Date:  Revision Date:  Page 8 of 45 

 

 

 Posters placed in the Kalkite RFS shed and the East Jindabyne service station; 

Appendix 8.4 

 Media release on Council’s website (below) 
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 Newspaper advert in the Monaro Post (below) 

There were additional stories with the Monaro Post, 25 July 2023, 1 August 2023 

and 19 September 2023, that covered this planning proposal, however they were 

not part of Council’s notification process.  
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Two face-to-face drop-in consultation sessions were held to inform the community and 

answer questions. 

1. Kalkite RFS Shed 

5pm – 7pm, 24 July 2023 

Approximately 50 attendees 

2. Jindabyne Library 

11am – 1pm, 25 July 2023 

Approximately 5 attendees 

Throughout the exhibition period, Council staff collected submissions received through 

NSW Planning Portal, Council’s Your Say page, emailed, posted or handed in through 

Council’s front counter. Enquiries were provided an answer and phone lines were open. A 

phone log was kept to record these enquiries, see below. 

Phone Enquiries Log 

Date Summary Support 

21/07/2023 Enquiry to location of planning proposal, didn't want 

subdivision to share same boundary as her lot. 

Neutral 
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27/07/2023 Objection to proposal; road safety, water sewerage, 

school bus, too many dwellings - would be happy with 

larger lots (5 ha) 

Do Not Support 

7/09/2023 Crown road closure of Hilldowns Road - access to 

Possum Lodge; confusion between subdivision 

layouts appendix 2 vs appendix 17 

Neutral 

 

Councillors requested a site visit Thursday 14 September and held an informal discussion 

with the proponent. Councillors in attendance were Mayor Hanna, Cllr Beer, Cllr Davis, Cllr 

Hopkins, Cllr Johnson, Cllr Mitchell and Cllr Stewart. In the evening of 14 September, 

Councillors attended a community meeting with the residents of Kalkite at the Kalkite 

Playground. The Councillors in attendance were Mayor Hanna, Cllr Beer, Cllr Davis, Cllr 

Frolich, Cllr Hopkins, Cllr Johnson, Cllr Mitchell and Cllr Stewart and over 80 community 

members attended. 

2.1 Updates to documents 

At the time of the public exhibition, traffic count data was being collected at the Kalkite 

Road, Eucumbene Road intersection to inform the appropriate intersection upgrade 

required. Public exhibition started before this data was collected in order to reach the 9 

December deadline in time. The documents were updated on Council’s website Monday 

4 September to reflect the reported findings. An email was sent to all submitters notifying 

them of the availability of the updated TIA for review. 

Additional aboriginal cultural heritage assessment was performed in response to Heritage 

NSW referral comments. This assessment was conducted throughout the public 

exhibition period and a draft report was provided to staff 13 September 2023, after the 

close of exhibition. The final document was provided 12 October 2023 to Council and 

referred to Heritage NSW for review. Response from Heritage NSW was received 24 

October 2023. 
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3 What the proponent/developer did 

The proponent provided the physical exhibition material for the face-to-face consultation 

sessions. This included four A0 posters that outlined the intent of the planning proposal, 

two copies of the planning proposal, two copies of the draft VPA, two copies of the 

bushfire assessment and two copies of the transport impact assessment. 

The proponent also attended the face-to-face consultation in company with their 

principal consultant and their traffic engineer. 

At the close of the public exhibition period, submissions were collated, redacted and sent 

to the proponent for them to address issues raised. The proponent responded to these 

issues by making amendments to their planning proposal to reflect these submissions. 

4 Consultation reach 

Your Say page statistics: 

 Total visits: 1.99 k 

 Document Downloads: 1.45 k 

 Aware Participants 

o Visited at least one page: 1,168 

 Informed Participants 

o Downloaded a document: 345 

o Contributed to a tool (engaged): 107 

 Engaged Participants 

o Participated in survey: 103 

Document Downloads Breakdown 

Widget 
Type 

Engagement Tool Name Visitors Downloads / 
Views 

Document 56 Hilldowns Road, Kalkite Planning 
Proposal 

145 206 

Document Appendix 2 - Concept Subdivision Plan 
aerial overlay - Precinct 2 & 3 

131 171 

Document Appendix 2 - Proposed Lot Size Map 99 111 
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Document Appendix 2 - Proposed Land Release Urban 
Area Map 

83 97 

Document Appendix 17 - Indicative Masterplan for 
Precinct 1 

65 81 

Document Appendix 2 - Proposed Land Use Map 64 73 

Document Appendix 1 - Survey Plan 56 61 

Document Appendix 9 - Transport Impact Assessment 52 69 

Document Gateway Determination 50 61 

Document Appendix 16 - Kalkite Village Development 
Control Plan Draft 

49 52 

Document Appendix 3 - Strategic Bushfire Study 45 62 

Document Appendix 10 - Letter from NSW 
Department of Planning and Environment 

40 53 

Document Appendix 14 - Rural Fire Service Comments 35 44 

Document Appendix 4 - Biodiversity Assessment 
Report 

31 37 

Document Appendix 5 - Economic Impact Assessment 30 32 

Document Kalkite Draft New RFS Shed Plans 26 28 

Document Appendix 7 - Aboriginal Heritage Due 
Diligence Assessment 

26 28 

Document Updated 04 September 2023 - Kalkite 
Traffic Impact Assessment With 
Appendices 

20 31 

Document Appendix 4 - Addendum Biodiversity 
Report 

19 25 

Document Appendix 15 - Draft Planning Agreement 18 22 

Document Appendix 13 - Site Investigation Report 18 22 

Document Appendix 6 - Preliminary Site Investigation 18 18 

Document Appendix 11 - Consultation and 
Engagement Report 

16 22 
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Document Appendix 8 - Historic Heritage Assessment 16 17 

Document Archaeological Assessment 14 17 

Document Appendix 12 - Geotechnical Advice 10 10 
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5 Submissions received 

5.1 Agency referral 

Prior to the pubic exhibition period, consultation was required with the following public 

authorities and government agencies under section 3.34(2)(d) of the Act and/or to comply 

with the requirements of applicable directions of the Minister under section 9 of the 

Environmental Planning and Assessment Act 1979: 

 Biodiversity and Conservation Division of the Department of Planning and 

Environment 

 NSW Rural Fire Service 

 Transport for NSW 

 Heritage NSW 

 Snowy Hydro 

 Bega Local Aboriginal Land Council 

These agencies provided their comments and a response was provided prior to exhibition.  

5.2 Agency comment throughout exhibition period 

The agencies listed above were notified of the public exhibition period when it began and 

were given another opportunity to provide comment alongside community comments.  

Additional comments were provided by: 

 Biodiversity and Conservation Division of the Department of Planning and 

Environment 

 Transport for NSW 

 Heritage NSW 

 Snowy Hydro 

A copy of all government agencies’ and public authorities’ comments is provided in 

Appendix 8.5 along with staff consideration in Appendix 8.6. Over the course of agency 

referral and public exhibition, eleven responses were received from these agencies and 

authorities. 
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There is an unresolved objection from Snowy Hydro that refers to flooding constraints on 

the subject lot. Flood risk management manual 2023 identifies flood risks to a community 

if it has consequence to the community, regardless of how likely it is to occur. It is the 

human interaction with flooding due to occupation and use of the floodplain that creates 

risks to communities. Flood risk can vary with a range of factors including: 

 The different elements that may be at risk. These elements may include people, 

their social or community setting, and the built environment 

 The vulnerability of different elements to flooding and how this may vary within 

these elements, for example, across people within the community 

 The varying exposure of these elements to flooding 

 Flood behaviour. This is affected by the types and scale of scale of storms that 

cause flooding, how quickly flooding occurs, flood duration and a range of local 

factors that influence flood behaviour. These can include the shape and size of the 

waterway. Floodplain and catchment as well as the vegetation, development and 

structures. Downstream conditions can also have a significant influence on flood 

behaviour, for example, in the lower portion of costal waterways, tides, sea levels, 

storm-induced ocean conditions and waterways entrance conditions can all 

influence flooding. 

The proponent has responded to the flooding concern raised through additional high 

level analysis of the flooding impacts to and from the proposed development. This 

particularly addressed the potential impact of the development on the existing dwellings 

along Magnolia Avenue that sit at the base of a drainage channel that crosses Kalkite 

Road and into the northern section of the subject site. Due to the limited impact of the 

proposed C2 and C4 zone and anticipated siting of dwellings on the drainage channel, 

the high level analysis was accepted as sufficient at this planning proposal phase.  

5.3 Community submissions 

A record of all submissions received has been attached in Appendix 8.7. 



8.1 PLANNING PROPOSAL - 56 HILLDOWNS ROAD, KALKITE 
ATTACHMENT 3 POST EXHIBITION REPORT 56 HILLDOWNS RD PLANNING PROPOSAL  Page 96 
 

 

  

SNOWY MONARO REGIONAL COUNCIL  Post-Exhibition Report | Planning 
Proposal – 56 Hilldowns Rd, Kalkite 

250.YYYY.DN.1  Issue Date:  Revision Date:  Page 19 of 45 

 

A total of 182 submissions were received from the community from 136 submitters. There 

were a number of submitter who provided multiple submissions. 

Method of submission All submissions Remove multiple 
submissions from individual 

Letter 2 1 

Email 51 26 

Your Say Survey 128 108 

Petition 1 1 

Total 182 136 

 

Calculation of whether a submission was in support or opposition of the planning 

proposal was taken from the last submission received from an individual. 

 

The issues noted throughout the submissions were grouped into themes as below: 

No. Theme Issues No of 
Submissions 
(submissions 
can account for 
multiple 
themes) 

1 Transportation Road capacity 93 

Road safety and maintenance 91 

103

18

15

Submissions Support Summary 

Do not support

Neutral

Support
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Traffic noise 57 

Lack of public transport connection or 
alternative travel methods (including school 
buses) 

9 

Lack of road connection or alternative route 8 

Road improvements proposed or required 
including ongoing maintenance costs 

23 

Travel distance misrepresented and 
commutes are not excessive to nearby 
centres 

1 

Traffic intensity including construction 
traffic impact 

33 

2 Infrastructure Sewage capacity 94 

Stormwater runoff and treatment 65 

Water supply constraints 26 

Electricity capacity 12 

Increased costs and rates to provide and 
maintain infrastructure. Lack of available 
funds to meet current demands 

26 

3 Rural Character 
and Landscape 

Protect village character (local) 97 

Protect natural values including lake (scenic 
and amenity values) 

93 

Light pollution 59 

4 Biodiversity Maintain ecological values (including 
stewardship sites) 

70 

Impact on wildlife (road strike) 76 

Impact of introducing domestic animals 
and more people in the locality 

4 

Biosecurity risks increased 9 

Impact on waterbody from contamination 9 

Responsibility of managing stewardship 
sites 

1 

5 Natural Hazards Bushfire risk 83 

Flood risk 58 



8.1 PLANNING PROPOSAL - 56 HILLDOWNS ROAD, KALKITE 
ATTACHMENT 3 POST EXHIBITION REPORT 56 HILLDOWNS RD PLANNING PROPOSAL  Page 98 
 

 

  

SNOWY MONARO REGIONAL COUNCIL  Post-Exhibition Report | Planning 
Proposal – 56 Hilldowns Rd, Kalkite 

250.YYYY.DN.1  Issue Date:  Revision Date:  Page 21 of 45 

 

6 Economic Impact Commercial space compliments the 
proposed residential development 

1 

Increase natural tourism and visitors 57 

Increase recreational tourism (boating and 
fishing) 

59 

Inclusion of holiday homes 3 

Economic resilience unnecessary for the 
village (no need for new commercial area) 

2 

Impact on personal and business 
investments 

2 

7 Social Impact Illegal campers, increase population and 
associated nuisance and safety 

5 

Increased density and associated nuisance 
from households and domestic animals 
including animal attacks and trespassing 

64 

Public access to the foreshore 7 

New public open space 1 

Community infrastructure needs including; 
age care, medical services, education, 
emergency facilities, sports facilities and 
improvements to open space and parks. 

15 

Existing facilities such as RFS shed and 
open space are suitable for current 
population and do not require 
improvements  

18 

More job opportunities 1 

8 Strategic Merit Community Strategic Plan 2 

Local Strategic Planning Statement 7 

Draft Rural Land Use Strategy 5 

Draft Settlement Strategy 9 

South East and Tablelands Regional Plan 2 

Snowy River Local Environmental Plan 3 

Draft Snowy Monaro Local Environmental 
Plan 

2 

9 Other Matters Not associated with SAP, or not aligned 
with this document that sets priorities for 
growth in Jindabyne, or why council 

18 
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supported this proposal as being part of 
SAP 

Overdevelopment 4 

Development and design quality 
questionable 

2 

Need for supporting daily convenience to 
address and improve shortfalls in the 
existing market 

2 

Controlled development to protect the 
values of the area 

60 

Dual occupancy density is not sustainable 
with associated impacts and use of tourists 

68 

Contributions to housing supply is 
questionable 

7 

Supports housing supply 1 

Growth suited for existing urban areas such 
as Berridale, Jindabyne and Cooma, that is 
supported with infrastructure 

69 

Precedence set for future planning 
proposals and subdivisions 

1 

Questionable provision of affordable 
housing 

17 

Costs and responsibility of weed and waste 
management, social services and disaster 
relief 

8 

Impact on primary production land uses of 
neighbouring properties 

6 

Lack of consultation with local community 
and local Aboriginal community 

20 

Technical reports are questionable and 
contain gaps, particularly the traffic report 

8 

Council traffic count and speed reduction 
findings to be released 

1 

Crown road closure 2 

Mail and other support services that will 
adversely impacted by proposal 

2 

Loss of business from change in character 
of the environment 

2 

Migration to Australia must stop 1 
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6 Response to submissions 

It was clear from the submissions that community members are primarily concerned with 

Kalkite Road (theme – transportation, issues – road capacity, and road safety and 

maintenance) and visual amenity (theme – rural character and landscape, issues – protect 

village character and protect natural values). 

6.1 Summary of amendments to planning proposal in response to public 
exhibition 

All submissions (redacted) were provided to the proponent, providing the proponent the 

opportunity to respond to the raised community concerns and make amendments to the 

proposal to reflect this. The amendments made to the planning proposal were; 

 Restriction of high density dwelling types within the proposed RU5 Village zone  

including dual occupancies 

 Addition of more detailed high level flood analysis 
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Summary of response to community feedback 

Theme Council Staff Assessment 

Transportation 

The proposal would greatly increase the use of Kalkite Road and would require upgrades to meet greater capacity 
requirements. The proponent prepared a Traffic Impact Assessment has used SIDRA modelling to traffic behaviour 
to recommend the upgrades required. This TIA was informed by the traffic counts collected during the 2023 peak 
winter period, indicating the current peak period. It has undergone various amendments and was completed in 
consultation with Transport for NSW who were concerned with the impact of the proposal on the state road, 
Kosciuszko Road.  

It is recognised that through the recommended upgrades of the TIA, the road network would have the capacity to 
facilitate the additional 220 lots intended through the planning proposal. There are solutions available to upgrade 
the existing network to accommodate the proposed development. It would cost approximately $2.5 million on 
Kalkite Road and $0.5 million per intersection upgrade. Funding of the road upgrade would fall under a s7.11 or s7.12 
contributions plan under the EP&A Act or a Voluntary Planning Agreement (VPA). A VPA would need to be formed 
in accordance with Council’s VPA and Land Dedication Policy, and all costing provided by a qualified quantity 
surveyor. At this planning proposal stage, it is to be assessed with a letter of offer for a VPA however, no agreement 
has been made between the proponent and Council at this time. 

Internal Referral – Development Engineer 

Scenario 1 – 50% Dual occupancy: 

1. Kalkite Road - Additional traffic on Kalkite road from the proposed planning proposal would be 2500 to 3400 
vpd which would require the Kalkite Road upgraded to a Collector Street. 
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2. Eucumbene Road: Additional traffic on Eucumbene road from the proposed planning proposal would be 

2287 to 3060 vpd which would require the Eucumbene Road upgraded to a Collector Street. 
3. 3. Hilltop Road: Additional traffic on Hilltop road from the proposed planning proposal would be 255 to 340 

vpd if only 10% traffic from the development travel to Hilltop road which would require the Hilltop Road 
upgraded to a 2 lane sealed road. 
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4. Intersection Kalkite Road and Eucumbene Road – Intersection of Kalkite and Eucumbene Road requires a 

minimum BAL/BAR treatment. 

Scenario 2 – Only single dwelling permitted on each lot: 

1. Kalkite Road - Additional traffic on Kalkite road from the proposed planning proposal would be 1728 to 2300 
vpd which would require the Kalkite Road upgraded to a Collector Street. 

2. Eucumbene Road: Additional traffic on Eucumbene road from the proposed planning proposal would be 
1555 to 2070 vpd which would require the Eucumbene Road upgraded to a Collector Street. 
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3. Hilltop Road: Additional traffic on Hilltop road from the proposed planning proposal would be 173 to 230 vpd 
if only 10% traffic from the development travel to Hilltop road which would require the Hilltop Road 
upgraded to a 2 lane sealed road. 

Infrastructure Water 

The current infrastructure incudes a rising main that only pumps to the reservoir at night due to heavy chlorination. 
It is anticipated that any upgrades required to the water treatment plant and intake would be covered by s64 
contributions. A new treatment plant would be required for clarification and disinfection. 

Storm water 

Treating the runoff of stormwater across the site that ends up in Lake Jindabyne both during and post construction 
is a concern shared by the community and Snowy Hydro. As part of treatment of stormwater, the proponent has 
proposed to develop a detention basin within the proposed SP2 Infrastructure zone. All stormwater infrastructure 
would be subject to controls with the Snowy River Development Control Plan and the Snowy River Engineering 
Specifications. 

Wastewater 

The sewerage treatment facility is at capacity with the addition of the 42 lots at Three Rivers Estate. To enable this 
development, an upgrade to the facility would be required. While the infrastructure has the capacity, the issue is 
effluent disposal. A viable solution must be found prior to approval of planning proposal. Possible options include: 

 Dispose into lake 
This is a potential option, however, there are many hoops to jump through including EPA Health, Snowy 
Hydro, public perception, etc. 

 Pump back to East Jindabyne 
This is the most preferable option long term. It had been intended that it would piggyback off the shared 
trail project for easements and to hide the visual impact of the pipes and pumps along the foreshore. This is 
an expensive option that Council is not willing to pursue  

 Irrigation on land 
A large amount of land is required for the increase of this development. More than the C2 and C4 zones 
proposed in the planning proposal. The RU5 would not be usable for this purpose. 

 Reuse within new subdivision 
Circulating the treated effluent back into the dwellings within the RU5 zone would still require a plan B. No 
certainty that on a rainy day the residents will be using enough water to dispose of enough effluent. Note 
that existing residents of Kalkite are approximately 50% absentee landholders (service address is not Kalkite 
address) and there are 15 non-hosted and 2 hosted STRA dwellings (as at 13/10/2023). 
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The identified solution is to pump back to East Jindabyne. 

Rural Character and 
Landscape 

The planning proposal seeks to implement building envelopes (height, floor space ratio and setbacks) consistent 
with the existing Kalkite village, with a greater minimum lot size of 850sqm within the proposed RU5 Village zone. 
The proposal relies on these building envelopes to mitigate visual impact by limiting dwelling density along with 
locating larger lots on the visually prominent areas. For example, it is proposed to have 1500 sqm lots along the 
foreshore.  

While the Precincts 2 and 3 (these being proposed conservation zoned lots) contain larger allotments which are 
fitting with the landscape and offer spaciousness; the allotments closest to the lake, proposed to rezone to RU5 
Village zone, are substantially more intensive.  

The existing village is located around Taylors Bay and is topographically enclosed and hidden from the view of the 
main body of Lake Jindabyne. The subject site of the proposed development is located on a prominent headland. 
The topography of the site rises from the lake towards and continues into the proposed Village zone. This generally 
rising topography aside from the few depressions in the site means the project area is almost entirely visible. When 
developed this will likely present an intensive built form, visible from the surrounding areas particularly the existing 
Kalkite village and from the lake. Existing vegetation is limited on the proposed RU5 Village zone that adjoins the 
lake and the topography of the site leaves it largely exposed to views from the Lake. Further mitigation measures 
would be required to integrate the proposed development with the surrounding landscape and prevent adverse 
impact on the visual amenity of Lake Jindabyne and the existing village. 

A draft Development Control Plan was exhibited along with the proposal which captured the design components 
that could be used to mitigate visual impact and keep the character consistent with the existing village. Controls 
such as setbacks, buildings material and colour, and landscaping. 

A visual impact assessment has not been required for this planning proposal however, if this planning proposal 
were to proceed it would be required at Development Application stage as the subject site falls entirely within the 
Snowy River Local Environmental Plan Scenic Protection Area Map, see below.  
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This map triggers clause 7.6 Development within the Lake Eucumbene and Lake Jindabyne scenic protection areas, 
requiring the development to consider the visual impact when viewed from Lake Jindabyne at full supply or from a 
public place at the time of development application. 

Biodiversity The proponent is undergoing a Biodiversity Certification process as requested by BCD. The Biodiversity Certification 
will be registered on Title and ensure protection of the ecological values on site. While this process is separate to the 
planning proposal rezoning process, Council staff met with BCD and the proponent 26/10/2023 to discuss the 
process so far. The proponent is at the stage of a working draft for the Biodiversity Certification Assessment Report 
(BCAR), it was acknowledged in the meeting that the draft BCAR meets all the requirements of a BCAR. It provides 
biodiversity offsets onsite and the hierarchy of ‘avoid, minimise, offset’ has been demonstrated. 

It is acknowledged that by undergoing the Biodiversity Certification process, the planning proposal adequately 
addresses biodiversity values both for flora and fauna. 

Economic Impact 

The planning proposal has identified land along the foreshore to be rezoned E1 Local Centre to accommodate local 
shops for the Kalkite community. According to Spendmapp, as seen in figure below,, in the last 12 months residents 
of Kalkite have spent $1.57m on dining and entertainment either online or elsewhere within the Snowy Monaro LGA. 
The percentage of this that was entertainment and what was dining cannot be separated, but there seems to be 
potential there for a local café business to capture some of this escape spending from Kalkite. 
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Social Impact Issues such as illegal campers, stray dogs, noise nuisance and vacant houses are noted concerns however, they have 
not been considered as part of this planning proposal.    
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Services such as age care, post and the school bus were not a consideration of this planning proposal. The planning 
proposal was internally referred to rubbish and it was noted that this development may impact the scheduling of 
bin collection. It was also noted that the subdivision of the RU5 Village zone would need to consider the turn-
around capacity of garbage trucks, particularly in the number and size of cul-de-sacs. 

Strategic Merit 

In accordance with condition 6(b) of the Gateway Determination requires that the planning proposal is consistent 
with applicable directions of the Minister under section 9.1 of the EP&A Act of the Secretary has agreed that any 
inconsistencies are justified. This planning proposal has been reassessed against the s9.1 Ministerial Directions and it 
was found that the proposal had relied on the site's inclusion within the SAP precinct to justify the rezoning from 
rural land, RU1 Primary Production for Gateway Determination. It referred to correspondence received 03/08/2021 
from the Department of Planning and Environment that determined development of this site more suited to a 
planning proposal process than inclusion within the SAP Master Plan. The Master Plan was finalised since this letter 
and the strategic role of surrounding villages in meeting future growth in and around the SAP was identified. The 
Master Plan states that "20% of residential dwellings needed to meet demand are expected to be met by rural 
residential or residential development located outside the Precinct." As this planning proposal is no longer 
incorporated within the SAP area, this s9.1 direction must be redressed. 

Former justification also draws from the Snowy Monaro Local Strategic Planning Statement where it describes 
Jindabyne's rural landscape; "Given the primary economic driver within this area is tourism and the shifting nature 
of agriculture, such as diminishing farm sizes and the motivation of owning rural land, it is considered that agri-
tourism and agricultural diversification is to be encouraged." The proponent inferred that this warranted 
diversification from agricultural activities. The LSPS does not make this claim, instead it is encouraging 
diversification of agricultural activities and value add land uses such as agri-tourism. 

The proponent also claims that the proposed zones C2, and C4 which covers approximately 20ha of the subject site, 
permit a range of agricultural type activities. They state that the 20ha of C4 would be sufficient to undertake some 
form of agriculture if desired. Given the C2 zone will be subject to a biodiversity certification and the intent for the 
C4 zone is to subdivide into 6 lots, with the largest approximately 8ha, this statement is redundant.  

Other Matters Access to southern lots. While the landowner south of the subject site has access directly from Kalkite Road, due to 
topographic constraints, this access point does not provide access to the foreshore. This landholder is currently 
working towards a Development Application for Eco-tourist facilities along the foreshore section of the lot. They 
require continued access via their current access point from Hilldowns Road. 
It is essential that continued access is maintained throughout the construction and finished stages of the subject 
site. 
A meeting was held between Council staff and Crown Roads 29/05/2023 and it was discussed that Crown Roads will 
not close the crown road Hilldowns Road unless an agreement between the landholders has been reached. 
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If the planning proposal were to proceed, vehicular access to the southern lots must be identified within the 
indicative layout plan within the DCP controls. 
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7 Conclusion 

This consultation on the Planning Proposal for 56 Hilldowns Road, Kalkite reached a large 

number of residents within the Kalkite village. 

Over the course of 64 days, at least 1,168 people were made aware of the consultation 

opportunity (figure of those who visited the Your Say page) through the various channels 

notification was provided. This notification was provided through a letter send out, a 

media release and through a newspaper advert. 

Of the 1,168 that were made aware of the consultation, approximately 345 sought out 

information in some way, and 50+ people attended the face to face sessions, not 

including the community led session 14 September attended by Councillors and Council 

staff. 

A total of 182 community submissions were received through the Your Say survey and 

email across 136 different submitters. The main themes raised through submissions were 

transport (road), infrastructure, rural character and landscape, biodiversity, economic 

impact, social impact, and strategic merit. 

Of those submissions, a majority were not supportive of the proposed development, with 

a minority of submitters supportive or neutral.   
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8 Appendices 

8.1 DPE Letter Authorising Public Exhibition 
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8.2 Councillor Briefing Note 
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8.3 Notification Letter 
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8.4 Notification Poster 
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8.5 All Government Agency and Public Authority Responses 

 

 

UNDER SEPARATE COVER 
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8.6 Government Agency and Public Authority Response Summary 

State 
Agency / 
Public 
Authority 

Key Issues Staff Response 

BCD  Critically Endangered Ecological 
Community (CEEC) of Monaro 
Tableland Cool Temperate Grassy 
Woodland on site 

 Proponent should seek Biodiversity 
Certification of the development 
area 

 Impacts to road side vegetation 
should be included within the 
Biodiversity Certification 

 The site is flood prone and the 
proponent should prepare a Flood 
Impact and Risk Assessment (FIRA) 

Council received a draft BCAR 11/10/2023 that will inform the Biodiversity Certification 
as requested by BCD. The Biodiversity Certification will be registered on Title and 
ensure protection of the ecological values on site. Council staff met with BCD and the 
proponent 26/10/2023 and it was acknowledged that the draft BCAR meets all the 
requirements of a BCAR. It provides biodiversity offsets onsite and the hierarchy of 
‘avoid, minimise, offset’ has been demonstrated. 

