
PAN-COMMUNITY 
COUNCIL 
P.O. BOX 102, 
NIMBIN 2480 

 

Attention: Leigh Knight. 

Regional Manager, 
Mr. Trevor Prior, 
Department of Planning, 
P.O. Box 6, Grafton, NSW, 2460 

v44q7D 
0" - 

Dear Trevor Prior, 

Re: REVIRW OF SEPP-15: 
MULTIPLE OCCUPANCY SURVEY FORM 

(Second Draft) 

We enclose herewith our comments on the Second Draft Survey Form (marked 
"Attachment 'E") for your consideration. 

We see the reworked Survey Form as being a big improvement onthe first 
draft! 

Notwithstanding our comment herewith, we wish it to be noted that the 
comments andrecommendations made in our letter of 19.1.94 still stand. 

We believe there are a range of topics which have not been included in the 
Survey and that some of these testify to the success of the Policy. 

The Survey for example, does not deal with the circumstances surrounding 
• 	the formation of the community, the process of property selection, 

visions, communal bonding, development of community communication skills, 
conflict resolution and decision making to name but a few of the issues 
that our experience suggests are fundamental in the process of 
establishing a successful community within the Policy. 

That the Policy has stood the test of time so well, is a credit to the 
drafters of the Policy. 

We would appreciate receiving a copy of your fnal draft of this Survey 
Form as soon as this is available. 

Thanking you in anticipation. 

We await your communication. 

Yours sincerely, 

Peter Hamilton 
for the Pan-Com M.O. Review Collective 



A TTACHMENT "E" 

COMMENTS ON THE 2nd DRAFT 
MULTIPLE OCCUPANCY SURVEY FORM 

PREAMBLE 

The form is too long. Consideration should be given to reducing it by 
about one third. 

As this is a survey of the êommunity and not an individual, the term 
"Your community" should be used in lieu of "You" or "your MO" 
throughout the Survey Form. 

Question numbers should related to a topic. Sub questions 
should be numbers (a), (b) etc. See eg. 39-40, 41-42, 45-46, 47-48, 49 
-51 etc. 

SURVEY QUESTION 

If the reason for any of the following comments/suggestions is not 
self evident or clear, please make contact for explanation. 

In what year was your MO (a) established, (b) approved? 
COMMENT: Some MO's approved prior to SEPP-15. 

Should be 6 - 10 years. Is a "visitor" a "resident"? 

Use "area" in lieu of "size ". 

The term "hamlet" is not widely used and not all will be familiar 
with this term. if it is the intention to gauge the extent of MO's 
that have a "clustered" form of development, then a question such as 
"Do you have "hamlets" or separate clusters of dwellings within your 

MO"? 

Use "Spiritual" in lieu of "Religious". What dopeà "Weekend/Holiday 
Homes" mean? 

Add eq. "Low environmental impact lifestyle" and " "A simple way of.  
living". 

Use "normally" in lieu of "currently". 

9. Define "families". Discriminatory use of this term can offend! What 
about "singles" or a group of single people sharing one dwelling? 

12. May be read as assuming that anyone who wishes/desires to become a 
shareholder has only to ask. This is very far from the case! 
Consider, "Is the community currently seeking new members? if so, how 
many? 
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(A) Use "proportion" in lieu of "percentage as this is how it will be 
calculated. 

How should a person who works 3 days per week off the property answer 
this question? See (A) in 13. 

See (A) in 13. 

The terms "clustered" and "dispersed" mean different things to 
different people. To obtain some common impression, it is recommended 
that a copy of your brochure "MO on Rural Land: How it works" be 
included with the Survey Form. If this brochure is out of print, we 
suggest it be reprinted for use in this survey. 

Many are likely to be unaware of what an "expended house" means. The 
brochure referred to in Q17 may address this. 

Use "How many" in lieu of "Which ". Consider "covered caravan" in lieu 
of "Caravan & shed ". 

Give examples of "active" and "passive" space. Include "Orchards", 
"reforestation ", "Ràads and road reserves ". if these are adopted then 
"Agriculture" should read "Agriculture (other that orchards)". Use 
"percentage' in lieu of "approximate. You could then indicate that 
the total should equal 100*. 

Use "Which of the following ownership structures has your community 
adopted?" This enables those with a tiered system to answer the 
question! 

This question should be in two parts (a) and (b), each self contained 
with space to answer each separately. 

Confusing. What information is being sought? Consider "What 
percentage of the original settlers still reside on the property?". 

Delete all and in lieu ask "How was the purchase of the land 
financed?" 

if it is desired to know how eq. houses and infrastructure works are 
financed, then separate questions need to be asked. (if categories 
are proposed in this regard, then consideration should be given to 
including "sweat equity" and "self help owner building" and the like.) 

Use (a) "How many members have, at any time, sought home 
building finance from a lending institution (eq 1 bank)?" 

(if none, go to next question). 
(b) "How many of these were successful?" 

(Note: Many have not tried because they know finance is not available 
to MO residents!) 

34. Use "major adjoining" neighbours as five or more neighbours are not 
uncommon. Four columns are required for each option. See also 
comment to Q44-45 in our Critique (Attachment "A") of 19.1.94. 

36. The words in brackets are redundant. See our comments to questions 
34, 35, 36 and 46 in critique of the first draft. 
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3M. How can this be answered on behalf of the community? Responses to 
this question will, vary from person to person. 

Consider "What are the advantages and disadvantages that your 
community generally, would hold in respect to the following issues and 
attributes?" Edit the options. (We are assuming that rows and columns 
will be provided). 

37. The numbered scale should commence with zero. 

48A. Consider a new question " Was your community approved under SEPP-15? 
If not, what?, or, "under what legislation was your community 
approved? (a) Gazetted, (b) Circular 44, (c) SEPP'-lS. 

As these plans etc are required under s.90 and the Policy, what is the 
purpose of this question? Is this question endeavouring to ascertain 
If councils are doing their job! 

