
Lismore Community Profile 

Area Assistance Scheme 

Regiona' Project Grants 
1993/94 

Project Name Sponsoring 

Organisation 
Grant 

($) 

Project Description 

Language Skills and SOSS - Learning 8,764 Develop an inservice package for 
the High School Difficulties Support speech pathologists to present to high 

Group school teachers for identification of year 

7-9 students with mild to moderate 

language delay/disorder. 
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Area Assistance Scheme 

Regional Project Grants 
1992/93 

Project Name Sponsoring Grant Project Description 
Organisation ($) 

Community Richmond-Tweed 19,710 Transfer and merge Library's four 
Information on Line Regional Library existing community information 

directories to the mainframe computer 

to create a sub-regional on-line 

community data base via OPAC 

terminals. Covers Lismore, Byron, 

Ballina and Tweed Libraries. 

Over 50's Resource Lismore over 50's 2,359 Equipment to enable members to take 
Enhancement Learning Centre part. Members from Lismore, Byron, 

Casino and Kyogle LGAs. 

Communication, Birth Goonellabah Pre- 8,768 Development of teacher/carer/parent 
to Five school training to promote language 

development in children. Package will 

be available to all North Coast. 

Child Development Jarjum Centre Inc. 3,000 Outdoor equipment for pre-school for 

Aboriginal children from Lismore, 

Ballina and Byron LGAs. 
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Area Assistance Scheme 

Local Area Project Grants 
1993/94 

Project Name Sponsoring Grant Project Description 
Organisation ($) 

Books will Bridge the Gap Roseoank Community 800 Extend childrens library and establish a parents 
Preschool library. 

Clunes Playground Clunes Community 1,609 To purchase equipment needed to provide a 
Equipment Playgroup Comprehensive upgrading of current facIlities. 

Gymnasuc Fantastic Nlmbin Acrobatics and 5,000 Provide basic safety equipment and provide 
Gymnastics Club additional gymnashc equipment. 

Black Panther Basketball Black Panthers Sports 5000 Provide match fees for the Black Panther 
Aboriginal Corporation Basketball season during 1994. 

Clunes Sporting Groups Clunes Coronation i-iali 2900 Provide equipment for sporting groups. 
Incorporated 

Wade Park Development Wade Park Committee 12,000 ProvIsion of Playground Equipment 
Incorporated 

Toy Library Outreach Lismore neighbourhood 16,938 Provide quality toys and equipment at minimal 
Centre cost. 

Transport Service Subsidy Northern Rivers 4,517 ProvIde Subsidised transport to non-HACC 
CommunIty Transport serviced disadvantaged people. 
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Appendix 2 

Area Assistance Funding for Regional Projects 

Area Assistance Scheme 
Regional Project Grants 

1991/92 

Project Name Sponsoring Grant Project Description 
Organisation ($) 

Northern Rivers Northern Rivers 8,483 Provision of Transport 
Passenger Transport Community information/timetable for all transport in 
Information Transport Inc. the region 

Regional Cultural Northern Rivers 9,450 Compile, publish and distribute a series 
Information Pamphlets Regional Arts Assoc. of 10 low cost basic information 

Inc. pamphlets listing cultural resources of the 
region. 

Rural Men's Project Northern Rivers 16,000 Employment on contract of a project 
Men's Network officer to run groups each week for 10 

months and train local facilitators to 

continue project to provide support and 

personal development for groups of men 

in crisis. 

Office Equipment Richmond/Tweed 3,280 Purchase of a computer to allow 
Regional Council for Regional Council to more effectively carry 
Social Development Out liaison/networking function and to 

develop data base for project work. 

Management Training Richmond/Tweed 3,478 Employment of a coordinator/trainer to 
Regional Council for run a series of workshops to provide 
Social Development, management training for community 

based groups. 
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Renovation and reoairs for Nimbin School of Arts 16000 Re-stumo main hall, repair kitchen, repair and oant 
Nimbin Hall. licorOorated. street front, develop office area to allow for greater 

use of the hall by the community. 

Goods for the Garrett Lismore and district 7073 Provide clothes washing facilities for 
Youth Service Inc. homeless/disadvantaged youth, plus 000l table, 

chairs, etc., for centre and computer for 

administradon. 

Examination Lamps Lismore Family 1,120 Heat free lamps for gynaecologicai examinations. 
Planning 

Diagnostic Equipment Lismore Family 4,930 Microscope and equipment essential In providing 
Planning quick diagnosis of sexually transmitted diseases. 
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Area Assistance Scheme 

Local Area Project Grants 
1992/93 

Project Name Sponsoring Grant Project Description 
Organisation ($) 

Care-ring Enhancement Care-ring Children's 4,000 Renovation and enlargement of kitchen, toilet and 
Centre lncororated yard to allow for greater numbers of children. 

The Channon Children's The Channon 17,000 Contribution to build Pre-school. 
Centre Children's Centre 

Incorporated 

Theraceutic Work for Lismore and District 5,041 Therapeutic group for women who have been 
Women Women's Health Centre sexually assaulted as children. 

Gooneilabah Tiny Tots Lismore City Council 13,000 To construct tiny tots playground as part of an 
Playgrouna overall passive recreabon area in Gooneilaban. 

Crossroads Lismore Soup Kitchen 5,000 Equipment for soup kitchen and youth drop-in 
centre. 

Transport Service Subsidy Northern Rivers 4,517 Subsidy to assist non-HACC transport for 
Community disadvantaged. 
Transportation 

Creative Early Childhood Lismore Family Support 5,707 ActivitIes program for disadvantaged 2-6 year old 
Project Service children. 
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Appendix 1. 

Area Assistance Funding for Lismore LGA Projects 

Area Assistance Scheme 

Local area Project Grants 
1991/92 

Project Name Sponsoring Grant Project Description 
Organisation ($) 

Re-roofing Rosebank Community 5,200 To replace leaking and rusted roof. This will also 
Hall improve catchment for water tanks. Isolated 

community uses hail as focal point. 

Re-wiring Rosebarii< Community 800 To replace out-dated sub-standard potentially lethal 
Hall colour faded electrical wiring. 

Lismore Vacation Care Lismore Neighbourhood 7,000 Vacation care must relocate and this project will 
Centre assist with these costs plus additional 

administrative and children's equipment and 

provision of weatherproof awning for outdoor play. 