While this draft touched on roadside vegetation, it was not looked at in detail. It is the 
understanding of the proponent that any roadworks that would be required along 
Kalkite Road such as road widening, would be done as a Part 5 assessment. 

The planning proposal has adequately addressed biodiversity values. 

Met with BCD and proponent 05/09/2023 to address BCD's concerns regarding flood 
of the subject site. Their main issue as addressing public safety in line with the 
Floodplain Risk Management Manual. It was determined at this meeting that at this 
planning proposal stage of the development, the proponent would elaborate on 
public safety in the proposal document. Council received the additional information 
on flooding 10/10/2023. 

This additional information address the potential flooding along the drainage channel 
at the north of the site that drains into Taylor's Bay/Creek. It concludes that the 
proposed development would not be adversely impacted by flooding along this 
drainage channel. It also concludes that an onsite detention basin would control the 
additional flows generated by the development, maintaining or improving the current 
level of performance of downstream assets. The residential properties on Magnolia 
Avenue would therefore not be adversely impacted by the development in relation to 
flooding. 

This detention basin would be subject to DA conditions. 
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RFS  No objections subject to the 
development being generally in 
accordance with the concept plans, 
recommendations for future bush 
fire protection measures and 
conclusions of Strategic Bushfire 
Assessment 

No objections were raised by RFS. RFS acknowledges the one ingress/egress point 
into the existing Kalkite village and the planning proposal from Kalkite Road. RFS find 
the recommendations from the Strategic Bushfire Assessment satisfactorily address 
and mitigate the risk. 

There is risk in Council accepting the assets recommended within the Strategic 
Bushfire Assessment, these being the new RFS shed and the   

TfNSW  Impact of development on local 
road intersections with Kosciuszko 
Road 

 A suitable upgrade at the 
intersection for Eucumbene Road 
and Kosciuszko Road in line with 
updated Traffic Impact Assessment 
12 October 2023 

 Vehicles travelling to and from the 
east will utilise Hilltop Road; 
measures to restrict and enforce 
construction vehicles along 
Eucumbene Road must be 
provided 

 Appropriate mechanism to fund 
and deliver the upgrades requires 
the developer to enter a WAD for 
works along Kosciuszko Road 

 Intersection works must be 
completed prior to release of 65% 
of allotments 

The key interest of TfNSW is the impact of this development on Kosciuszko Road and 
its intersections with Eucumbene Road and Hilltop Road. The Traffic Impact 
Assessment has undergone may renditions in consultation between the proponent 
and TfNSW. While TfNSW no longer raise objection to this planning proposal, there are 
still concerns regarding contributions of the developer to funding the necessary road 
works. This concern is reflected within Council and appropriate measures must be 
taken to ensure an appropriate apportionment rate is implemented. Additionally, 
while the proponent has indicated that there will be multiple stages, they have not 
confirmed whether they would do it as one whole staged development application or 
multiple development applications for the different stages. This has implications for 
the threshold that would require the developer to upgrade the road.  

Should this planning proposal proceed, it is imperative that Council adopts a 
contribution plan for the Kalkite locality that reflects the required upgrades to the 
road and other enabling infrastructure. TfNSW identified that the required roadworks 
should be constructed prior to the release of 65% of the allotments (two thirds - 147 
lots). 

Heritage 
NSW 

 A comprehensive Aboriginal 
Cultural Heritage Assessment was 
requested to inform this planning 
proposal for its consultation 
requirements 

A final Aboriginal Cultural Heritage Assessment (ACHA) was received 12/10/2023.  

Heritage NSW reviewed this and provided comments on the consultation conducted 
with the Aboriginal community. The ACHA reported that notification was given 
through a public notice on the ‘Buy, Search, Sell’ platform, which is not a local paper, 
and through letters to Registered Aboriginal Parties. The biggest concern Council 
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 The newspaper used for circulation 
of information was not a local 
newspaper of the general location 
of the planning proposal 

 No State or Local heritage items are 
impacted by this planning proposal 

 The proponent should undertake 
an investigation to assess likelihood 
of ‘relics’ and any subsequent 
management 

notes with the platform used to circulate information to the Aboriginal community 
was that it is not a local paper of the general area of the planning proposal, meaning 
some stakeholders may have been missed and were uninformed by this method of 
consultation. Council was made aware throughout the consultation period that one 
particular aboriginal stakeholder was not contacted and this was relayed to the 
proponent who then contacted that individual.  

The lack of documentation provided to demonstrate Aboriginal community 
consultation was another concern of Heritage NSW. While no minutes or other 
primary sources have been provided, the ACHA does provide a record of consultation 
undertaken within the appendices that lists all Aboriginal persons contacted. 

Snowy 
Hydro 

Unresolved objection 

 Stormwater drainage 
arrangements and treatment 
designed to prevent impact on 
Snowy Hydro land or water storage 
assets; water quality during and 
post construction 

 Details to proposed sewerage 
treatment facilities and impact on 
reservoir 

 Do not permit any permanent or 
temporary structure within active 
storage area of Jindabyne reservoir; 
wharf/jetty 

 Location for proposed shared trail 
and options to maintain public 
access to foreshore 

 Potential flooding scenarios, 
exacerbated by climate change, 
would make a significant increase 
in population undesirable 

The sewerage treatment facility is at capacity with the addition of the 42 lots at Three 
Rivers Estate. To enable this development, an upgrade to the facility would be 
required.  

The Council project for the shared trail from East Jindabyne to Kalkite has been halted 
so the planning proposal cannot rely on this. It is a potential that a path from the site 
to the existing village is incorporated within the Development Control Plan (DCP) 
controls and a contributions plan, however, this has not been addressed within the 
planning proposal. The planning proposal remains reliant on the Jindabyne Shared 
Trail project. 

There is a perimeter road proposed that surrounds the RU5 zone that is a requirement 
of RFS as a recommendation from the Strategic Bushfire Study. This would provide 
public access to the foreshore. The issue is vehicular access to the lots south of the 
subject site that are currently serviced by the Crown Road, Hilldowns Road. This may 
be addressed by the indicative layout plans within the DCP. The current indicative 
masterplan does not allow for access, this should be redressed. 

It is a condition of the Gateway Determination that there are no outstanding written 
objections from public authorities. The unresolved objection regarding potential 
flooding scenarios would recommend refusal of this planning proposal however, the 
information contained in the second letter sent by SH to Council objecting to the 
planning proposal provides no evidentiary basis Council could rely on to support the 
conclusion that the planning proposal should not proceed and therefore the letter 
should be given little weight as an objection to the planning proposal under the 
Environmental Planning and Assessment Act 1979. 
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Bega 
LALC 

 Incorporate Lot 188 DP 756727 
within planning proposal to rezone 
to RU5 Village for positive benefits 
for Aboriginal community 

The rezoning of Lot 188 DP 756727 has not been addressed in this Planning Proposal. 
The options available for Bega LALC is to submit a separate Planning Proposal or 
place a submission for the comprehensive LEP when it goes on public exhibition. 
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8.7 Submissions Received Throughout Public Exhibition 

 

 

UNDER SEPARATE COVER 
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11 Farrer Place Queanbeyan NSW 2620 | PO Box 733 Queanbeyan NSW 2620 | dpie.nsw.gov.au 

 

Your ref: PP-2022-2114 
Our ref: DOC23/114568-1 

Ms Elhannah Houghton 
Strategic Land Use Planner 
Snowy Monaro Regional Council 
PO Box 714 
COOMA  NSW  2630 

By email: elhannah.houghton@snowymonaro.nsw.gov.au 

Dear Ms Houghton 

Re: Gateway consultation Planning Proposal PP-2022-2114 for Lot 190 DP 756727 and Lot 5 
DP 529579 – 56 Hilldowns Road, Kalkite 
 
I refer to the above Planning Proposal (PP) and supporting information: 

 

As you are aware, a significant area of the proposal area supports the critically endangered 

ecological community (CEEC), known as Monaro Tableland Cool Temperate Grassy Woodland in 

the South Eastern Highlands Bioregion. Given its critically endangered status, the community is 

what is known as a Serious and Irreversible Impact (SAII) candidate entity. This means that at the 

subdivision stage, the consent authority must refuse the development application if it is of the 

opinion that the proposed development is likely to have serious and irreversible impacts on 

biodiversity values (part 7.16 (2) of the Biodiversity Conservation Act 2016).  

 

It is for this reason that the Biodiversity and Conservation Division (BCD) recommended that the 

applicant design the planning proposal to give adequate protection to a sufficient area of the CEEC 

and then seek Biodiversity Certification of the development area. Once certified, the consent 

authority does not need to have regard to Part 7.16. This gives certainly to the developer and 

future landholders. The proponent has agreed with the recommended approach and is now 

pursuing Biodiversity Certification.  

 

We provided comments at the scoping stage to guide how the planning proposal should be 

designed to meet the requirements for Biodiversity Certification (see correspondence reference 

number DOC22/669086). However, unfortunately the PP is not consistent with this guidance and 

presents a design that provides inadequate protection to the CEEC. We therefore object to the 

current design of the planning proposal based on the potential impact of the development on the 

serious and irreversible impact (SAII) entity.   

 

BCD understands the proponent is now undertaking the assessment to proceed with Biodiversity 

certification. BCD recommends that the proponent waits for the outcomes of the Biodiversity 

Certification assessment and uses them to inform the zoning of the land. The design and the 

zoning will need to provide an adequate level of protection to ensure that the development will not 

lead to a serious and irreversible impact, and to ensure that it is eligible for Certification. 
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ATTACHMENT 1 

 

Biodiversity Assessment 

The Biodiversity Assessment Report (BAR) provided (Cumberland Ecology April 2022) is the same 

Biodiversity Development Assessment Report (BDAR) provided at scoping stage.  

 

As previously advised, this report failed to correctly identify the presence, quality/integrity, and 

dominance of the critically endangered ecological community (CEEC), Monaro Tableland Cool 

Temperate Grassy Woodland in the subject area. It is essential that the Biodiversity Certification 

Assessment includes an accurate map of the vegetation communities including their condition. 

Particular attention needs to be given to accurately assessing the secondary grassland on the 

subject site as it may still meet the definition of the community despite not having an overstory. 

. 

Zoning Changes  

BCD note the only change to the PP since we last commented is to the areas which were originally 

proposal to be zoned Conservation 3 (Environmental Management) have now been proposed to be 

zoned Conservation 4 (Environmental Living).  

 

BCD does not support this zoning due to the reduction in minimum lot size. A reduction in minimum 

lot size increases the likelihood of impacts on the biodiversity values of the site, due to increased 

fragmentation and impacts from the associated increase in infrastructure and dwellings.  

 

BCD recommended removing the permitted use of extensive agriculture in the C3 zoning to ensure 

the zoning reflects the biodiversity values of the area.   

 

Ministerial Directions 

We consider the PP in its current form may not meet the requirements of, or be able to justify 

inconsistencies with, the Ministerial Planning Directions listed below: 

• 3.1 Implementation of the Regional Plans requires that planning proposals give effect to the 

vision, land use strategy, goals, directions and actions contained in Regional Plans 

• 3.1 Conservation zones, requires that a planning proposal must include provisions that 

facilitate the protection and conservation of environmentally sensitive areas  

 

South East and Tablelands Regional Plan  

The current design has the potential to result in a substantial reduction in environmental protection 

and we also consider that it may be inconsistent with the South East and Tablelands Regional Plan 

aims of (14) Protecting important environmental assets and (15) Enhancing biodiversity 

connections. 
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Snowy Monaro Regional Council
PO Box 714
COOMA NSW 2630 Your reference: REF-1952 (PP-2022-2114)

Our reference: SPI20230127000012 
                        

ATTENTION: Elhannah Houghton Date: Tuesday 14 March 2023

Dear Sir/Madam,

Strategic Planning Instrument 
Rezoning – Planning Proposal
Related: PRE-DA20211205000294 (MD)
The Planning Proposal proposes the rezoning of land from RU1 Primary Production to RU5 Village and C4 
Environmental Living and a reduction in minimum lot size adjacent to the village of Kalkite. Areas of the site are 
proposed to rezoned B1 Neighbourhood Centre, RE1 Public Recreation and SP2 Infrastructure to accommodate 
minor commercial uses, public recreation and community uses.

I refer to your correspondence dated 25/01/2023 inviting the NSW Rural Fire Service (NSW RFS) to comment on
the above Strategic Planning document.

The NSW RFS has considered the information submitted and provides the following comments.

The New South Wales Rural Fire Service (NSW RFS) has reviewed the proposal with regard to Section 4.3 of the 
directions issued in accordance with Section 9.1 of the Environmental Planning and Assessment Act 1979.
 
The objectives of the direction are:
 
(a) to protect life, property and the environment from bush fire hazards, by discouraging the establishment 
of incompatible land uses in bush fire prone areas, and 
(b) to encourage sound management of bush fire prone areas.
 
The direction provides that a planning proposal must:
 
(a) have regard to Planning for Bushfire Protection,
(b) introduce controls that avoid placing inappropriate developments in hazardous areas, and
(c) ensure that bushfire hazard reduction is not prohibited within the APZ.
 
Based upon an assessment of the information provided, NSW RFS raises no objections to the proposal subject to 
a requirement that the future development/subdivision of the land is generally in accordance with the concept 
plans, recommendations for future bush fire protection measures and conclusions contained within the 
document titled “STRATEGIC BUSHFIRE STUDY FOR THE REZONING OF LOT 190 in DP 756727 & LOT 5 in DP 

1

Postal address 

NSW Rural Fire Service
Locked Bag 17 
GRANVILLE  NSW  2142

Street address 

NSW Rural Fire Service
4 Murray Rose Ave
SYDNEY OLYMPIC PARK  NSW  2127

T (02) 8741 5555
F (02) 8741 5550
www.rfs.nsw.gov.au
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Transport for NSW 

 

Attachment 1 

 

DA330.2022.1005.1 – Rezone Land from RU1 Primary Production to RU5 Village and C4 
Environmental Living – LOT:5 DP: 529579 & LOT: 190 DP: 756727 – 56 Hilldowns Road, 
KALKITE 
 

Context 

TfNSW notes for this DA: 
 
• The key state road is KOSCUISZKO ROAD 

• Access from the development to Kosciuszko Road is via Eucumbene Road or Hilltop 
Road, both local roads managed by Council. These intersections with Kosciuszko Road 
are located in a 100km/h zone; 

• The intersection with Kosciuszko Road has not been considered in the Traffic Impact 
Assessment (TIA) analysis or modelling. 

• TfNSW has provided advice to the proponent via letter dated 13 July 2022, and meeting 
on 13 January 2023. TfNSW requested an updated TIA prior to a formal referral being 
received. 

• TfNSW has provided Cardno Stantec with traffic data and an indication of an appropriate 
growth rate for use in an updated TIA on 20 January 2023. 

 

Implications on the road network 

TfNSW provided preliminary feedback on 13 July 2022. This letter outlines the following 
matters to be addressed in an updated TIA: 
 
Kosciuszko Road intersections 

 
Analysis of the impact of the additional traffic associated with the PP on the local road 
intersections with Kosciuszko Road (i.e. Eucumbene Road, Hilltop Road) is required as part 
of the TIA. TfNSW notes that the Guide to Traffic Generating Developments TDT 2013/04a 
indicates that low density residential dwellings each generate 7.4 daily vehicle trips in 
regional areas. 

 
TfNSW acknowledges that the Eucumbene Road/Kosciuszko Road intersection is currently 
in good condition and has formalised turn treatments in place. However, TfNSW has 
concerns about the capacity of the existing Hilltop Road/Kosciuszko Road intersection to 
safely accommodate additional traffic without further upgrades. The following is required 
to be completed for each intersection, at a minimum, as part of the TIA: 
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• A current survey to demonstrate that the existing turn treatments are compliant 
with the relevant Austroads Guide to Road Design and other TfNSW standards; 

• A turn warrant assessment (per Section 3.3.6 of the Austroads Guide to Traffic 
Management Part 6) to be undertaken for the appropriate design speed to 
determine whether an upgraded turn treatment is required. The assessment must 
be completed for both the weekday and weekend winter peak periods; 

• A diagram which demonstrates that sight distance is available at the intersection, 
based on a design speed as per the Austroads Guide to Road Design (that is, the 
posted speed limit plus 10km/h); 

• A swept path analysis (in accordance with Austroads turning templates) to 
demonstrate that the largest vehicle likely to use the intersection can exit onto 
Kosciuszko Road without crossing the centreline; 

• A strategic design of any identified upgrades which are required on Kosciuszko Road; 
• SIDRA intersection modelling for the current and future (10 year) scenarios with and 

without the proposed development. 
 
 
 

The Preliminary Construction Traffic Management Plan states that all light and heavy 
vehicles will access the site via Eucumbene Road. However, TfNSW believes that vehicles 
travelling to and from the east will utilise the more direct route i.e. via Hilltop Road. 
Proposed measures to restrict and enforce construction vehicles to the use of Eucumbene 
Road must be provided. 
•  
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Transport for NSW 

 

Attachment 1 

 

PP-2022-2114 – Land Rezoning – LOT:5 DP: 529579 & LOT: 190 DP: 756727 – 56 Hilldowns 
Road KALKITE 
 

Context 

TfNSW notes for this proposal: 
• The key state road is Kosciuszko Road and its intersections with Eucumbene Road and 

Hilltop Road. 
• The development proposes the rezoning of 74 ha of land from RU1 Primary Production 

for residential (RU5 Village, C4 Environmental Living), commercial (B1 Neighbourhood 
Centre), recreation (RE1 Public Recreation) and infrastructure (SP2 Infrastructure) uses. 
This will enable approximately 228 residential lots.  

• TfNSW has been engaged in pre-application discussions with Council and the proponent 
since June 2022. 

• Gateway Determination was issued for the Planning Proposal on 9 December 2022. 
 

 

Reasons 

TfNSW’s reasons for not supporting the proposed development are detailed below:    

• TfNSW believes that the traffic associated with development will have a significant 
impact upon the intersection of Eucumbene Road and Kosciuszko Road, and that it is not 
appropriate for it to proceed without a plan to deliver a suitable intersection upgrade in 
an appropriate timeframe. 

• The provided SIDRA modelling predicted the performance of the intersection during the 
winter peak with and without the development. It predicts: 

- Without the rezoning, the proponent’s modelling indicates that vehicles exiting 
Eucumbene Road onto Kosciuszko Road in the AM peak in 2033 would experience 
a delay of 37.6 seconds with a queue length of less than 10 metres on Eucumbene 
Road.  

- With the rezoning (and associated development), the proponent’s modelling 
indicates that the intersection will perform at an unacceptable level. Most 
notably, the right turn from Eucumbene Road onto Kosciuszko Road in the AM 
peak in 2033 would experience a delay of over 30 minutes with a queue length of 
almost 1.2 km on Eucumbene Road. This is unacceptable and is likely to lead to 
drivers making poor decisions with severe road safety consequences.  

• Given the above, the proponent’s analysis indicates that the traffic generation associated 
with the rezoning will have a significant impact upon the intersection of Eucumbene Road 
and Kosciuszko Road, and that it is not appropriate to rezone the land without a 
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supporting and legally binding plan to deliver a suitable intersection upgrade in an 
appropriate timeframe. 

 
To reconsider the proposed rezoning, TfNSW would require:  

- A suitable upgrade at the intersection of Eucumbene Road and Kosciuszko Road to be 
identified. This upgrade needs to be supported by a traffic analysis (including SIDRA) for 
winter peak conditions.   

- A supporting strategic design for the identified upgrade. For guidance on the 
requirements for a strategic design, refer to this link. 

- An appropriate mechanism to fund and deliver the upgrades needs to be identified (i.e. 
voluntary planning agreement, satisfactory arrangements clause or other appropriate 
planning mechanism). 

 
Additional comments 

If there are concerns over the traffic counts used for the current winter peak analysis, TfNSW 
would welcome the collection of more traffic data for the intersection which included 
observations of queue lengths and the delay for the right turn out of Eucumbene Road. Noting 
the variation that occurs across the winter peak, this would need to be collected over an 
extended period to inform any revised traffic analysis. This would also enable a better 
understanding of existing and likely future distributions at the intersection. 
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Transport for NSW 

 

Attachment 1 

 

PP-2022-2114 – Land Rezoning – LOT:5 DP: 529579 & LOT: 190 DP: 756727 – 56 Hilldowns 
Road KALKITE 
 

Context 

TfNSW notes for this proposal: 
• The Gateway Determination was issued for the Planning Proposal on 9 December 2022. 
• The key classified state road is Kosciuszko Road, an approved B-Double route, and its 

intersections with Eucumbene Road and Hilltop Road. Eucumbene Road and Hilltop 
Road, both local roads managed by Council, intersect with Kosciuszko Road in a 100 km/h 
speed zone. 

• Kalkite can be accessed from Kosciuszko Road via Eucumbene Road or Hilltop Road. The 
primary access is via Eucumbene Road, as Hilltop Road is unsealed past its intersection 
with Kosciuszko Road. 

• The intersection of Kosciuszko Road and Eucumbene Road is a T-intersection with an 
auxiliary left (AUL) and channelised right (CHR) turn treatments. The intersection of 
Kosciuszko Road and Hilltop Road does not have any existing formal turn treatments.  

• The development proposes the rezoning of 74 ha of land from RU1 Primary Production 
for residential (RU5 Village, C4 Environmental Living), commercial (B1 Neighbourhood 
Centre), recreation (RE1 Public Recreation) and infrastructure (SP2 Infrastructure) uses. 
This will enable 206 residential lots across three Sections (A-C).  

• Based on the information provided, a maximum of 25 dual occupancy lots will be included 
in the development, resulting in a total of 231 residential dwellings. TfNSW understands 
that a restriction on dual occupancy lots is intended to be applied through the relevant 
Local Environment Plan (LEP). 

• The provided traffic analysis demonstrates that the additional traffic associated with the 
development will result in the failure of the intersection of Kosciuszko Road with 
Eucumbene Road in the future. Works to improve the performance of this intersection 
will be required as part of the development. TfNSW has had discussions with the 
proponent regarding appropriate staging for the future upgrade works. 

• The proponent has submitted documentation advising that works are proposed to be 
undertaken to upgrade the intersection of Kosciuszko Road and Eucumbene Road to 
provide a channelised left (CHL) turn from Kosciuszko Road and a left turn lane from 
Eucumbene Road prior to the release of 150 allotments (i.e. 65% of the total 
development). 

• Depending on the timing of the required upgrades, there may be an opportunity for 
TfNSW to deliver the works (with a contribution from the development) as part of planned 
pavement rehabilitation of Kosciuszko Road in the vicinity of the intersection. The 
proponent should liaise with TfNSW to discuss this option further when the timing of the 
upgrades is known. 
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Comments 

TfNSW does not object to the Planning Proposal on the basis of the following:     

• Section 6.4.5 of the updated Traffic Impact Assessment (TIA) dated 12 October 2023 and 
prepared by Stantec outlines proposed upgrades to the intersection of Kosciuszko Road 
and Eucumbene Road, which include: 
- Reconstruction of the intersection to provide a channelised left (CHL) turn lane 

including the installation of a raised median. Appropriate street lighting of the 
intersection may be required. 

- Construction of a short turn lane on Eucumbene Road for vehicles turning left onto 
Kosciuszko Road. 

• Prior to finalising the rezoning, a strategic design for the proposed upgrades of the 
intersection of Kosciuszko Road and Eucumbene Road must be provided for TfNSW 
review and approval. This design must be consistent with the TfNSW Strategic design 

requirements for DAs - February 2022 (nsw.gov.au). 
• Any works within the road reserve of Kosciuszko Road shall be designed and constructed 

to the satisfaction of TfNSW. These works will require concurrence from TfNSW under 
Section 138 of the Roads Act, 1993 and shall be subject to a separate application.  

• The intersection works outlined above shall be constructed prior to the release of 65% 
of the allotments (i.e. 150 lots) at full cost to the development. 

•  To undertake the works to the intersection of Kosciuszko Road and Eucumbene Road, 
the developer must enter into a Works Authorisation Deed (WAD) with Transport for NSW 
(TfNSW), or other suitable arrangement as agreed to by TfNSW. 

Notes:  

- A WAD is a legally binding contract between TfNSW and the developer, authorising the 
developer to undertake works on a State road.  

- To progress the WAD, the developer should review the TfNSW factsheet (Works 
Authorisation Deed (WAD) - Roads - Private development and other third party work - Partners & 
suppliers - Business & Industry - Roads and Waterways – Transport for NSW) then email a copy 
of the conditions of development consent to development.south@transport.nsw.gov.au. 

- All roadworks and traffic control facilities must be undertaken by a pre-qualified 
contractor. A copy of pre-qualified contractors can be found on the TfNSW website at: 
www.rms.nsw.gov.au/business-industry/partners-suppliers/tenders-
contracts/prequalified-contractors.html 
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 Our ref: DOC23/55171 
 
Elhannah Houghton 
Strategic Land Use Planner 
Snowy Monaro Regional Council 
Elhannah.Houghton@snowymonaro.nsw.gov.au 
 
Planning Proposal 56 Hilldowns Road, Kalkite 
 
Dear Ms Houghton 
 
Thank you for the opportunity to comment on the planning proposal (PP-2022-2114 Ref 1953) for 
56 Hilldowns Road, Kalkite which seeks to rezone Lot 190 DP 756727 and Lot 5 DP 529579  under 
the Snowy River Local Environmental Plan (LEP) 2013. 
 
We have reviewed the planning proposal and make the following comments: 
 
Aboriginal cultural heritage considerations under Part 6 of the National Parks and Wildlife Act 1974 
 
We advise Council that an assessment under the 2010 Due Diligence Code of Practice for the 
Protection of Aboriginal Objects in NSW is not considered an archaeological assessment or 
substitute for a comprehensive Aboriginal cultural heritage assessment report. The due diligence 
process does not adequately assess the impacts of this planning proposal on Aboriginal cultural 
heritage as required by Local Planning Direction 3.2. This is because without Aboriginal community 
consultation the extent of the impacts on Aboriginal objects and heritage values through the 
planning proposal and future development is not known. 
 
An Aboriginal cultural heritage assessment and consultation with the Aboriginal community, 
needs to occur early in the planning process to identify Aboriginal cultural heritage values that 
may occur within the proposal area and establish how this may constrain future development. 
 