It is our opinion that it would be ultra vires of council to require 
such information as a condition of consent. Suggest this question be 
deleted. 

Confused. Delete. 

Does "required" mean by the council or the community? 

55. Consider explaining the basis and justification for the particular 
formula that has been adopted in SEPP-15 and ask for comment on this. 

57. Whose "philosophy" is being referred to, an individual., the community 
or the Department? The prohibition on subdivision was based on the 
Departmental philosophy of the day, that fragmentation of rural land 
was undesirable! 

59-60. Not applicable. How is one to make this assessment if one has had 
no experience of the options given? At the best, any answer would be 
speculative. 

64. Additional Question. 
Does membership in your community entitle individual members to have 
the exclusive right to a portion of the land in excess of 5000 square 
meters? 

End 

p 
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ATTACHMENT "A 

DRAFT MULTIPLE OCCUPANCY RESIDENT SURVEY: 
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10. As the term"employed" is likely to be taken to indicate "paid 
employment", to imply that those children on an MO could or should, 
be working (on a full time employment basis) at age 15, is a 
discriminatory assumption. 

A CRITIQUE 

SURVEY QUESTION 

1. 	"appropriate presumably means "approximate'!! 

2., These are inappropriate Categories. 

The use of the term "rural resident/a?' is misleading in view of this 
term being defined to have a specific meaning in various planning 
Instruments. It is a poor choice of words. Why not use for example 
"communal lifestyle "I 

The Inference that somehow MO is a de facto "rural residential" 
development In planning terms, is entirely out of place and confusing 
to the public. The use of this term is not justified in this Survey 
notwithstanding its use in the consultant's brief, 

Isn't this question simply a total of the data sought in Q4 and if so 
why can't it be obtained by summing the data in 524? 

The terms "currently" and "permanently" can conflict. People 
"currently." living on a property may not necessarily live there on a 
"permanent" basis, and vice versa. 

what useful conclusions or evaluation can be drawn by knowing the 
differences between these ages? 	 - 

This level of breakdown would appear to be meaningless and pointless 
In this survey, notwithstanding that it might have been used in other 
surveys. 

what does "separate family/household units" mean? What relationship 
does this term have with an "expanded house' if any? 

The question should make clear that "dwelling" do not include any 
separate "units" in an "expanded dwelling", if this is the intention, 

what constitutes "dispersed" or "clustered" will vary with the 
individual. Given this what meaningful conclusions can be deduced 
from the responses to this quest/on? 

We find the classification given in this question to be 
inappropriate. Notwithstanding the data sought in Q6, why are 
"dwelling houses" not recognised as valid structures on an MO? 
Why not just leave as, "Houses"? 

These are poor options. Such options trivialise the MO experience. 
A relevant question would be.one that related to the "move-in-stage". 
Appropriate periods are more of the order, (5, 5-10. 10-15, lifetime, 

To suggest that people are employed on a full time basis in 
"parent/child raising' is a fanciful idea. 

How can one be "employed full time" on "unpaid housework"? 

What is the basis for assuming there is a goal of "self sufficiency"? 

As one individual may qualify equally for two or more of these 
categories, care will need to be taken as to the conclusions drawn 
from these results. 	 - 

Is this before or after tax? ie gross or nett income? 

Averaging this data will reduce it to a meaningless statistic. There 
seems to be no appreciation of the distinction between "resident 
members" and "visitors" or the concept that for many the lifestyle is 
a lifelong commitment! why then stop at 10 years? 

14 The question implies that there may be communities without any shared 
community facilities. If this should be the case the question should 
then be asked of the council, how did they come to get DA approval in 
the first place? 

15 This is a very narrow selection of options. The options could to 
advantage Include eg. community'or shared kitchens, laundries, 
community workshop, garage, fire truck or fire fighting equipment, 
communal roads, orchards and the like, 

The question does not make clear whether the facilities have on some 
occasion been used by others, or if such facilities are used on an 
ongoing basis. If the question was phrased "Have any of these 
facilities been used by other than the MO residents?", the answer 
could be quite different. 

As there is no question 6.1, presumably reference is intended to Q15, 
and If so, is it reasonable to expect questionees to respond to this? 

What does "community open space" mean? Is it to include "active 
recreational" areas such as sports fields, and "passive recreationar 
areas such as forests and natural swimming holes? 

18-19, For whose benefit is this question? Is there evidence that an MO 
developer has been refused development because of this provision? No 
such case is known. Bob Smith (Dept of Ag.) has stated that.he sees 
a case that perhaps MO's have a place in providing a long term stable 
labour force to work prime agricultural land. This we suggest is a 
realistic potential, at least in theory. 

Using terms like SEPP-15 without any description is jargon to the lay 
person. How then are they to know what "prime crop and pasture land" 
means? 
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farm development, or a new rural residential estate? The question 
should be clear and unambiguous, or otherwise deleted from the 
survey.  

"Limitations" is surely not the appropriate word in this context. 
Does it mean "disadvantages? Contrast this with "advantages" in the 
previous question! 

What for example is the connection between limitations and "non 
payment of rates'? How is' "non payment of rates" a planning issue 
under SEPP-15? 

Why are the options (m) and (n) in this question not provided in the council Survey? 	- 

44-45. Normally there will be four adjoining land owners, and there can 
be up to eight "neighbours" depending on the grid pattern, as one 
corner peg may be common to three neighbours. I-low can this' be 
adequately addressed-in one choice? Theoretically all four options 
could apply! 

46 What constitutes "opposition" and over what period of time is the 
"opposition" to prevail to qualify in this question? 

48-49. We can see no good reason for the inclusion of this question. 

The spirit of "community" as a living situation, is clearly based on 
a shared lifestyle, and this principle is firmly and clearly 
en uncia ted in the Policy. 

In addition, the drifters of the Policy were anxious to avoid any 
loop-hole. In which the Policy might be used by developers to create 
de facto subdivisions. 

