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1. INTRODUCTION

1.1 Executive Summary

Dabyne Planníng Pty Ltd has been engaged to pnepare a Statement of Environmental Effects to
accompany a Development Application [DA] to the NSW Department of Planning &
Environment IDPEJ.

The application relates to a property known as 'Athol 2 & 5' located at 7 Diggings Ternace,
Thredbo, The pnoperty is legally described as Lot 756 DP 1119757 .

The site consists of two attached self-contained apartments, with 'Athol 5' comprising of five
[5J bedrooms and'Athol2', two [2] bedrooms.

The proposal seeks consent to undertake additions and alterations predominantly to Athol 2,
with minor alterations proposed to Athol 5. These works nepresent stage 3, of an overall
upgrade of both apartments,

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

The purpose of this SEE is to:

o descnibe the land to which the DA nelates
o describe the form of the proposed works
o define the statutory planning framework within which the DA is to be assessed and

determined;and
. assess the proposed development against the mattens for consideration listed under

Section 79C[1 J of the Environmental Planning and Assessment Act, 1979 (EPS.A Act,
1e7sl,

The report has been prepared in accordance with the requirements of Schedule 1 of the
Environmental Planning and Assessment Regulations 2OOO,

1.2 Backgrcund

The subject site has had two previous DA approvals, including:

DA 6390: External and internal altenations to Athol 5 including replacement and extension of
second floon and third floor balconies, a new balcony and window replacements;

DA 6936: Deck Addition, Landscaping, Retaining Walls, reconfiguration of parking and removal
of trees in nelation to Athol 2.

The subiect DA therefore forms part of the thind stage of development at the site,

Dabyne Planning þ Ltd 2
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2, THE LOCALITY 8 THE SITE

2.1 The Locality

The subject site is located within the Thredbo Alpine Flesort, appnoximately SOkms fnom
Jindabyne. Access to the resort is achieved via the Alpine Way.

The location of Thredbo is illustrated in context with the ional local below:
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2.2 The Site

The subject site is located at Lot 756 at 7 Diggings Terrace, Thredbo Village, The site
comprises of tr¡vo [2] self-contained apartments, known as Athol 5, a five [5J bednoom
apartment and Athol 2, a two [2J bedroom apartment.

The site is located adiacent to a cluster of self-contained apartments to the west, Ramshead
Ski Club to the east and Wombiana to the south.

The existing property is licensed to contain a maximum of fourteen [14J beds for the punpose
of tourist accommodation, acnoss both apartments, The property is dinectly accessible from
Diggings Terrace.

The site is identified in figures 3-5 below:

Figurc 3: Aariel view of dn eubjact building in contcxt of Hta locality

Dabyne Planning þ Ltd 4
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Figurc 5: Location of tha eubject site in rclation to tha adjoining sublesaeee

Photos of the site and buildings, currently under construction are pnovided below.
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Figute 6: Photo of tlte
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frm adjacent site
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3. DESCRIPTION OF THE DEVELOPMENT

3.1 General Description

The proposed works include:

o Extend the rear of Athol ? by 1,75m out and 3,68m wide on the first and second floors
to create larger bedroom suÍÈes. The existing loft on the second floor [which curnently
accommodates a bednoom with two single bedsJ as a result will be enclosed and a doon
added to formalise the bedroom,

o Disconnect the deck (currently being constructed under DA 6936) on the first floor of
Athol 2 and extend the building fonward to the stneet by 5.66m and 6.11m in width.
This will allow for a larger living area, a formalised kitchen and separate dining area and
an extra bathroom [the existing bathroom will remain and become part of the Master
Bedrooml, This will also result in a new roof pitch, with a highen ridgeline than existing
(but still lower than Athol 5J.

o Re-connect the same deck to the front of the extension.
o The extension on the ground floor will allow for the pnovision of foyer, laundry, storage

and staircase to the first floor with a partly enclosed garage, supporting a carport roof
for two vehicles,

¡ lnfilltwo windows on the ground floor southern elevatíon of Athol 5.