Magpie Centre - Goonellabah 4,161 Basic office and childcare equipment not provided 
Administrative Community and Youth for In original funding. Centre caters for black and 

Centre white community, thus name. 

Homework Haven Goonellabah 2,778 AssIstance to establish homework centre. 
Community and Youth 

Centre 

Magpie Sewing Group Goonellabah 2,061 Purchase of sewing machines to provide sewing 
Community and Youth program as catalyst for skills training and 
Centre community involvement. 

Clunes Preschool Building Clunes Community 15,000 This will provide balance to funds raised by 
Preschool Associadon community to build new Preschool. Preschool 
Incorporated, currently operabng in sub-standard conditIon in hall 

and Will be able to operate 5 days per Week. 

Artwlse Artwise - Growth 5,000 Equipment and materials to enable intellectually 
through Art disabled people to increase their skills and talents. 
Incorporated. Service already established and operating. 

EquIpment for Lismore Friends of the Gallery. 15,000 Equipment necessary for the display, conservation 
Regional Art Gallery 

and storage of the City's permanent collection in 
new premIses. 

MusIc Networking North Coast Music 6,795 Employment of a consultant to set up network of 
Industry Association, locally managed music clubs. Help with 

employment opportunItIes and provide alcohol free 
entertainment for young people. 
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Family Structure 

Data from the 1991 census indicates that 51.1% of families are composed of couples with 

dependent offspring. Couples without dependent offspring constitute 33% of fam:ies in the 
area. 

Nature of Occupancy 

Data from the 1991 census indicates a higher level of home ownership (55 01/0) in this area 
compared to the trend for Lismore as a whole (42.1%), and much higher than for the State 
(38. 9%). 

Household Income 

A high percentage of residents in the area (48%) earn under $20,000 pa. This compares 
with Lismore (36%) and the State (27%). 
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5.10 South-east Lismore 

Epulation 

The 1991 census indicated that there were 2,019 people living in the South-east area. This 

is an increase of 351 people since the 1986 census and represents a population increase 

of 21 % for the five year period 1 986-1 991 an approximate annual rate of growth of 4.2%. 

The small population base has the effect of making the growth percentages appear to be 
large. 

Ape Structure 

Census data indicates that 21% of people are within the 40-54 year age group. This is a 

higher concentration of people of this age than for Lismore as a whole. A correspondingly 

high level (21 %) of people are in the age range of 10-19 years. This data indicates that the 

South-east Lismore population is one which is moving out of the child bearing stage into 
middle years, with dependent teenage children. 

Family Structure 

According to the 1991 census 45% of families consist of couples with dependent children. 
Of these families, 25.7% have dependent offspring. 

5.11 South-west Lism ore 

Population 

The 1991 census indicates that there were 1,660 people living in the South-west area. This 

is an increase of 175 people since the 1986 census and represents a population increase 
of 11.7% for the five year period 1986-91, an approximate annual increase of 2.3%. 

Age Structure 

Approximately one third (33.2%) of the population of South-west Lismore are under the age 

of 19 years. with approximately another third (31.2%) between the ages of 20 and 39 years. 

There are no schools or preschools in this area and children feed into facilities provided in 
Casino and the main urban centre of Usmore. 
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Household Income 

A high proportion of families in the area receive less than $1 6,000 p.a. The Lismore LGA 
generally has a high level of unemployment and 

5.9 East Lismore 

Population 

The 1991 census indicates that there are 5,997 people living in East Lismore. This is an 

increase of 384 people since the 1986 census and represents a population increase of 6.8% 

over the five year period 1986-91, or an approximate annual increase of 1 .4%. Whilst the 

population changes have been less dramatic in East Lismore than elsewhere in the LGA, 

East Lismore's population still represents 1 4.5% of the total Lismore population. 

Family Structure 

Couples without dependent offspring comprise 40.8% of the families of East Lismore while 

there are 40.2% of families comprising couples with dependent offspring. Single parent 

families are higher in East Lismore (1 O.3%) than elsewhere in Lismore (8.2%). 

Nature of Occupancy 

The 1986 census suggests that East Usmore has a very high proportion of owner 

occupancy with 70.9% of households indicating that they either owned or were purchasing 
their home. 

Approximately 26.3% of households were renting at the time of the 1986 census. Less than 

2% of households rented from the Department of Housing whilst almost 23% of households 

rented privately. A few households (1 .5%) rented from other government agencies. 

Household Income 

East Usmore has the third highest household income levels of the Lismore Urban area. 

Over 22% of household incomes exceeded $32,000, however there is a very large 

percentage of households (30.3%) on low incomes of less than $1 5,000 p.a. The large 

number of elderly people on pensions and students on low incomes account for the 30% of 
households on low incomes. 
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Nature of Occupancy 

The 1986 census data indicated that there exists a higher than average level of home 

ownership in the area (48.3%). This compares with 42.7% for the whole of the Lismore LGA 

and 38% for the State. People renting their accommodation constituted 15.3% of the 

population of the area which could reflect the limited availability of rental housing in the area. 

Household Income 

The majority of households fell within the lower income range of $9,000 to $22,000. This is 

consistent with the high numbers of workers involved in agricultural pursuits. This group may 

be asset rich in terms of home, land ownership and equipment, but poor in terms of income 

derived from agricultural production. Impact on household income levels would also be felt 
by those on fixed incomes and social security benefits. 

5.8 North-west Lismore 

Population 

The 1991 census indicated that there were 1,979 people living in this area. This is an 

increase of 440 people since the 1986 census. This represents an growth rate of 28.6% for 
the five year period 1986-1991 or approximately 5.7% p.a. 

Age Structure 

The district has a predominantly young population aged under 19 years. It also has a large 

population in their primary child bearing years (20-39 years). There are comparatively fewer 

people aged 65 years and over living in the district compared to the whole of the Lismore 
LGA. 

Family Structure 

According to the 1991 census, 46% of all families in the study area are couples with 
dependent offspring, with 13.5% being one parent families. 
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Nature of Occupancy 

The 1986 census suggests that the district has a very high proportion of owner occupancy 

with 76.7% of residents indicating that they either owned or were purchasing their home. 
Only 15.5%  of residents were tenting at the time of the 1986 census. There is no public 

rental housing in the Clunes and E!tham districts and only two such dwellings in the Bexhill 
area. 