Heritage NSW recommends that a comprehensive Aboriginal cultural heritage assessment is 
needed and should inform this planning proposal. Early assessment provides the best opportunity 
to identify and protect Aboriginal cultural heritage values. It also provides certainty to all parties 
about any future Aboriginal cultural heritage management requirements.  
 
The requirement for a full assessment to be prepared at the planning proposal stage is consistent 
with Planning Priority 1 of the Snowy Monaro Local Strategic Planning Statement 2020 (Snowy 
Monaro Regional Council). It is important that any management, mitigation and conservation 
mechanisms are developed at the planning proposal stage to help mitigate the cumulative impact 
of development in this region on Aboriginal cultural heritage. 
 
Further information about preparing an Aboriginal cultural heritage assessment is available on our 
website:  
environment.nsw.gov.au/topics/heritage/apply-for-heritage-approvals-and-permits/aboriginal-
objects-and-places. 
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 Our ref: DOC23/910273 
 
Elhannah Houghton 
Strategic Land Use Planner 
Snowy Monaro Regional Council 
Email: elhannah.houghton@snowymonaro.nsw.gov.au 
 
 
56 Hilldowns Road, Kalkite (PP- 2022-2114) 
 
Dear Ms Houghton 
 
Thank you for the opportunity to comment on the planning proposal for 56 Hilldowns Road, Kalkite 
under the Snowy River Local Environmental Plan 2013. 
 
We have reviewed the planning proposal and make the following comments: 
 
Aboriginal cultural heritage considerations under the National Parks and Wildlife Act 1974 

The following reports were considered in our assessment: 
• 56 Hilldowns Road, Kalkite NSW, Aboriginal Cultural Heritage Assessment (Ecological 10 

October 2023). 
• 56 Hilldowns Road, Kalkite NSW, Archaeological Technical Report (Ecological 11 October 

2023). 

Heritage NSW supports the conservation and protection of Aboriginal cultural heritage values. We 
note that an Aboriginal cultural heritage assessment report (ACHAR) has been completed to inform 
this planning proposal.  
 
The outcomes of the ACHAR need to inform the planning proposal. If significant Aboriginal cultural 
heritage values have been identified in the planning proposal area, then options to avoid impact to 
these values need to be explored. If impact cannot be avoided or if the values have been assessed as 
moderate, appropriate mitigation measures should be negotiated with the registered Aboriginal 
parties. 
 
We provide the following comments on the ACHAR: 

• No documents to demonstrate Aboriginal community consultation have been provided in the 
report. 

• The use of Buy Search Sell Online Classifieds is not a local newspaper circulating in the general 
location of the planning proposal as required in the Aboriginal cultural heritage consultation 
requirements for proponents (DECCW 2010). 

 
Any future Aboriginal Heritage Impact Permit (AHIP) applications need to be prepared in accordance 
with Heritage NSW guidelines that are available on our website: 
https://www.environment.nsw.gov.au/topics/heritage/apply-for-heritage-approvals-and-
permits/aboriginal-objects-and-places. 
 
Please note the above comments relate only to Aboriginal cultural heritage regulation matters. You 
may wish to seek separate advice from Heritage NSW in relation to matters under the Heritage Act 
1997. 
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# Date Comment Key Issues Support 

1.  12/07/2023 Kalkite is a village and you are planning on at least doubling the population. Yes it can do with some development but 220 

properties is a joke. Everyone who has moved here to get away from the busy centres and expansions happening in other 

places such as tyrolean, East jindy and berridale. I don't believe the roads can sustain this sort of population. It is already 

dangerous driving up and down kalkite hill so be prepared for many accidents on this road as I don't see how council will be 

able upgrade this road (if all the other roads in the area are an indication) to prevent this. This will destroy our beautiful 

community just so you can line your pockets. Perhaps for once you can look at the picture and see what us best for the local 

community instead of just seeing the dollar signs. 

Road safety, increase 

population 

Do not 

support 

2.  12/07/2023 I am all for it. I think it’s a great step forward for Kalkite. The commercial space will be great with the right tenants. I think 

the road def needs fixing or maintained more regularly. 

Commercial space, road 

maintenance 

Support 

3.  14/07/2023 My concern is for the number of proposed lots, sewerage etc which is already an issue at peak times. Will all the road issues 

be corrected not just those near the subdivision. What sort of foreshore access will there be and will it be the entire 

shoreline? 

Infrastructure pressure, 

road quality, foreshore 

access 

Neutral 

4.  14/07/2023 I object to the proposed development because the road infrastructure to Kalkite is not of a high enough standard to support 

more vehicles. Also the council are tardy at dealing with problems in Kalkite now . For example illegal campers, dogs and 

household noise issues. Therefore I cannot have any faith in the council or the community being able to cope with an 

increase of residents in the area. 

Road capacity, 

population increase 

Do not 

support 

5.  15/07/2023 I don’t think the development proposal is going to be beneficial to Kalkite or any locals. We have one road in and out and it’s 

bad enough as it is. Kalkite will lose its small intimate village like. If you want to help locals, maybe a smaller development 

would be more appropriate. Such a large development proposing and none of us locals want this. We want our roads fixed. 

Road capacity, village 

feel 

Do not 

support 

6.  15/07/2023 This development is far too large and dense for Kalkite. The unique nature and value of Kalkite Village is one to be preserved 

from hyper-development, as was stated clearly in Council's LEP designating Environmental Protection Zones to large 

acreages in the area. The developers claim they want to "support the SAP". The SAP does not include Kalkite Village and 

does not need "supporting" by adding 220 (dual-occupancy) lots to Kalkite Village. The SAP stands on its own merits the way 

it has been adopted. Future developments should focus on preserving and enhancing the unique beauty and serenity of this 

tiny area while encouraging visitors to come here to enjoy the serene open spaces on the Lake and escape the congestion of 

Jindabyne. Kalkite is a rare destination and hidden gem for the increasing holidaymakers to the area to enjoy, where wildlife 

abounds in the creeks and bushland. Any future residential development should be approached with an aim to enhancing 

the area as a valuable natural tourism destination for an increasing visitor population. Not turning it into another Jindabyne. 

The developers make a wrong assumption about the people of Kalkite being disadvantaged because of having to travel "vast 

distances" for basic necessities. Kalkite is not "disadvantaged" nor do we travel vast distances. Convenience store, post office 

and petrol are 10 minutes drive away. Jindabyne is a 20 minute easy drive away. Kalkite Road is very steep in places, winding 

and unsuitable for the thousands of cars, trucks and buses that would need to use it daily. And we can expect even more 

wildlife death and vehicle accidents from our large population of echidnas, kangaroos, wombats and wallabies. Not to 

mention our reptile population of bluetongues and snakes frequently seen crushed on the road. How does Council propose 

Population increase, 

village feel, evacuation, 

visual amenity, road 

safety, wildlife, flood, 

noise pollution, 

stormwater, tourism 

Do not 

support 
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strategic documents (Local Strategic Planning Statement 2020 - LSPS) identifies and protects the character and amenity of 

our small village.  

 

Good planning practice dictates the necessary future increase in housing in the region will be meet in the main centres 

(Jindabyne, Berridale, Cooma) where the supporting infrastructure (schools, shops, transport etc) is in place -  as opposed to 

the small outlying villages such as Kalkite. 

 

A speculative rezoning application on what is currently utilised rural land for what amounts to more than a doubling in size 

of the Kalkite village, is a serious departure from the strategic policy documents of the Council. A 220 lot subdivision in such 

a remote location is clearly going to fundamentally change the current character and amenity of the village.  

 

In order to make a meaningful submission (and I am sorry to prematurely include some thoughts as above) there are a 

number of documents I believe the community needs to have better sight of. I hope you can help. 

 

1. I wondered where the Stage 2 Planning Proposal assessment by Council staff (endorsed I assume via public Council 

Report), prior to it being sent to Gateway determination, can be found. Given the radical departure of the PP from the 2020 

Council LSPS and its proposed more than doubling in the current size of the village, I assume a detailed and considered 

analysis occurred at that time.  

 

2. To enable a proper submission can I please be provided with that Council report and the associated documentation as 

would have been forwarded to the Department as part of the Gateway determination. It would be preferable if that 

information was made publicly available on the Council website to allow the community an opportunity to properly consider 

as part of the consultation process. 

 

3. I also request all relevant dates and minutes of the meetings held between Council staff and Councillors with the 

proponent. Unfortunately it appears comments made at a previous information session, by I assume the developer, have 

raised concerns among the community on possible relationships between Councillors and the developer. Again for 

transparency, It would be preferable if that information was made publicly available to allow the community an opportunity 

to properly consider as part of the consultation process. 

 

4. Given the quite extraordinary scale of the proposal in relation to the existing village I am also after the detailed analysis 

regarding sewer and water infrastructure upgrades? Is that documentation and relevant analysis available? Water for the 

village is sourced direct from the lake near this proposal. How has that potential impact been analysed? Again, given the 

importance of this component can I please be provided with the analysis that was considered and forwarded to the 

Department as part of the Gateway process. It would be preferable if that information was made publicly available to allow 

the community an opportunity to consider as part of the consultation process. 

 

5. I am surprised the associated traffic data and analysis seems to be contingent on surveys occurring now? If that is the case 

how was the initial determination reached to send for Gateway in the first place? The single in out road is narrow and in part 

housing, precedence, 

road quality 
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succeeds the precedent established would mean that Council will have difficulty refusing any future lake foreshore 

developments, no matter the location, scale or suitability. 

24.  27/07/2023 1. I wondered where the Stage 2 Planning Proposal assessment by Council staff (endorsed I assume via public Council 

Report), prior to it being sent to Gateway determination, can be found. Given the radical departure of the PP from the 2020 

Council LSPS and its proposed more than doubling in the current size of the village, I assume a detailed and considered 

analysis occurred at that time. 2. To enable a proper submission can I please be provided with that Council report and the 

associated documentation as would have been forwarded to the Department as part of the Gateway determination. It 

would be preferable if that information was made publicly available on the Council website to allow the community an 

opportunity to properly consider as part of the consultation process. 3. I also request all relevant dates and minutes of the 

meetings held between Council staff and Councillors with the proponent. Unfortunately it appears comments made at a 

previous information session, by I assume the developer, have raised concerns among the community on possible 

relationships between Councillors and the developer. Again for transparency, It would be preferable if that information was 

made publicly available to allow the community an opportunity to properly consider as part of the consultation process. 4. 

Given the quite extraordinary scale of the proposal in relation to the existing village I am also after the detailed analysis 

regarding sewer and water infrastructure upgrades? Is that documentation and relevant analysis available? Water for the 

village is sourced direct from the lake near this proposal. How has that potential impact been analysed? Again, given the 

importance of this component can I please be provided with the analysis that was considered and forwarded to the 

Department as part of the Gateway process. It would be preferable if that information was made publicly available to allow 

the community an opportunity to consider as part of the consultation process. 5. I am surprised the associated traffic data 

and analysis seems to be contingent on surveys occurring now? If that is the case how was the initial determination reached 

to send for Gateway in the first place? The single in out road is narrow and in part steep. It is a road in rather poor condition. 

Intersection treatments and widening will likely be a significant and costly issue. That cost will occur in the first instance and 

then be a cost for Council in the future. It would be preferable if that traffic information was made publicly available to allow 

the community an opportunity to consider as part of the consultation process. 6. When was the last 200 (or greater) lot 

subdivision, in the Snowy Monaro region, approved by Council when it was contrary to the approved zone in the LEP. 7. 

When will meaningful discussion take place with the community regarding public benefit if this massive over development 

takes place? The developer suggestions are inadequate and vague. Has Council properly considered the ongoing costs of the 

proposed Community Hall? How will land be "affordable" as contended in the PP. Agreed that development will be "easy" on 

the relatively flat land but that sounds like greater margin for profit rather than genuine affordability. If affordable how does 

the relative remoteness of the village help except to generate numerous car based trips on a sub standard road? 8. 

Eucumbene Rd (close to the junction with Kosciuzko Road) is already crumbling and potholed. Construction traffic and 

subsequent additional residential traffic will only make this worse. Section 9 of Appendix does not appear to pay any 

attention to this. What will the impact on the school bus service be? Ill considered private rezonings of this type, contrary to 

the Council strategic intent and documents, will only lead to speculative actions all around the Lake. It will be a free for all 

and detrimentally impact the established centres. 

Strategic documents, 

Councillor meetings, 

infrastructure pressure, 

traffic counts, 

community hall 

maintenance, affordable 

housing, Eucumbene 

Road, school bus, 

precedence 

Do not 

support 

25.  28/07/2023 Our primary concern is the existing Kosciusko Road intersectiosn with Eucumben road and Hilltop road, the intersection of 

Kalkite/Hill Top Eucumbene roads, the formation of Hill top road and the formation of Eucumbene Road. The Cardo traffic 

report makes no mention of the current substandard road corridors of Eucumbene Road and Hill Top Road and contains 

Eucumbene 

intersection, Hilltop 

Road, road 

Neutral 
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(b)  whether the design and construction of any new buildings (including ancillary development) prevent any intrusion into 

the view from the lake and minimises any adverse impacts on the view from the lake and surrounding areas, and 

(c)  the number, type and location of existing trees and shrubs that are to be retained and the extent of landscaping to be 

carried out on the site, and whether provision has been made for the planting of appropriate native species where the 

planting would visually screen the development. 

33.  31/07/2023 As property owners we are very concerned about the impact of this development on the community of Kalkite. 1. This 

development is not in keeping with the LEP and there seems to be no case to change it other than to profit the landholder. 

2. Visual impact from the lake needs to be considered. 3. Kalkite has poor access with two dangerous intersections to 

navigate from Kosciusko Road. 4. Traffic assessment has been done on current flows not projected future flows. 5. Kalkite 

Road is unsuited for the current traffic flows. Cars are subject to ice in winter making the road dangerous and wildlife year 

round. 6. The issue of isolation in an emergency needs to be addressed. One road in and one road out is not ok for the 

current residents let alone more. 7. We question the labelling a proposed increase to supply of land lots as a measure to 

increase 'affordable housing'. There seems to be nothing in the development to make any dwellings fall into this category. 

Visual impact, road 

safety, road capacity, 

wildlife, evacuation, 

affordable housing 

Do not 

support 

34.  31/07/2023 I can’t believe this proposal has even been considered. So is the developer going to rebuild the existing infrastructure road 

that’s a narrow tar track also water sewerage that is already overloaded with existing houses this is an absurd development 

that needs to be rejected 

Infrastructure pressure, 

road capacity 

Do not 

support 

35.  31/07/2023 Bad idea on so many levels. I moved here for a small village lifestyle. This development gives the existing residents nothing 

that we need. Way to destroy a beautiful place. 

Village feel, visual 

amenity 

Do not 

support 

36.  31/07/2023 I think it’s a great initiative. Gives more housing options for locals or those who’d like to move there. Housing options Support 

37.  31/07/2023 I believe that this proposal will cause major disruptions to the small village and cause great distress for the native wildlife 

that calls the area home. We pass various different native animals in the early mornings and nights, with many holiday goers 

contributing to the increasing amount of dead wildlife we see on the sides of our roads. Increasing the population in the area 

to this extent will only cause further damage. Perhaps you could consider adequately fixing our roads first before you plan to 

develop an additional 250 houses in an isolated area with only one unsafe way in and out, just an idea for you to consider 

Wildlife, road 

maintenance, road 

safety 

Do not 

support 

38.  31/07/2023 Seeking to lodge an objection to the proposal. 1. It degrades the amenity of the Lake Jindabyne foreshore & is at complete 

odds with intended scenic protections of the area. The proposal provides near-criminally misleading depictions of the 

proposal (Fig 22). This patch of land is highly visible from the entire Western foreshore of Lake Jindabyne. In its current form 

it contributes significantly to the rural outlook that all locals and visitors enjoy, and that which defines the lake/town/area - 

that is a relaxing combination of bushland and farmland with existing defined town centres. A development of this size, in 

removing such a large swathe of farmland from the visible foreshore, will significantly degrade visual amenity for all users of 

the general area and what they have come to expect of it. 2. It is simply too big for the location. The size of the proposed 

development is completely out of touch with the existing scale of Kalkite. This proposal seeks to triple-to-quadruple the 

number of residences and does so at a time when the general (and already more populated areas) of the Jindabyne region 

are slated for massive growth. It is quite simply unnecessary and should be completely rebuked until such a time that the 

optioned existing SAP zones adjacent town are fulfilled. It is a white elephant in the making. 3. It is too far from town to 

Visual amenity, dwelling 

density, not consistent 

with SAP, winter traffic 

delays, green space, 

commercial space, 

foreshore access, STRA 

Do not 

support 
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27. As extensive development is occurring at the southern end of the lake, it is all the more important that development be 

avoided at the Northern end, since it is important that residents of the southern end have a capacity to get away from the 

congestion and enjoy the lake. 

  

28. Location and view were an aspect in respect to our purchase, and a reason why lakefront properties attract a price 

premium. 

  

29. We would not have purchased the property had we known of the development. 

  

30. Incidentally here, if the SAP Plan applied (which it does not) the plan stresses the need not to ‘detract from the existing 

vistas of Lake Jindabyne’ p47. And that as a performance criteria: 

  

A.    Development should be sensitively integrated into the natural landscape and topography to minimise visual impact and 

should consider the vistas and views across lake Jindabyne and the Snowy Mountains. 

  

31. Given that the development focuses on the South and Southwest of the Lake a development on the Northeast of the 

Lake outside of the precinct area that significantly impacts visual amenity is curious. 

  

32. 25 years ago, a Council Planner told me when I was considering a small community title development on Yens Bay on 

Lake Eucumbene that there was no way Council would allow any development around the lakes because of pollution risk 

and the damage to the visual amenity.  None happened for many years except a sensible level of infill occurred between East 

Jindabyne and Tyrolean village. 

  

33. Their approach was adopted into the LEP and the SAP clearly was not intended to impact the northern end of Jindabyne 

or indeed Eucumbene. 

  

34. And why an approach that ignores the LEP? 

  

35. So, what has changed? 

  

36. What is going on here?  

  

37. Why are we dealing with a fast tracked application that seeks to violate planning standards presumably solely for the 

purpose of lining a developers pocket? 

  

38. Earthworks should also be minimised (Performance Indicator F). 

  

Bush fire risk: 
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·      How would residents with respiratory conditions be managed?  

·      How would other medical emergencies be managed with either limited, or no capacity to medivac? Remembering here 

that the nearest hospital is Cooma which is 40 mins away and the closest Ambulance Station is 20 mins away, so even under 

ideal circumstances the ‘Golden Hour’ extolled by Emergency Physicians is challenged. 

  

53. Fine Particle Air pollution usually only gives healthy adults mild symptoms sore eyes and a cough, however, when such 

symptoms are experienced by ‘People with a lung or heart condition such as emphysema, angina and asthma will generally 

have similarly mild symptoms, but they may experience a worsening of their condition that could lead to a more severe 

response such as an asthma attack or heart attack. 

  

See NSW Department of Health https://www.health.nsw.gov.au/environment/air/Pages/faqs.aspx#h1-bookmark1 

  

54. Also, what if a fire breaks out while the Kalkite tanker is off site, and it impacts the one road in, with the result that fire 

teams need to fight their way into Kalkite? 

  

55. Certainly, as things stand, locals believe that, given prevailing winds, and the proximity of a heavily timbered Kosciusko 

National Park across the lake, a horrific situation like that in Mallacoota Victoria is only a matter of time. 

  

Noise and dust: 

  

56. The development would generate considerable noise and dust in its development phase and occupational noise 

following this, associated with the type of party orientated occupational noise frequently encountered in Jindabyne, but 

seldom encountered in Kalkite.  Such noise travels a considerable distance in an otherwise quiet country area. 

  

57. If the Plan did apply, and it does not, it is supposed to minimise earthworks where possible- which is hardly achievable 

when dealing with the topography involved here. 

  

58. How it sits with the capacity of the individual to enjoy a sense of isolation by the lake is also questionable.  See LEP s7. 

  

Inconvenience associated with road work: 

  

59. Necessary road work on Kalkite Road, which would include blasting and use of heavy equipment over a protracted period 

would cause considerable inconvenience to community in ingress and egress. 

  

Undesirable change to the community: 

  

60. The 2021 Census listed the Kalkite population as 294 people with a median age of 37 living in 184 private residences.  

Three rivers estate adds a further 44 or so homes to this, and this development would add two hundred and twenty homes.  

A number that could double as a result of the potential for dual occupancy. 
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Bush destruction / wildlife pathway: 

  

72. The proposal would destroy a lot of old growth timber to the East of Kalkite township.  With ‘die back’, and the limited 

pockets of this timber on the Monaro, in the interests of bio-diversity Council needs to exhibit great reluctance in allowing 

further development in the interests of ‘progress’ where that progress leads to the destruction of acres of timber. 

  

73. There is a natural wildlife pathway that runs from the Kalkite headland, along the side of Taylors Bay, across Kalkite Road 

and up into the timber covered hillside. 

  

74. Threatened and endangered species are highlighted in the report prepared by Cumberland Ecology. This report was 

prepared for a developer who wishes to develop the land, and his conclusions therefore seek to accommodate development 

by seeking to offset impact through credits.   

  

75. It would be interesting if his conclusions would have been the same if a report was commissioned by Council that simply 

sought to question whether development in an area where there are endangered or threatened species is desirable.  After 

all, further development at Kalkite is not necessary and is not covered by the SAP plan so why disrupt habitat? 

  

Price Point: 

  

76. If the SAP plan did apply, it does contain references to ‘housing costs and affordability’ and their ‘master plan aims to 

achieve a balanced approach to housing by increasing both diversity and supply across the precinct’ and ‘more access 

choices for residents, seasonal workers and visitors’ it includes a ‘low cost social housing provision’. 

  

77. At the consultation meeting the developer and I believe a planner remarked that the development was intended to 

provide homes for workers in Jindabyne.  A similar comment is to be found on the LinkedIn site of a director of the 

development company. 

  

78. This remark would appear to be made to target the current buzz word of ‘Affordable housing’ and the reference to this 

in the Plan.  But does this stand scrutiny?  I would suggest not. 

  

79. These are premium priced lots with lake views marketed at an above average price point.  At the meeting the developer 

remarked that the price would be between $600,000 -700,000.   

  

80. 1.75-2 million plus dollar homes, are hardly likely to improve ‘housing supply and affordability’ as claimed by Gyde, 

unless substantial dual occupancy development occurs which would effectively halve the land value of a development.   

  

81. Has council planned for this, and would infrastructure cope? 
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82. Also, even if the plan did apply, where is the ‘low-cost social housing’ required by the Plan. 

  

83. These lots would then be expensive to develop.  They would attract wind and snow load requirements, and many are on 

topography that would make a mountain goat vacillate. 

  

Priorities in governance: 

  

84. Where are the builders who are going to build these homes coming from?  As a result of Snowy 2 it is virtually impossible 

to find tradesmen to perform even the simplest repair work on the Monaro, and residents from other areas of the state, 

impacted by fire and flood, including our fire effected neighbours on the South Coast, find it impossible to find builders to 

construct their home. 

  

85. I realise we live in a capitalist system, where the deepest pocket usually wins out, but is it socially responsible to put the 

rich after snowy mountains weekenders in competition with these folk in the present economic climate? 

  

86. Add to this the two developments currently being prepared (I do not know if DA’s have been lodged) behind the 

Grammar School, Three Rivers Estate, and Berridale there is hardly a land shortage in the area. 

  

87. Indeed, there is a lot of undeveloped land in the SAP Plan, so there is no need to look at Kalkite. 

  

88. Indeed, if as the planner remarked affordable homes for workers was the intention, there is no shortage of land in 

Berridale for this purpose and blocks are more affordable.  The town is flat, and infrastructure, including main road access 

are already accommodated. 

  

89. Or indeed Adaminaby.  There is a shortage accommodation there that is so severe that there is little accommodation for 

skiers at Selwyn Snowfields.   

  

90. Both Adaminaby and Berridale are outside the scope of the plan but need development. 

  

91. There is a lot of work available in the area, and the school struggles from year to year to retain a teacher.  Surely 

development at Adaminaby would provide quite a lot of affordable housing, and if anyone does not want to earn big money 

on the mountain, small businesses are crying out and even cleaners can earn $300-550 to clean a three-bedroom house, 

such is the pressure for workers. 

  

92. Remember People in Adaminaby actually WANT development, people in Kalkite DON’T. 

  

93. It is NOT covered by the SAP Plan.  The LEP applies and it should be applied. 

  

94. What has now changed?  
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increase in usage by boats, as a result of increased development would be likely to see bathing becoming dangerous as a 

result of the volume of boats and would exacerbate pollution- both from boat fuel and noise. 71. I do not believe owners 

would leave boats in front of their homes in the new development because of exposure to prevailing wind, and buffeting by 

small waves versus the shelter afforded by Taylors Creek Bay. Bush destruction / wildlife pathway: 72. The proposal would 

destroy a lot of old growth timber to the East of Kalkite township. With ‘die back’, and the limited pockets of this timber on 

the Monaro, in the interests of bio-diversity Council needs to exhibit great reluctance in allowing further development in the 

interests of ‘progress’ where that progress leads to the destruction of acres of timber. 73. There is a natural wildlife pathway 

that runs from the Kalkite headland, along the side of Taylors Bay, across Kalkite Road and up into the timber covered 

hillside. 74. Threatened and endangered species are highlighted in the report prepared by Cumberland Ecology. This report 

was prepared for a developer who wishes to develop the land, and his conclusions therefore seek to accommodate 

development by seeking to offset impact through credits. 75. It would be interesting if his conclusions would have been the 

same if a report was commissioned by Council that simply sought to question whether development in an area where there 

are endangered or threatened species is desirable. After all, further development at Kalkite is not necessary and is not 

covered by the SAP plan so why disrupt habitat? Price Point: 76. If the SAP plan did apply, it does contain references to 

‘housing costs and affordability’ and their ‘master plan aims to achieve a balanced approach to housing by increasing both 

diversity and supply across the precinct’ and ‘more access choices for residents, seasonal workers and visitors’ it includes a 

‘low cost social housing provision’. 77. At the consultation meeting the developer and I believe a planner remarked that the 

development was intended to provide homes for workers in Jindabyne. A similar comment is to be found on the LinkedIn 

site of a director of the development company. 78. This remark would appear to be made to target the current buzz word of 

‘Affordable housing’ and the reference to this in the Plan. But does this stand scrutiny? I would suggest not. 79. These are 

premium priced lots with lake views marketed at an above average price point. At the meeting the developer remarked that 

the price would be between $600,000 -700,000. 80. 1.75-2 million plus dollar homes, are hardly likely to improve ‘housing 

supply and affordability’ as claimed by Gyde, unless substantial dual occupancy development occurs which would effectively 

halve the land value of a development. 81. Has council planned for this, and would infrastructure cope? 82. Also, even if the 

plan did apply, where is the ‘low-cost social housing’ required by the Plan. 83. These lots would then be expensive to 

develop. They would attract wind and snow load requirements, and many are on topography that would make a mountain 

goat vacillate. Priorities in governance: 84. Where are the builders who are going to build these homes coming from? As a 

result of Snowy 2 it is virtually impossible to find tradesmen to perform even the simplest repair work on the Monaro, and 

residents from other areas of the state, impacted by fire and flood, including our fire effected neighbours on the South 

Coast, find it impossible to find builders to construct their home. 85. I realise we live in a capitalist system, where the 

deepest pocket usually wins out, but is it socially responsible to put the rich after snowy mountains weekenders in 

competition with these folk in the present economic climate? 86. Add to this the two developments currently being 

prepared (I do not know if DA’s have been lodged) behind the Grammar School, Three Rivers Estate, and Berridale there is 

hardly a land shortage in the area. 87. Indeed, there is a lot of undeveloped land in the SAP Plan, so there is no need to look 

at Kalkite. 88. Indeed, if as the planner remarked affordable homes for workers was the intention, there is no shortage of 

land in Berridale for this purpose and blocks are more affordable. The town is flat, and infrastructure, including main road 

access are already accommodated. 89. Or indeed Adaminaby. There is a shortage accommodation there that is so severe 

that there is little accommodation for skiers at Selwyn Snowfields. 90. Both Adaminaby and Berridale are outside the scope 

of the plan but need development. 91. There is a lot of work available in the area, and the school struggles from year to year 
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70. A substantial increase in usage by boats, as a result of increased development would be likely to see bathing becoming 

dangerous as a result of the volume of boats and would exacerbate pollution- both from boat fuel and noise. 