Residential planning iegislation is almost exclusively aimed at 
providing private ownership of land occupied by a nuclear family. 

So great is value placed on personal land ownership it seems, that it 
now attempts to pervade the SEPP-15 Policy. This Policy Is we 
suggest, one which in part, alms to provide a "housing diversity" and 
an opportunity for a different lifestyle in the context of our multi 
cultural fabric. 

Rural residential development using standard subdivision, strata 
title or community title, provides perfectly valid options for those 
who want private title in a clustered form of development. 

To those who have bought into an No and now claim that they should be 
allowed to subdivide, we would contend that they bought into the MO 
knowing full well that subdivision was not permissible. 

We sympathise with those who have difficulty in not being able to 
obtain finance for housing because the lending institutions require a 
mortgage document over an exclusive parcel of land. - 

The problem is not with the planning policy, but the policy of the 
financial institutions. Governments have so far failed to 
successfully address this issue and as a result MO residents may be  

-6- 

considered as being "financially disadvantaged" in choosing this form 
of property, housing and lifestyle. 

As we have said, this -issue is not a planning matter but a financial 
management matter, and as such should be deleted from this survey. 

50-51-52. The question is a non sequitur. 

For those who seek a communal, lifestyle, using standard subdivision, strata or community titie, should submit a VA for same and an 
application for rezoning. This option is available now! 

In the light of this, what possible justification is there to erode 
the SEPP-15 Policy that has successfully stood the test of time? 

This Is not an either-or situation. Let communities who want to 
operate under the SEP.P Policy consolidate and flourish, and let those 
who want to use standard subdivision, strata or community title, 
argue their own case for settlement of rural land. 

The evidence suggests that part of the push to consider permitting 
subdivision on Mo's came from Real Estate interests apparently in the 
expectation that there would be more sales passing through their books and hence more profit.  

This is not , a justifiable ground for modifying a good planning 
policy. 

In addition, such a move has the potential to "open the flood gates" 
to rampant de facto subdivision. 

Such a potential force could have a profound effect on other regionai 
policies attempting to put in place appropriate planning strategies 
for the sustainable development of rural land. 	- 	 - 

Such policy discussion includes the "Alternative Forms of Rural 
Residential Development" and "Cost of Rural Housing" consultancy 
briefs currently being funded by the DOP. 

'There is no apparent reason for this question in the survey. It 
should be deleted from the survey. 

53 To answer this question effectively would require the questionee to 
have a good working knowledge of SEPP-15. Is this a reasonable 

- 	 expectation? 

Is this question not like asking an urban dweller about the 
effectiveness of the LEP or the Local Government Act? 

FINAL REQUEST (unnumbered) 

No statement has been made in the preamble to the Survey, on the question 
of confidentiality or otherwise, in regard to the answers given in this 
Survey. This should be provided. 

It would appear that there is no provision in the brief for individual 
follow-up on the Survey. If this is the case, what purpose is served in 
asking for the information? 	 - 
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~?his 
hat there maj' be members of the public who would like to obtain access td 

 data, on a case by case basis, for example for advertising or for an 
uiterior reason, should be considered. 	 - 

On the grounds of confidentiality, privacy and limited, if any, relevance 
in needing to record community identity, this provision should be dropped. 

To provide effective confidentiality in this regard, this should include 
the absence of any coded or numbered survey forms, which could permit 
tz'ating identity, even under Far provisions. 

A compromise might be considered acceptable in coding for the council 
area, 

OTHER POSSIBLE QUESTIONS 

The question could be asked "What other questions would you like to have 
seen included in this Survey?" 	 - 	 - 

Comment: This could produce a series of questions which are experienced by 
community members as important and relevant issues in their daily 
activities. 

In particular this may highlight other positive contributions that MO 
communities are making to the wider society, eg. not ha ving to join the 
queue for a Housing Commission home! 

For other questions that might be consider'ed for inclusion see: 

SoS Checklist of Themes and Indicators relevant to MO", 
(Attachment 'B'). 
Selection of questions and issues for consideration as raised by 
Pan-Corn members (Attachment "C"). 
Selected bibliography of literature pertaining to other MO Surveys 
and issues (Attachment "D"). 

SUMMARY 

The proposed survey questions have been closely examined, questions asked 
and constructive suggestions made with reasons, for their retention, 
amendment or deletion. 

CONCLUSIONS 

There are from our point of view, considerable shortcomings in the draft 
Survey. 	 - 

MU questions should be designed so that they can be evaluated in 
relationship to the statistics applicable to other rural development and 
f lie urban counterpart. 

The wording oCeach question (or bracket of questions) should indicate the 
purpose in asking the question, 

Why is acknowledgement not given to questions adopted from other surveys? 

-8- 

Why is coliyright claimed on the survey form? 	 - 

A draft should be triafled as a pilot on a sample of communities:- 

to access its effectiveness, 
to determine a likely response rate, 
to determine the variation in replies given by different members 
of the same community, and the like. 

In the Council Survey what weight will be given, if any to returns from 
councils which have many Mo's in con trast to those with a few? 

What percentage of Survey returns is viewed to be adequate to claim 
some reliability that the conclusions drawn are representative? ,  

THE USE OF "OTHER" AND "SPECIFY" 

The use of "other" and "specify" as an open ended question, can be very 
useful and effective. It can however, result in considerable problems in 
collation of the data. Is it intended to produce new sub categories from 
this data? Will the report be primarily confined to the quan tifyable data 
contained in the categories provided? 

End 

.4.. 
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t, in what. year was your community e.ntablished? 

C." 2. Has an approval been graried for your community under SEPP 157 

/3. If yes, in what year? 

/'4. What is the average- length of sLay of residents (excS4Ifl9 
visitors) on your community? 	 lees than 1 year 

l -.Svears 

6-iOyears 

- more than 10 years 

J 5. What is the approx. overall area of your MO? 

Do you have separate hamlets or distinct separate 
communities within your MO? 	 - 

If 'eo, how many? 