Household Income 

The household income levels for Clunes, Bexhill and Eltham fell generally in the middle 

income range ($1 6,000 to $35,000) with fewer households on low incomes compared to the 

Lismore Local Government Area as a whole. Both Bexhill and Eltham had over 20% of 
households with incomes in excess of $35,000 p.a. 

5.7 Dunoon-Modanville and District 

Population 

The 1991 census indicated that this area had a population of 1,860 people, 212 more than 

in 1986. This represented a population increase over the five years of 1 2.9% or an 
approximate annual increase of 2.6% p.a. 

Age Structure 

The district has a large percentage (30%) of its population in the 20-39 year age bracket. 

This is significant in that these are the main child bearing years and this will impact on the 

provision of early childhood facilities and services. The profile also reflects a comparatively 

high concentration (17.7%) of people in the 40-54 year age bracket and 11 .2% of children 

aged 5-9 years. Overall, 38.3% of people are under the age of 19 years which is higher than 
the average for Lismore as a whole (34.2%). 

Family Structure 

Data from the 1986 census indicates that 51 % of families are composed of couples with 

dependent offspring. This group is followed by 28% of families who are couples without 
dependent offspring. 
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Household Income 

This area has the highest unemployment rate (34.4%) and the lowest income levels of any 

area in the LGA. Almost half (49.6%) of the population had income of less than $15,000 p.a. 

5.6 Clunes, Eltham, Bexhill and Districts 

Population 

The 1991 census indicated that there were 1,200 people living in the Clunes sub-area. This 

was an increase of 198 people since the 1986 census and represents a population increase 

of 19.7% for the five year period 1986-91, an annual growth rate of approximately  3.9%. 

There were 423 people living in Eltham sub-area at the time of the 1991 census, 

representing 26.3% increase for the intercensal (period. The annual growth rate for Eltham 

(5.3%) was more than double the annual growth rate for Usmore as a whole. 

According to the 1991 census there were 435 people living in Bexhill. This represented a 

population increase of 19.2% between 1986 and 1991 or an approximate annual growth rate 
of 2.4%. 

Age Structure 

The district has a predominantly young population with over one third of the population aged 

under 19 years. It also has a large population in their primary child bearing years who are 

aged between 20 and 39 years. There are comparatively fewer people aged 65 years and 
over living in the district compared to the Usmore LGA. 

Family Structure 

According to the 1986 census, 55% of all families in Clunes are couples with dependent 

offspring with few group or lone parent households. Sole parent families are fewer (6.7 0/0) 

than elsewhere in Lismore. 

In Bexhill, 50% of all families comprised couples with dependent offspring, while 43.3% of 

all families in Eltham comprised couples with dependent offspring. 
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A number of sources suggest that this is not an accurate estimate of the population on 

Nimbin. For example a study by the Nimbin Neighbourhood Centre indicates that the 

population is around 2,300 people, while the Department of Health estimates that the 

catchment population for the Nimbin District Hospital is at least 2,500. The local practitioners 

advise that their practice population is around 6,500 of whom 4,310 can be identified as 

coming from the Nimbin district. 

It is clear that many people who reside in surrounding shires, Kyogle and Tweed in 

particular, regard Nimbin as the focus of the business and other activities and regularly use 

the services and facilities located there. The Department of Health estimates that this 

number is at least 200 people and therefore it would not be unreasonable to suggest that 

the population of the Nimbin area is at least 2,894 people. 

Age Structure 

The Nimbin District has a predominantly young population with over one third (35.6%) of the 

population aged under 19 years. There is also a large proportion of the population aged 

between 20-39 years (33.4%) which is a significant factor in the planning of services and 

facilities as this group is in their primary child-bearing years. It is not surprising that children 

under 4 years of age constitute almost 10% of the Nimbin population. Only 7.4% of Nimbin's 

population were aged 65 years or older, compared to the Lismore area as a whole with 
11 .3%  aged 65 years or more. 

Family Structure 

According to the 1986 census, couples with dependent offspring comprise 53.4% of the 

families in the Nimbin district, whilst couples without offspring comprise 30.3% of the 
families. 

Nature of Occupancy 

The Nimbin district has a high proportion of owner occupancy with 69.3% of the population 

owning or purchasing their own home. In comparison, the State has 67.8% of the population 
who own or are purchasing their own home. 
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Population 

The population of the Lismore Heights area from the 1991 census is 3,227 people (7.9 0/a of 
the Lismore population. 

Age Structure 

The area has a lower proportion (11 .3%) Of young children (0-9 years of age) than for the 

whole of Lismore (1 6%). However there is a slightly higher than average number of young 

people (1 4.4% compared to 9.7%) aged between 15 and 19 years of age which may relate 

to the large number of students moving into the area. The area also has a high proportion 

of people over the age of 50 years than is indicated by the census for the whole of Lismore. 

Family Structure 

The area has a high percentage of single person households, and has the highest proportion 

of couples without children (42.0%) of any area within the Usmore LGA. The age statistics 

indicate that this might suggest a lot of older couples whose children are no longer living at 
home. 

Nature of Household Occupancy 

The area has a high percentage of households (73.0%) that own or are purchasing their 

homes. A number of families (7.9%) live in dwellings owned by the Department of Housing. 

Household Income 

Only 24.1% of households are earning below $16,000 while 32.4% are earning above 
$35,000. 

5.5 NImbin and Districts 

The 1991 census indicated that there were 2,694 people living in the Nimbin area. This 

represents an increase of 391 people since the 1986 census. This represents a 16.9% 

increase in the five years 1986-91, roughly equivalent to an annual growth rate of 3.4 0/0. By 
comparison, the intercensal growth rate for the whole of Usmore was 11 .8% or 2.4% per 
annum. 
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Goonel!abah has the largest proportion of primary school children (17.4%) in the Lismore 

Local Government Area. Not surprisingly there are comparatively fewer people who are 
aged 65 years or older. 

Family Structure 

The predominant family structure in Goonellabah is the traditional 'nuclear' family. Couples 

with or without dependent offspring make up 81 .7% of all families in the area. Single parent 
households are fewer than generally found in Lismore. 

Nature of Household Occupancy 

The Goonellabah area has a high proportion of owner occupancy with 69.2% of people in 

Goonellabah owning or purchasing their homes. In comparison, New South Wales has 
67.8% of the population who own or are purchasing their home. 

The 953 Department of Housing homes represent approximately 73% of all Government 

owned homes in Lismore and is therefore the highest concentration of public housing in the 
Lismore LGA. 