The proposed colours and materials to be used are to match the existing apartments,
currently under construction consistent with those used and approved as part of DA 6390
and 6936,

Debyne Planning þ Ltd I
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4. ENVIRONMENTAL PLANNING ASSESSMENT

4.1 SEcTloN 79c(1)(af[il - ENVIRONMENTAL PI-ANN|NG TNSTRUMENTS

The only applicable Environmental Planning lnstnument to the pnoposed development and site
is State Environmental Planning Policy (Kosciuszko National Park - Alpine Besortsl 2OO7
[SEPP Alpine ResortsJ, The nelevant clauses contained within SEPP Alpine Resorts are
addressed below:

Clause 11 - Land Use Table:

The land use table fon Thredbo Alpine Besort specifies that 'Tourist accommodation' is
permitted with consent. Tourist accommodation means "a building on buildings used for the
accommodation of visitors including apartments, services apartments and lodges." The
building comprises of two apartments that ane for the accommodation of visitons and the
proposed additions and altenations are therefore permissible with consent.

Clausel4 - Maæerc for consideration:

[bJ the extent to which the development will
achieve an appropriaæ balance between the
conservation of the natural environment and any
measunes to mitigate envinonmental hazards

fincluding geotechnical hazards, bush fires and
floodingì,

[aJ the aim and objectives of this Policy, as set
out in clause 2,

Matter for Consideraüion

No measures to mitigate environmentalhazatds
that would impact on the conseruation of the
natural envilnment are proposed.

The proposed additions and alterations have
been designed to integrate with the existing
apaftmenÈ1 consistent wtth the previous DA
approvals. The upgrade of Athol 2 ís considered
to result in a development that is consistent with
the aims and objectlves set out in clause 2 of the
SEPP.

C|^14 11J ln detenmining a development application that relates to land to which this Policy applies,
the consent authority must take into considenation any of the following matters that are of nelevance
to the proposed development:

Response

Dabyne Planning þ Ltd I
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[iJ any visual impact of the proposed
development, particularly when viewed from the
Main Range,

[h] if stormwater dnainage works are
proposed-any measures proposed to mitigate
any adverse impacts associated with those
wonks,

(gl ¡f earthworks on excavation works are
proposed-any sedimentation and erosion
control measures proposed to mitigate any
advense impacts associated with those works,

[fJ the Geotechnical Policy-Kosciuszko Alpine
Resorts [2OO3, Depaftment of lnfrastructure,
Planning and Natunal BesourcesJ and any
measures proposed to address any geotechnical
tssues aflsrng in relation to the development

(e) if the consent authority is of the opinion that
the development would significantly alter the
character of the alpine resort-an analysis of the
existing chanacten of the site and immediate
surroundings to assist in understanding how the
development will relate to the alpine resort,

[dJ any statement of environmental effects
required to accompany the development
application for the development,

cJ having negard to the nature and scale ofthe
development proposed, the impacts of the
development Iincluding the cumulative impacts
of developmentJ on the following:

(iJ the capacity of existing tnansport to cater
for peak days and the suitabiliEy of access to
the alpine nesorts to accommodate the
development,

[ii] the capacity of the reticulated effluent
management sysLem of the land to which
this Policy applies to cater fon peak loads
generated by the development,

[iii) the capacity of existing waste disposal
facilities on transfer facilities to cater for
peak loads generated by the development,

[iv] the capacity of any existing water supply
to cater for peak loads generated by the
development,

The proposed additions and alterations have
been designed to be compatible wiÈh the existing
aparünents and surrounding built form with no
additional visual impacts generated.

The additions to Athol 2 will be accommodated
by the existing drainage works already
undeftaken as pan ofthe previous approved DA.

The prcposed addítions and alterations w¡ll
requirc eafthworks, which will be apprcpriately
controlled through the measures identíñed in the
Site Environmenbl Management Plan provided
separately.

A Form 4 Ce¡'tiÍícate has been prepared and this
will be submitîed with the DA separatel¡t

The proposed additions and alterations will not
alter the character ofthe resort and have been
designed to enhance the overall amenlty I
functionality of the building. The selection of the
materials have been chosen to ensure that the
development relates to the existing building and
natural tones of the surrounding environment
and character of the villase,

Thts Statement of Enuironmental Effects satisfres
this sub-clause.