J 8. Does your community cater for any of the following: 

Communal rural lifestyle 
Share-farming 
Horticulture 	 - 
permaculture- 
Forest regeneration/preservation 
Tourist oriented activities 
Weekend/TIolidoy Retreat 
Spiritual 
Dispersd Residential 
Eflvironmfltally senoitive lifestyle 

other (Please Specify) .............................................. 

9. Now many people normally live within your community on a 
permanent basis? 

to. what are the approximate ages of current residents. (Please 
V 	 specifj number in each age group) 
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18 - 55 
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2. rp. 

re there within your communitY? 
How many separate households a  

if any1 of shareholde imember° not 
Indicate the number1  

currently living in the r.onununitY - 

HOW 
many people are there currentlY living in your 

communitY who are not ShaLehOldeLsi 

What proportion/percentaga of residents beLweefl 18 
	60 years 

of age are engaged in daily activities predominantlY on the Mo? 

What propOrti0n/Petnta of residenLs between 18 - 60 yearS 
of age are engaged in daily actiVitiG5 which take theti of f 
the MO? (e.g. Lull at part time euiplOYTRentt, educatiofi 

volunteer or 0ommunity work) 

of those people leaving Lhe MO, what 
p0 entage would 

travel us4 ng private (indivLduUl) transport 
Sharei private 

CommunitY transport 
Public transport 
other ............... 

lit. 

A 	13. 

lS 

V's 

/ 17. What 	
0p0rt ion /perctae of people li

ving in 
(say, 

your coitmuflity 

loBS than. 
would be classified as low 

income earners 

$20,000 per year)? 

ciustered 9ettiement  

18. Has your communitY ch9sen: 
Dispersed sett).emcft  

(see attached Figure 2) moth 

For what ceasons? ............ 

19. Mow many of the following dwelling types are LtsSre within Your community? 

(specify number of each) 

xpanded dwellizig (Bee attached Figure 1) 

single dwelling 
Communal HousQ 
cuered Carey n/C raven & shed 

shS 
Tent 
other 	specify) 

j20. Does your community incorporate any commutY facilities? 
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4. 	.. 	 3. 

If yMS, 
indicate which of the fqllowing; 

Community Centre 
community hriUSC Co uuuuflity K itchen/eatery 	• 

CotrunhI 	laundry W utilities 	(Dama, PUP,  
child earn facilities power. 	roads) 
coiiuunitY Hail Artists workshOps/ 
workshop/Farm 	jldingS gallery 
ReligiOus racilities 

EducatiOI 	facilities 
Health/Medical Recreation facilities  
Bushfire/F100d facilities 

Other 	................ 

/21. 
Are any of these facilities used on 

an onyoing basis by more than 
they been in the past" or have 

just the residents of the communitY 

If yes, please give details: 

Estimate the approximate site area 
associated with each land tine within 

site used)  22. 
communitY. 	(Please e stimate 

pe0ntage /ptoportTt of 
your 

Residential 
Agriculture 	(md. 

horticul t%lre) 
Ezw.irOnment preoetvati°fl/ 

p L tecton/r0t0n1tIOTt 
Active Open Spare 

facilities 	(play 

areas, playing fields) 
community fad 	itiss 

(45 hUed in Q.20) 
passive community land 

(arboretum, creek hank 
reserve, gardens) 

Other (Please specify) ................. 

23. Which of the following ownership structures has your communitY 

adopted? 

Tenants in Commo" 
co_.operative 
Joint Tenants 
partnership 
Title held by Trustee 
owned by private COmp&flY 

Other (please Specify) ..................... 



4. 

/24 - Under wh8t arran9e1fte1t are £ndividual dwAilinaB owned and 

occupied? 

All owned by CommunitY 
Individual dwellings owned by 

o er_occupier8 

Other (?1eae gp.:1cify) .............. 

25. Are shares (or equivalent) currently; 
yes/No 

not availahl  
available to the puhlfr Yes/Io 
(i.e. on a filL-st coxTt basis)  
conditionally available, (e.g. subiectt to 
house available for purchase or an 

approved bu ilding site; or on approval. 
of other resident mextJers or the like 	

yes/No 

/26. What; 

Are current cost of 5IIaLCS (if any) or equivalent? 

Were original cost of shares 	
to the firot 

resideflt)? 

/ 27. what 
p0p0rtjon /perCtae of original shareholders still 

reside on the property? 

How have dwellings in your communitY been financed? 

Bank/Commerciat loan 

individual private loan 

community capital 
Private capital 
other 

Have you experienced any ditficultY 
0 tiuiflg tinanec for dwsllir9 

construction from a lendifl9 instiLution? 

If yes, please give details 

1 31. Please describe the management structure, if any. 0peratiflg within your 

cQnInUfl i t.Y. 
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32. 14ow are decisions made within your community? (Please explain) 

How dQeS your communitY meet common expenses such as council rates, 
internal road maintenance and fencing costs? (e.g. annual levy on 

residents, ad-hoc contributions) 

In general, what are the relationshipS like between your comMunity and 
major adjoining land owners? (Place a cross on the relevant tine for each 

neiçhbour.) 

ADJOiNING LANDOWNERS 	
(TOTAL)  

4 	5 	6 	7 	8 	9 	10 

No Contact 

priendly 

Neutral 

unfriendly 

V"ss. If unfriendlY, can YOU give any reason for this? 

36. Has your 
 community ever been the subject of community oppositiOfl 

or misconceptions (e.g. objection to DA, complaints to residents 
Yes/NO 

or couneil)?  