Household Income 

The 1991 census calculated 'household income' based on the combined income of all 

employed adults in a given household. The data indicates that Goonellabah has the highest 

household income levels in the Lismore LGA. Over 33% of household incomes exceeded 
$35,000. 

5.4 Llsmore Heights 

This area is defined as the area North of the Bruxner Highway. 

The Heights area has witnessed reasonably dramatic growth, significantly, many new 

households are flats or duplexes (need for open space etc more critical.) 
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Nature of Household Occupancy 

The nature of household occupancy in North and South Lismore generally accords with the 

trend for the whole of Lismore and for the State. However there is a considerable difference 

in Central Lismore where the number of people renting is significantly higher. This may 
reflect the generally low income levels in the area. 

Household Income 

The number of people in Central Lismore who are on very low incomes (i.e. less than 

$12,000 p.a.) is significantly greater than for the whole of Usmore and is twice the 

percentage of people on this income in the State as a whole. 

5.3 Goonellabah 

Goonellabah is located 5.5 kilometres east of Lismore Central Business District. It is defined 

as that area of land extending east along the ridge from the intersection of High Street with 
Bruxner Highway to Holland Street. 

Goonellabah is the largest and fastest growing of Usmore's sub areas and the largest urban 

centre in the region. Significantly, this growth is expected to continue for a number of years. 

Population 

The 1991 census indicated that there were 8,657 people living in the Goonellabah area. This 

was an increase of 1626 since the 1986 census, and represents a population increase over 

the five years of 23.1%, roughly equating to an annual growth rate of 4.6%. In comparison, 

the population increase for the whole of Lismore was 11 .4% or 2.3% per annum in the same 
period. 

Age Structure 

The Gooneflabah area has a very young population with 34.3% of the population under 19 

years of age. It also has a very large population (aged 20-39 years) (29.3%) in their primary 

child bearing years which is a significant factor in respect of the provision of appropriate 
community facilities and services. 
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The population of South Lismore was 3,147. This was an increase of 140 people since the 

1986 census for the same area, which represents and increase of approximately 4.6% for 
the five year period 1 986-91. 

There were 4,600 people resident in Central Lismore at the time of the 	91 census, 47 
fewer than in 1986. This represents a decrease of 1 0/r, for the five year pc:iod 1986-91. 

Age Structure 

North Lismore has a high percentage of its population in the 15-19 year age group. This 

figure has been inflated by the presence of the Woodlawn College population (approximately 

400 people) in the catchment area. The population in the 40+ year age group is significantly 

lower than in South or Central Lismore, but is not out of line with the trend for the State as 
a whole. 

In South Lismore, 31 .5% of the population is in the 20-39 year age bracket. This is 

significant in that people in this age group represent the major child bearing population. This 

may have significant impacts on the provision of early childhood services. 

Those people over 55 years of age represent 23.7% of the Central Lismore population. This 

area is well established. The low household occupancy rate may indicate single 

householders which may include a significant number of aged pensioners. 

Family Structure 

Couples with dependent offspring constitute 27% of families in North Lismore. Couples 

without dependent offspring constituted 20.8% of households and 14.8% are sole parents. 

The 1991 census indicates that 36.8% of all families in the South Lismore area are couples 

with dependent offspring, with 28.1 % of families not having dependent offspring. 

According to the 1991 census, 30% of families in Central Lismore consist of couples without 

dependent offspring. Two parent families with dependent offspring constitute 29.9% of 
households and 1 5.6% are sole parents. 
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5. Lismore by Sub-Area 

5.1 Background 

In order to more closely examine the LGA, the urban area will be considered under the 
following sub-areas: 
• 	North, South and Central Lismore; 
• 	Goonellabah; 
• 	Lismore Heights; 
• 	Nimbin and Districts; 
• 	Clunes, Eltham, Bexhill and District; 
• 	Dunoon-Modanville and District; 
• 	North-west Lismore District; 
• 	East Lismore District; 
• 	South-east Lismore District; and, 
• 	South-west Lismore District. 

These districts are the same as those used in the Development of the Lismore Section 94 

plans. Only a limited amount of information will be included in this profile in relation to each 

of the areas. Some of the Section 94 plans were written prior to the 1991 census data being 

available. As such, some of the following information will be based on 1986 census data and 

some on preliminary 1991 census data. This will be indicated for each area. 

Further information can be gained from the Section 94 plans which area available for each 

area. They can be purchased from Lismore City Council for $5.00 each. 

5.2 North, South and Central Lismore 

This area includes the Central Business District in addition to residential areas primarily 

North of Ballina Road. Much of the area is adversely affected by flooding. 

The community is relatively stable, with many residents having lived in the area for over ten 

years. This has led to a sense of community which, along with cheaper rental prices, is 
attractive to a rising number of single parents, pensioners and students. 

Through traffic is considerable and of concern in a residential area. 

Population 

The 1991 census indicates that there was a population of 1,366 people in North Lismore. 
This was a decrease of 28 people, a decline of approximately 2%, since the 1986 census 
for the same area. 
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4.6 Youth Facilities and Services 

Housing: 

Need for medium and long term supported accommodation for young people; 

Low cost housing initiatives for all target groups are needed. 

Access: 

• 	Need for transport to recreational and sporting venues, CES etc; 
• 	Poor public transport from Goonellabah to Lismore, and rural areas to Lismore; 
• 	The Garrett and youth refuge inaccessible to youth with disabilities; 
• 	Drug and alcohol workers are needed; 
• 	Existing services inadequately funded, restricted in hours etc. 

Disabilities: 

• 	Need for services when youth leave school: recreation; employment; support; respite; 
Support for families of youth with disabilities; 

• 	Need for peer support and respite care for younger people with disabilities. 

Other: 

Innovative education for disadvantaged youth; 

Preventative workshops on self esteem; 

Support for youth with emotional disturbances; 

Support for gay and lesbian youth; 

Preventative work/reconciliation for families and youth with problems; 

Support and special programs for young women; 

Development of evaluation tools for innovative/preventative work; 

No purpose built youth centres, few appropriate buildings, limited recreational facilities 
(eg. bike tracks, skateboard ramps). 

Priorities: 

Leisure activities, support worker for youth with disabilities after leaving school; 

Upgrade of existing youth services eg. physical access and equipment; 

Additional youth worker to develop innovative programs, coordination etc; 

Preventative programs: family therapy, reconciliation, parenting groups, healing 
families. 
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Information/Promotion: 

• 	Collaborative marketing for locals and tourists on performances, exhibits etc; 
• 	Need to meet, network, share resources, ideas. 