71. I do not believe owners would leave boats in front of their homes in the new development because of exposure to 

prevailing wind, and buffeting by small waves versus the shelter afforded by Taylors Creek Bay. 

Bush destruction / wildlife pathway: 

72. The proposal would destroy a lot of old growth timber to the East of Kalkite township. With ‘die back’, and the limited 

pockets of this timber on the Monaro, in the interests of bio-diversity Council needs to exhibit great reluctance in allowing 

further development in the interests of ‘progress’ where that progress leads to the destruction of acres of timber. 

73. There is a natural wildlife pathway that runs from the Kalkite headland, along the side of Taylors Bay, across Kalkite Road 

and up into the timber covered hillside. 

74. Threatened and endangered species are highlighted in the report prepared by Cumberland Ecology. This report was 

prepared for a developer who wishes to develop the land, and his conclusions therefore seek to accommodate development 

by seeking to offset impact through credits. 

75. It would be interesting if his conclusions would have been the same if a report was commissioned by Council that simply 

sought to question whether development in an area where there are endangered or threatened species is desirable. After 

all, further development at Kalkite is not necessary and is not covered by the SAP plan so why disrupt habitat? 

Price Point: 

76. If the SAP plan did apply, it does contain references to ‘housing costs and affordability’ and their ‘master plan aims to 

achieve a balanced approach to housing by increasing both diversity and supply across the precinct’ and ‘more access 

choices for residents, seasonal workers and visitors’ it includes a ‘low cost social housing provision’. 

77. At the consultation meeting the developer and I believe a planner remarked that the development was intended to 

provide homes for workers in Jindabyne. A similar comment is to be found on the LinkedIn site of a director of the 

development company. 

78. This remark would appear to be made to target the current buzz word of ‘Affordable housing’ and the reference to this 

in the Plan. But does this stand scrutiny? I would suggest not. 

79. These are premium priced lots with lake views marketed at an above average price point. At the meeting the developer 

remarked that the price would be between $600,000 -700,000. 

80. 1.75-2 million plus dollar homes, are hardly likely to improve ‘housing supply and affordability’ as claimed by Gyde, 

unless substantial dual occupancy development occurs which would effectively halve the land value of a development. 

81. Has council planned for this, and would infrastructure cope? 

82. Also, even if the plan did apply, where is the ‘low-cost social housing’ required by the Plan. 

83. These lots would then be expensive to develop. They would attract wind and snow load requirements, and many are on 

topography that would make a mountain goat vacillate. 

Priorities in governance: 

84. Where are the builders who are going to build these homes coming from? As a result of Snowy 2 it is virtually impossible 

to find tradesmen to perform even the simplest repair work on the Monaro, and residents from other areas of the state, 

impacted by fire and flood, including our fire effected neighbours on the South Coast, find it impossible to find builders to 

construct their home. 

85. I realise we live in a capitalist system, where the deepest pocket usually wins out, but is it socially responsible to put the 
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at the same time on that steep descent into Kalkite?? It is a disaster waiting to happen. Yes residents do put up with it, but it 

is currently within the bounds of reason. The proposed development will certainly tip the balance to unreasonable. The 

serenity of the village and the Northen end of the lake will be shattered. Guests that we have to our holiday home (friends 

and family only) often comment on how quiet it is. The stars are bright due to limited light pollution. These are all reasons 

our family bought at Kalkite and this will be taken away with NO compensation. The greed of the developers is simply 

flabbergasting. They intend to sell up, take their money and run at the cost of causing significant degradation to the lives of 

existing residents, who will have been sold out by the Council because the development actually contravenes Council’s own 

planning. Yes, housing pressure needs to be reduced, but NOT by contravening your own planning with fast-tracked, greed-

motivated development plans and NOT with this development like this that that claim land prices of 600-700K per block. 

That is NOT affordable housing in the Snowy Region. Please do the right thing and reject this development proposal, or at 

the very least, remove it from fast-track. There is enough of concern here that further scrutiny is warranted. 

46.  2/08/2023 I am a property owner and resident of Kalkite Village. This is a very ill considered over development of our small Snowy's 

village. Somehow the Council staff support it. What will our Councillors do? I believe staff have misled the elected Council in 

their report of 22 November, 2022. Staff incorrectly state that this developer led proposal is "generally consistent" with the 

SE and Tablelands Regional Plan and other guiding strategic documents. It clearly is not. It is completely at odds with the 

Council 2020 Local Strategic Planning Statement and the current Planning instruments. Nowhere in any single strategic 

documents is the village of Kalkite identified for such radical residential development. Kalkite has 163 dwellings. Kalkite is 

small and remote from the main centres of Jindy, Cooma and Berridale. This type of massive 220 lot subdivision should only 

happen in Jindy, Berridale or Cooma. That is where there is the infrastructure, facilities and jobs. That is where the required 

housing should be placed not at the edge of the Lake, at the end of a narrow road, that is miles from anywhere.. This 

developer led scheme is just like a Sydney suburban sprawl right next to the Lake. How is this money making plan even being 

considered by Council? What is really happening? The smugness of the developer and his comments at the March 2022 

public meeting "Council is being looked after" are further cause for concern. Is it a done deal? What 'meetings' have staff 

had wit the developer? Information and support from Council is non existent. Where are the neutral and reasonable 

consultation meetings being organised by Council? Where is the information for the Kalkite community? Is this a sign of 

things to come with free for all random subdivisions all around the Lake and region? It appears Council staff are leading the 

Council to approve. The comment on 'consultation' (p78) of the November staff report is biased and factually inaccurate (I 

was there). People were shocked and in disbelief. Were Councillors persuaded by that bias from staff? The process and staff 

report is worthy of immediate and deeper investigation. Doubling the size of the village will completely destroy its existing 

character and amenity. Infrastructure (Road and Sewer/Wastewater) is not even really examined in the November report. 

Rural Lands will be lost! Views across the Lake will be impacted. Why have staff just glossed over ALL of that? Council is 

hiking our rates big time but the possible future costs here are going to be enormous. The current Road will need huge 

upgrades (and maintenance) and the water infrastructure is already poor (despite the recent handout from the Government 

to pay for something Council should have been looking after but don't seem able to). What about the town water supply? 

That is sourced from the Lake. How will this doubling of the village effect run off and other pollutants in the Lake? Taken 

straight from the Snowy Monaro Draft Settlements Strategy Part 11 - Housing Strategy (p166) document: Objectives: • 

Maintain Kalkite’s quiet and relaxed rural lifestyle and atmosphere. • Enhance connections to Lake Jindabyne and enhance 

recreational activities and infrastructure. • Provide recreational links to encourage year-round tourism in the region. The 

village has 163 dwellings. So how does a massive 220 new residential lots fit in with the above objectives? It simply does not. 

Strategic documents, 

consultation process, 

village character, road 

upgrades, road 

maintenance, 

infrastructure pressure, 

water quality, SAP, 

evacuation, bushfire, 

visual amenity 

Do not 

support 
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 NUMBER OF DWELLINGS 
  
There are 2741 dwellings in the Jindabyne-Berridale area. The 56 HILLSDOWN ROAD planning proposal includes 220 lots with 
dual occupancy. Let’s assume 50% dual occupancy; that’s 330 dwellings. 
  
Are we really suggesting it is appropriate to plonk another 12% of the areas dwellings at the northern end of Lake Jindabyne, 
in a scenic protection area, down a dead-end road, in a location requiring monumental infrastructure upgrades to support 
said dwellings and which will pull a sale price tag out of the reach of most locals? 
  
Council, say NO!!! 
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82.  16/08/2023 There is no way - no how to have this. Not at the bottom of a narrow winding dead-end road. So what !! there is water views 

!! There are water views all over that are closer to highway and towns. Not down a dead end. Look at Hawaii, Portugal, 

California right now. Fires everywhere. The body count is high. Deaths and blood will be on your hands. The negatives are 

numerous and literally no positives... a new fire shed... big woopy doo.... with dead bodies around if evacuation blocked. 

There is already open space and community amenity. Please I beg of you not to approve any more than a few lots or houses. 

The precedent will be the end of the whole area. Pretty much any other farmland near a highway is better. Pollution - 

chemicals, household rubbish, noise and visual Roads - degradation, maintenance, accidents, dead wildlife, cyclists, closures, 

no good evacuation , daily traffic and frustrations Wildlife - water routes, carnage on the road, dogs, etc Sewerage - where is 

triple the waste going to go. Even with upgrades it is only now able to cope with what there is. Fresh water provision - we 

are heading for a drought, hundreds more gardens, humans, animals needing fresh water Look of the lake and view from 

water back to village... it will look like an outer Sydney subdivision estate . Why? why? why? $ $ $ for a few owners and 

developers. Any council rates gained would be more than swallowed up in maintenance and services. Cheaper to get 

garbage trucks and road maintenance closer to highway or town... not the middle of nowhere  

Access, bushfire, 

evacuation, RFS shed, 

environmental impact, 

visual amneity, 

infrastructure pressure, 

sewerage, services, road 

maintenance 

Do not 

support 
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83.  17/08/2023 Already we have serious damage to native vegetation in the Kalkite area from illegal campers, their excrement and rubbish 

goes into the Lake. This Snowy Council doesn't control this, but seems to think 200 homes won't impact the Lake 

environment. The Snowy Council knows this subdivision will be a environmental nightmare for the Lake ,never mind the 

band aid road that cannot support so many extra vehicles. This land is farmland, it should resold as farmland, Council should 

not destroy the environment and our lifestyle in Kalkite, especially when there are areas that are more suitable with none of 

our Lake Jindabyne environmental issues!  

Environmental impact, 

illegal campers, road 

maintenance, road 

capacity, lifestyle 

Do not 

support 

84.  17/08/2023 As a local property owner in Kalkite for around fifteen years, I am concerned at the level of development being considered. 

The existing infrastructure (roads, sewerage, water, school transport, gas) does not support the addition of the proposed 

lots (which includes dual property opportunities thereby doubling the number of occupants, vehicles, energy and transport 

requirements). Given this is not a Council development, the revenue will not be used towards increasing the infrastructure. 

Doing so will come at great cost to the Council and the rate payers in the area. The roads already show extensive wear and 

tear and this only increases during the high tourism season and during the high impact storms that occur regularly in the 

mountains. These storms have resulted in road inaccessibility and closures. A road review being conducted for fourteen days 

at the beginning of the snow season is an inadequate demonstration of the increased road traffic. Particularly as the start of 

the season this year was slow due to low snow fall. It also doesn’t take into account the increased pressure of construction, 

trucks, contractors, weight of materials being transported. Or the added vehicles belonging to the staff attached to the 

proposed businesses in the area. Will Council ensure accessible transport to local schooling? A larger bus will be required to 

accommodate larger number of students (noting the current smaller bus is able to navigate the steep curves in the road). 

Most concerning is having only one road in and out with so many extra residents. Anyone living in the suburb during the 

2020 fires (or indeed any other such fire season) can detail concerning moments when it was difficult to escape the suburb. 

Indeed, boats were set up along the bay in case it was impossible to escape by road. No plan has been included to address 

this fire danger adequately. Having witnessed the recent devastation and tragic loss of life in Maui, this issue is of absolute 

importance. Finally, the change of zoning sets a concerning precedence for the rural, farming culture and characteristics of 

the beautiful Snowy River Monaro region. I urge Council to consider these issues and listen to the people of Kalkite who are 

opposed to such a development. I thank you for your consideration and service to the community.  

Infrastructure pressure, 

dwelling density, 

contributions, road 

quality, access, 

evacuation, bushfire, 

village feel, precedence 

Do not 

support 

85.  18/08/2023 PETITION AS SCAN 
 

Do not 

support 

86.  18/08/2023 Hello and thank you for viewing my submission for the rejection to the developer led proposed development at 56 Hilldowns 

road, Kalkite. I began with a open mind but once I read the supplied documentation and framework that guides approvals I 

was amazed it had got this far! Guiding Framework......... - Kalkite is NOT mentioned in the SAP Master Plan. - The developer 

led development fails The Snowy Monaro Community Strategic Plan 2024. - The developer led development fails the Snowy 

Monaro Local Strategic Planning Statement 2020. - The developer led development fails Snowy Monaro Community 

Strategic Plan 2024. -The developer led development fails Rural Land Use Strategy. Infrastructure........... - No public 

transport, no shops, no schools, no connecting roads, high risk fire area, -Existing village has no redundancy built in for 

developer led development. Estimates alone for, -Electrical upgrade $25 million WHO is funding that? -Sewerage $10-$12 

million WHO is funding that? - Water? - Existing road how long is a piece of string WHO is funding that? -. Thank you and 

Strategic documents, 

serivces, bushfire, 

infrastructure upgrades, 

village feel 

Do not 

support 
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the wider context. Government strategic planning for growth in regional rural areas prioritises economic rationalism, 

environmental protection and social cohesion, this for the good of the community as a whole rather than individual 

developers. Council is urged to take a wide, contextual perspective (strategic planning, community) when considering this 

development application rather than basing their decision on its individual merits alone.  

90.  20/08/2023 No to 56 Hillsdown or any development over 20 lots or 40 houses. The road to Kalkite is a poorly maintained, prone to 

degradation, narrow, steep, dead-end road. The location due to remoteness will always be inadequately supported by the 

necessary infrastructure (sewerage, electricity, pedestrian access, telecommunications), if this was to go ahead. We already 

have lake access, open space and a fire shed. Very poor form to include these as bonuses if approved. This development has 

the potential to triple the size of the populace in an isolated location. The villagers of Kalkite believe the planning proposal 

would destroy the unique qualities of our village and the northern end of Lake Jindabyne, and would come at tremendous 

expense to Snowy Monaro ratepayers as the infrastructure upgrades required across lengthy and rugged terrain to make 

this development possible would be huge. This planning proposal is neither cost-effective, safe (considering significant 

access road issues), or consistent with Council's strategic planning. There are many other more suitable locations in our 

Council area where the infrastructure upgrades would not eat up all the revenues made from development, or if upgrades 

did not occur, would be significantly less dangerous. An increase of any more than 20 lots or 40 houses would lead to human 

deaths in case of blocked evacuation , wildlife deaths due to increased traffic, livestock deaths due to increase of dogs. 

Pollution of all forms would grow exponentially. Noise, light, run off, weed killer, fertilizers, rubbish, blown over bins etc.  

Road maintenance, 

isolated location, 

infrastrucuture capacity, 

population increase, 

village feel, road safety, 

strategic documents, 

evacuation, wildlife, 

acousitc amenity, 

stormwater 

Do not 

support 

91.  20/08/2023 No to 56 Hillsdown or any development over 20 lots or 40 houses. The road to Kalkite is a poorly maintained, prone to 

degradation, narrow, steep, dead-end road. The location due to remoteness will always be inadequately supported by the 

necessary infrastructure (sewerage, electricity, pedestrian access, telecommunications), if this was to go ahead. We already 

have lake access, open space and a fire shed. Very poor form to include these as bonuses if approved. This development has 

the potential to triple the size of the populace in an isolated location. The villagers of Kalkite believe the planning proposal 

would destroy the unique qualities of our village and the northern end of Lake Jindabyne, and would come at tremendous 

expense to Snowy Monaro ratepayers as the infrastructure upgrades required across lengthy and rugged terrain to make 

this development possible would be huge. This planning proposal is neither cost-effective, safe (considering significant 

access road issues), or consistent with Council's strategic planning. There are many other more suitable locations in our 

Council area where the infrastructure upgrades would not eat up all the revenues made from development, or if upgrades 

did not occur, would be significantly less dangerous. An increase of any more than 20 lots or 40 houses would lead to human 

deaths in case of blocked evacuation , wildlife deaths due to increased traffic, livestock deaths due to increase of dogs. 

Pollution of all forms would grow exponentially. Noise, light, run off, weed killer, fertilizers, rubbish, blown over bins etc.  

Road maintenance, 

isolated location, 

infrastrucuture capacity, 

population increase, 

village feel, road safety, 

strategic documents, 

evacuation, wildlife, 

acousitc amenity, 

stormwater 

Do not 

support 

92.  20/08/2023 I strongly object to every aspect of the proposal. I have been a property owner and rate payer in Kalkite for several years and 

there has never been sufficient council funding for infrastructure in Kalkite. This proposal should not go ahead. Gunther 

Propst  

Infrastructure costs Do not 

support 

93.  20/08/2023 DO NOT APPROVE POOR ACCESS - to Kalkite is a poorly maintained, prone to degradation, narrow, steep, dead-end road. 

POOR Infrastructure - (sewerage, electricity, pedestrian access, telecommunications) We already have lake access, open 

space and a fire shed. Very poor form to include these as bonuses if approved. This development has the potential to MORE 

THAN triple the size of village in an isolated location. This planning proposal is neither cost-effective, safe or appropriate. 

Road maintenance, 

infrastrucutre capacity, 

population increase, 

isolated location, 

Do not 

support 
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should consider the vistas and views across lake Jindabyne and the Snowy Mountains.” Kalkite is a beautiful village 
basically hidden and blending into the country side featuring large old growth trees and bush land. The 3 Rivers estate has 
also been designed exactly this way, integrated into the natural landscape, with very little to no impact on the scenic 
attractiveness of the area, by being hidden by large trees and bush. 56 Hilldowns Rd, will be a large development seen not 
only from the lake and the access road to Kalkite, and from Kalkite, plus the Tourist Lookout at the Snowy Hydro Surge 
Tower looking straight at Kalkite, but also from the towns of Jindabyne and East Jindabyne. It will be a blight on our once 
beautiful Landscape. 
The SAP Plan has identified significant areas for affordable housing, and areas for Staff accommodation, significant areas for 
boat launching, and accessing the lake, areas for commercial accommodation, plus camping and cabins. This is a very diverse 
and significant 40-year plan for our region and identifies the best places to undertake this development, which is closer to 
the action, the resorts, the entertainment, and the retail precinct.  
I refer to your “Appendix 10 – Letter from NSW Department of Planning and Environment on 
Council’s Your Say page.” In reading that letter, which is not addressed to Council, but to the  
Developer of the Hilldowns Road Development. This is mystifying in itself, but for some reason was 
not included it in the SAP Plan, even though it was written about 1 year prior to the Plan being 
formalised.  
The Letter does also state that only a further 10% of development is needed to reach the requirement 
for the SAP Plan over a 40 year Master Plan, very appropriate, considering as we read it, that the plan 
was designed to meet all requirements for this precinct. That being the case, Kalkite has already 
reach its 10% allotment with the 3 Rivers Estate, 40 new properties which is adding 25% to our 
current housing level.  
The Letter also includes Berridale and Dalgety as logical places to meet that extra 10%. If Council 
were honest with themselves, and used a little common sense, it would reject this Hilldowns Road 
development, where they could ensure the further development of Berridale, where housing is 
definitely more affordable, compared to what the developers of 56 Hilldowns Road Kalkite are 
planning to sell their lots at. Plus, Berridale already has most of the infrastructure, and there already is 
a new supermarket planned, where there are some 80 blocks planned, most have been approved, 
and most importantly, they have easy access to the Kosciusko Road, the main throughfare to the 
mountains.  
 Kalkite is only slightly further than Berridale to Jindabyne and the mountains.  But their claim of providing affordable 
housing misses the mark when they say each block will cost $600k to $700K, when you add the cost of a reasonable home, it 
raises the cost well above the $1¼ million mark, which is no longer affordable housing, even for our major cities. And who 
are the only people who can afford this cost of housing, people from the Cities. Which is the case right through the 
mountains. Sad but true. 
 
The Snowy Monaro Shire is very strong ensuring everyone living and visiting the shire are kept safe, safety is a major 
factor for the council, and so it should be. This development will turn that statement on its head, unless it has major plans 
to rebuild the road, not just upgrade it. With such a huge increase in traffic movements which are upwards of 1000 cars, 
trucks and buses per day from Kalkite to the Kosciuszko Road, it is disturbing to say the least. Therefore, the road will 
need to be a fully lined marked  2 lane road, with a bike lane, because there will be many more bike riders coming into 
Kalkite and the region.  
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The road is not a safe road, now. In fact, it is a very dangerous road, from the wildlife, to the snow and ice, to the steep 
grades, to the narrow winding road alignment. The locals know the road, and drive to the conditions, but that has not 
stopped many close calls, that could have easily ended in disaster. We all have them. I have more than 40 years of driving 
experience on snow covered roads all around the world, have a 4wd vehicle, yet found driving the Kalkite road during a 
recent heavy snowfall to be one the most dangerous drives of my life. The road was treacherous, especially for city people 
with no experience on mountainous roads, this road will be deadly. 
Even now it is very dangerous and scary driving at night, trying to see the edge of the road because of oncoming car lights 
blinding your vision, while being very concerned about hitting any Wildlife. From the start of Eucumbene Road to Kalkite, 
this is one of the worse roads in the shire for wildlife.  
 
Snowy Monaro Draft Rural Land Use Strategy – October 2020 
The aim of the Snowy Monaro Rural Land Use Strategy was a vision for a sustainable High-Quality lifestyle in a beautiful 
environment. 
The Executive Summary then states that this Rural Land Use Strategy will provide a 20-year land use vision. 
Further in the 2nd Paragraph it states that “Globally, food production will need to increase by 70% by 2050 to feed a 
growing population of 9 billion people.” 
Further points include – “Protection of Agricultural Land” 
        “Protection of Land with high Environmental Issues” 
       “Preserving the Scenic Quality of the Landscape” 
On page 28 – Planning Policy Context, under “State Policy” – “Maintaining Land for Agricultural Industries”. 
What is also difficult to fathom at the present time, is the destruction of our farms. The Snowy Monaro Council area is not 
just a tourist haven for the Snowy Mountains, but is also a major contributor to Australia’s food bowl, of which this land 
planed for the development, is currently being used as good productive farmland. As I write this submission there are both 
large herds/mobs of cattle and sheep grazing on this land. That is far more important to the world than a large housing 
development. 
It is time the Snowy Monaro Council stopped the carve up of Productive farmland for housing and/or small rural home or 
commercial living. We must again draw a line regarding our farmland and do everything to protect our productive farms, 
because as our Australian population grows, and the world’s, there will also be the demand for more food from our rural 
communities, the Snowy Monaro must play its role, it is vital for our future. According to the Snowy Monaro Rural Draft 
Strategy, our rural sector creates more than $115 million to our shire’s economy. That is a major contribution for only a 
small slice of Australia. 
 
Finally –  
The 56 Hilldowns Road development in Kalkite, is a huge proposed development, outrageous, and not fitting as a country 
village. This has not been planned well, and Council are failing the ratepayers of this shire, but more, they seem to be 
backing a disgusting eyesore, no matter how you look at it. Which really does affect the people in and around Kalkite 
On top of that, the infrastructure for Kalkite, including the roads, water, electricity and sewerage are also areas that causing 
main concerns for our Community. We don’t want, or need large Electricity towers feeding this big development, further 
destroying our visual environment. 
The sewerage system in Kalkite has had issues for a long time. If it is not working properly now, but with another 1200 
people, there could be an issue were it will totally collapse and we get a spill into Taylors Bay. This would be a huge 
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opposition to previous well considered and strategic planning by Snowy Monaro Regional Council and inconsistent with 

Ministerial Planning directions. My concerns are detailed as follows: 

1. Negative impact on the scenic values of the Lake and destroy the existing character of Kalkite 

• This proposal will be situated on a prominent headland of the lake and will have negative impact on the scenic value of the 

Lake. Lake Jindabyne scenic value contributes to the current and future importance of tourism and must be protected with 

this planning proposal contrary to the strategic document South East and Tablelands Regional Plan 2036 – Goal 1: A 

connected and prosperous economy Direction 3: Develop the Snowy Mountains into Australia’s premier year round alpine 

destination and Direction 9: Grow tourism in the region. Furthermore, land at Kalkite is located within a Scenic Protection 

Area (LSPS) and visual impact of this planned proposal will be highly visible and dramatically change this area from rural to 

suburban. This planning proposal is in direct conflict with the Snowy Monaro Local Strategic Planning Statement 2020 – 

Planning Priority 2 – Protect and enhance the scenic landscape of the region; where the council states it will recognize the 

importance of preservation of the scenic landscape to tourism and Local residents and mminimise the impact of 

development on the landscape, particularly on the fringe of towns and villages. This development will have a dramatic 

negative impact on the landscape, scenic views and current local residents. 