The proposed development will result in an
increase of floor atea, however the tobl number
of beds permitted on the site will not be
increased.

This will ensure that the existing transpott,
reticula ted efflu ent mana gem ent, waste disposa I
and water supply infrastrucôure will not be
required to be upgraded or axpanded.

Dabyne Planning þ Ltd 1O
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(bJ to ensure that the integnity of areas of
conservation value and terrestrial and aquatic
habitats of native flora and native fauna is
maintained,

[aJ to maximise the protection of terrestrial and
aquatic habitaB of native flora and native fauna
and ensure the pnovision of linkages, where
possible, between such habitats on that land.

[m] if the development is proposed to be carried
out on land in a riparian comidor:

(i) the long tenm management goals for
ripanian land, and

[iiJ whethen measunes should be adopted in
the canrying out of the development to assist
in meeting those qoals.

flJ if the development is proposed to be carried
out in Perishen Hange Alpine Resort:

(i) the document entitled Perishen Flange
Resorts Masten Plan, as current at the
commencement of this Policy, that is
deposited in the head office of the
Department, and

[ii) the document entitled Perisher Blue Ski
Hesort Ski Slope Master Plan, as cunrent at
the commencement of this Policy, that is
deposited in the head office of the
Department,

[k) if the development involves the installation of
ski lifting facilities and a development control
plan does not apply to the alpine resort:

[í] the capacity of existing infrastructure
facilities, and

[iiJany adverse impact of the development
on access to, from or in the alpine resort,

[j] the extent to which the development may be
connectecl with â significant increase in activities,
outs¡de of the ski season, in the alpine resort in
which the development is proposed to be carnied
out,

The proposed addítions will require additional
footings and therefore eafthwotks within
proximity to the drainage channel, which
comprises of mostly exotic vegetation and is
ptped under the road with little to no
recognísabla terrestrial and aquatic habitats
suitable for native flora and native fauna to be
impacted.

The term ls for rian land ane as follows;

The subject site is located adjacent to a drainage
channel that is ìdentifîed as a riparían conidor.
This clause therefore applies.

Not applicable.

Not applicable.

The proposed additions and alterations ate not
expected to increese any actiuitiea oubide of thc
ski season.

Dabyne Planning þ Lrd 11
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Clause 15 - matteFs to be consider€d

(cJ to minimise soil erosion and enhanc€ the
stability nf the banks of watercourses where thc
banks have been degraded, the watercourses
have been channelised, pipes have been laid and
the like has occurrcd.

[3) A neference in this clause to land in a niparian conridon is a reference to land identified as being
in such a corridor on a map refenred to in clause 5.

With the site accommodating two dwellings,
tharcfore being defíned as a duel occupancyi a
Controlled Acillvity Appwal is not requircd under
the exemptions affotded under Schedule 5 (cl
271 of the Water Management [GeneralJ
Regulations 2O11 and the development
therefore is not required to be Adverttsed
Development'.

[g) if the building is pnoposed to be erected in
Bullocks Flat Terminal-relates to the topography
of its siËe.

[fl if the building is pruposed to be erected in an
alpine resort othen than Thnedbo Alpine ResorÈ

on Perishen Range Alpine Resort-is similar to
existing buildings in the resort where it is
proposed to be enected, and

[eJ if the building is proposed to be erected in
Perisher Range Alpine Resort-needs to be
limited so as to assist in maintaining the skyline
when viewed from Kosciuszko Road and any
othen public roads, and

[d) if the building is proposed to be erected in

Thredbo Alpine Besort-has a visualimpact
when viewed frpm the Alpine Way, and

(cl has an impact on views fnom other land, and

(b) limits solar access to places in the public
domain where members of the public gather on

to adjoining or neanbv land, and

(aJ has an impact on the privacy of occupiers
and users of other land, and

Matter for Consideration

Not applicable.

Not applicable.

Not applicable.