Other: 

• 	Ongoing activities eg. for youth needed; 

• 	Audience development required; 

• 	Workshops and activity focus for rural dwellers needed; 
• 	Emergency and regular transport and accommodation following performances for rural 

dwellers is needed. 

Priorities: 

Programming, information sharing, collaborative marketing from a central location; 
Employment of specialists; 

Purpose built facilities for performances, cultural exchange, education, awareness etc; 
Conservation, restoration and collection of heritage; 

4.5 Recreation, Leisure and Sport 

Passive Recreation: 

• 	There is a need for passive recreational facilities (parks with trees for walking, 
playgrounds etc.) in the urban area and Nimbin; 

• 	Lack of bike paths; 

• 	Need increased opportunity for non competitive active pursuits (particularly for the 
ageing); 

Need for swimming pool in Goonellabah. 

Sport: 

Lack of playing fields and facilities in some rural areas; 

In urban areas, wet weather often means there is limitations to playing field use; 
Some grounds lack facilities such as change rooms, toilets, club rooms. 

Other: 

Gap in many activities for youth over school holidays; 

Need for increased transport, particularly for the ageing, frail aged, people with 

disabilities and rurally isolated to recreation, leisure and sporting facilities; 
Lack of multi purpose facilities; 

Lack of publicity about available facilities, activities. 
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Advocacy services for mental health sufferers inadequate; 

Health services for youth with mental disorders needed. 

Aboriginal People: 

Dental care services needed; 

Programs to address domestic violence. 

Other: 

Range of housing needed: low income, mental health sufferers; 

Education of real estate agents regarding needs/rights of low income persons, single 
parents; 

Social isolation exacerbated by lack of public transport; 
Inadequate funding for outreach work; 

Funding for small community health and support groups; 

Financial assistance to funded groups to support their provision of a free service; 
Increased ante natal and pre natal care needed; 

Drop in adolescent health centre (no appointments necessary) needed; 

Support for released offenders and families. 

Priorities: 

Crisis and general counselling; 

Specific services for people with specific health needs; 

Financial assistance to established groups to support free/affordable services; 
Preventative education. 

4.4 Cultural Facilities and Activities 

Venues/Resources: 

Lack purpose built centres for music, theatre, dance, exhibits etc; 

Venues need to be wheelchair accessible; 

Venues need hearing loops; 

Youth arts development officer needed; 

Restoration, conservation and archiving of records, art work, history etc needed; 
Computerisation facilities needed; 

Temperature control for art, historical records required; 
Specialist researchers needed. 
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Other: 

	

• 	Family Support Services are inadequate given the large number of single parent 

families in the local government area, funding is insufficient to service outlying villages; 

	

• 	Need for employment initiatives and economic development at the local level; 

	

• 	Need for more low cost housing, tenancy advice; 

Need for increased respite care for people with disabilities, the frail aged. 

Priorities: 

Improved transport; 

	

• 	Opportunities for community exchange/empowerment; 

	

• 	Planning, coordination, information; 

Housing initiatives. 

4.3 Community Health 

Counselling/Support: 

Specific services for people with specific health needs and chronic health sufferers eg 
ME; 

	

• 	Inadequate crisis and general counselling services; 

	

• 	Services for sexual assault victims, domestic violence victims and women with post 
natal depression; 

Services for mature aged unemployed adults; 

	

• 	Support services for men; 

Programs to address low self esteem especially for women. 
Education/Information: 

	

• 	Community and health awareness regarding chronic health problems; 

Information on health services and how to access them; 

Information on preventative health services for both the community and health 
practitioners; 

	

• 	Information and translation services for people from non English speaking 
backgrounds. 

Ageing/Disability: 

	

• 	Lack of equipment available eg. wheelchairs; 

Respite care for carers inadequate; 

	

• 	Inadequate home help; 

	

• 	Lack of seating in shopping area, and shops; 

	

• 	Poor physical access to facilities and services; 
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At the consultation, funding for services and facilities for children 0 to 6 years was identified 
as a priority. 

Priorities for this group were: 

• 	Upgrading transport; 

• 	Upgrading existing services (numbers of places, resources for networking etc 
• 	Access to information and resources to geographically and socially isolatd and 

disadvantaged families, and support for parents; 

• 	Support and information to service providers and parents; 

Access for aboriginal children, parents, and extended families to children's services; 
services must be culturally aware; 

• 	Access to a range of suitable and affordable services for children with disabilities. 

4.2 Community Development 

Access: 

Increased public and community transport needed especially for poor, youth, people 
with disabilities and ageing; 

Access issues for the ageing, people with disabilities and mothers with young children 
in the Lismore Central Business District; 

Office accommodation and meeting rooms for many groups/organisations is expensive, 
often inaccessible and lacks security of tenure; 

Need core of basic infrastructure eg. parks, public toilets, showers, laundries, meeting 

places, new settlers need opportunity to participate; 

Services need to be affordable; 

Services need expertise in working with Koori community, more consultation; 

People from Non English Speaking backgrounds require interpreters, information, 
resources. 

Community involvement: 

Information needed about services, resources, rights, along with information exchange 

and opportunity to participate in planning and management of services; 

Coordination to achieve full utilisation of existing resources. 
• 	Community groups reliance on volunteers, constrains ability to adequately address 

needs. 
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4 Identified needs of the Lismore Area 

Each year, as part of the Area Assistance Scheme funding program, a series of public 

consultation meetings are held. A significant part of each meeting is used to identify services 

and facilities which the communities believes are needed and are inadequate or are not 

provided at that time. The following identified needs, resulting from these meetings, have 

been listed under Priority Category areas as defined by the Area Assistance Scheme. 
Specific projects requiring funding have not been identified. 

4.1 Children's Services and Facilities 

Pre schools, Long Day Care, Occasional Care: 

Demand for pre school places for 3 year olds exceeds places available; 

Demand for Long Day Care has exceeded the available places for the past four years; 
Insufficient places available for those children not seen as a priority by funding bodies, 
le. children of non working parents; 

There are insufficient occasional care places available; 

There is inadequate resources for service providers to gain information, professional 
support and network to share ideas etc; 

There is a need to look at innovative or multi-purpose models of service provision in 
rural areas. 