2. Lack of infrastructure to support the planning proposal and environmental impact to Lake. 

Kalkite is currently a village of 163 properties, with this development of 220 lots doubling this. Our current road to the village 

is narrow, steep, and winding and currently poorly maintained by council. This current road would not support an increase of 

traffic which the developer has quoted as approx. 680 additional vehicle movements a day. As it is already a dangerous 

narrow road for current residents and with further deteriorate from increased volume from new residents and housing and 

road construction vehicles would increase the safety concerns and unsuitability of the road to support this development 

which the council has already acknowledged. The Council has already increased rates by 55% just to fix the current roads, so 

will this development mean further increases to upgrade the road or maintain the road to a safe standard? Furthermore, the 

local hard sewage is currently carted by trucks away from the Kalkite site multiple times weekly, and the council 

representative at the community consultation admitted she was unaware of this fact. With the constant carting increasing if 

this development is approved the damage to the road especially to the verges of the road will also increase. The 

plant is located approx. 250m from the edge of Lake Jindabyne and current overflow from the plant flows into a gully creek 

which feeds into the lake. The current facility could not support the doubling of current population and pose an increased 

environmental risk to the Lake with increased overflow. Therefore, a significant upgrade of this facility would be required 

before any planning proposal is even considered. This developer lead planning proposal is in direct conflict with South East 

and Tablelands Regional Plan 2036 – Goal 4: Environmentally Sustainable Housing Choices- Direction 25: Focus housing 

growth in locations that maximise infrastructure and services. Even the latest funding announcement for housing from the 

Federal Government states new housing should be maximised around current infrastructure and this planning proposal is 

isolated from adequate infrastructure and would require both significant upgrade to the road and sewage plant and 

implementation of public transport of which there currently is none. As well this planning proposal does not address 

Direction 27: Deliver more opportunities for affordable housing with the developer stating at the community meeting the 

lots will sell for $600-700K which with the cost to build a home on the lot would put the cost beyond an affordable housing 

for locals and families who want to live and work in our community. This proposal will only provide even more investment 

properties for cashed up investors who want to cash in on exorbitant winter rental rates and offer no solution to all year-

round housing and rental needs. Similarly, the planning proposal and council is in conflict with Direction 28: Manage Rural 
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Kalkite is a small and beautiful Snowy Mountains village over 23 kilometres to the north of Jindabyne, set on the shores of 

Lake Jindabyne. There are currently approximately 160 residential properties in Kalkite. Kalkite, and the site chosen, is 

unsuitable for the proposed development; it will have an adverse effect on the pleasing visual look of the area, of 

surrounding properties and the lake shore from on and across Lake Jindabyne.  It is inconsistent with the character and scale 

of the surrounding area.  It will impact on the special feeling that you get when you round the last few corners into Kalkite 

and get the rural/small community feel.  

  

Access to the village is along a narrow single in-out road in average condition. The road is twisty and in parts rather steep. I 

understand that road upgrades form part of the proposal, however, this is a planned upgrade to an incredibly dangerous 

road that has near misses daily. Road widening and some more barricades is inadequate for the current volume of traffic on 

the road.  Add to this hundreds of more dwellings including many ‘holiday makers’ visiting to rent the houses in the new 

development. These road users will be unfamiliar with the steepness, bends and danger areas on the road and will create 

more risk for all road users which will ultimately end in disaster and loss of life.    

  

In addition to this, the road is so often poorly maintained with the current volume of traffic on it, can road maintenance be 

guaranteed with the increased volume of traffic (potentially tripled)?    

  

And in the event of a natural disaster, such as a bushfire, which is a real threat to the area, the roads are already unsuitable 

for residents to successfully evacuate, imagine the disaster with double to triple the amount of cars on the road.  There is no 

alternate route out.  

  

The roads are also utterly unsuitable for the intensity of construction required to build the development proposed and this 

will cause incredible disruption for current residents for lengthy periods of time.  And as we have no footpaths or bikepaths, 

people use the roads to walk, run and ride.  When there are cars and construction traffic passing each other and 

pedestrians/cyclists all at the same time on that steep descent into Kalkite, it is again, a disaster waiting to happen.  

  

Kalkite itself is served by a struggling local water and sewer system, of which all arising hard waste is then transported by 

road elsewhere.  There is concern about the disruption, construction location and suitability of upgrades to these vital 

systems that are requirements within any community. At the recent community consultation meeting at the Kalkite 

Fireshed, these issues were raised with a concerned look for the council members face and no potential answer as to how 

this will be addressed.  

  

The benefits of the development as promoted to the community include a new Rural Fire Service shed, access to the lake 

foreshore and public open space, all of which we already have in our community.  These upgrades are not requested by the 

local residents but instead have been assumed by the developers as something that we as the residents want.  In addition to 

this, any shopfronts and even the proposed community centre are unnecessary for our little village.  We don’t need them! 
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Despite staff raising concerns, these concerns were, after direct contact by the developer overridden.  This is documented. 

  

There are substantial areas within the SAP plan for residential housing and staff housing that remain underdeveloped and 

there is therefore no need for this development.  The SAP Plan also seeks to protect the visual amenity of the lake, and 

optimise use of existing infrastructure, this proposal does not. Unsurprisingly, Kalkite is not identified anywhere as a focus 

for major growth- or indeed any growth at all. 

  

Indeed, the inclusion of Kalkite in the SAP was expressly rejected by the NSW Department of Planning and Environment in a 

letter dated 3 August 2021.  It is disingenuous that the authors of a Planning Proposal state that the SAP supports a planning 

proposal at this location. 

  

Planning in this area should therefore be assessed against the Snowy River Local Environment Plan 2013 (SRLEP) which seeks 

to protect the scenic amenity of the area by: 

  

Unlike the SAP Plan, the Snowy River Local Environment Plan 2013 clearly does apply, and it provides as follows: 

  

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

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

Jindabyne— 

(a)  the visual qualities and scenery, 

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

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

(d)  the water storage functions of the lakes. 

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

(3)  Development consent must not be granted to development on land to which this clause applies unless the consent 

authority is satisfied that— 

(a)  the development will not have an unacceptable visual impact on the scenic quality of the area when viewed from the 

relevant lake at its full supply level or from a public place, and 

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

(4)  In deciding whether to grant development consent to development on any land to which this clause applies, the consent 

authority must consider— 

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

and 

(b)  whether the design and construction of any new buildings (including ancillary development) prevent any intrusion into 

the view from the lake and minimises any adverse impacts on the view from the lake and surrounding areas, and 

(c)  the number, type and location of existing trees and shrubs that are to be retained and the extent of landscaping to be 

carried out on the site, and whether provision has been made for the planting of appropriate native species where the 

planting would visually screen the development. 
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Protection of the visual amenity has been a centrepiece of mountain planning for over thirty years.  Here, a plan is being fast 

tracked, where no evidence has been presented by the developer of damage to the visual impact other than a bland 

statement that: 

  

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

(4)  In deciding whether to grant development consent to development on any land to which this clause applies, the consent 

authority must consider— 

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

and 

(b)  whether the design and construction of any new buildings (including ancillary development) prevent any intrusion into 

the view from the lake and minimises any adverse impacts on the view from the lake and surrounding areas, and 

  

Even if his statement were correct, the lake is not at its full supply level all the time, indeed, a feature of the Snowy Scheme 

is that water is seasonally released to lower the lake level over several months to provide for snow melt and the need to 

develop electricity. 

  

From the photoshopped plan at the end of this paper, the development cannot help but have a considerable visual impact.  

This impact would be worsened markedly by its western orientation owing to the sun reflecting on windows. 

  

This situation would not be significantly assisted if as claimed, the developer restricted development to avoid hill sides.  

These properties will look like structures, and they shall reflect the westerly sun.  The Precinct 1 development will all be 

visible from Jindabyne as shall some of Precinct 2. 

  

Council has, in the past so jealously guarded the visual amenity of the lakes, that the 

only development the Council (in its varied amalgamated forms) has allowed over the years on either Jindabyne or 

Eucumbene was a limited degree of infill between Tyrolean Village and East Jindabyne, which, given the extent of 

development on either side, and the presence of infrastructure and its position toward the southern end of the lake was a 

logical decision. 

  

So, what has changed? 

  

There are several other curiosities in this development process. 

  

Released correspondence obtained is suggestive of a close relationship between the developer and Council. Villagers who 

attended a Public Meeting with the Developer and Council noted that it was hard to tell developer’s staff from Council.  

When I raised this with Council Planning, they advised in writing that they had never met the developer’s staff before.  This 

may well be the case, but correspondence released by Council evidence Council staff providing the developer with advice on 

what to do, and the developer comments in the documentation that an officer from Council had provided in principle 

approval in respect to something, which from a regulatory perspective is quite frightening. 
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strategic land use alignment or indeed strategic merit. 

  

The Settlement Strategy was not considered at all during the test of the developer-initiated planning proposal for ‘strategic 

merit’ in the Gateway report in September 2022, maybe because it did not fit. 

  

An amendment to the Settlement Strategy in November 2022 seeks to establish strategic support for residential 

development in Kalkite where none existed previously.  This was embarked upon without community consultation at all 

after the Planning Proposal was lodged in September 2022 despite the development and implementation of a ‘community 

engagement strategy’ being a statutory obligation under s402A of the Local Government Amendment (Governance and 

Planning) Act 2016 Sch1. 

  

Why has it been nominated as a ‘village expansion investigation area’ when it is inconsistent with Council Strategic Planning? 

And why did this occur without consultation? 

  

Despite staff raising concerns, these concerns were, after direct contact by the developer overridden.  This is documented. 

  

There are substantial areas within the SAP plan for residential housing and staff housing that remain underdeveloped and 

there is therefore no need for this development.  The SAP Plan also seeks to protect the visual amenity of the lake, and 

optimise use of existing infrastructure, this proposal does not. Unsurprisingly, Kalkite is not identified anywhere as a focus 

for major growth- or indeed any growth at all. 

  

Indeed, the inclusion of Kalkite in the SAP was expressly rejected by the NSW Department of Planning and Environment in a 

letter dated 3 August 2021.  It is disingenuous that the authors of a Planning Proposal state that the SAP supports a planning 

proposal at this location. 

  

Planning in this area should therefore be assessed against the Snowy River Local Environment Plan 2013 (SRLEP) which seeks 

to protect the scenic amenity of the area by: 

  

Unlike the SAP Plan, the Snowy River Local Environment Plan 2013 clearly does apply, and it provides as follows: 

  

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

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

Jindabyne— 

(a)  the visual qualities and scenery, 

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

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

(d)  the water storage functions of the lakes. 

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

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

(a)  the development will not have an unacceptable visual impact on the scenic quality of the area when viewed from the 

relevant lake at its full supply level or from a public place, and 

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

(4)  In deciding whether to grant development consent to development on any land to which this clause applies, the consent 

authority must consider— 

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

and 

(b)  whether the design and construction of any new buildings (including ancillary development) prevent any intrusion into 

the view from the lake and minimises any adverse impacts on the view from the lake and surrounding areas, and 

(c)  the number, type and location of existing trees and shrubs that are to be retained and the extent of landscaping to be 

carried out on the site, and whether provision has been made for the planting of appropriate native species where the 

planting would visually screen the development. 

  

Protection of the visual amenity has been a centrepiece of mountain planning for over thirty years.  Here, a plan is being fast 

tracked, where no evidence has been presented by the developer of damage to the visual impact other than a bland 

statement that: 

  

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

(4)  In deciding whether to grant development consent to development on any land to which this clause applies, the consent 

authority must consider— 

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

and 

(b)  whether the design and construction of any new buildings (including ancillary development) prevent any intrusion into 

the view from the lake and minimises any adverse impacts on the view from the lake and surrounding areas, and 

  

Even if his statement were correct, the lake is not at its full supply level all the time, indeed, a feature of the Snowy Scheme 

is that water is seasonally released to lower the lake level over several months to provide for snow melt and the need to 

develop electricity. 

  

From the photoshopped plan at the end of this paper, the development cannot help but have a considerable visual impact.  

This impact would be worsened markedly by its western orientation owing to the sun reflecting on windows. 

  

This situation would not be significantly assisted if as claimed, the developer restricted development to avoid hill sides.  

These properties will look like structures, and they shall reflect the westerly sun.  The Precinct 1 development will all be 

visible from Jindabyne as shall some of Precinct 2. 

  

Council has, in the past so jealously guarded the visual amenity of the lakes, that the 

only development the Council (in its varied amalgamated forms) has allowed over the years on either Jindabyne or 
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Simply picking a member of a language group who is geographically distant does not meet consultation requirements in 

respect to traditional owners. 

  

One can only assume that either the developer has been ill informed and perhaps a bit lazy in the way he has consulted, or 

else there has been a concerted attempt not to fully consult with appropriate people.   

  

LOSS OF CHARACTER 

  

This development would add 220 home sites of which 50% would on the developer’s admission be dual occupancy (i.e., 330 

homes).  At 8.4 the developer remarks that ‘it is acknowledged that the proposal would result in some change of character’ 

and he claims that he is seeking to minimise this by confining development to the lower paddock. (8.4) 

  

This statement is disingenuous.  The development would swamp Kalkite village and destroy a cultural lifestyle that was 

highlighted in my earlier submission. 

  

Driving down the hill into Kalkite would be like driving into a sea of Suburbia- Googong on Jindabyne. 

  

The restriction of development on upper paddocks I would suggest may have less to do with protecting the visual amenity- 

as little care is shown with the paddock, and more to do with the reality that constructing a home on an exposed, steep hill 

side would incur horrific site costs. 

  

The traditional policy of Council has been for there to be no development around Lake Eucumbene or Jindabyne. 

  

There are two aspects to this in 7.6 of the Snowy River LEP 2013- visual amenity- ‘unacceptable visual impact’ and sense of 

isolation. 

  

The latter would obviously be eroded by turning areas around the lake into Suburbia, but what of ‘unacceptable visual 

impact’?  

  

If this is approved, Council can expect owners of other land around Jindabyne and Eucumbene to seek to develop their land. 

  

The developer remarks at 10.5 in respect to the boat ramp that he has no capacity to upgrade the foreshore’. Planning 

remarked similarly when I stated in my earlier submission that the development would contribute to the excessive use of 

Taylor’s Creek Bay as a defacto marina during holiday periods. 

  

With respects, the response of Council is irresponsible.  Even if Council do not have the capacity to control the lake 

foreshore, it is not responsible for them to take action that makes an issue on that lake materially worse. 

  

This type of issue, typically involving roads, is something that planners deal with every day in respect to the consideration of 
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They cannot be taken into considera🤗on. 

· Council officers and representa🤗ves of the Developer con🤗nued this misrepresenta🤗on when 

they stated on numerous occasions during the recent Community informa🤗on evening that this 

proposal was included under the SAP and ‘you should just get over it’ or words to that effect. 

· The various consultant reports have been wri🤗en to reflect at least four itera🤗ons of the planned 

development, ie different layout and inclusions, how has this not been iden🤗fied and rejected? 

· The Aboriginal Heritage Due Diligence Assessment should be disregarded as a reliable reference, 

the Assessment itself highlights that Heritage NSW requires a ACHA consulta🤗on with Aboriginal 

people sta🤗ng: 

o Aboriginal people should have the right to maintain culture, language, knowledge and 

iden🤗ty 

o Aboriginal people should have the right to directly par🤗cipate in ma🤗ers that may affect 

their heritage 

o Aboriginal people are the primary determinants of the cultural significance of their 

heritage. 

The Aboriginal Heritage Due Diligence Assessment has not included consulta🤗on with Aboriginal 

people and therefore does not comply with Heritage NSW should be discounted for the 

purposes this proposal. 

As part of the Conclusions of the Aboriginal Heritage Due Diligence Assessment as one of its 

conclusions states as ‘Step 1; The proposed works will not disturb the ground surface’. How do 

GYDE Consul🤗ng assume the housing development will be undertaken? How do Council officers 

overlook such crucial errors and accept the assessment? 

· The Aboriginal Heritage Archaeological Assessment completed by Eco Logical Australia Pty Ltd 

for Sacco Group in contradic🤗on to the Due Diligence Assessment completed by the same 

consultant firm iden🤗fied two Aboriginal sites and noted the likely hood of further deposits. This 

assessment has apparently included consulta🤗on with Aboriginal People with , despite the 

report sugges🤗ng that the development will have ‘a low impact’, the tradi🤗onal owner 

representa🤗ve were quoted as saying ‘the surrounding area is highly significant to the Aboriginal 

community and that they occupied the region all year round. Surely the Council should be 

looking to preserve such sites and not sacrifice them to the developer’s bulldozer and 

accompanying cheque book. 

· The Strategic Bushfire Study for the Rezoning of 56 Hilldowns Road recognizes the remoteness 

and vulnerability of Kalkite. On page 43, the report details ‘Whilst historical evidence suggests 

that Kalkite area has only been directly impacted by one bushfire event in the period 1920 – 

2009, the loca🤗on is remote and should the area be subject to a major bushfire event the main 

access road from Berridale and Jindabyne will be exposed to a high risk of fire over-run through 

the heavily wooded woodland and forest vegeta🤗on. This will make Kalkite Road unsafe for 

residents and emergency service personnel. 

The report suggests that the inclusion of ‘a Community Centre, Oval and a new Rural Fire Service 
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development to the SAP. This report should be rejected outright, and a Community Consulta🤗on 

process overseen by a non-biased third party undertaken. 

Addi🤗onally, Kalkite Road must be improved to accommodate the developer provided es🤗mates 

of over 860 addi🤗onal vehicle movements per day, No🤗ng that the roads will need to cater for 

over 40 light and 22 heavy construc🤗on vehicle per day during the construc🤗on phase. 

How does SMRC propose to fund this? A levy on the developer would only yield a frac🤗on of the 

cost. A municipal authority that can not provide for the maintenance of current roads 

adequately without seeking a 50% rate increase. 

· The proposal touts affordable housing as a key objec🤗ve. There is no doubt that our community 

is desperate for affordable housing, how will this development deliver on this? The answer is 

simple, it will not. The development includes lots from 800m2 to over 4,000m2, how will the 

cost be capped to ensure ‘affordability’. The Developer has stated that blocks will start around 

$600,000 to $700,000 per block. Assuming this will be for the smaller 800m2 blocks, what will 

the sale price be for the larger lots? How will SMRC ensure this development provides affordable 

housing? 

How will Council ensure that any development will provide affordable housing? 

Why has this proposal been priori🤗sed when other Development Applica🤗ons which meet all the 

required criteria, can connect to exis🤗ng infrastructure, have taken more than a year to be 

considered? What is the rush? 

· The Biodiversity Assessment Report provides no confidence that any endangered flora or fauna 

is present in the proposed development area. The outlines ‘No targeted fauna surveys were 

undertaken for this assessment, which relied on database analysis, fauna habitat assessment and 

incidental observa🤗ons.’ How can this report be relied upon. Unfortunately, the consultant was 

unable to iden🤗fy the many and varied fauna present on the sight including kookaburras, Eastern 

Rosella, alpine magpies, Calaby's Pademelon, common wombats and sigh🤗ngs of southern hairy 

nosed wombats, echidnas. How can a consultant report be credible if it has missed en🤗re groups 

of animals that are found throughout the area? Has this been ques🤗oned and clarified? 

This proposal should be rejected outright, 

· it is against all previous planning considera🤗ons that have been considered under due process 

and consulta🤗on. 

· it requires a dispropor🤗onate investment in public infrastructure that would be required in 

developments in Berridale or Jindabyne 

· the area is not serviced by any public transport 

· it will destroy the unique environment of Kalkite village 

· all for the sake of making the developer rich 

As a resident of Kalkite, I demand an urgent public forum which must include representa🤗ves of the NSW 

Government to ensure that the concerns of the residents are heard, and good government prac🤗ce is 

restored. 

I look forward to hearing Councils, reasoning and ra🤗onale for this proposal going forward. Very happy to 
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important it must address our concerns, as listed below: 

1. Why is Council even considering a development of this size, probably the largest development ever undertaken within the 

Snowy Monaro Regional Shire. In fact, this is probably the largest development ever undertaken in a regional shire, in NSW, 

maybe even Australia. We moved from Sydney because it is too big and too busy, and too noisy, but now our Regional 

Council is proposing to dump a city suburb in a very quiet regional farming setting. 

 

2. Electricity – we have been informed that the current electricity line to Kalkite is inadequate to supply a development of 

the size envisaged by this development. It has been indicated that to supply the power that is required will involve a 10-

kilometre line into Kalkite using large Aluminium Pylons to power the new town. What an ugly blight on our beautiful valley. 

 

3. Water – does this mean there will be a major upgrade of our current water supply or is Council planning to build a new 

water supply for this development, no matter what, this will require more work and more ongoing cost for Council to 

maintain. 

 

4. Sewerage – this is causing problems for Council to overcome, and a major issue for the residents of Kalkite. Where our 

current sewerage plant is located, is already a concern. It sits right on the edge of Kalkite Creek, and the community is very 

concerned that the current ponds are leaking into Taylors Creek, and then into Taylors Bay. So, any spill could badly affect 

the Bay for people swimming in the bay, plus our water supply, which is drawn from Taylors Bay. Number 1, this has to be 

addressed, and, number 2, the current site is definitely not suitable to handle sewerage from 220 homes, and even less likely 

to cater for 440 homes. So where would a new plant be constructed which does not affect the visual environment of the 

Kalkite Valley?  

 

5. Roads – this is a huge concern for the people of Kalkite. This road is little more than a country laneway. It is narrow, poorly 

maintained, and dangerous, at the best of times, and is only sealed to the Lotus Avenue intersection. Why Council does not 

seal the road to the Kalkite boat ramp is a mystery and lacks common sense. The dirt road is not only dusty but also rough 

for any vehicles with boats. Please, Council upgrade now, and please upgrade the Kalkite Road all the way to the Eucumbene 

Road before we start seeing fatalities on this road. We need a road that is wider, properly constructed, with lane markings. 

This whole road is not suitable now, but then we have 3 Valleys to be developed, which will add to the current daily traffic. 

With the 56 Hilldowns Rd development, the road will have more than a 1000 extra cars, buses and trucks using the road 

every day. If that is the case, the Eucumbene Road will need a major upgrade which must include the intersection with the 

Kosciusko Road.  

 

6. Visual Environment – the Planning Proposal continually states that this development will have little to no visual effect on 

the region. It is now very apparent that this will have a huge effect on our visual on from every point. This development is 

many houses closely compacted on a large parcel of productive farmland. Even though this is supposed to be low level 

housing, with all the infrastructure, it will be a major eyesore from every angle, from the current village, from the lake, from 

driving down Kalkite road, from the tourist viewing point on the Kosciusko Road. We have never seen anything like a Sydney 

suburb in the middle of bush and farmland. It is totally against all planning models. 
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let’s talk about the S-M-R-C 
Let’s talk all the bad things 
And the worse things 
This ‘planning’ would be!!! 
Let’s talk abooouut SCALE!! 
 
Make no mistake, the 56 HILLDOWNS ROAD planning proposal is BIG!! Literally something the size of Adaminaby 
plonked up the Northern end of Lake Jindabyne down a dead-end road. 
We really have to ask the question... is this a WISE move?? 
Some of our Kalkite Community members calculated a cool $25M just to upgrade electricity... towers will need to be 
high so as not to burn down in fires and to get down the steep hill, and go all the way to Geikle Creek sub-station. And 
let's DO talk about the cost of the sewerage and the road too!! 
Kind of strange that development options closer to Geikle Creek sub-station, with flatter land and immediate access to 
the highway, are not under consideration?  
We agree that such locations might not have such a spectacular view over the lake (or be as ruinous to the Lake 
Jindabyne Protected Scenic Area), but locals might actually have a chance of being able to afford to buy something!! 

  
 
 
Let's RAM a tonne more cars down a wee country lane.... 
Or we could say NO to the 56 HILLDOWNS ROAD planning proposal! 
 

infrastructure upgrades, 
Aboriginal artefacts 
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WILL THE COUNCIL JEOPARDISE THE SCENIC PROTECTION AREA! 
With thanks to our Kalkite Community member who brought this to our attention. 
Kalkite, and the 56 HILLDOWNS ROAD planning proposal, is part of the "Scenic Protection Area" outlined in the current 
LEP. Here is what it says about development within this zone: The link to this clause 
is: https://legislation.nsw.gov.au/.../current/epi-2013-0700... 
7.6 Development within the Lake Eucumbene and Lake Jindabyne scenic protection areas 
(1) The objective of this clause is to protect the following attributes within the catchments of Lake Eucumbene and 
Lake Jindabyne—(a) the visual qualities and scenery, 
(b) the sense of isolation that can be enjoyed in many areas on and adjacent to the lakes, 
(c) the recreational functions of the lakes, including its attraction as a fishing destination, 
(d) the water storage functions of the lakes. 
(2) This clause applies to land identified as “Lake Eucumbene and Lake Jindabyne” on the Scenic Protection Area Map. 
 
(3) Development consent must not be granted to development on land to which this clause applies unless the consent 
authority is satisfied that—(a) the development will not have an unacceptable visual impact on the scenic quality of the 
area when viewed from the relevant lake at its full supply level or from a public place, and 
(b) the development has been designed to prevent any intrusion into the view from the lake at its full supply level. 
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(4) In deciding whether to grant development consent to development on any land to which this clause applies, the 
consent authority must consider—(a) the visual impact of the development when viewed from the relevant lake at its 
full supply level or from a public place, and 
(b) whether the design and construction of any new buildings (including ancillary development) prevent any intrusion 
into the view from the lake and minimises any adverse impacts on the view from the lake and surrounding areas, and 
(c) the number, type and location of existing trees and shrubs that are to be retained and the extent of landscaping to 
be carried out on the site, and whether provision has been made for the planting of appropriate native species where 
the planting would visually screen the development. 
 

 
It's been a while since I read such UTTER RUBBISH.  

 
 

This TRANSPORT IMPACT ASSESSMENT report for the 56 HILLDOWNS ROAD proposal contradicts itself, and it is 
TRUELY TERRIFYING.  

 
 

"the estimated construction traffic volumes are not expected to adversely affect the existing road network." 

"Furthermore, the predicted construction traffic is significantly less than the calculated future operational traffic of the 
proposed development. Therefore, from the completed development TIA, it can be ASSUMED that the network will 
continue to operate at an acceptable level of service even with the expected impact of construction vehicles." 
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Tell us, Villagers of Kalkite, does the network currently operate at an acceptable level of service??? Apparently these 
roads are capable of A LOT more!!!!!!!!!!!!! 

 
 

5.4 Construction Traffic  

5.4.1 Construction Outline The proposed subdivision development will involve approximately 222 residential 
allotments and 5 commercial allotments to be constructed in multiple stages over a 3-year period, commencing in 
2025. Traffic generated by construction activities for the duration of the project will include light vehicles used by 
construction workers to get to and from the site and heavy vehicles associated with the construction plant, deliveries 
and removal of materials.  

5.4.1.1 Light Vehicles It is expected that there will be a maximum of approximately 20 construction workers on the 
work site at any one time. It is expected that the majority of these workers will reside nearby in Jindabyne and Cooma, 
which will provide opportunities for carpooling. For this analysis, it has been assumed that the average occupancy rate 
of light vehicles will be 1.0 workers per vehicles. From this occupancy rate, the typical traffic generation for the 
development will be approximately 20 light vehicles per day, arriving in the morning and departing in the evening.  