If yes, briefly provide any details arid known reusono for this; 



-- 

-- 	- 	 - 	 - 

/37. what are the advantages and disadvantages that your community generally 
would hold with respect to the following issues and attributes? (Please 

indicate on the following 	van age/DiBadvantage scale for each relevant 

.attributc.) - 

DISADVANTAGE AD VAN TACE 
-3 	-j 	0 +1 	+3 	i-S 

Communal lifestyle 	 / 
Alternative lifestyle opportunities 
Lower cost rural living 
Good envirunniental management (e.g. 

decreased land degradatiOn) 
tmproved land management practices (e.g. 

decreased weed infestations) 
Introduction of new forms of 

agricultural- activity 
Continued use of h*nd for agriculture 
Innovative house styles  
Increased bushfire fighting facilities 
Development 	r!c)et- 	- 	 - 

Fewer legal land maitagement requirements 
Fewer zoning requirement-s - 

Access to council services 
Merging of social groups (farmerD and MO 

reeidents) 
Inability to obtain finance 
Low re-Bale value - 

Use of alternLive technology (power, 
waste disposal) 

Changes in land value 
it Environmental impact 

Other.................................... 

to Multiple Occupancy developments, contains a net 38. SEP? 15, which relates 
of Policy Objectives which may apply to your local .-govrnment area and/or 

circumstance. 	Using the follcwing 5-point scale, 	please indicate how 

relevant each of the following SEPt' 15 ObjectiveS are for your community. 

Not Very 
Relevant ge Avant 

Sncourage community based rurQl settlement 	- 	. 0 	1 	2 3 	4 

Encouraye environmentally sensitive 
rural settlement 	 0 	1 	2 3 	4 

Enable collective living . 	 0 	1 	2 3 	4 

Enable sharing of facilities and resources 	0 	1 	2 3 	4 

- 	 Enable pooling of resources 	 0 	1 	2 3 	4 

Facilitate clustered style rural davelopmnent 	0 	1 	2 3 

Avoid demand for council/Government scrvioes 	- 	0 	11 	2 3 	4 

Avoid subdivision of rufllland 	 0 	1 	2 3 	4 

Avoid decline in services. due to decline- 
in rural population 	 0 	1 	2 3 	4 
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39. 
What changes, if any, to current MO ObjeetiVGS in SEPP 15 would you reqard 

eflect the nature of 140 developments? 
as desirable to adequately r  

/40 The policy currently restricts the height of buildingS to Sm. 
above natural ground level. Do you feel this restriction Yee/N0 
is approprit  

If no, what should it be and why? 

42. SE?p is 
currently restricts the amount of prime crul) and pasture land (aR 

defined in the Policy) to a Tnaximun of 25%. Do you feel this standard is 

appropriate? Yes/14o 

(/143. What alteration to this limit, if any, do you feel wpuld benefit fut - ure 140 

applicants?  

4. The policy currently restricts tourist accomttlodationt on MO 
developments (unless otherwise permitted in the zone) . Do 
you feel there is a place for such develoPment within MO? Yes/No 

45. If yes, please give details. 

J 
46. The policy currently requires that at least 20% of the 

land has slopes of less than.18 degrees. Do you feel this Yes/NO 

is afl appropriate standar'  

47. If no, what, do you feel it should be and why? 



9. 

J 48.' Which of the f0llowiflg 
(if any) were ufldCrtaket% and aub&ttSd as part of 

requirameTt of clause 8 of the 

your  development app1iCatiOt to satisfy the  

policy? 

Consulta1 (with commWttY, private or Yes/NO 
goverluflent organisati0t)  Yes/NO, 

preparation of CommunitY plans  Yes/No 
Preparation of Laud bfana9t3ut9flt plans  Yes/No 

EtWironmeflt study  Yes/No 

CQnetitUt 0fl   

Other (please pecy) ............ . 

49. If Yes to Q.501 what status is now given 
to these docunefltB? (leaSe 5petify the status of each if more than one 

' 	applies.) Are they now considered as: 

Mandatory conunuflity Other 

rules 	Guideliltos 

pj pass 
Discuss 

Community Plan 

Land t4anagemeflt Plan 

Environmental study 

constitution 

other ............. 

J so 
prior to approval of your development application were any of the 

f0lowi1g 

issues required (by Council) to be resoived/ad5 for your MO in order 

to satisfy the requirements of clause 5 of the policy? 
- - 	 yes/No 

Road and tlOOC Free Jlccoan 

Impact on Water Quality 	
. 	 Yes/No 

Yes/No 
Water Supply  
Mass Movefleflt/L3M slip 	 Yes/No 

Yes/No 
Land cttpabilitY  yes/NO 
Bushf ire Hazard  
Fauna & flora impact 	

1e9/No 
Yes/NO 

Waute Disposal  Yes/No 
MjOLninY Land Uses  Ye!/Nfl 
visual ImP$(It  

Other (please specify) ................ 



• 	-- 

J 51. Since approval, have any of the following issues become a concern 
to your 

e. community, or has council or any State Government agency advised that any 

(JAY are a concern? 

.9ttate Auth. 
(if applicahe) 

Road and Flood Free AccQus 	 Yes/No 

Impact on Water Quality 	 Yes/No 

Water Supply 	 Yes/No 

Mass MovemoriL/Land ZlJp 	 Yes,Nv 

Land capability 	 Yes/No 

Sushf ire uazard 	 - 	 Yes/No 

Facuta & riora TmpacL 	. 	 Yes/No 

Waste Disposal 	 Yes/No 

Adjoining Iand Uses 	 yes/No 

Visual Impact 	 Yes/No 

Financing the Development 	 . 	Yes/No 

other (please specify) ...................1e8/No 

1 52, If Yes to any of the above, please state why and advise if a problem still 
exists: 

lb 
Road and Flodd Free Iceess ...................................... 

Impact on Water Quality .......................................... 

Water Supply ........................................... 

Mass Movement/hand slip ........................................ 

Land Capability ............................................ 

Bushf ire llatard ................................................... 

Fauna & Flora Impact .............................................. 

Waste Ditpoo&1. 	................................................. 

(j) 	Adjoining hand Uses ...................................... 



I 
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t0. 

vLsul Iact 

j nnciflg the 	
. 