Before and After School Care, Vacation Care: 

• 	Children in rural areas have no access to After School Hours Care; 

Centre is unable to cater for children with disabilities, given inadequate staffing; 
• 	Vacation Care programs are located in Lismore, limiting access for rural children. 

Other: 

• 	There is a need for overnight/weekend respite care for younger people with disabilities; 
• 	Playgroups are often located in unsuitable premises; 
• 	There are few children's playgrounds located in areas such as Goonellabah where 

there are high concentrations of young children. Playgrounds in outlying villages are 
outdated and unsafe; 

Need for education and preventative health, parenting support/skills workshops; 
• 	Lack of alternative schooling options and support services required; 
• 	Difficulty in gaining information on children's services.; 
• 	There is a need for leisure and recreation opportunities for young people who have 

disabilities (especially teenagers). 
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The need for adequate public or community transport for all the population but 

particularly, for youth, the rurally isolated, the ageing and people with disabilities. 

3.7 Given the growth rate of the population of Aboriginal people, it is essential that 
services are culturally appropriate for Aboriginal people. 

3.8 The need for services for people with disabilities, and for mainstream services 
to be accessible. 
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infrastructure in outlying areas. 

The maintenance costs for local communities in maintaining community halls (there are 
33 locally managed halls in the LGA). 

3.4 The low income levels and a high dependency on Social Security benefits and 
pensions suggest: 

A greater reliance on a whole range of community services. 

The relatively low capacity of much of the community to pay for services and facilities. 

Poor health status experienced by much of the community, especially affecting 

Lismore's Aboriginal community (links between poverty and poor health are well 
documented). 

3.5 As a result of flooding: 

Many facilities are elevated making access for people with disabilities, the frail aged 
and parents with strollers, difficult or impossible. 

Funding to community groups is rarely sufficient to cover market rents and hence some 
community groups are located in unsuitable premises. 

Growth options in the established Lismore area are limited by serious flooding 

problems, however this is where the bulk of infrastructure is located. The major 

housing release areas of Gooneliabah, Lismore Heights and the rural areas are all 
affected by lack of infrastructure. 

A greater percentage of local government expenditure must be spent on maintenance 
of roads and bridges. 

3.6 The age distribution Indicates: 

The need for adequate services for children, particularly school aged children also 

youth. This is highlighted in the rural areas, in addition to Goonellabah and South 
Lism ore. 
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3 Summary of Implications for Services and Facilities 

3.1 Regional Centre 

As a result of Lismore's Regional Centre role it acts as a serv , 	centre for a wider 
catchment area. Its services and facilities are therefore used t more than the local 

population. Residents of Casino, Kyogle, Richmond River, Bv .n and Ballina Local 

Government areas frequently use many of the services and facilities. Indeed residents of the 

Clarence Valley and Byron Bay also access some of the specialist health facilities in 

Lismore, with subsequent implications for services such as Occasional ChUd Care, Respite 
Care etc. 

3.2 Rapid population growth has major social, economic, and environmental 
implications: 

The continuing population growth requires the provision of infrastructure to cater for the 

needs of an expanding population, in some areas there is an absence of basic 
infrastructure to cater for the growing population. 

There is a lack of accommodation in the Lismore area, with heavy demand for the 
available rental and housing stock. 

New settlers need access to information regarding available services and facilities, and 

the opportunity to participate in activities to "join" the community. 

New residents often face severe social isolation. 

3.3 The Urban/Village/Rural split has both planning and service delivery 
implications: 

The difficulty for community agencies based in Lismore with inadequate staffing, travel 

and "service subsidy" budgets to adequately service rural areas. 

The difficulty for village/rural dwellers in accessing services physically based in 

Lismore, given the distances, poor roads and inadequate public transport. 

The difficulty in attracting services to rural communities given the relatively small 

populations when competing for limited funds and the perceived duplication of physical 
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Table 16: 	People with Disabilities (1988) 
Source: 	At Risk", A Survey by Disabled Peooles International (NSW) Inc. 1988) 

Disability 	 Number of Proportion 

Unable to Walk 
People 

355 
S 

6.8 
Difficulty in Walking 674 12.9 
Back/Spinal Injury 1134 21.7 
Head/Brain Injury 308 5.9 
Visual Impairment 20 0.8 
Hearing Impairment 20 0.4 
Arthritis 742 14.2 
Cardiovascular 669 12.8 
Intellectual Disability 658 12.6 
Cerebral Palsy 198 3.8 
Epilepsy 266 5.1 
Respiratory 355 6.8 
Diabetes & Renal 198 3.8 

Note that community consultation indicates that the numbers of persons with hearing 
impairments is greater than the figure indicated above. 

2.2.15 	Welfare Beneficiaries 

Of special significance is the high number of welfare beneficiaries in the LGA, a contributing 

factor to the low income levels. The figures shown do not indicate the number of partners 

and children who are dependants of the pensioner/ benefit recipient, and therefore does not 

show total numbers of persons reliant on Social Security payments for income maintenance. 

Table 17: Numbers of Persons In receipt of Social Security Payments 
(December 12, 1993) 
(Source: Depanment of Social Security, December 12, 19931 

Type of Payment 	 Number of 

Age Pension 
Recipients 

7,473 
Disability Support Pension 2,254 
Sole Parent Pension 2,528 
Carers Pension 91 
Child Disability Allowance 437 
Sickness Allowance 297 
Family Payment (basic) 11,797 
Family Payment (additional) 6,675 
Job Search Allowance 2,979 
New Start Allowance 3,618 
Wife's Pension 135 
Widow's Pension 138 
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These travel problems are further exacerbated by the generally poor conditions of the roads 

(a result of the extensive road network with high traffic counts and heavy rain conditions). 

Whilst Lismore is well serviced by taxis, there are no taxis located in the villages. 

For travel outside the region, Lismore is serviced by a regional airport, handling passenger 

transport aircraft, each with a capacity of less than fifty (50) passengers. As well as air 
travel, there are long distance buses and the Sydney - Murwillumbah rail link, and a bus-rail 
connection to Sydney via Kyogle. 