5.4.1.2 Heavy Vehicles Preliminary estimates of the heavy vehicles associated with the development of the new 
subdivision is as follows: > Truck and dog trailer – will likely be required for the entire of the 3 years of construction 
with an expected maximum of four to five trucks doing eight to ten movements per day, inbound and outbound. > 
Material deliveries – likely won’t be an everyday occurrence, only when materials (mainly pipes and pits) are ready to 
be installed. Expected maximum of two to three deliveries on these days for total of four to six movements. > Concrete 
truck – likely won’t be an everyday occurrence, only when concrete and/or stabilised sand needs pouring. Expected 
maximum of two to three trucks, four to six movements, per day.  

5.4.1.3 Oversize Vehicles A review of the suitability for the local network to handle oversized vehicles should be 
undertaken independently by the contractor and may require specific traffic control if oversize vehicles are required. 
Currently, details of any oversized vehicles needed to transport equipment or plant to the site are not available. 
However, if it is found that oversized vehicles are required, the contractor will be required to apply for permits from 
Transport for NSW (TfNSW) and Council, along with the submission of a suitable traffic management and 
transportation routes plan. Oversized vehicle routes are to be planned for designated heavy vehicle routes, wherever 
possible, approved by TfNSW. Additionally, all oversized traffic movements should occur outside of peak times 
wherever possible to reduce the impact on the road network  

5.4.1.4 Construction Traffic Impacts The number of construction vehicles accessing and egressing the site will need to 
be confirmed by the contractor as part of the detailed construction planning stage. However, the estimated 
construction traffic volumes are not expected to adversely affect the existing road network. Furthermore, the predicted 
Transport Impact Assessment Residential Development construction traffic is significantly less than the calculated 
future operational traffic of the proposed development. Therefore, from the completed development TIA, it can be 
assumed that the network will continue to operate at an acceptable level of service even with the expected impact of 
construction vehicles. 

 
PLAN NOT CONSISTENT WITH SAP 
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COUNCIL MEETING 

Some of the impressions coming out of the council meeting today. I look forward to watching it once it becomes 

available online. 
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public communication on this matter has been poor. There have been no community meetings that have not involved the 

developer. The last community meeting (July 24, 2002) involved shouting and physical violence. No Councillors have 

attended or sought to hold any community meetings. Supplementary information is nigh impossible to obtain and Council is 

requesting formal GIPA process for the most basic of requests. Please do the right thing and reject this development 

proposal.  

114.  21/08/2023 I hope Council has taken notice of what was said by the Kalkite residents at Council 's August Open Forum. It must be 

obvious that this development is an overkill for the area. SRSC, when Jindabyne was first moved claimed that they would do 

all in their power to stop continuous lakeside development? AND there was never supposed to be development visible from 

the Town Centre Plaza area. So here we go again. Much has been said about the road access, although this hasn't included 

much about the problems with the junctions at Eucumbene & Kosciuszko Roads. Will we see the same problems as at East 

Jindabyne? The section of the Eucumbene Road, mostly used, is especially narrow too. Not much has been said about the 

capability of the sewer plant? Will this be another pumped area that council will have to maintain? The developer claims 

that Council is about to upgrade this plant, but, I can only guess(?) that council is only going to improve it to cope with 

existing demand? What happens when (like Highview etc.) every lot gets 2 , or more dwellings and lots of B&B's thus 

doubling or even tripling, at peaks, the volumes? Maybe council will then have to pipe to the Jindabyne plant via E. 

Jindabyne? Similarly, what is planned for the stormwater outflow? Nothing in the plans I can see? Council needs to fix this( 

in town as well now before any more development )or we will see problems like they have in Europe in similar" lakes" where 

the water needs aerators to stop the water "dying". Council is , apparently, trying to kill-off the community shared trail to 

here. If this development goes ahead, this trail will be needed. Currently I often meet Kalkite residents who come to town to 

"go for a walk" (on the volunteer built lake footpath path that doesn't meet the criteria for a shared path any longer). These 

residents were looking forward to having somewhere where they could walk easily, the developer's plans only show 

mountain bike trail lakeside, so, again , the community is being dudded. The developer was a little coy about the 

"community centre? who will be building this & at what point of the development (if it gets the go-ahead?). Or will it be left 

to council? Lastly, who will look after the "stewardship" areas? Will they be just left as a bushfire hazard? Will council look 

after them as reserves? More cost! Council has trouble maintaining our reserves now, leaving them to neighbours to try and 

maintain in the face of MTBers who can do what they like , apparently.  

Visual amenity, road 

intersections, sewerage, 

stormwater, shared 

trail, community centre, 

bushfire 

Do not 

support 

115.  21/08/2023 I am against this development in its present form. I can find no alignment between the proposal and the Council Draft 

Settlement Strategy, as this development provides 20% of the implied required dwellings for the entire region up until 2026 

and 40% of the entire regions implied dwelling need if the implied need of Jindabyne is removed. Take into account the high 

critical infrastructure cost to Council of a development in Kalkite, and the freeing up of a considerable volume of new 

subdivisions by the NSW Government Special Activation Precinct (‘SAP’) that relates to the resorts of Jindabyne and East 

Jindabyne, which does not include Kalkite, one must ask what is going on here, and why a development is needed in Kalkite? 

What is also of concern is that the Planning Proposal is demonstrably inconsistent with Ministerial Planning Directions. This 

further draws into question the justification and process behind the Planning Proposal. If council decides to go ahead who 

will pay for the critical infrastructure required as the developer has stated that they will connect to existing infrastructure for 

Kalkite. That would imply that council and all ratepayers would be footing the bill for connection “to the grid” which would 

equate to tens if not hundreds of millions of dollars! Council itself has described Kalkite as “a unique village located on the 

northern banks of Lake Jindabyne. It is a small and quiet village located less than 10 minutes from Kosciuszko Road and 

Strategic documents, 

SAP, infrastructure 

costs, village feel, 

affordable housing 
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support 
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only has one entry and exit which is not fightable with the limited resources for such a large amount of people as allowed for 

by the developers. This is absolutely absurd. We don’t want a city! This is the country! Keep it that way.  

125.  21/08/2023 To Whom It May Concern, I am writing in relation to the proposed development of the property located at 56 Hilldowns 

Road, Kalkite. I have a number of concerns about this development that I would like to bring to your attention, which I have 

detailed in point form below: 1. Traffic: The development is for 220 lots, which if we assume that the majority of the 

proposed houses will be occupied by families that this will increase the population by approximately 400+ people. The 

“Three Rivers Estate” also on Kalkite road has allowed for 42 lots (per current mapping available on their website) which if all 

occupied by families could increase the population by approx. 100 people. Overall an increase of 500+. More than double, if 

not triple, the current population of Kalkite. Not to mention the proposed caravan park which will bring how many extra 

people? Which brings me to my next concern: 2. Road: This development would not only impact the Kalkite Road, but also 

the roads leading to Kalkite Road which is a one-way-in-one-way-out road, but also Eucumbene Road, Hill Top Road, and the 

associated intersections at the Kosciuszko Road. Firstly, the issue of Kalkite Road. It is narrow, steep, and has been plagued 

for many years with pot holes, sink holes and rough edges that drop away. The road also has snow and ice on it several times 

through the year. There has been issues with access for not only residents but also for the local school bus which has at 

times been unable to reach the village due to the road conditions. So not only are upgrades required to Kalkite Road, but 

also to Eucumbene Road and Hill Top Road. Both of which are narrow and under maintained, Hill Top Road is dirt and graded 

maybe once a year. The developer has only allowed for upgrades to Kalkite Road so who foots the bill for the others? 3. 

Bushfire Risk: Given that it is the only road in and out of the village, the size of this development presents a huge risk to 

human life in the event of a bushfire. The village is surrounded by bush. Studies show that limited escape routes during 

bushfires have fatal outcomes. In 2019 we got away lightly. But how is an extra 500 people trying to get out going to look 

like? And where are they going to go? The hall suggested by the developer? Absolutely not, guaranteed to perish. So we 

have to get out of the village to go to… Jindabyne? Berridale? Cooma? As we saw in 2019, these facilities already do not have 

the capacity in a disaster, how is 500 extra people going to affect this? 2023 has already seen a record number of grass fires 

and call outs for the local RFS teams. It is already dry and hot. We are already preparing for a disastrous 2024 and beyond. Is 

there a contingency plan for upgrading the RFS trucks to allow for this? And in what time frame? In the documents provided, 

the RFS raised a number of concerns in relation to risk mitigation which as far as I have read have not been addressed 

further. 3. Sewerage: The sewerage system has not coped for many years. The upgrade works which were supposed to take 

a few months have now been ongoing for years. Blowing way out of budget and causing degradation of the surrounding 

landscape as well as taking a toll on the road which has seen a huge increase in heavy truck traffic. The developer has 

identified that they will pay for the sewerage system upgrade, but to what extent? And what is the ongoing cost of this going 

to be? Where is it going to be built? 4. Effect on existing residents: The residents of Kalkite moved/live in Kalkite for a 

reason. It is peaceful. It is quiet. This development is the opposite of that. It will be doubling if not tripling the current 

population and become a small suburb. This is NOT what we signed up for! If we wanted to live in town we would do just 

that, move to town. This is the Snowy Mountains. Not the Snowy Suburbs. People are moving to get away from cities, and 

what are we creating? More cities! Where does it end? It seems that the development of the Snowy Mountains is done in 

the name of progress and change but where does progress and change end? Is it when everything that was great about the 

Snowy Mountains is destroyed and the farming families who have been here for generations are forced out? Whether you 

do or don’t believe in climate change is a whole separate issue, but how are the mountains going to look in 20 years time 

when perhaps there is no snow? 5. Destruction of Farmland & Bushland: The proposed LEP identified that farming land was 
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is happening via Facebook. What about the elderly, who no longer drive, have Facebook or read the paper. Even residents of 

Kalkite village who are busy running their businesses in the thick of winter knew nothing of this until it was bought up in 

conversation. It seems council wishes to approve this under the noses of residents who are busy trying to pay their 

mortgages and now increased rates! Jindabyne has already grown beyond. It is now eating in to the landscape. Ruining the 

lifestyle that so many come here to enjoy. Stop trying to create space where there is none. Stop trying to push out families 

who have lived here for generations. Stop trying to push out farmers.  

128.  21/08/2023 I am writing in relation to the proposed development of the property located at 56 Hilldowns Road, Kalkite. I have a number 

of concerns about this development that I would like to bring to your attention and highlighted my concerns. I have detailed 

some of these in point form below: 1. Traffic: The present road infrastructure does not safely deal with the present 

population of full time residents in Kalkite and tourism visitation, particularly in peak times through the winter season. The 

road is already poorly maintained and impacted by vehicular movements. The development is for 220 lots, which if we 

assume that the majority of the proposed houses will be occupied by families that this will increase the population 

significantly and I believe allows dual occupancy. Most households already own 2-3 vehicles to access the village and 

surrounding townships so road infrastructure will need to be developed at substantial cost and maintenance not by the 

developers but by local government. The “Three Rivers Estate” also on Kalkite road has allowed for 42 lots (per current 

mapping available on their website) which if all occupied by families could increase the population by approx. 100 people. 

Overall an increase of well over 500+ and up to 1,000 residents/families. This represents more than double, if not triple, the 

current population of Kalkite. Which brings me to my next concern: 2. Road: This development would not only impact the 

Kalkite Road, but also the roads leading to Kalkite Road which is a one-way-in-one-way-out road. Eucumbene Road, Hill Top 

Road, and the associated intersections at the Kosciuszko Road will be impacted. Firstly, the issue of Kalkite Road. It is 

narrow, steep, and has been plagued for many years with pot holes, sink holes and rough edges that drop away. The road 

also has snow and ice on it several times through the year. There has been issues with access for not only residents but also 

for the local school bus which has at times been unable to reach the village due to the road conditions. So not only are 

upgrades required to Kalkite Road, but also to Eucumbene Road and Hill Top Road. Both of which are narrow and under 

maintained, Hill Top Road is dirt and graded maybe once a year. The developer has only allowed for upgrades to Kalkite 

Road so who bears the costs and maintenance for the other roads and access when Council is already under pressure with 

the costs of roads and maintenance? 3. Bushfire Risk: Given that it is the only road in and out of the village, the size of this 

development presents a huge risk to human life in the event of a bushfire. The village is surrounded by bush. Studies show 

that limited escape routes during bushfires have fatal outcomes. In 2019 we got away lightly. But how is an extra 500 to 

1,000+ people trying to get out going to look like? And where are they going to go? So we have to get out of the village to go 

to… Jindabyne? Berridale? Cooma? As we saw in 2019, these facilities already do not have the capacity in a disaster, how is 

500 extra people going to affect this? 2023 has already seen a record number of grass fires and call outs for the local RFS 

teams. It is already dry and hot. We are already preparing for a disastrous 2024 and beyond. Is there a contingency plan for 

upgrading the RFS trucks to allow for this'd already an issue with the charges to local Councils and budgetary impacts? And 

in what time frame? In the documents provided, the RFS raised a number of concerns in relation to risk mitigation which as 

far as I have read have not been addressed further. 3. Sewerage: The sewerage system has not coped for many years. The 

upgrade works which were supposed to take a few months have now been ongoing for years. Blowing way out of budget 

and causing degradation of the surrounding landscape as well as taking a toll on the road which has seen a huge increase in 

heavy truck traffic. The developer has identified that they will pay for the sewerage system upgrade, but will this be wholly 
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These photos show how the fire of 6/7/23 reached the road. The bushland across it could have caught alight with possibly 
disastrous consequences. 
 
 
The photo below is from the 20/1/20 severe fires and is the exact view of where the proposed Hilldowns Rd development 
would be situated – the site is located in the actual frame of this photo; simply not visible through the smoke. 
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10 June 2021 - just uphill from the previous two photos. Note the trapped and abandoned car on the left. 
 

2. Mail service. 
Currently the residence of Kalkite do not have a mail service. The service station at East Jindabyne receives the mail for 
Kalkite and we go there to collect it. If there is a massive influx of residents, the service station would not be able to cope 
with the vastly increased volume of mail. Will the council provide Kalkite with a dedicated mail service? 

 
3. Environmental concerns. 

As mentioned above, there would likely be a devastating impact on wildlife from the increased traffic. However, there are 
further issues that may not have been addressed; one being stormwater. Where will the stormwater runoff from these 
hundreds of new houses go? I assume into the lake. Isn’t this an environmental pollution issue with garden and driveway oils 
and chemicals discharging into the lake? Am I wrong in assuming there are environmental laws preventing this? 

 
4. Sewer service. 

Will the current sewer service be able to cope with such a large influx of housing? It seems to struggle coping with the small 
village requirements as they stand now. 
 

5. Water Supply. 
Where will the water supply come from to service the increased population? The current tanks for Kalkite’s water are not 
very big and don’t appear to be able to cope with the increased demand. With the increased draw, what will happen to the 
working water pressure of the existing houses? 
 

6. School bus  
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intersection, tourism, 

employment, bushfire 

135.  22/08/2023 I am writing in relation to the proposed development of the property located at 56 Hilldowns Road, Kalkite. 

 

Winter is hardly an appropriate time to undertake a consultation in this community.  

Just about everyone is engaged in both tourism services and local business in the busiest period of winter. 

 

I have a number of concerns about this development that I would like to bring to your attention and highlighted my 

concerns. I have detailed some of these in point form below: 

 

1. Traffic: The present road infrastructure does not safely deal with the present population of full time residents in Kalkite 

and tourism visitation, particularly in peak times through the winter season. 

The road is already poorly maintained and impacted by vehicular movements. The development is for 220 lots, which if we 

assume that the majority of the proposed houses will be occupied by families that this will increase the population 

significantly and I believe allows dual occupancy. Most households already own 2-3 vehicles to access the village and 

surrounding townships so road infrastructure will need to be developed at substantial cost and maintenance not by the 

developers but by local government. 

The “Three Rivers Estate” also on Kalkite road has allowed for 42 lots (per current mapping available on their website) which 

if all occupied by families could increase the population by approx. 100 people. Overall an increase of well over 500+ and up 

to 1,000 residents/families. This represents more than double, if not triple, the current population of Kalkite.  

Which brings me to my next concern: 

 

2. Road: This development would not only impact the Kalkite Road, but also the roads leading to Kalkite Road which is a one-

way-in-one-way-out road. Eucumbene Road, Hill Top Road, and the associated intersections at the Kosciuszko Road will be 

impacted.  

Firstly, the issue of Kalkite Road. It is narrow, steep, and has been plagued for many years with pot holes, sink holes and 

rough edges that drop away. The road also has snow and ice on it several times through the year.  

There has been issues with access for not only residents but also for the local school bus which has at times been unable to 

reach the village due to the road conditions. So not only are upgrades required to Kalkite Road, but also to Eucumbene Road 

and Hill Top Road. Both of which are narrow and under maintained, Hill Top Road is dirt and graded maybe once a year.  

The developer has only allowed for upgrades to Kalkite Road so who bears the costs and maintenance for the other roads 

and access when Council is already under pressure with the costs of roads and maintenance? 

 

3. Bushfire Risk: Given that it is the only road in and out of the village, the size of this development presents a huge risk to 

human life in the event of a bushfire. The village is surrounded by bush. Studies show that limited escape routes during 

bushfires have fatal outcomes. In 2019 we got away lightly. But how is an extra 500 to 1,000+ people trying to get out going 

to look like? And where are they going to go?  

So we have to get out of the village to go to… Jindabyne? Berridale? Cooma? As we saw in 2019, these facilities already do 

not have the capacity in a disaster, how is 500 extra people going to affect this? 2023 has already seen a record number of 
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2. Snowy River L.E.P 2013 – this plan identifies the Kalkite area as an RUI primary production zone and only suitable for 

small-scale development. The zoning describes exactly what is there. 

3. South East and Tablelands Regional Plan 2036 – correctly identifies tourism and visitor amenity as the key drivers of 

economic activity and prosperity for the region. 

4. Snow Mountains Community Strategic Plan 2042 – also requires Council to keep controls in place that protect the visual 

and scenic values of the area. 

5. Draft Rural Strategy 2020 and 2022 – both call for the protection of scenic values and the encouragement of agriculture. 

There are cogent and consistent reasons why all of these planning instruments say much the same thing. The Jindabyne 

business community and the population of the wider district depend very heavily on tourism. People come to the district for 

the scenery, the lake, the mountains, the rural ambiance and they focus on those things when they get here. Jindabyne 

township faces the lake. Lake Jindabyne is the focus of year-round activity and scenic appreciation. Wreck the lake and you 

will wreck the entire reason for Jindabyne’s prosperity. 

Most developments in the lakeside area, even East Jindabyne and Tryolean Village, are visually screened from the northern 

view up the lake from Jindabyne township. They are integrated into the landscape and subtle, they do not intrude. Kalkite is 

completely invisible from most viewing points. This is not an irrelevant coincidence, it was planned and it is vital to the 

attraction of the area. 

There are some other very good reasons why the scale and location of this particular development is inappropriate. 

KALKITE ROAD 

Kalkite Road is the only feasible access way into the village area. It is a local road, which means that by design it is a lower 

standard road which is the full financial responsibility of the Council. It is designed and intended to cope with local needs 

and a reduced traffic flow. 

The entire condition of Kalkite Road is poor (and this statement is not intended to be a judgment on council’s efforts). The 

road surface is poor and regularly breaks up because the road does not have the deeper subsoil foundations of a higher 

quality regional road. It has probably already reached its full traffic capacity. 

There is an extremely steep segment down the eastern escarpment of Lake Jindabyne which is sign posted “Trucks use low 

gear” for very good reason. The road is narrow, it has several blind corners and there are numerous places where there is no 

effective verge (by which I mean that if a car leaves the road it either goes over a steep slope into the trees on the downhill 

side or it slams into a high bank on the uphill side). 

To further complicate matters, the road is subject to low cloud or fog at many times during the year and becomes dangerous 

with snow and ice a few times each winter. Because of the nature of the landform around Kalkite, it is extraordinarily hard to 

see how the line of the road can change. It is also unlikely that the weather conditions will alter. 

In fact, the Kalkite Road has been the scene of several serious accidents over the years incluing when a multi-seat vehicle full 

of school children slipped off the road and ran down an embarkment and into a tree as a result of ice on the road. It is 

noteworthy that the school bus sometimes suspends service because of weather conditions on the road. Although I do not 

have the exact records, I know that several cars have collided or left the road to avoid head-on accidents over the last 20 

years. 

At a bare minimum, to accommodate the extra number of houses which are proposed, the Kalkite road would need to be 

upgraded to a regional road standard. Such a requirement would be a major civil engineering venture which would involve 

road widening, extensive excavation into the hillside, straightening of existing curves and completely reforming the sub-
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base. Even civil engineering experts might get the costing wrong but on my estimate many millions of dollars would probably 

not see the upgrade completed and I have heard an estimate of $60 million. 

To put the above problem into context, the New South Wales Guide to Traffic Generating Developments TDT 2013/ 04A 

NSW RMS estimates that each detached household will generate 9 traffic movements per day, but let’s be conservative and 

use a figure of 7 traffic movements a day. If the new development is approved then Kalkite Road will service approximately 

400 detached households and generate 2800 traffic movements per day. The same Guide tells us that there will be 320 

traffic movements in peak hour each morning and evening, or alternatively, one car every eleven seconds travelling up or 

down Kalkite Road. The present road will simply not withstand the volume. 

Even assuming that Council inevitably puts the entire cost of an upgrade onto the developers as a headworks contribution, 

the result will be extremely problematic, and dangerous to the entire Kalkite community. 

Firstly, Council is proposing to take on the problem of a massive road upgrade which must occur prior to the construction of 

the major development which causes the problem. This must necessarily involve making the road much bigger and more 

prominent. 

Secondly, Council will still have the problem of the visual degradation of a major road running down the northern end of the 

Jindabyne valley (more on that below). 

KALKITE SEWAGE WORKS 

This plant was recently upgraded to take the extra effluent from the small, “Three Rivers” subdivision (42 blocks averaging 

1500 m² per block). 

Council should be aware that it is already sending a pump-out truck to the settlement pond numerous times a week in order 

to keep this sewage plant under control during peak periods. 

A significant problem is that this sewage plant is located in a gully with no available flat land for it to expand, and a few 

metres away at the bottom of the Gully is Taylors Creek. If sewage overflows, or is flushed out during heavy rain, it goes into 

the gully and down Taylors Creek into Lake Jindabyne, which is about 400 m away. There is limited room to expand the 

present sewage works, and an ever-present risk that it might overflow if allowed to get too full. 

As a matter of interest, the existing community of Kalkite draws, it's potable water from a site about 1 km further down 

Taylors Bay. This raises the stakes if a mismanagement event occurs. It would be as well to remember that just this year the 

community at Charlotte's Pass was fined some $200,000 by the environmental authorities for allowing a sewage spill to 

occur. 

So, if the sewage works at Kalkite were to need to expand, there is very limited space to do it. But if another 220 houses 

were to be built in an extended village area, then the capacity of the sewage plant would have to double. There is unlikely to 

be sufficient room in the present plant and overcharging the sewage works will lead to toxic spills into Lake Jindabyne. 

It would seem that another sewage plant would need to be built. But it can't be downstream of the existing plant because 

that would place it adjacent to existing houses in the village. It is possible that another plant could be built on flat land to the 

south of the proposed development. That would place it on the foreshore of Lake Jindabyne, and in full view of the new 

development and Jindabyne township. Both possible solutions would bring the sewage plant too close to Lake Jindabyne and 

breach the existing lake regulations. 

It is possible that all these problems might be resolved by the expenditure of another large sum of money, however, they 

illustrate that the site is really not suitable for a development of this size and scale. It would seem that the restrictions in the 

existing planning instruments make some sense after all. 
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Visual amenity is protected by the Snowy River Local Environment Plan 2013 which I have set out with emphasis added 

below.  

  

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

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

Jindabyne— 

(a)  the visual qualities and scenery, 

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

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

(d)  the water storage functions of the lakes. 

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

(3)  Development consent must not be granted to development on land to which this clause applies unless the consent 

authority is satisfied that— 

(a)  the development will not have an unacceptable visual impact on the scenic quality of the area when viewed from the 

relevant lake at its full supply level or from a public place, and 

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

(4)  In deciding whether to grant development consent to development on any land to which this clause applies, the consent 

authority must consider— 

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

and 

(b)  whether the design and construction of any new buildings (including ancillary development) prevent any intrusion into 

the view from the lake and minimises any adverse impacts on the view from the lake and surrounding areas, and 

(c)  the number, type and location of existing trees and shrubs that are to be retained and the extent of landscaping to be 

carried out on the site, and whether provision has been made for the planting of appropriate native species where the 

planting would visually screen the development. 

  

In order to understand visual amenity one needs to understand what the Snowy Mountains lakes offer, and it is not only 

Trout. 

  

The lakes offer the sound of silence, the absence of suburbia or backlighting, and the beauty of those gorgeous red sky 

Monaro sunsets, followed by a clear view of the stars and night sky, while one feels the coolness of a mountain evening on 

ones cheeks.   

  

It is a sort of Man from Snowy River, frontier feeling that one can experience nowhere else in NSW, and in an increasingly 

crowded state, it is an experience that is ‘bankable’. 

  

If you locate houses around the lakes, people on the lakes in boats look at suburbia.  Those fishing from the bank face an 

additional problem in that they cannot get access to remoter locations. 
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While Jindabyne and Eucumbene appear large, areas fished from the bank are not.  Fifty percent of the shoreline is taken up 

by National Park and is not accessible. 

  

There are limited roads that enable the public to access Eucumbene and Jindabyne. 

  

Eucumbene can be accessed via road at Old Adaminaby and Angler’s Reach (which provide no sense of isolation). 

  

One can access Yen’s Bay by Bushrangers’ Road, Old Adaminaby Cemetery, Seven Gates Bay Road, the next access is through 

the Frying Pan Caravan Park. 

  

There are one or two other access points toward Buckenderra but that is it. 

  

Jindabyne is even more limited.  One has Kalkite Road and Hillsdown Road- the latter being a road that the developer has 

sought to purchase. 

  

If the sense of isolation and scenic amenity is damaged through development, the desirability of the lakes as a destination 

would be significantly diminished. 

  

Since the development of Angler’s Reach and East Jindabyne there has been no development permitted around either lake 

other than a limited amount of backfill between East Jindabyne and Tyrolean Village, which was quite logical given available 

infrastructure and the fact that, because of surrounding development it did not diminish.  

  

HILL TOP ROAD 

  

One further issue regarding the development is Hill top Road. 

  

One can assume that if Kalkite Road traffic increases by 2/3rds because of development, approximately half of the traffic 

shall travel North and half South.   

  

Traffic heading North tends to use Hill top Road.  

  

The Hilltop / Eucumbene and Kalkite Road intersection would need significant upgrading with at least a roundabout.  Hilltop 

Road would also need to be sealed. 