	

(1 	
Othor (please Rpecify) 

J54 

The policy currently allows for a minimum allotment sjze 

of 10 hectares for 140 deVelOPmeflt 	
In your opiniofl ....... 

ize of 10 hectares appropriat& 
is this minimum allotment s  

It No, what should the minimum lot size be and why? 

lauSe 9f the polic 
Do you feel the density provisions as provia by c 

	o  

are approPrt 	

. 

/56 If No, what should the p
rovigions be And why? 

4 

/58 

'/59 

1 60  

In your opiniOn is the prohibiti0fl On suEdiviSiOn of MO 
necessary to ensure the communitY, living ob3eCtiVSS of MO yes/NO 

will be achieved?  

Please explain your aflqwer 

DO you feel the community living objeCti 	
for 140'S could be V0 

achieVpd by 	
other means (e.g. Community Title SubdiViSiOflI Strata 

Title SubdiVi9i01, standsrd gubdivition 	 Yes/HO  

1?leeSe explain your reason(s) 



e 

4,  

I'. 

Do you teel that the requirement for public exhibitiolI of 
certait MO develOPmt apj.nicatiolte jo apprOPri8t 	

yes/No 

62. if no, pleASe explain why: 

63. Do you have any 0ther cofln\entS regarding the effecttvtSG of SEt'? i5 for 
of commitY_dL developments on rural lands? 

the management  

In the event UiaZ we 
thank you for your co_oPeratbo 	

require further 

jnfoatI0 or ctarificatiofl of your responsesi ptease supplY a contact name (if 

desired) and phone nuet. 

contact_Detailfl 

CoufluflitY ......... .. 

contact Name: (oPtt01) ..... . 

phono ............ 

cite. 



I00%Rocyclod papor 
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54 	Microsoft Windows User's Guide 

. 	 To quit anon-Windows application 

• 	 1 	Chóo 	th&ãplication's exit órquit command. 

Qr, if ydu are using MS-DOS Prompt, type exit at the command prompt. 

The applicàtioiclosCs and you return to Window. 

Note Wlieiiyois quit a non-Windows application that is running in a full screen, 
you usually rètürn to the Windows desktop just as you left it. However, you can 

1y1 change a setting in the application's program information file (PIP) so that you 
- ma dive return to whats called an 	window. 

- 	 -' 	 - lie Th atrv&wind6w éiptures information from the application that was displayed 
information stays on the screen as you cjuit the'application. Sometimes that type of 

too briefly to be read, making the inactive window a convenient feature. For infor- 
mation about creating and rnodifyLng a PIP see Chapter 8 	PIP Editor 

-: 

W6rkinü with Dóciifliënts; 
ThiseSion explains some basic tasks, such as opening, editing, and saving files, 
that are common to many Windows applications. For information about organiz-
ing your applications and documents, see Chapter 3, 'Program Manager," and 
Chapter 4,Wile Manager." 

- 1'-. 
Note The procedureñ in this section apply to the applications supplied with Win-
dows. Other applications might work differently. 

ILth- 	JJ 	' 

Opening Files 
Ch&sing the Open command from an application's File menu opens a dialog box 
that is often the same regardless of which application you are usiugrTbis dialog 
box is designed to save you time because you can select the drive, directory, file, 
and file type from the ones displayed in the list boxcs. 

)'- 

 

Toopenaflle 	
r 	

I 

1. Frdm theapj,licatio's File menu, chose OpEh. ' 
%The Open dialog box appears. 	 - 
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CONTENTS OF THE POLICY 

Clause I 	gives the name of the policy. 

Clause 2 	states the aims and objectives of the policy. 

Clause 3 	defines specific local government areas to which the policy applies. 

These are listed in Schedule 1. Clause 8(1) limits the applicability of 

the policy within those areas to rural and non-urban zones. Schedule 2 

details lands in rural areas to which the policy does not apply, such as 

national parks, State forests and scenic protection areas. 

Clause 4 	deletes multiple occupancy provisions in local environmental planning 

instruments existing at the date this policy came into effect. This 

avoids confusion between SEPP No. 15 and any local environmental 

planning instrument which contained multiple occupancy provisions 

prior to this policy. 

Clause 5 	defines the terms used in the policy. Note the definition of dwelling' 
allows the concept of expanded dwelling-houses. These are intended 

to meet the needs of people, not necessarily related, who wish to live 

as a single household, but in two or more separate structures with 

shared facilities. This concept is more specifically stated in 

clause 5(2). 

Clause 6 	states the relationship of this policy to other planning instruments. 

SEPP No. 15 prevails in the event of an inconsistency between it and 

any other instrument. The date of the making of another instrument 

does not affect the interpretation of this clause. 

Clause 7 	subclause (1) provides that multiple occupancy is a development 

requiring the council's consent for three or more dwellings on any 

rural or non-urban land to which this policy applies. However, before 

a council may consent to a multiple occupancy development, it must 

ensure that certain conditions are met. These conditions are clearly 

stated in clause 7(l)(a) to (h). 

Subclause (2) states that this policy allows a development application 

to be made even though it may be prohibited under another planning 

instrument, including any local environmental plan. It is an 

elaboration of clause 4. 

Subclause (3) refers to the condition in 7(1)(b) that land which is the 
subject of a multiple occupancy development application must be at 

least ten hectares in area. Subclause (3) recognises that in most local 

environmental planning instruments the minimum area for subdivision 

is more than ten hectares. It ensures that a subdivision that would 

otherwise be illegal under a planning instrument cannot be carried out 

through the use of this policy. 



Clause 8 	lists the matters that a council must consider before determining an 
application for multiple occupancy. 

Subclause (1) applies to all applications which will result in three or 
more dwellings. 

Subclause (2) lists additional matters that must be considered where 
an application will result in four or more dwellings. It prevents a 
council giving its consent to a multiple occupancy development 
application proposing four or more dwellings unless the site plan 
accompanying the application contains the additional information 
clearly stated in clause 8(2)(a) to (f). 

Clause 9 	determines the density of multiple occupancy development which may 
be permitted on an allotment. 