Table 15: Mobility 
(Source: Australian Bureau of Statisbcs, Census, 1991, Table B52) 

Number of Motor Vehicles 
0 	1 	2 	3or 	Not 	Total 

more Stated 
Family Households: 

One Family: 
One Parent Families 
Couples without Offspring 
Two Parent Families 
Families of other related 
individuals 

Sub-Total 
Two Families 
Sub-Total 

Other Households: 
Group Households 
Lone Person Households 
Visitors Only 
Not Classifiable 
Sub Total 

Total 

2.2.14 	People with Disabilities 

286 934 273 79 9 1,581 
162 1678 991 137 18 2,986 
143 1,993 2,343 875 30 5,384 

31 71 33 15 0 150 

622 4,676 3,640 1,106 57 10,101 
6 15 24 18 0 63 

628 4,691 3,664 1,124 57 10,164 

109 306 254 96 15 780 
961 1,349 145 30 81 2,566 

32 88 32 3 9 164 
9 0 0 0 123 132 

1,111 1,743 431 129 228 3,642 
1,739 6,434 4,095 1,253 285 13,806 

The census does not record information with regard to disability. The information contained 

in this profile, in relation to people with disabilities, is from a study undertaken by the North 

Coast Disabled Peoples International. 14.2% of Usmore's population (5,227 persons), have 

a disability, the majority of these people are over age 35, but more than 1,500 are younger. 

By comparison, 13% of the Australian population have a disability, with two thirds of these 

people facing difficulties with daily tasks of living such as self care, mobility, 

communications, employment or schooling. It may be assumed that many of the 5,227 
persons in Lismore also face similar issues. 
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Table 14a: Department of Housing Waiting List 
(Source: Department of Housing, November 30. 1993) 

Applicants 	 Number 
Married Couples (1 bedroom accommodation) 	 30 
Family Accommodation (2, 3, or 4 bedrooms) 	 452 
Pensioner Couples (aged/pensioner accommodation) 	 20 
Lone Pensioners (aged/pensioner accommodation) 	 105 
Single Person (1 bedroom/bedsitter accommodation) 	 103 Total 	

710 

Lismore is also significant due to the number of multiple occupancies (M.O's). The far North 

Coast have a greater number of Multiple Occupancies than any other area of the State. 

Lismore has over 60 multiple occupancies ranging in size from 20 hectares to 500 hectares 

and with populations from less than 10 people to in excess of 200 people. 

The results of a 1985 survey by the Nimbin Neighbourhood Centre indicated that 43% of 

people who responded to the survey lived on Multiple Occupancies because of the cost of 

land. They were also influenced by such factors as climate, social structures, the capacity 

to be self sufficient and for the wide choice such a style of living offers. 

Multiple occupancy development tends to foster low cost rural resettlement with 

environmental and social sensitivity, and self sufficiency. Residents appear to take 

responsibility for management and maintenance of their properties and to provide 

themselves with many of the services they require. Potentially therefore this lifestyle 

consumes less government services, including those of local government. 

There are 265 Nursing home beds in Lismore (45 being located in Goonellabah), and 165 

hostel beds in the LGA. The Geriatric Assessment Team which makes assessments of 

suitability for nursing home placement, indicate an ongoing waiting list of persons needing 
placement in nursing homes. 

2.2.13 	Transport 

Public transport from the villages and rural localities into Lismore is limited. For most rural 

people the only available public transport is school bus services, which are often crowded, 

run at limited times and may not run in school holidays, therefore providing a limited public 

transport service. The frequency and routes of some town services are also inadequate, eg. 

no Saturday afternoon services or Sunday services, and limited services to the University, 
necessitating change overs. 
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Young people, aged 15 - 19 who are part of the labour force, face much greater difficulties 

in finding employment, youth unemployment being particularly high. 

2.2.12 	Nature of Household Occupancy 

Lismore shows a higher than average rate of home ownership in comparisci to the state, 

although less households are presently purchasing than the state average. 

As a result of the housing shortage, there is limited rental accommodation, accordingly, 
rental prices particularly within the urban area are high. 

Persons residing in rural areas are more likely to own their own homes, and in addition less 

persons rent in the rural area than in the urban areas. The urban rental market is affected 

by the numbers of University students renting on the private market. 

At any one time between 500 to 600 people reside permanently in Usmore's 5 caravan 
parks. 

Table 14: Nature of Occupancy 
(Source: Australian Bureau of Statistics, Census, 1991, Table B48) 

Number of Persons in: 
Caravans in Other Occupied 

Caravan Parks Private Dwellings 
Owned 	 207 	 16,389 
Being Purchased 	 35 	 11,477 
Rented: 

Housing Commission/Authority 
Other Government Agency 
Other 
Not Stated 

Sub-Total 
Other 
Total 

Total Proportion 

% 

	

3,596 	42.1 

	

1,512 	29.2 

0 1,584 1,584 4.0 
10 297 307 0.8 

243 7,070 7,313 18.5 
11 205 216 0.5 

264 9,156 9,420 23.9 
54 1,858 1,912 4.8 

560 38,880 39,440 100.0 

The Department of Housing had a waiting list of 710 applicants seeking public housing 

accommodation (a family is recorded as one applicant) as at November 30, 1993. The 

Department indicates that there is high demand for public housing in Lismore. Of the 710 

applicants on the waiting list approximately 63.7% represented families and approximately 

17.6% were pensioners or pensioner couples. The waiting times vary, on average the 

waiting time to be allocated a 4 bedroom house is 6.5 years, a 3 bedroom house is 5 years, 
and single person accommodation is anywhere from 4 months to a year. 
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2.2.10 	Occupation 

The service industry (public utilities, public administration and community services) is by far 

the largest employing industry (38.1%), followed by wholesale/retail (21 0/6), manufacturing 
(9.5%), finance and business service sector (8.8%), rural industries (7.3%) and the 

construction industry employing 6.4% of the total labour force of Lismore. Rural industries 

in the area include dairying, beef production, macadamia, avocado and tropical fruit growing, 
with some small cropping. 

Table 13: Occupational Status of the Labour Force (with Dependent Offspring). 
(Source: Australian Bureau of Statistics. Census, 1991, Table 640) 

Age of Dependent Offspring 

Labour Force Status of Sole 
0-4 years 5-12 years 13 + years 	Total 

Parent: 

Employed part-time 50 231 146 427 
Employed full-time 28 184 190 402 Not employed 295 599 297 1,191 Not stated 26 42 32 100 sub-Total 399 1,056 665 2,120 Labour Force Status of 

parents in Two Parent 
Families: 

Both Employed part-time 106 176 119 401 
Both Employed full-time 271 786 743 1,800 
One Employed full-time, 535 1,123 716 2,374 
Other part-time 

Only One Employed 181 278 133 592 
part-time 

Only One Employed full- 832 1,006 508 2,346 
time 

Neither Employed 442 545 251 1,238 
Not Stated/ 254 408 276 938 
Not Present 

sub-Total 2,621 4,322 2,746 9,689 Total 3,020 5,378 3,411 11,809 

2.2.11 	Unemployment 

At the time of the 1991 census, the State's unemployment rate was 10%. Lismore had a 
dramatically higher unemployment rate of 17%. 