  

I note that the DA that preceded the current smaller DA that applies to ‘Three Rivers Estate’ imposed a requirement that the 

developer fund the sealing of Hill Top Road. 

  

It would appear that Hilltop Residents have not been asked to comment upon this development and they should be. 
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analysis associated with the existing road widths, condition, blind corners, grade or the restrictive topography. 

 

4. Given the topography that widening recommendation may not be feasible or even legal (snow gums removal on road 

edge). That practical issue is not tested or explored. 

 

5. Any road widening works, of this potential scale, will involve significant road closures. Public inaccessibility aside, there is 

no exploration of the risks associated with such closures for bushfires or emergency access. 

 

6. The recommendation (6.4.7 Stantec Report p31) that the financial risk of road upgrade costs are managed via 

"development contributions plan", which is then neither defined or disclosed in any detail, is an unacceptable future risk for 

Council.   

 

7. Furthermore (6.4.7 Stantec Report p31) the comment " MANAGED THROUGH A DEVELOPMENT CONTRIBUTIONS PLAN AS 

THEY BENEFIT MULTIPLE DEVELOPERS" is vague and confusing. What other multiple developers? Is something else going on 

that the Kalkite community does not know about? Despite the plethora of strategic documents and direction to the contrary, 

Is the village of Kalkite going to become even bigger than this 400 odd dwelling proposal? This type of proposition by the 

developer will open Council up to significant risk in that the build costs for the upgraded road will be borne by the ratepayer, 

up front, rather than by the developer. That trap is pretty obvious but given the process issues associated with this proposal, 

inaccurate media attributions and the unusual departure from set strategic policy I can only wonder if Council are properly 

alert to it? Given the parlous financial state of Council, even with a 54% rate hike over three years, that would be something 

to be very aware of.  

 

7. It is noted in the Stantec Report (p17) that the assumption, informed by Council, is that 300 dwellings are modeled for 

'section A'. That is based on 40% of 'section A' having 214 lots used as dual occupancy. Of course that does not mean there 

wont be 428 dwellings as each lot "could" in actual practice have a dual occupancy. It is also worth noting, again, that there 

are 163 dwellings in Kalkite at present. The sheer scale of additional dwellings can only mean the deliberate destruction of 

the existing character and amenity of our beautiful small alpine village.  

 

8. Similarly the care for core scenic values and prominent view impact from the west and south of this sprawling proposal, a 

subject of long standing protective Council policy and so far largely ignored in the proposal assessment, does not appear to 

be a key concern of the current Council. 

 

9. If Council is to disregard community feedback, its own existing strategic documents and approve this proposal, there 

should be NO weekend construction work allowed given the Village is a centre for tourism accommodation. Furthermore 

allowing full-time residents the ability for some respite and quiet amenity from what will amount to the construction site of 

a new town adjacent to the existing village over a lengthy period of time. I know that technically this is an issue for another 

stage, but I note the Stantec report suggests, as a given, Saturday work between 8am and 1pm (p23 Stantec Report).  

 

10. Is point 5.3.4.5 (p24 Stantec Report) a joke or just simply misinformed? There is no public transport in Kalkite. There is a 
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the formal public consultation period. More concerning is that this technical information was not  available to be analysed to 

help inform the Council Report that recommended a pathway to Gateway  - as happened in September 2022. Having all the 

relevant information together is always a help for the elected Council and the community when these types of speculative 

proposals come in. 

>  

> I have previously raised a point regarding the adequacy of information to enable a meaningful consultation with the 

community to take place. It seems Council staff had similar concerns. I have already asked for an explanation why the Chief 

Strategy Officer (CSO) set aside planning staff concerns as to the timing of consultation and the unavailable traffic 

information. You will recall me letting you know that evidence was provided that identified that the CSO was contacted 

directly by the developer in order to commence the formal consultation stage despite stated staff concerns. It appears the 

CSO complied with he developer request and just overrode the planning staff. That is an unusual situation to arise in a 

Council. It would at the very least require discussion and meetings to reconcile those two positions. All of which should have 

been properly file-noted. To date no explanation has been provided why the CSO chose to override the planning staff.  

>  

> Finally, I will remind Councillors of the comment from staff, made to a community member, on 24 July 2023 that "the 

Kalkite Road is scary". At least they had actually driven down it at least once! 

>  

>  

> More specifically on the Stantec Report 

>  

> 1. Any traffic counts this winter cannot be reasonably considered as being representative given the nature of the 2023 

snow season. I am informed accommodation utilisation across the region was down by a third. 

>  

> 2. Council should be alert to the certain long term financial cost associated with maintaining road infrastructure in Kalkite if 

this proposal moves ahead. 

>  

> 3. The suggestion of widening of Kalkite Road (6.4.7 Stantec Report) is not properly explained. There is no commentary or 

analysis associated with the existing road widths, condition, blind corners, grade or the restrictive topography. 

>  

> 4. Given the topography that widening recommendation may not be feasible or even legal (snow gums removal on road 

edge). That practical issue is not tested or explored. 

>  

> 5. Any road widening works, of this potential scale, will involve significant road closures. Public inaccessibility aside, there 

is no exploration of the risks associated with such closures for bushfires or emergency access. 

>  

> 6. The recommendation (6.4.7 Stantec Report p31) that the financial risk of road upgrade costs are managed via 

"development contributions plan", which is then neither defined or disclosed in any detail, is an unacceptable future risk for 

Council.   

>  
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176.  11/09/2023 Definitely no. Maybe ten houses on top of the 40 already coming. This makes no sense economically. The rates charged will 

never cover the services provided in this remote difficult to access location. Local families will not be able to afford it. The 

risk in fires will increase exponentially. Water, pollution, dead wildlife road accidents, water, telecommunications, visual 

amenity, lake usage, all will be affected detrimentally. It is the completely wrong location for this. Many hundreds already 

coming in the district.  

Dwelling density, 

economic viability, 

bushfire, water quality, 

environmental impacts, 

wildlife, road safety, 

services, visual amenity 

Do not 

support 

177.  11/09/2023 It's a no. Not no way. Not no how. I heard someone say NIMBY... we are already getting 40. That is already a quarter 

increase in the size of the village area. We are taking more than our share already. No NIMBYism here. More than the 

infrastructure will cope with. Power, water, sewerage, communications, rubbish, road conditions and maintenance, road kill, 

pollution, chemical run off, soil run off, traffic, transport, fire risk, etc. As for fire shed... you go huddle with 2000 people in it 

when the road is blocked due to crash and fire approaching and air full of choking smoke. NOT for me.  

Dwelling density, 

infrastructure pressure, 

services, bushfire, traffic 

increase, wildlife, 

environmental impact, 

water quality, RFS shed 

Do not 

support 

178.  11/09/2023 No. A thousand reasons no... especially as 1000 things are already approved in the LGA. including 40 right here in Kalkite. 

Council won't make money from it. It will be a logistical expensive nightmare forever. It won't help local families or staff. It 

will be high end, only for the rich or airbnb.  

Dwelling density, 

affordable housing 

Do not 

support 

179.  11/09/2023 No. There is plenty already approved to be built. 40 new ones just up the way. That will more than fill any capacity available 

for sewerage, water provision, garbage trucks, traffic, wildlife deaths, pollution, communications etc. The ongoing costs and 

maintenance will blow out any perceived gain from council rates. Some bloke at council meeting was applying for 6 eco 

cabins and had 6 complaints, on his own 20 acres or so. 90 percent of these proposed lots will be squashed on less land than 

that. The eco cabins will be off grid, away from neighbours, on a main road that is a through road, (from somewhere going 

somewhere unlike this dead end) nowhere near a natural water reservoir (unlike this beautiful lake) which will not cost 

council anything to service these eco cabins ... and yet here you are considering 220 lots potentially 440 houses in such a 

hard to access, hard to maintain, hard to service area. It's not sensible. There'll be a death on the road from a head on or a 

drift off. There'll be a death from fire due to inability to escape or evacuate.  

Dwelling density, 

infrastructure provision, 

services, traffic increase, 

wildlife, environmental 

impact, infrastructure 

maintenance, bushfire, 

road safety, evacuation 

Do not 

support 

180.  11/09/2023 I strongly disagree with this proposal. We decided to buy and build at Kalkite because of the small number of houses, 

relatively large blocks, unique variation in the style of houses, safe community feel, because there were no shops and 

because the zoning was so that it would remain that way. This proposal, if allowed to proceed, negates all of the reasons 

current residents chose to live there, vastly changing the living environment, outlook, access and safety. The concerns about 

road access are numerous and the proposal does not adequately consider the load in all relevant situations. For example on 

weekend mornings in winter a high percentage of people in Kalkite head towards the mountains all at the same time, 

around dawn, when significant wildlife are out, to get a place in a car park already at capacity. The increased use of the road 

at that time of day if this proposal were to proceed cannot be addressed by the upgrades proposed. The likely devastating 

impact on wildlife is unforgivable and not adequately addressed. Throughout the last couple of years there has been illegal 

camping and senseless destruction of young trees in the nature area adjoining the lake and residential areas and this is likely 

to increase due to frequent use of the area if the proposal were to proceed. There will be numerous submissions articulating 

the many concerns and deficiencies in the proposal, and the personal impact on many long-term residents contributing to 

Village feel, safety, road 

capacity, wildlife, illegal 

camping, environmental 

impact 

Do not 

support 
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While planning for this development has been underway for some 3 years, it is beyond belief that the Traffic Surveys was 

completed during the Submissions period. It is clear no common sense went out the window. It only confirms the Traffic 

Surveys is very incomplete.  

For a start the 2023 winter season has been a poor ski season, with poor weather and limited snow, which as locals it 

appears visitation was significantly lower than 2022. Why was the Survey been conducted during the busiest time of the 

season, which are the school holiday periods. During the survey period, the mountains suffered a lot of bad weather, where 

we only skied 3 days during that period. 

We certainly believe that the Assessment has failed to consider, that in a good season many of the rental properties are 

multi bedroom, which means more than one family will rent the property. The holiday rental properties usually have as 

many 3 to 5 cars, all of which travel to the snow each day. This was very apparent through the school holidays. We have had 

up to 7 vehicles at our home on 2 occasions during the season, neither during the Survey period. 

What about summer, especially during the Xmas school holidays, but right through summer, when many holiday makers visit 

Kalkite, staying in holiday rentals or with family and friends, enjoying what our beautiful lake has to offer, or the mountains. 

Where is the Traffic Survey for this period? Again, we have a high volume of vehicles, many with boats, or horse floats 

driving up and down our Kalkite Road and then onto Eucumbene Road. 

Both the developers and the Council should conduct further, and more accurate Traffic Surveys, over a greater period, to 

ensure a more accurate Traffic Impact Assessment. 

For a development of this magnitude, on a road that is, as identified in the Assessment, as “given the steep terrain and high 

propensity for fog, consideration should be given for the provision of additional safety barriers and line marking.” There is no 

mention of snow, or heavy frosts, and other weather conditions that this area is subject to on a regular basis, all of which 

negatively impact this road. The report also states the Kalkite road is 6 metres wide, but our checks are showing a more 

dangerous situation, as on some of the blind curves the road is as narrow as only 5.4 metres.  

This is again high lights the many errors in the report, initially stating incorrect speed zones which include the Eucumbene 

Road and Kalkite village, plus we are unable to determine why the report does not include the traffic expected from the 3 

Rivers development which could add in excess of 100 car, truck and bus movements every day on the Kalkite and 

Eucumbene Roads. Further, we note a failure to follow the Councils own recommendations that state that the development 

should allow for 100% of dual occupancy. The Traffic Impact Assessment also fails to adjust to the extra traffic on the 

Kosciusko Road from the 3 of 4 developments planned or Berridale.  

 

As the report would appear to badly underestimate the traffic volumes, starting at the Kosciusko Road, which will create 

traffic issues all the way past the current village. The original Traffic Impact Assessment stated that the 56 Hilldowns Road 

development would add some 900 cars, trucks and buses, plus the 3 Rivers, to the Kalkite and Eucumbene Roads. On winter 

weekends, this could cause big delays in trying to access the Kosciusko towards the mountains. We believe a ‘Round-About’ 

should be built on the Eucumbene, Kalkite and Hilltop Roads.  

The report does not assess how it would achieve the widening of the road, without damaging rare native flora, or how the 

construction of the road which will be over a considerable time period will not greatly affect the current local community. 

Everyone in Kalkite would like the roads to the Kosciusko Road to be improved, built properly with a stronger top sheeting, 

some widening and line marking. With 1,000 or more vehicle movements will put much more stress on this whole road 

system. We must take into account that as this development will not be affordable, it is expected that much of the 
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facilities around road access, fire security, electricity, sewerage and water. Adding a huge number of dwellings will severely 

impact the community that exists and have enormous ongoing impact on the wellbeing of all other residents. Safety will 

definitely be compromised and council will be complicit in allowing this to occur in the first place. 2. There are significant 

better opportunities for developers in far less isolated locations such as Jindabyne and Berridale already. These 

opportunities are better for housing affordability, environmental impact and long term strategic growth. This developer is 

taking a significant lakeside rural property and over-utilising it grossly. 3. The environment will suffer enormously from 

runoff during and after any such development occurring. There is a large population of native Rakali and platypus, along with 

numerous other native animals and birds that will suffer at the overdevelopment of this small, isolated and difficult to access 

site. Council should see to it that they are not so pro development that they accept any and all comers. Please reject this 

proposal completely and consider keeping the land as rural or at worst 10 acre lots for more sympatetic development if any.  

environmental impact, 

wildlife, dwelling density 

183.  11/09/2023 The Gateway Determination states; 6. The Council as planning proposal authority planning proposal authority is authorised 

to exercise the functions of the local plan-making authority under section 3.36(2) of the EP&A Act subject to the following: 

(a) the planning proposal authority has satisfied all the conditions of the gateway determination; As the planning proposal 

authority has NOT satisfied all the conditions of the gateway determination, therefore the Council is currently not authorised 

to exercise the functions of the local plan-making authority and cannot legally make a decision. Should the planning proposal 

authority finally do the work to satisfy all the conditions of the gateway determination, then it is my strong opinion that this 

work should go out to community consultation for at least two weeks.  

Process Do not 

support 

184.  11/09/2023 The planning proposal authority is deeply mistrusted by the Kalkite Community, and as our elected representatives the 

Council should listen to our concerns and approach this planning proposal with extreme scepticism. There are a VERY MANY 

instances throughout the planning proposal documentation where the planning proposal authority has made subjective 

assessments and twisted facts to suit their own purposes. A particularly insulting example of this occurs then in the 

Consultation and Engagement report the planning proposal authority MISREPRESENTS the community when they state; 

Residents of Kalkite and surrounds expressed hesitation to the proposal initially. Upon demonstrating potential concepts, 

the outcomes of specialist site investigations, and the full extent of worsening housing affordability, there was general 

support for the proposal. As far as several members of our Community can tell, residents of Kalkite and surrounds have 

ALWAYS expressed hesitation to the proposal. Reasonable questions that were asked were never answered in a complete or 

satisfactory manner. In no way did the Kalkite Community ever express that the Kalkite location should be the answer to 

housing affordability in the region; there has been clear and consistent objections to the proposed location because it is an 

unsuitable location for a new town. There has NEVER been general support for the proposal, as evidenced by a RECORD 

number of negative feedback submissions.  

Errors, consultation 

report 

Do not 

support 

185.  11/09/2023 Consultation & Engagement Report: Stakeholders: Concern was raised in relation to a loss of existing character as a result of 

the proposal. Specifically, local stakeholders indicated that the existing rural nature, spaciousness, and landscape character 

would be lost. Concern was directed to indicative 600m2 lots which were presented on the subject site for the purposes of 

the consultation session. Planning Proposal Authority: It is acknowledged that the proposal would result in some change in 

character. Mitigation measures include: Concentrating the majority of development on the ‘lower paddock’ and allowing for 

negligible development elsewhere throughout the site. This ensures that those portions of the site which contribute most to 

visual character, will be mostly unaffected by the proposal. [Response: the lower paddock is in clear view of everything, 

Village feel, visual 

impact, light pollution, 

dwelling density 

Do not 

support 
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including Jindabyne and the approach to Kalkite. Character and visual impact will not be minimised by concentrating 

development here. This area is central to the rural nature and spacious feel of the location. It is poor judgement to assess 

that developing this location would not cause loss of landscape character]. Proposed allotments in the ‘lower paddock’ 

would be large, either 850m2 or 1,500m2. Therefore it’s visual impact is limited because the large lots allow for very limited 

built form. It is worth noting that following feedback from the consultation session, minimum lot sizes were increased from 

600m2 to 850m2. The intent of the 600m2 lots was to provide for further housing diversity and affordability however, it was 

evident from feedback that such lots underestimated the priority given to the landscape character. It was considered that 

increasing minimum lot sizes to 850m2 would achieve greater balance between visual landscape impacts and housing 

affordability/diversity. [Response: again the lower paddock is in clear view of everything, including Jindabyne and the 

approach to Kalkite. Increasing lot sizes will not change the fact that the site is covered with roads and street lights and is NO 

LONGER a rural location. Furthermore, the notion that increased lot size will reduce build form is a lie in the context that 

dual occupancies will be allowed, which will instead increase build form. It is poor judgement to assess that visual impact will 

be limited by larger lost sizes; in fact the visual impact will be substantial and it will destroy the existing rural nature of the 

location]. Permitting only 1,500m2 lots along most of the foreshore to minimise built form even further when viewed from 

the lake. The proposed 850m2 lots are located centrally within ‘lower paddock’, and within the site’s lower gradients such 

that they are not as easily visible from the lake, from dwellings within the existing Kalkite village, or from the approach down 

Kalkite Rd. [Response: The whole site is visible from Jindabyne, from the lake and from the approach to Kalkite. Lots are 

placed along the top of the ridge line and below the ridge line in the view from existing Kalkite. The whole thing in the lower 

paddock is extremely visible from many directions. Permitting only 1,500m2 lots along most of the foreshore simply invites 

rich people to build mcmansions and does nothing to ‘hide’ that a development has occurred on previous farmland because 

roads, houses and street lights will still be extremely visible]. A Development Control Plan (DCP) would also be prepared 

outlining design controls, which will also minimise visual impact. Overall, it is considered that based on the measures 

[proposed], the proposal will integrate with character at the existing Kalkite village, and result in acceptable impacts. 

[Response: the concern was not whether the new development would integrate with character at the existing Kalkite village, 

the concern was that existing rural nature, spaciousness, and landscape character would be lost. Nothing in the proposed 

mitigation measures changes that a new town is being proposed on rural land adjacent the existing village. Nothing in the 

proposed mitigation measures change that the site is a highly visible location from many directions, including from 

Jindabyne, the lake, the approach to Kalkite, the existing Kalkite village, and the future 3 rivers development that was 

proposed and approved by Council on the basis of being a rural tourist retreat (not a viewing point for a new town). Nothing 

in the proposed mitigation measures change that the site will be covered in streets, driveways, houses and street lights, 

especially considering it allowing dual occupancies. In short, impacts WILL NOT be “acceptable” to people who value the 

existing rural nature, spaciousness, and landscape character; these characteristics WILL be severely impacted if not 

altogether lost.]  

186.  12/09/2023 To Whom It May Concern, 

 

Following my review of the recent updated traffic report provided with regards to the 56 Hillsdown Road Development there 

are further serious concerns that have been brought to light. 

Mainly the continued misinformation provided to the public, and indeed councillors, regarding this development. 

For example, I note in page 8 of the updated traffic report that it states that the speed limits of Eucumbene Road and Hill 

TIA, affordable housing, 

farmland, village feel 

Do not 

support 
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Appendix A 

 
Water Floodplains and Coast (WFC) 

Floodplain Risk Management 
 
The DPE-Biodiversity and Conservation Division, Water, Floodplains and Coastal (WFC) team has 
reviewed the documentation associated with this planning proposal and offers the following advice 
for consideration in our response to Council. 
 
 
Floodplain Risk Management Comments 

The planning proposal will involve the rezoning of flood prone land, therefore should be considered 
in accordance with Section 9.1(2) Direction 4.1 Flooding of the Local Planning Direction and the 
NSW Government’s Flood Prone Land Policy as set out in the NSW Flood Risk Management 
Manual, 2023..  

 

As Council has no flood study or flood risk management plan for this location, we recommend a 
site-specific Flood Impact Risk Assessment (FIRA) be undertaken to enable planning proposal 
determination consistent with Local Planning Direction 4.1 and Flood Risk Management Manual. 
Guidance on a fit for purpose FIRA can be found at: 

 

https://www.environment.nsw.gov.au/research-and-publications/publications-search/flood-impact-
and-risk-assessment 

 

The FIRA should assess flood risk over the full range of possible floods up to the probable 
maximum flood, and address the following key matters as a minimum: 

 The impact of flooding on the proposed development..  
 The impact of the proposed development on flood behaviour. This includes offsite flood 

impacts particularly downstream due to land use and landform changes. 
 Assess the effectiveness of proposed management measures required to minimise the 

impacts of flooding to the development and off-site impacts. 
 Provide appropriate setbacks and zoning that is compatible with the flood function, natural 

flow paths and Snowy River Local Environmental Plan 2013 for flood risk, riparian land and 
watercourse environment objectives. 

 Propose adequate flood planning levels considering flood risk, the implications of climate 
change (particularly increased rainfall intensity), cumulative development impacts, and 
inherent flood estimation variability and uncertainty.   

 
Should further flood risk management technical advice be required, Council should not hesitate to 
contact the South East Water Floodplains and Coast team on 02 4224 4153 or by email 
rog.southeast@environment.nsw.gov.au 
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DISCLAIMER 
This report has been prepared on behalf of and for the exclusive use of Snowy 

Monaro Regional Council (SMRC) and their authorised representatives and is subject 

to and issued in accordance with the assumptions, conditions and limitations 

described herein. 

 

AGNR Consultants (AGNR) accept no liability or responsibility whatsoever for it in 

respect of any use of or reliance upon this report by any third party.  Copying or use 

of the model or this report without the permission of AGNR and / or SMRC is strictly 

prohibited. 
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1 Introduction  

Kalkite is small village within the Snowy Monaro Regional council (SMRC)area.  It is 

located 56km by road from the regional town of Cooma, 24 km from the small town 

of Berridale and 21km from Jindabyne.  Kalkite is situated on the shoreline of Lake 

Jindabyne and is home to approximately 250 to 350 people. Kalkite is considered to 

be an Australian alpine town, in the snowy mountain area, near the Kosciusko 

National Park. 

The town is serviced by both a reticulated water system and gravity sewerage system.  

The water for the village is sourced from Lake Jindabyne and is simply chlorinated 

and then reticulated around the village. The sewage from the residences is collected 

in a gravity sewer and directed towards three small pump stations.  The three pump 

stations pump the collected sewage to an established sewage treatment plant (STP) 

located outside, but uphill of the town. The effluent that is produced by the STP is 

stored and then is used to irrigate land within the STP boundary and the remainder is 

trucked away to the Jindabyne STP. 

The STP has been established for some time (circa 1980), and its upgrade is the 

subject of this report.  Upgrades to the current STP are required because SMRC has 

become aware that it is the intent of private landholders near the town to develop 

additional blocks of land for sale and occupation. With reference to planning 

documentation provided by SMRC, it is predicted that Kalkite will experience 

significant growth over the next 20 years or so.  It is expected this growth will occur 

mostly via subdivisional development on vacant parcels of land located on the south 

side of the town.  

The locations where development is most likely to occur are as follows:    

• 3 Rivers residential development (42 Lots). 

• Hilldowns Road, Kalkite (210 Lots).    

• Tourist development (40 Residential lots and an 80-bed visitor 

accommodation).  

To this end, SMRC has commissioned this report to understand the potential upgrades 

required to the existing plant in the medium and long term. 

1.1 Environmental Protection Licence 

The SMRC currently operate the Kalkite STP and no effluent leaves the site, no effluent 

is re-used outside the site. The effluent that is generated is either irrigated on the site, 

evaporated, or trucked away from the site and hence, it is considered a no impact 

site.  An environmental protection licence (EPL) is not available for the current 

arrangement. Given the statements made above it is the intent of the SMRC to 

pursue an EPL for the site.  

2 General Site Descriptions – Current Management 

Plan 

2.1 Site and Catchment 

SMRC have a well-established understanding of the STP and the site it occupies. The 

Kalkite Sewerage Treatment Plant (STP) is located on the eastern side of the township 
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of Kalkite in Lot 22 DP634476. This parcel of land is approximately 4.2 hectares total 

area and slopes steeply downwards to Taylor’s Creek to the north. The STP sits at an 

approximate average elevation of 950 m AHD which is significantly higher than the 

town of Kalkite (approx. 920 m AHD). The site is considered tight and flat real estate is 

at a premium. Additional flat areas will require creation via civil works. 

The STP currently receives raw wastewater from 146 properties within the Kalkite 

township. Raw wastewater is pumped to the STP via sewer rising mains from three (3) 

sewer pump stations located throughout the town of Kalkite. The STP treatment 

system consists of an oxidation ditch (Pasveer ditch) followed by a maturation/ 

evaporation pond.  

2.2 Process 

The sewage is treated within the STP using an activated sludge process to consume 

the carbon-based pollutants within the flow. The central treatment process is reliant 

on the formation of an activated sludge by aeration of the liquor within the oxidation 

ditch. After a prescribed period of time, the volume of activated sewage in the 

oxidation ditch has the aeration process stopped. The activated sewage is allowed 

to sit, causing the sludge settle and the clear effluent to be drawn off the top.  In 

general, the process could be described as waste activated sludge sequential batch 

reactor.  The process is typical of small lightly loaded STPs. The process diagram for 

the plant is shown below: 

 
 
Figure 1: Kalkite STP process diagram 

 

For noting, the Maturation Pond shown in the above process diagram, has been 

taken off line, due to the structural failure of the earthen wall of the pond.  It is not 

possible at this point to bring the treatment element back online, meaning that a 

significant treatment process is not being undertaken.  
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2.3 Effluent Quality 

The effluent that is produced by the STP is also representative of the technology used 

and in general could best be described as a Class B effluent in accordance with the 

NSW guidance document for recycled water management systems.  The re-use 

options for this quality of effluent are limited. The current management plan which 

shows the effluent being irrigated on site, is seen as the best and lowest risk option for 

the site.  