Subclause (1) gives the formulae for calculating the maximum 
number of dwellings permissible, including any existing dwellings, 
based on the area of the allotment. To determine the maximum 
number of dwellings permissible, substitute the area of the subject 
land for the letter 'A' in the appropriate formula in column 2 of the 
table. The answer is easily calculated. 

Clause 9 also provides the maximum permissible density for a given 
area of land. When it has considered the matters listed in clause 8, a 
council may determine that a lesser density is more appropriate for a 
particular development application. 

The fonnulae are designed so that the density of development 
decreases as the area of the subject land increases. 

On more than 360 hectares, the maximum number of dwellings 
permissible is 80 regardless of how much larger than 360 hectares the 
land area is. 

Subclause (2) states that if the number of permissible dwellings results 
in a fraction of one-half or greater, it shall be deemed to constitute 
one whole dwelling. If the fraction is less than one-half, it shall not be 
deemed to constitute a dwelling and the fraction is ignored. 

Subclause (3) requires that density is also limited by an assessment of 
the accommodation needs for a population maximum at an average of 
four persons per permissible dwelling. This provides a way to judge 
an application which includes expanded dwellings. 

Clause 10 	prohibits subdivision of land as pan of a multiple occupancy 
development under this policy. Subclause (2) permits minor 
subdivisions for particular purposes such as widening a public road, 
creating a public reserve or consolidating allotments. 

I. 
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Clause 11 	provides for multiple occupancy development for four or more 
dwellings to be advertised for public comment. This clause recognises 
the fact that the environmental impact of larger multiple occupancy 
developments is likely to be greater and should therefore be subject to 
public scrutiny. Public comment can then be taken into consideration 
by a council in reaching its decision. 

Clause 12 	enables the Department of Planning to monitor and review the policy. 
It is considered necessary that councils forward a copy of 
development applications and notice of determination of these 
applications to the department so the department can assçss how well 
the demand for multiple occupancy is met by this policy. 

Clause 13 	suspends provisions of section 37 of the Strata Titles Act 1973; and 
any agreement, covenant or instrument which would otherwise 
prevent multiple occupancy from being carried out in accordance with 
(i) this policy; and (ii) the consent of the relevant council made under 
the Environmental Planning and Assessment Act 1979 in accordance 

with this policy. 

SCHEDULE 1 lists the local government areas to which the policy applies. 

SCHEDULE 2 lists land that is rural or non-urban, but is excluded from the policy. 

SCHEDULE 3 removes existing multiple occupancy clauses from local 
environmental plans. 



PLEASE NOTE: 

Schedules 1 and 3 of the policy have subsequently been amended in line with the 
following: 

Severn Local Environmental Plan 1991 gazetted on 27th December, 1991 - 
introduced provisions for multiple occupancy (MO) in Severn local government 
area (LGA). Severn was deleted from Schedules 1 and 3; 

Byron Local Environmental Plan 1992 (Amendment No. 15) gazetted on 1st May, 
1992 - introduced MO provisions in Byron LGA. Byron was deleted from 
Schedule 1. 

I .  
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THE POLICY (Gazetted 22 Januaiy 1988; 
as amended on 23 November 1990.) 

Citation 

I. This Policy may be cited as State Environmental Planning Policy No. 15 - Multiple 
Occupancy of Rural Land. 

Aims, objectives etc. 

2. The aims, objectives, policies and strategies of this Policy are - 

(a) to encourage a community based and environmentaliy sensitive approach to 
rural settlement; 

(b) to enable - 

people to collectively own a single allotment of land and use it as their 
principal place of residence; 

the erection of multiple dwellings on the allotment and the sharing of 
facilities and resources to collectively manage the allotment; and 

the pooling of resources, particularly where low incomes are involved, to 
economically develop a wide range of communal rural living 
opportunities, including the construction of low cost buildings; and 

(c) to facilitate development, preferably in a clustered style - 

in a manner which both protects the environment and does not create a 
demand for the unreasonable or uneconomic provision of public 
amenities or public services by the State or Commonwealth 
Governments, a council or other public authorities; 

in a manner which does not involve subdivision, strata title or any other 
form of separate land title, and in a manner which does not involve 
separate legal rights to parts of the land through other means such as 
agreements, dealings, company shares, trusts or time-sharing 
arrangements; and 

to create opportunities for an increase in the rural population in areas 
which are suffering or are likely to suffer from a decline in services due 
to rural population loss. 

Land to which this Policy applies 

3. (1) Except as provided by subclause (2), this Policy applies to land within the 
cities, municipalities and shires specified in Schedule 1. 

(2) This Policy does not apply to land specified in Schedule 2. 

the carrying out of tliIFdëVëlopment pursuanrrcaflyotnerenvuvrunvllIa1Iw11nna 

instrument. 

(3) Nothing in subclause (1)(b) shall be construed as authorising the subdivision 
of land for the purpose of carrying out development pursuant to this Policy. 
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Amendment of certain environmental planning instruments 

4. (1) Each environmental planning instrument specified in Column 1 of Schedule 3 
is amended by omitting the clause or matter specified opposite that instrument in 
Column 2 of that Schedule. 