The prcposed additions to Athol2 will result in
the extension having a hÌgher ridgeline than the
existing ridge, but still well lower than the ridge
of Athol 5 with no buildings directly behind.

lmpacts on solar access and potentialview loss
will thercfore not be generated given the
distance of buildings to the south and west, the
buildings being located well upslope of the
subject site and the existing roof line.

The extension at Ëhe {rpnt of Athol 2 will result
in the existing deck (under constructionJ being
relocated forward, facing the road, thercfore
not crcating any additronal priuacy issues.

The buildino is not visible frcm the Alpine Wau.

The bedroom wíndows at the rear addition, will
not increase any potent¡al for oveilooking.

(11 Building height:
ln determining a development application for the erection of a building on land, the consent
authority must take into consideration the proposed height of the building [where relevant] and the

height:€xtent to which that

Response

Dabyne Planning þ Ltd 12



[f) to protect significant existing site featunes
and limit the anea of any site disturbed during
and aften the carrvinq out of develooment.

[el as a means of neducinq runoff, and

[d) as an amenity protection buffer between the
proposed building and other buildings, and

[c] to limit the apparenü mass and bulk of the
building, and

[b] to assist in the pnovision of adequate open
space to complement any commercial use in the
alpine nesort concemed, and

(a) as a means of assisting in the protection of
the unique alpine environment of the alpine
resort concenned, and to maximise its natural
visual amenity, fon the benefit of visitors and
natural ecosystems, and

[fl will facilitate the management of
accumulat¡d snow.

[e) will enable site access for pedestrians,
services [including stormwater dnainage and
sewerage servicesJ and the carrying out of
buildinq maintenance, and

[dJ is adequate fon the purposes of fire safety,
and

(c] has an impact on amenity, particularly on
view corridors at places in the public domain
where members of the public oather, and

[b) assists in achieving high quality landscaping
between the buildinq and other buildinos. and

[a) assists in providing adequaæ open space to
complement any commercial use ín the alpine
resort concerned, and

The prcposed additions and alterations to the
existing building are largely confíned to the
existing building footprint or otherwise
imperuious surfuces or managed lawns being
alrcady highly disturbed.

lmpacts on landscaped areas are tharelore
minimal.

f3l Landscaped arca:
ln determining a development application for the enection of a building on land, the consent
authority must take into consideration [where relevantJ the extent to which landscaping should be
used:

Snow deposition at the front addition will be
managed by the retained gravel pits on either
side of the gable roof drip lines.

The additions to the front, northern elevation
extend over the existíng driveway and
imperuious surfaces, whilst the additions at the
rean southem elevation extend over a
managed lawn, a highly drsturbed area.

The addítions therefore wtll not impact on
existing open space or landscaping
opportunities with a 3m setback at the rear
provrded.

Access to the buildíng will be enhanced, with
undercover parking, foyer and stairs, whilst the
rear additions are not located where
pedestrian access ìs provided.

(21 Building setback:
ln determining e development application fur the erection of a building on land, the consent
authority must take into consideration the proposed setback of the building fwhere relevant) and
the to which that setback:

Athol Lodç, Thredbo o Statement of Environmental Effects I November 2015

Clause 26 - Heritage Conservat¡on:

The subiect site and building is listed as a heritage item under Schedule 3 of the SEPP.

A Henitage lmpact Statement has been prepared and provided separately with the DA,

The Statement concludes that:

Dabyne Planning þ Ltd 1 3
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'The proposed works will not advercely affect the heritage values nor village character of
Thredbo Village as the work is compatible with the character of the existing building and of the
area.

The proposed work will have a neglig¡ble impact on the heritage significance of Athol Lodge as
the works retaìn the key aspects of the architectural style of the existing building, as weltâs irc
setting.
It t:s considered that the proposed work satisfies the heritage provisions of State Environmental
Plannng Policy (Kosciuszko National Park-Alpine ResortsJ pOO7.

The proposed work is considered acceptable with regard to t'ts impact on henltage values and
it is recommended to be approved'.