Recent effluent results for the existing facility are tabled below: 

Table 1: Effluent Quality Parameters (Recent) – NATA laboratory 

Quality parameters Units Test results Nov 

22 

Test results Dec 

22 

Test results 

Jan 23 

Test results 

Feb 23 

pH unit 9.34 7.53 9.67 7.93 

Suspended solids  mg/L 51 64 68 49 

Biological Oxygen 

Demand  

mg/L 20 4 13 8 

Ammonia  mg/L 0.3 3.5 0.1 1.2 

Total Nitrogen  mg/L 4.91 5.72 4.34 5.58 

Total Phosphorus  mg/L 1.41 4.8 4.01 4.97 

Thermotolerant 

Faecal Coliforms  

cfu/100ml 290 2000 2 430 

The effluent quality parameters tabled above, show there is significant variability in 

the results, which makes the process of deciding the effluent disposal end point 

difficult. It is clear from these results the current STP technology is struggling. The 

current system of on-site disposal via irrigation is suitable at this point, however, as has 

been stated before, once the volume of effluent exceeds 50 kL/day, effluent disposal 

will have to be done off site. This means that effluent quality will have to be 

significantly better and significantly more consistent.  To achieve these two outcomes 

the plant will have to be upgraded. The central issue at this site is compliant effluent 

disposal. 

2.4 Influent Volume Estimates 

The influent/effluent volumes of the plant have in the past been estimated based on 

observations. Recently SMRC has made changes to the incoming pipework and has 

installed magnetic flow meters to measure incoming flows. The council plans show 

that Kalkite has 146 sites serviced by the sewerage system and the 2016 census state 

that approximately 214 people consider Kalkite their permanent home.  It should be 

noted the number of people in Kalkite is highly seasonal, and consideration must be 

given to the variability of the incoming flow.  The following table outlines the potential 

flows to the STP based on differing inputs. 
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Table 2: Effluent Quantities Estimated and Measured 

Input source No. of EP (est.) Occupation rate Estimated ADWF 

146 Residential 

connections 

511@ 180 L/EP/d 3.5 EP/lot 91 kL/day 

146 Residential 

connections and recent 

water consumption 

results 

195 @ 180 L/EP/d 2.0 EP/lot 35 kL/day 

Census data 214 @ 180 L/EP/d 1.5 EP/lot 39.5 kL/day 

Water Planning report 

2022 

300 @ 180 L/EP/d 2.0 EP/lot 54.0 kL/day 

Recent flowmeter 

measurements (short 

term) 

300 @ 180 L/EP/d 2.2 EP/lot 36.0 kL/day av. 

54.0 kL/day peak 

 

Estimating sewage inflows for the design of STP upgrades is a subjective process.  

Based on the above inputs, and for the purpose of this report, the conclusion is that 

Kalkite STP is seeing between 200 - 300 equivalent persons at 180 litres/person/day, 

with the typical industry peaking factors applicable to those inflows. Any upgrades to 

the plant will be based on these findings. 

3 Purpose of the Option Study – Begin with the End in 

Mind 

The purpose of the option study is to articulate the potential options open to SMRC for 

the augmentation/upgrade of the Kalkite STP to meet the community needs, 

environmental protection, and the effective operation of the STP. 

SMRC have reached a clear end in mind for the Kalkite STP.  SMRC have approved 

the Water & Wastewater Department to have designed and then construct a major 

upgrade at Kalkite Sewage Treatment Plant (STP) in the near future. 

Kalkite has been identified as an area of substantial growth over the next 2 - 10 years. 

There is strong evidence (as mentioned above) that this growth will be realised. 

The current STP was built in the early 1980’s with an original design throughput of 1000 

EP (200 kL/day). The STP has not been augmented or had a substantial upgrade since 

the original construction and evidence shows it can no longer achieve its original 

design throughput of 1000 EP. 

The SMRC strategic planning department have issued an expected growth plan that 

aligns with a required throughput EP of 1500 (270kL/day) at the end of this 

augmentation process.   

Given the information about known property developments to the area of Kalkite, it is 

expected that while flows to the plant will increase, that increase will be steady and 

consistent over the next six years.  For the purpose of this report and given what has 

been found about current inflows and occupancy levels in the area, it is anticipated 

that the expected throughput would be closer to 1000 EP over that period (this is 

discussed further below). 
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 Notwithstanding the above, Council requires the STP to meet the following criteria: 

• Sufficient capacity to last through the growth phase and into the future of the 

Kalkite township. 

• Produce an effluent quality that can be re-used within the catchment of the 

significant environmental habitat that is Lake Jindabyne. 

• An ergonomic, fit for purpose facility that overcomes the challenges of a 

steep site to provide a comfortable, safe and efficient working environment.  

• The obligations as noted by NSW Department of Planning and Environment 

(DPIE) section 60, and the checklists that outline these obligations, with the 

view of establishing a compliant STP and associated environment protection 

licence (EPL). 

4 Design Criteria for Future Development 

4.1 Influent Volume of Sewage to be Treated/ Effluent to be Disposed 

Significant work has previously been undertaken on the topic of sewage treatment 

and effluent disposal volumes.  This report references Westlake Punnett & Associates 

(WP) report “Kalkite STP Hydraulic Assessment Report No. 21381.R01”. For the 

convenience of this report, the original WP inflow calculations are reproduced with 

slight modifications to reflect recent findings along with the current inflow are shown 

in the following tables.  

Table 3: Current inflows (calculated not measured) 

Parameter Unit Value  

No. Lots lots 146 

Total Cumulative EP EP 321 

ADWF L/day 57,816 

ADWF L/sec 0.67 

Peaking factor  unitless 3.2 

PDWF L/sec 2.1 

GWI L/sec 0.45 

RDI L/sec 6.0 

PWWF L/sec 8.5 

 
Table 4: 1000 EP inflows (calculated based on known developments) 

Parameter Unit Value  

No. Lots lots 400-480 

Total Cumulative EP EP 1000 

ADWF L/day 180,000 

ADWF L/sec 2.0 

Peaking factor  unitless 3.0 

PDWF L/sec 6.0 

GWI L/sec 0.8 

RDI L/sec 10 

PWWF L/sec 16.8 
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Table 5: 1500 EP inflows (calculated based on long term planning assessment) 

Parameter Unit Value  

No. Lots lots 600-680 

Total Cumulative EP EP 1500 

ADWF L/day 270,000 

ADWF L/sec 3.1 

Peaking factor  unitless 2.8 

PDWF L/sec 8.8 

GWI L/sec 1.5 

RDI L/sec 15.0 

PWWF L/sec 25.3 

 

After reviewing the WP report and the preceding tables, it is evident the principal 

constraint to the size of the STP is the capacity to dispose of the effluent in 

accordance with section 60.  Beyond the volumes of inflow currently being 

experienced at the STP, it will mean that on site effluent irrigation will not be sufficient, 

and external re-use will have to be considered.  Hence, for this report, only external 

effluent re-use options will be considered. 

4.2 Effluent Quality and Irrigation Requirements 

Given the statements above, it is clear that the effluent quality leaving the STP for 

external re-use of the recycled water will have to be of the highest quality possible. 

The relevant guideline document is the NSW Guidance for Recycled Water 

Management Systems (2015). This document advocates for a risk-based framework 

for the management of recycled water schemes. Rather than focusing on absolutes 

in terms of effluent quality parameters, it allows the proponent to consider many 

factors including economic and environmental sustainability, social benefits and 

protection of public health.  The focus is the management and monitoring of risk from 

the source to the end use to ensure the water is suitable for the intended uses i.e. “Fit 

for Purpose”.   

In this case, effluent will be leaving the site and will be interacting with the public in 

some way. Hence, there is a limited way forward for the project in terms of effluent 

quality.   

Experience has shown in order to get to a successful implementation of a recycled 

water management scheme (RWMS), a robust, multi-barrier treatment process is 

necessary.  Usually, successful RWMS have the following common elements involving: 

• High quality primary treatment, consisting of screening of the sewage to 3mm 

or lower, grit removal and some inflow equalisation.  

• High quality secondary treatment targeting significant reduction in the level of 

BOD, Total Nitrogen and Total phosphorous. 

• High quality membrane filtration  

• Time in a holding storage 

• UV sterilization  

• Chemical disinfection  

Given the above, the likely target profile of an effluent that could be used in an 

RWMS for irrigation of a public space, depending on the exact site, might be as 

follows. 
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Table 6: Final Effluent Quality Parameters Profile 

Effluent quality parameter Unit Expected Result 

from Treatment 

Limit type Frequency of 

testing 

5 day Biochemical oxygen 

demand (BOD)  

mg/L 5 - 7 Maximum Monthly 

Total suspended solids  mg/L 3 - 5 Maximum Online 

monitoring 

Turbidity NTU 2 Maximum Online 

monitoring 

Nitrogen  mg/L 5 Maximum weekly 

Phosphorus  mg/L 2 Maximum weekly 

Thermotolerant Faecal coliform Organisms/100ml 2 Maximum Monthly 

pH  pH units 6.0 – 9.0 Range Online 

monitoring 

Taking the above into account, and the fact the effluent is of a high quality with a 

low contaminant content, the application of that effluent to land becomes 

substantially easier to manage.  In general, it is expected with the type of effluent 

outlined above, the land within the near radius of the plant and type of weather of 

the general area, that an application rate of 8 – 10 ML/hectare/year could be 

achievable.  Table 7 contains the required land area for the three flow scenarios 

described in Tables 3, 4 and 5 based on an application rate of 9 ML/hectare/year, or 

2.5 mm/m2/day. 

Table 7: Land Areas Required for Effluent Disposal (based on 9 ML/ha/year application rate) 

Effluent volume Total area 

required 

Area available 

at plant 

Area required outside 

of plant 

Current effluent volume based on Table 3 

above 57kL/day ** 

23,100 m2  16,800 m2 6,300 m2 or an area 

79m x 79 m 

Predicted 1000 EP effluent volume based 

on Table 4 above 180 kL/day 

73,000 m2 16,800 m2 56,200 m2 or an area 

237 m x 237m 

Predicted 1500 EP effluent volume based 

on table 5 above 270 kL/day 

109,500 m2 16,800 m2 92,700 m2 or an area 

305 m x 305 m 

 ** Currently measured daily inflows are averaging 36 kL/day well within the capacity of the irrigation area 

at the STP site. 

A review of the areas around Kalkite shows that areas suitable for the disposal of 

effluent for 1000 EP is possible within a short distance of the plant. 

4.3 Other Design Considerations for Upgraded/New Plant 

There is appropriate evidence that the existing plant will need to be substantially 

upgraded.  The following items are the design considerations that will impact the 

assessment of various design options.  

• The site is steep and flat real estate is at a premium. 

• The original maturation pond site is not available due to failure of the pond 

wall. 

• Access to the site is adequate but not ample. 

• The site is subject to extreme variations of weather, from very cold in the winter 

to hot in the summer. 

• The site will be subjected to snow fall in winter. 

• The site is near the shore of Lake Jindabyne, a sensitive environmental area. 

• Power to the site while currently adequate, has limitations. 

• The new infrastructure will have to be built in and around a working STP. 

• The new infrastructure will have to cope with variations in hydraulic load due 

to seasonal variations in visitors to the area. 
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• The new infrastructure will have to produce an effluent that is low in total 

nitrogen and low in total phosphorus, hence biological nutrient removal will 

have to be included in the process design. 

• The new infrastructure will have to produce an effluent that will meet the risk 

profile for irrigation of a public space.  Multiple barriers will have to be 

included in the process design. 

• The new infrastructure will have to allow for the efficient delivery of treatment 

chemicals to the site. The effective removal of screenings and other debris 

from the site and the regular removal of biosolids from the site. 

5  Options available 

Given all the above, the option to do nothing, or to do a small adjustment to the 

existing plant is no longer an option. The existing elements of the existing STP are well 

aged, and essentially near the end of the asset life.  A major upgrade is required and 

options that explore doing nothing or doing very little are no longer considered in this 

report.  Most of the options below have a common element, in that it will require 

council to find an area for effluent disposal outside the STP site once sewage inflows 

are consistently above 50 kL/day. 

• Option A: Invest in infrastructure that will get the effluent outcomes but re-uses 

as much of the existing elements as possible. 

• Option B: Invest in a complete new STP plant. No re-use of any element at the 

site, with a design that can cope with all future loadings. All future loadings 

could be as high as 1800 EP or 325kL/day. 

• Option C: A hybrid of options A and B, minimising the economic impact but 

maximising the environmental outcomes, knowing that if Kalkite continues to 

experience substantial growth, then the current site has limitations on it.  

• Option D: Abandon the existing site with the view that sewage treatment and 

effluent disposal will not occur at the area. All sewage will be collected at a 

new pump station and pumped via a rising main to East Jindabyne, with a 

view that it will be treated at the STP at Jindabyne.  This option is not discussed 

in the body of this report but a short investigative report on the proposed 

pump station and rising main is attached as an appendix.  

5.1 Option A - 1500 EP Plant Capacity (Re-using Elements of the 

Existing Plant)  

For this option several elements at the STP can be retained in the operational design 

of the new STP. The existing layout of the plant would be kept with a view that civil 

works are minimized.   

At the current site, there is currently no screening or de-gritting element, and it is 

crucial for the plant that this first barrier is established. A small tank to be used for flow 

equalisation is proposed below the screening system.  

It is clear from the current effluent quality parameters discussed above, that the SBR 

treatment element is not producing a consistent quality effluent.  The STP as part of 

the second barrier needs to be able to achieve that outcome.  A significant upgrade 

of the existing secondary treatment bioreactor is required along with a change away 

from an SBR process to a conventional extended aeration waste activated sludge 

process and would require the construction of a new clarifier.  The new clarifier could 

be built while the STP remained online, however, the modifications to the existing 
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Pasveer bioreactor would be extensive and require the STP to be offline during those 

mods. 

The current and relatively new effluent lagoon can be retained. The effluent that is 

stored in the lagoon will need further tertiary treatment, consisting of chemically 

assisted sand filtration, followed by membrane-based filtration, UV disinfection and 

chlorination.  The effluent will need to be stored in an enclosed tank prior to re-use via 

irrigation.  The proposed process diagram is shown below.  

 

Figure 2 Process Flow Option A 

Bio-solids from the plant would be stored and treated in a separate facility on site 

using a small belt de-watering system. 

5.2 Option B - 1800 EP Plant Capacity (Completely New Plant) 

For this option, extensive civil works are required at the site in order to develop 

enough flat area to site and construct the new plant.  The proposed process would 

have the same primary treatment system as noted above, complete with screening 

of rag, rubber and rope elements in the sewage to 3 mm.  A de-gritting process, with 

some flow equalisation built into the bioreactor structure would also be included. 

The bioreactor would be designed as a submerged membrane bioreactor (MBR).  

The MBR tank would be purpose built in reinforced concrete.  The biological process 

before the membrane would be designed to target biological nitrogen removal to 

less than 5 mg/L and chemical precipitation of phosphorus to below 1 mg/L.  Flow 

from the MBR would be treated through UV disinfection followed by chlorination and 

storage.  The existing storage lagoon would become redundant. The proposed 

process diagram is shown below. 



8.1 PLANNING PROPOSAL - 56 HILLDOWNS ROAD, KALKITE 
ATTACHMENT 6 KALKITE SEWAGE TREATMENT PLANT UPGRADE OPTION STUDY 2023 - AGNR 
CONSULTANTS  Page 375 
 

 

  

 
 

 
 

12 

Snowy Monaro Regional Council 

Kalkite Sewerage Treatment Plant Upgrade – Options Study 

 

 

 

Figure 3 Process Flow Option B 

Bio-solids from the plant would be stored and treated in a separate facility on site 

using a small belt de-watering system. 

5.3 Option C - Blended proposal using elements from Options A and 

B, Plant capacity limited to 1000EP, but with capability to be 

increased to 1800 EP 

It is clear, the STP needs an upgrade in order to export effluent from the site. What is 

not clear currently is the expected growth rate of Kalkite and the urgency around the 

delivery of the upgrades.  Major civil works at the site are problematic and the period 

of time that the plant could offline is limited. 

Given the above, it can be seen that both options carry common elements which will 

need to be included in the process design regardless. Namely a new primary 

screening system, the use of membranes, UV disinfection and chlorination, and a 

separate biosolids dewatering facility.   

SMRC already have capital set aside for a tertiary treatment plant for the current 

inflow of effluent, and the newly constructed storage lagoon has been well 

engineered and should continue to be used.   

This option advocates for the tertiary treatment plant to proceed based on the 

effluent quality currently available (this would then continue to be used even when 

the effluent quality improved), thus retaining the use of the current effluent lagoon.  It 

Involves moderate civil works in and around the existing water storage tanks to 

create some additional real estate to house the new primary screening facility, 

chemical storage and biosolids facility.  The secondary treatment would be via 

prefabricated steel MBR tank modules, trucked to site.   

Hence, the STP would remain online while: 

• The tertiary treatment plant was installed and commissioned.  
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• The additional civil works for the new real estate were undertaken.  

• Primary screening and dewatering facilities were built.   

Then, at the convenience of SMRC, the existing Pasveer ditch would be 

decommissioned, filled in and the new MBR modules set in place.  The proposed 

process diagram is shown below. 

 

Figure 4 Process Flow Option C 

5.4 Option D - No treatment capacity at Kalkite, new pump station 

and rising main.  

As discussed above, there is a physical and capacity limitation at the STP site at 

Kalkite.  Experience shows that for inflows beyond 250 kL/day (nearly six times the 

current inflow), the management of the RWMS becomes extensive.  The area of land 

required for irrigation would also become difficult to find.  It would be at that point in 

the development of Kalkite, that strong consideration is given to pumping the 

sewage collected from the catchment to east Jindabyne, with a view that it is 

treated at a regional STP at Jindabyne.  See appendix A for further discussion on this 

option.  

6  Cost Estimates  

6.1 Impacts to be managed by Council 

The principal impacts that will occur due to this project, are listed below.  The cost of 

managing these impacts is on-going and are not reflected in the estimated options 

costs discussed in the next section. 

• After inflows increase beyond 50 kL/day, most of the effluent will have to be 

disposed offsite in accordance with the new RWMS. 

• An additional chemical logistic will be required at the site, namely liquid alum, 

sugar syrup, sodium hypochlorite, caustic soda, and citric acid. In turn, this will 
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mean that access to the site will have to be suitable for third party service 

agents.  i.e., delivery trucks 

• Power consumption at the site will increase. 

• Additional operator time on site will be required. 

• Additional operator time to manage the RWMS will be required. 

• A small but additional logistic to remove screenings from the site will be 

required, usually undertaken by the solid waste service contractor for the 

area. 

• A small but additional dewatered bio-solids logistic will be required. 

• More on site testing will be required to be done by the operator. 

• More testing by a third party will be required. 

 

The above items will impact the operating costs of the STP, these increases in 

operating costs are not considered in the costings below, which are purely focused 

on capital costs. 

6.2 Capital Cost Estimates for the Various Options 

Tables 8 – 10 are engineering cost estimates for each of the identified options. 

Table 8: Option A – Cost estimate 1500 EP plant capacity (re-using elements of the existing 

plant) 

Item 

No. 

Item description  Units Qty  Cost ($) 

1  Civil works area around water tanks Item 1 250,000 

2 New primary treatment elements including screening, de-gritting 

and equalisation tank 

Item 1 350,000 

2 New clarifier (10.0 metres in diam) supported on piles Item 1 650,000 

3  Modifications to the existing oxidation ditch, including increasing 

the depth and installing additional aeration equipment 

Item 1 750,000 

4 Additional pumps for recirculation  Item 2 80,000 

5 Pressure sand filter prior to tertiary treatment plant Item 1 120,000 

6 Package tertiary treatment plant including MF cartridge filter, UV 

and chlorination equipment 

Item 1 250,000 

7  Irrigation system for effluent disposal Item 1 100,000 

8 Bio solids dewatering facility Item 1 120,000 

   Total  2,670,000 

 
Table 9: Option B Brand new plant 1800 EP 

Item 

No. 

Item description  Unit Qty  Cost ($) 

1  Civil works required to create more area around water tanks 

and at the oxidation ditch level 

Item 1 750,000 

2 New primary treatment elements including screening, de-gritting 

and equalisation tank 

Item 1 350,000 

3 New concrete MBR bioreactor with nutrient removal process Item 1 2,500,000 

4 Package tertiary treatment plant including MF cartridge filter, UV 

and chlorination equipment 

Item 1 250,000 

5 New large and roofed effluent storage tanks Item 2 500,000 

6 Irrigation system for effluent disposal Item 1 100,000 

7 Bio solids dewatering facility Item 1 120,000 

   Total  4,570,000 
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Table 10: Option C - Hybrid solution 1000 EP plant with the capacity to increase to 1800 EP 

Item 

No. 

Item description  Units Qty  Cost ($) 

1  Civil works area around water tanks Item 1 250,000 

2 New primary treatment elements including screening, de-gritting 

and equalisation tank 

Item 1 350,000 

3 New prefabricated transportable MBR module 1000 EP Item 1 1,250,000 

4  Fill in the existing oxidation ditch Item 1 10,000 

5 Package tertiary treatment plant including MF cartridge filter, UV 

and chlorination equipment 

Item 1 250,000 

6 Small, roofed effluent storage tank Item 1 150,000 

7  Irrigation system for effluent disposal Item 1 100,000 

8 Bio solids dewatering facility Item 1 120,000 

   Total  2,480,000 

7 Summary of Expected Outcomes and 

Recommendations 

In summary, the cost of each option is tabled below. 

Table 11: Summary of Options pros and cons 

Option  Est. cost Pro Con 

 A $ 2.7m • Affordable 

• Makes the best use of the available 

area and existing facilities.  

• The existing oxidation ditch 

requires significant 

investigation.  

• The final process cannot 

achieve consistently low 

nitrogen effluent 

B $ 4.5m • This option will produce the best 

effluent possible 

• Significant civil works.  

• Oxidation ditch to be offline for 

a significant period of time  

C $ 2.5m • Affordable 

• Makes good use of the available area 

and existing facilities.   

• Shortest period for the oxidation ditch 

to be offline. 

• Flexibility to defer costs allow a 

combination of the following future 

options:   

• Increase treatment volumes as 

required, up to a limit.  

 

• The steel MBR tanks have a 

shorter life span than concrete 

D  $ 8.7m • This is the ultimate regional solution.   

• Lowest operational cost as: 

• A treatment plant at Kalkite is not 

required.  

• Effluent disposal costs are not 

applicable. 

• This is an expensive option, The 

Jindabyne STP is currently not 

sized to take this additional 

inflow 

 

It is recommended, that council strongly consider adopting option C at this time.  It is 

the option that offers the ability for council to; 

 

• Make the best use of the existing site without major civil works. 

• Achieve a consistent quality of effluent. 

• Achieve the necessary EPL for the site. 

• Achieve a RWMS for the site. 

• Achieve early works in the form of an effluent polishing plant. 

• Make the continued used of the recently constructed lined effluent lagoon 

• Respond to the immediate growth pressures. 
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• Have the ability to expand the capacity of the plant if growth pressures 

continue. 

• Not over capitalise the site. 

• Still have the ability to abandon the site in the future to pursue a regional 

solution by pumping sewage to East Jindabyne.  

 

This report supports this recommendation.  This report is based on information and 

data only collected recently, but again, it supports this recommendation.  

Notwithstanding the above, the option to do nothing or little at this site, is no longer 

an option as real identifiable growth has occurred in and around Kalkite.  
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 Report - Kalkite Transfer Pump Station and Pressure Main to East Jindabyne 

STP 
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ATTACHMENT 1 ATTACHMENT 1 - CATHCART RECREATION RESERVE TRUST CORRESPONDENCE  Page 
381 

Cathcart Recreation Reserve Trust – History Timeline 

 Letter to Dept. of Lands 1929 - Requesting Grazing Lease: p1

 List of Trustees for Cathcart Recreation Reserves 1946: p2

 Letter from Dept. of Lands 1946 - Tender Reminder Cathcart Recreation Reserves:
p3

 Letter from Dept. of Lands 1946 - R17293 and R48145 Tender Approval: p4

 Letter from Dept. of Lands 1946 - R36804 Tender Approval: p5

 Letter from Dept. of Lands 1947 - Increase to Grazing Term for R17293 and R48145:
p6

 Letter from Dept. of Lands 1947 - Tender Reminder Cathcart Reserves: p7

 Letter from Dept. of Lands 1953 - R36804 Proposed Appointment of New Trustee:
p8

 Letter from Minister for Lands 1954 - Fencing of the Racecourse: pp9-10

 Tender Letters for Cathcart Racecourse and Cathcart Reserve 1956-1957: pp11-15

 Letter from Dept. of Lands 1960 - R17293 and R48145 Receipt of Annual Report: p16

 Letter from Dept. of Lands 1960 - R36804 Receipt of Annual Report: p17

 Letter from JW Seiffert MLA 1963 - Transfer of Cathcart Racecourse Funds: pp18-19

 Letter to Trustees 1963 - Tender Approval: p20

 Letter from Dept. of Lands 1971 - R17293 and R48145 Amalgamation: pp21-24

 Letter from Dept. of Lands 1975 - Decentralisation of Government Administration:
p25

 Letter from Bombala Council 1997 - Transfer of Funds from Cathcart Racecourse:
pp26-27

 Invoice to Cathcart Racecourse Committee for Repairs 2014: p28

 Response from Bob Walder August 2022: p29

 Reserves Statutory Land Manager Board Membership Application 2022: pp30-39

The timeline of the above documents shows that the 1929 request for a grazing lease was 
granted and formalised by the formation of the Cathcart Recreation Reserve Trust in 1946 
for both Cathcart Reserve R36804 (referred to as the ‘Park’) and Cathcart Racecourse 
Reserve R17293 (amalgamated with R48145 in 1971 and referred to as the ‘Racecourse’). 
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Fri 4 May 1979 - Government Gazette of the State of New South Wales (Sydney, NSW : 1901 - 2001) 
Page 2160 - LANDS DEPARTMENT NOTICES APPOINTMENT OF TRUSTEES
LANDS DEPARTMENT NOTICES
(2559) Sydney, 4th May, 1979.
APPOINTMENT OF TRUSTEES
IN pursuance of the provisions of section 37p, Crown Lands
Consolidation Act, 1913, the undermentioned corporations are
appointed to be sole trustees of the reserves particularized
hereunder.
W. F. CRABTREE, Minister for Lands.
Land District and Shire—Bombala
Parish—Cathcart; County—Wellesley
Reserve 36804 for Public Recreation at Cathcart, notified
21st November, 1903: The Council of the Shire of Bombala.
Pks 71-3186.
Reserve 17293 for Public Recreation at Cathcart, notified
18th February, 1893: The Council of the Shire of Bombala.
Pks 71-2943.
Land District—Grafton; Shire—Macleay
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Parish—Taloum bi; County—Clarence
Reserve 78997 for Refuge in Time of Flood at Taloumbi,
notified 19th October, 1956: The Council of the Shire of
Maclean. Pks 78-290.
Land District—Tamworth; Shire—Tamarang
Parish—Weston; County—Pottinger
Reserve 91440 for Reservoir at Caroona, notified this day:
The Council of the Shire of Tamarang. L.B. 79-02, Tam
worth.
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