
Review of Council Refusal Decision 
RD21/1001 260 Mount Hay Road 

 
 
To satisfy SLEP definition requirements, the timber platforms have been ‘deleted’ and it is claimed 
that necessary road works to meet RFS requirements can be excluded from the proposal.  
 
The proposed luxury glamping facility and function centre is still characterised as a ‘Primitive’ 
Camping Ground and a Communal Camp Kitchen however, and residents dispute both the 
legitimacy of the characterisation and the proposed exclusion of critical road works. 
 
Local Government (Camping Grounds) Regulation (revised Nov 2021)  
The rules and requirements safeguarding the safety, health and amenity of the occupants of 
camping grounds include access road widths & surfaces, fire hydrant & hose requirements, facilities 
for people with disabilities and the banning of use of the camping ground for any other commercial 
purpose, such as a function centre (prohibited in a RU1 zone). 
 
However, the safety, health and amenity safeguards can be circumvented by using Subdivision 9 of 
the Regulation and claiming it is a ‘Primitive’ camping ground (PCG). 
 
The Regulation defines a PCG as: - a camping ground that is specified in its approval as being a 
primitive camping ground. Accordingly, Council has to be convinced beyond doubt that the 
development can legitimately be characterised as ‘primitive’ before it can consider consent. 
 
Characterisation Guidelines for a PCG provided by the DPIE 

• A PCG is generally remote from urban areas with only a limited range of facilities.  
• PCGs are lower key than conventional camping grounds and are not required to have, for 

example, sealed roads, hot water or laundries. 
 
Facts - The Proposed ‘Primitive’ Camping Site 

Ø Forms an integral part of the 5-star luxury Mount Hay Resort “just a few minutes away from 
the heart of exclusive Berry village” 

Ø Is located close to four dwellings 
Ø Has ensuite amenities for each tent, and an upmarket dining facility for the campers 
Ø Is accessed by a sealed road and has many facilities, including hot water. 
 

Far from being ‘lower key than conventional campgrounds’, the proponents’ SEE states – 
“The development will be marketed as ‘glamourous camping’ - each tent site is provided with 
ensuite amenities for private use. This style of camping is providing a unique type of tourist 
accommodation that is in keeping with the rural aesthetics and amenity of the area.” 

 
This obvious manipulation of the legislation could endanger campers and discriminate against 
people with disabilities in order to obtain a prohibited function centre by stealth.  
 
For consistency, reasons for refusal (7&8) relating to false characterisation of a ‘PCG’ applied to an 
almost identical PCG proposal at Woollamia (DA19/2165) must also be applied to this DA.  

 

 



The Proposed ‘Communal Camp Kitchen’ 
• The PCG description is being used to circumvent Subdivision 7 of the Regulation that states - ‘a 

camping ground cannot be used for any other commercial purpose’ – specifically in this case, a 
function centre. 

 
• The proponents state that – “The Local Government Regulations do not provide restrictions as to 

the size of amenities buildings or support structures. The proposed structures are considered 
appropriately sized for the scale of the site and proposed use.” 

 
• The proponents argue that the camp kitchen has a floor are of 87sqm. This is disingenuous, as 

this area forms only part of a building with an overall floor area of more 200sqm that includes a 
kitchen area, a large indoor dining area, an extensive covered veranda 30m long and 3.6m wide 
for dining and entertainment, a ‘games’ room, a large ‘store’ area and an accessible bathroom. 
 

• The elaborate building has a 220sqm roof which soars to a height of 5.2m over 4m high glass 
walls that stretch for 16m, with three sets of sliding doors. It could accommodate 200 guests but 
is described as a camp kitchen appropriately sized for a maximum of 12 ‘primitive’ campers.  

 

                                     
 
 

           
 

By comparison, the luxury glamping Coolendell Camp has two camping grounds. Each has six tent 
sites accommodating 24 people, and a covered communal area that the operator describes as 
having – “a footprint of 72sqm, so a decent size. This includes the kitchen and dining area.” 
There are no individual ensuite amenities. The website says “Our amenities block has flush toilets 
and hot showers. 



Access to the Primitive Camping Ground 
• Mt Hay Road is a 2.6km often steep, single lane, hazardous winding access road that narrows to 

2m just before a hairpin bend on its steepest section.  
• There are unsafe crests, hidden drainage culverts and passing bays specified as conditions of 

consent in a past DA are not maintained. Extensive sections of the road have pot holes. 
• Three times recently the bridge access to MHR was severely flooded and impassable for hours, 

requiring a major exercise clearing exercise. Emergency access would be impossible. 
 

Bushfire Danger 
• The very long access road, which extends from Bong Bong Road to the Mt Hay refuge building 

does not comply with the Planning for Bush Fire protection 2019 requirement for a minimum 
4m wide carriageway. 