4.2 SEcTloN 79c(1)[al(¡il - DRAFT ENVIRONMENTAL pt-ANNtNG
INSTRUMENTS

There ane no draft Environmental Planning lnstruments that are applicable to the site or
proposed development.

4.3 SECTION 79C11f[af(iiif - DE'\TELOPMENT CONTROL pt-ANS

There are no Development Control Plans applicable to the Kosciuszko Alpine Besorts under
State Environmental Planning Policy [Kosciuszko National Park - Alpine BesortsJ 2OO7.

4.4 sEcTlON 79c(11(al[iiial - PI-ANNING AGREEMENTS

Thene are no Planning Agreements applicable to the Kosciuszko Alpine Fìesorts under State
Environmental Planning Policy [Kosciuszko National Park - Alpine Resorts] 2OO7.

4.5 SEGTION 79cf1f[a)[iv) - REGUI-AT|ONS

The development application has been made in the accordance with requirements contained in
Clause 50(1Al of the Environmental Planning and Assessment Regulation 2OOO.

ln accordance with Clause 54141of the same regulations, the information that is required fon a
Constnuction Certificate, including information in relation to any BCA assessment or Access to
Premises Standard is not nequined to be provided for a DA in relation to either building or
subdivision wonk. This is to ensure that the consent authority does not oblige the applicant to
provide construction details up-front whene the applicant may prefer to test the watens finst
and delay applying for a constnuction certificate until, or if, development consent is granted.

4.6 SECTTON 79C(1!(bl - LtKELy |MPACTS

Natural Envircnment:

lmpacts on the natunal environment will be minimal, as the additions and alterations to the
existing building are mostly confined to the existing building footprint or otheruvise located over
impervious services at the front of the site or managed lawns at the rear of the site, being
highly disturbed,

Dabyne Planning Puy Lrd 14
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Built Environment:

The proposed addiüions and alterations have been designed to integrate with the existing
building and previous development approvals and overall changes to the built envinonment ane
considered positive,

Socialand Economic impacts in the locality:

The proposed additions and alterations have been designed in a way where any amenity
impacts on the neighbouring properties and are not expected to be generated negatively, while
providing greater amenity to the guests of the building.

The proposed works will result in the apartments being improved, providing greater amenity to
the guests of the buílding, resulting in a positive economic impact with a number of short-term
construction jobs being generated.
4.7 SECTION 79c[1][cf - SUITABILIW OF THE SITE

The subjecü site is considened suitable to accommodate the proposed development.

4.8 SECT|ONTgC(1lfdl -SUBM|SSIONS

The consent authority may choose to notify surrounding subJessees, and any submission
made will be required to be appropriately considered.

4.9 sECTloN 79c(1lfel - THE PUBLIC INTEREST

The pnoposed additions and alterations are considered to be within the interest of the public,
as they will resulü in an improvement to the apartments without generating any negative
impacts on the environment,

The above assessment has demonstrated that the proposal satisfies the objectives and
relevant clauses prescribed unden State Environmental Planning Policy [Kosciuszko National
Park - Alpine ResortsJ 2OO7.

Consequently, the pnoposed development is considered to be within the public interest.

Dabyne Planning Pty Ltd 'l 5
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5. CONCLUSION

The proposed development has been considered in regard Section 79C of the EP&A Act,
1979 and State Environmental Planning Policy fKosciuszko National Park - Alpine ResortsJ
20,07

The proposal has been found to be consistent with the above legislation and Environmental
Planning lnstrument, as detailed in the above report.

The proposed additions and altenations provide an opportunity to create covered parking area,
foyer and internal staircase plus a larger living area, new kitchen and bathroom with enlarged
bedrooms for the apantments, while re-using the already constructed deck,

Overall the additions and alterations have been designed to be located wíthin the existing
building footprint or on impervious surfaces or managed lawns, which are highly disturbed and
comprise of no native vegetation.

The additions and alterations represent the thind and final stage of upgrade works of Athol 2,
with minon wonks undertake to Athol 5. The wonks will provide much greater amenity for the
guests to the apartments and achieve an improved accommodation standard.

Dabyne Planning Pry Lrd 1 6
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