BlI -18 

Matters for council to consider 

8. (1) A council shall not consent to an application made in pursuance of clause 7 
unless it has taken into consideration such of the following matters as are of relevance 
to the development the subject of that application: 

the means proposed for establishing land ownership, dwelling occupancy 
rights, environmental and community management will ensure the aims and 
objectives of this Policy are met; 

the area or areas proposed for erection of buildings, including any proposals 
for the clustering of buildings; 

the area or areas proposed for community use (other than areas for residential 
accommodation and home improvement areas); 

the need for any proposed development for community use that is ancillary to 
the use of the land; 

the availability and standard of public road access to the land; 

the availability of a water supply to the land for domestic, agricultural and fire 
fighting purposes and, where a proposed water supply is from a river, creek, 
dam or other waterway, the effect upon other users of that water supply; 

if required by the applicant, the availability of electricity and telephone 
services; 

the availability of community facilities and services to meet the needs of the 
occupants of the land; 

whether adequate provision has been made for waste disposal from the land; 

the impact on the vegetation cover of the land and any measures proposed for 
environmental protection, site rehabilitation or reafforestation; 

whether the land is subject to bushftres, flooding, soil erosion or slip and, if 
so, the adequacy of any measures proposed to protect occupants, buildings, 
internal access roads, service installations and land adjoining the development 
from any such hazard; 

(I) the visual impact of the proposed development on the landscape; 

the effect of the proposed development on the present and potential use, 
including agricultural use, of the land and of lands in the vicinity; 

whether resources of coal, sand, gravel, petroleum or other mineral or 
extractive deposits will be steriised by the proposed development; 

the effect of the proposed development on the quality of the water resources in 
the vicinity; 

& 
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any land claims by local Aboriginals and the presence of any Aboriginal relics 
and sites; 

whether the land has been identified by the council as being required for 
future urban or rural residential expansion; 

whether the development would benefit an existing village centre suffering 
from a declining population base or a decreasing use of the services provided 
in that centre. 

(2) The council shall not consent to an application made in pursuance of clause 7 
for the carrying out of development on land for the purposes of four or more dwellings 
unless the site plan accompanying the application identifies - 

vegetated areas requiring environmental protection or areas where 
rehabilitation or reafforestation will be carried out; 

any part of the land which is subject to a risk of flooding, bushfire, landslip or 
erosion or any other physicalconstraint to development of the land in 
accordance with this Policy; 

any part of the land that is prime crop and pasture land; 

any areas of the land to be used for development other than for dwellings; 

the source and capacity of any water supply, electricity, telephone and waste 
disposal systems for the dwellings; and 

(0 the proposed access from a public road to the area or areas in which the 
dwellings are to be situated. 

Density of development 

9. (1) Subject to subclause (2), a council shall not consent to an application made in 
pursuance of clause 7 for the carrying out of development on land unless the number of 
proposed dwellings on the land, together with any existing dwellings on the land, does 
not exceed the number calculated in accordance with the formula specified in Column 2 
of the Table to this clause opposite the area of the land specified in Column 1 of that 
Table. 

(2) If the number calculated in accordance with the formula as referred to in 
subclause (1) includes a fraction, the number shall be rounded up to the nearest whole 
number in the case of a fraction of one-half or more or rounded down to the nearest 
whole number in the case of a fraction of less than one-half. 
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TABLE 
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SCHEDULE I 

(Cl. 3) 
Armidale Kyogle 
Ballina Lake Macquarie 
Barraba Lismore 
Bathurst Maclean 
Bega Valley Manila 
Bellingen Merriwa 
Bingara Mudgee 
Blayney Mulwaree 
Bomba.Ia Murnirundi 
Byron Muswellbrook 
Casino Nundle 
City of Greater Cessnock Nymboida 
City of Greater Lithgow Oberon 
City of Maitland Orange 
City of Shoalhaven Parry 
Coffs Harbour Port Stephens 
Cooma-Monaro Quirindi 
Copmarthurst Richmond River 
Cowra Rylstone 
Dumaresq Scone 
Dungog Severn 
Eurobodalla Singleton 
Evans Tallaganda 
Glen Innes Tamworth 
Gloucester Tenterfield 
Goulburn Tweed 
Grafton IJlrnarra 
Great Lakes Uralla 
Greater Taree Walcha 
Guyra Yaliaroi 
Inverell 
Kempsey 
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SCHEDULE 2 

(Cl. 3) 

Land which is a national park, historic site, nature reserve, Aboriginal area, State 
recreation area, protected archaeological area or game reserve within the meaning 
of the National Parks and Wildlife Act 1974. 

Land which is a reserve within the meaning of Pan IilB of the Crown Lands 

Consolidation Act 1913 or which is vacant land within the meaning of that Act. 

Land which is subject to the Western Lands Act 1901. 

Land which is a State forest, flora reserve or timber reserve within the meaning of the 
Forestry Act 1916. 

Land which, under an environmental planning instrument, is within an area or zone 
(within the meaning of that instrument) identified in that instrument by the 
description - 

Coastal lands acquisition; 

Coastal lands protection; 

Conservation; 

Escarpment; 

Environment protection; 

Environmental protection; 

Open space; 

Rural environmental protection; 

Scenic; 

(,j) Scenic protection; 

(k) Water catchment; 

(1) Proposed national park, 

or identified in that instrument by a word or words cognate with any word or words 
used in paragraph (a), (b), (c), (d), (e), (0, (g), (h), (i), (j), (k) or (I) or by a description 
including a word or words so used and any other word or words. 

Land to which Eurobodalla Rural Local Environmental Plan 1987 applies. 
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SCHEDULE 3 
(Cl.4) 

COLUMN I 	 COLUMN 2 

Environmental Planning Instrument 	 Clause or Matter 

Interim Development Order No. 40 - 15, 16(3) and 

Lismore Schedule 6 

Interim Development Order No. 2 - 23 

Shire of Bibbenluke 

Interim Development Order No. 1 - 28, 29, 30 and 

Shire of Evans Schedule 5 

Interim Development Order No. 1 - 
13A 

Shire of Severn 

Interim Development Order No. 1 - 13A and 13B(3) 

Shire of Terania 

Interim Development Order No. 1 - 13A 

Shire of Ulmana 

Interim Development Order No. 1 - 13B 

Shire of Woodburn 

Interim Development Order No. 1 - 1 lB and Schedule 8 

Shire of Byron 

Gloucester Local Environmental 18 

Plan No. 4 

Great Lakes Local Environmental 12 

Plan No.28 

Nymboida Local Environmental 12 and 15 

Plan 1986 

Orange Local Environmental 29 

Plan No.11 

Tweed Local Environmental Plan 34 

1987 
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