• The RFS has informed MHR property owners that in a significant fire event they would be unable 
to respond past Bong Bong Road, due to safety concerns with Mount Hay Road for their staff 
and equipment. 

 
Traffic Issues 
A Technical Review of Traffic & Safety performed by Transport and Traffic Planning Associates 
summarised its findings as -  

The Retreat is accessed only via MHR – a 2.6km long dead-end ROC that is found to 
be substandard to minimum AS and DCP design criteria when it is in peak operation. 
MHR has a curvilinear and steep nature, is affected by and already in part damaged by 
flood, is situated in a fire-prone area yet not accessible by firefighting vehicles.  
On the basis of the assessment made in this review, it is my opinion that the introduction of 
additional unfamiliar drivers associated with the Retreat onto this roadway would present 
an undesirable risk to the present operating circumstance of MHR. 

 
                    
                        
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



‘Primitive’ Camping Characterisation 
 

To assist with determining characterisation, the DPIE has provided guidance in the following 
planning documents – 

PS 06-001: “PCGs are lower key than conventional camping grounds. They do not require 
sealed roads, hot water, laundries, etc.” 
 
PS 10-019: “This type of camping ground is generally remote from urban areas, and under 
the Regulation is required to have only a limited range of facilities.” 

 
An article in USA Today in 2019 asked - What is Primitive Camping? 

Generally speaking, primitive camping refers to remote sites that lack basic creature 
comforts like electricity, cellphone reception, flushable toilets and running water. 
 

A SunCam article in 2012 described Primitive Campsites as – 
Many have nothing more than a small, cleared area that “may” be somewhat level. Some 
may have a few “extravagant” improvements such as potable water. Most campsites are 
relatively isolated and support the philosophy of “If you want it, bring it with you... but leave 
only footprints.” Most sites are accessible by vehicles, but they may be restricted to 
emergency use by authorities only. 

 
 
Primitive camping involves sleeping bags on a mat on the ground, in a tent you’ve pitched after 
perhaps hiking into a campsite. Your toileting facilities are either a basic amenities block or a spot 
away from camp that you dig yourself. You may have to purify water to drink and cook and clean 
with. 
 
Glamping combines the best of sleeping under the stars, with modern conveniences such as 
bathrooms, comfortable bedding and deck areas. The focus is on comfort, luxuries and having the 
very best of it. Glamping sites are ready for you to move into straight away. The beds are already 
made up with fresh linen ready for your arrival.  
 
With primitive camping, you take everything you will need with you, because there’s nothing there 
and when you depart you take everything with you, so there’s no trace of your stay. 
Glamping is like staying in a hotel. You need take nothing with you, as your bedroom and facilities 
are permanently onsite and you need to take nothing with you when you leave. 
 
The two activities are not synonymous, they are at opposite ends of the accommodation spectrum. 
Here is a relevant example of a primitive camping ground in northern NSW with a nightly rate of 
around $10 –  http://woodenbong.org/?page_id=36 
 
Compare this with glamping, which is synonymous with 5-star hotel accommodation, costing around 
$400 a night.  
 
 
 
 
 
 
 



Local Gov (MHE, Caravan Parks, Camping Grounds & MD) Regulation 2021 
 
 
Part 3, Division 3 
 
Subdivision 3  Roads 
• A road forming an entrance to or exit from a camping ground must be at least 7m wide. 
• The width of an access road must be at least 6m for a two-way access road  
• The speed limit on an access road must not exceed 15kph 
• A camping ground must contain at least one resident parking space for each camp site. 
• The minimum number of visitor parking spaces to be provided is 4.  
• A camping ground must contain at least one visitor parking space for people with disabilities. 
• All access roads, including all passing and parking bays, must have an all-weather sealed or other 

surface finish, and be adapted to the land to enable adequate drainage and remove excessive 
grades. 

• All access roads must be adequately lit between sunset and sunrise. 
 

Subdivision 5  108  Facilities for people with disabilities 
• A camping ground must be provided with shower, toilet and associated facilities, designed in 

accordance with AS 1428.1—2001, Design for access and mobility  
 
Subdivision 6  Laundry 
• A camping ground must be provided with at least 2 washing machines, 1 laundry tub and 1 dryer, 

and must be supplied with both hot and cold water. 
 
Subdivision 7  Management 
• No more than 12 persons may be allowed to stay overnight at a camp site at any one time. 
• A camping ground must not be used for any commercial purpose other than a camping ground or an 

associated purpose, 
 

Subdivision 8  General 
• No part of a camp site within a camping ground may be situated more than 90 metres from a fire 

hydrant. Any fire hydrant located within a camping ground must be a double-headed pillar-type fire 
hydrant, and be maintained to the standard specified in the approval  

• Fire hose reels must be installed so that each camp site can be reached by a fire hose. 
 
Subdivision 9  Primitive Camping Grounds 
(4)  The provisions of Subdivisions 1–8 do not apply to a primitive camping ground. 
 

 
 