The Department of Employment Education and Training records for the October quarter of 

1993, reveal an unemployment rate of 1 8% for the Richmond, Tweed and mid-North Coast 
area. 
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(Source: Australian Bureau of Statistics, Census, 1991, Table B20) 
Status 15-19 years 20-24 years 25-34 years 

Male Female Male Female Male Female 
Employed 

Part-tIme 203 298 201 254 288 717 
Full-time 276 201 588 445 1681 785 

Not Stated 31 15 51 33 102 82 
Total 510 514 840 732 2071 1,584 

Unemployed, 
Looking for: 

Full-time 203 142 303 174 484 212 
Work 

Part-time 02 99 64 83 63 104 
Wurk 

Total 285 241 367 257 547 316 
Total Labour Force 795 755 1207 989 2618 1,900 
Not in Labour Force 1284 1087 289 495 296 1,146 
Not Stated 24 16 24 25 49 76 
Total 2103 1858 1520 1509 2963 3,122 

Table 12a: Employed Persons by Industry. 
(Source: Australian Bureau of Statistics, Census, 1991, Table B21) 

Industry 15-19 years 20-24 years 25-34 years 
Male Female Male Female Male Female 

Agriculture 21 9 52 12 125 42 
MinIng 0 0 0 0 3 3 
Manufacturing 82 24 123 55 280 106 
Utilities 3 0 3 6 24 6 
Construction 59 0 74 6 273 24 
Wholesale/Retail 213 283 267 189 476 307 
Transport 12 15 24 9 79 33 
Communication 0 0 0 0 63 33 
Finance/Properly 36 39 53 114 162 174 
Public Admln/Del 0 9 15 15 93 57 
Community Serv. 21 45 81 145 282 603 
OtherServices 41 61 55 126 93 112 
Not Classifiable 0 0 0 0 3 0 
Not Staled 40 25 33 33 107 100 
Total 528 510 780 710 2,063 1,600 
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35-54 years 55 years or more Total 
Male Female Male Female Male Female Persons 

565 1,488 198 221 1,455 2,978 4,433 
3297 1,627 790 251 6,632 3,309 9,941 

170 153 70 51 424 334 758 

4,032 3,268 1,058 523 8,511 6,621 15,132 

534 219 108 18 1,632 765 2,397 

73 129 27 12 309 427 736 

607 348 135 30 1,941 1,192 3,133 
4,639 3,616 1,193 553 10,452 7,813 18,265 

480 1,500 2,216 3,802 4,575 8,030 12,605 
87 124 66 43 250 284 534 

5,206 5,240 3.485 4,398 15,277 16,127 31,404 

I- 
(I, 

3 
0 
CD 

C) 
0 
3 
3 
:3 

-U 
1 
0 
-t 

CD 35-54 years 55 years or more Total Prop'n 
Male Female Male Female Male Female Persons 

323 192 221 94 742 349 1,091 7.3 
6 0 6 0 15 3 18 0.1 

441 206 92 16 1,018 407 1,425 9.5 
59 9 15 0 104 21 125 0.8 

400 64 59 9 865 103 968 6.4 
670 502 172 76 1,798 1,357 3,155 21.0 

198 48 39 12 352 117 469 3.1 
151 51 18 9 232 93 326 2.2 
376 278 59 24 686 629 1,315 8.8 
252 112 31 12 391 205 596 4.0 
794 1,365 130 173 1,308 2,331 3,639 24.2 
168 258 76 46 433 603 1,036 6.9 

6 3 6 0 15 3 18 0.1 
164 170 91 67 435 395 830 5.5 

4,008 3,258 1,015 538 8,394 6,616 15,010 100.0 

Table 12: Occupational Status of the Labour Force. 
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Table 10: Education Institution Attended 
ISource: Australian Bureau of Statistics, Census, 1991, Table 814 

institution Males Females Persons Proportion 

PreSchool 363 298 661 
S 

1.6 Infant/Primary: Government 1927 1734 3661 8.8 
Non Govt 520 483 1003 2.4 Total 2447 2217 4664 11.3 Secondary: Government 1282 1249 2531 6.1 Non Govt 760 363 1123 2.7 Total 2042 1612 3654 8.8 Tafe College: Full-time 82 138 220 0.5 Part-time 457 424 381 2.1 Total 539 562 1101 2.7 CAE/University Full-time 834 1002 1836 4.4 
Part-time 251 331 582 1.4 
Not Stated 0 3 3 0.0 Total 1085 1336 2421 5.9 Other: Full-time 18 6 24 0.1 Part-time 28 64 92 0.2 Total 46 70 116 0.3 Not Attending 13239 13964 27203 65.7 Not Stated 749 810 1559 3.8 Total 20510 20869 41379 100.0 

While the census identified 2,421 people undertaking CAE/University education in 1991, the 

Southern Cross University (then the University of New England, Northern River's Campus) 

alone had a student enrolment of 3,933 students in that year. The discrepancy may be due 

to any number of factors such as students not being resident in Lismore during the census 

(or commuting from other areas) or the difficulty for census collectors to effectively locate 

students. Whatever the reason for the difference, there are considerably more students at 

the university and using facilities in Lismore than is indicated by the census data. 

Table 11: 	Qualifications - Highest Level Obtained (% of Population) (1991) 
(Source: Australian Bureau of Statlsucs. Census, 1991, Table B16) 

Qualification Males Females Persons Proportion 

Higher Degree 180 65 245 0.8 Post Graduate Diploma 137 246 383 1.2 Bachelor degree 702 642 1344 4.3 Undergraduate Diploma 324 1131 1455 4.7 Associate Diploma 282 255 537 1.7 Skilled Vocational 2758 311 3069 9.8 Basic Vocational 365 820 1185 3.8 Inadequately Described 177 132 309 1.0 Not Qualified 8983 10516 19499 62.5 Not Stated 1252 1921 3173 10.2 Total 15160 16039 31199 100.0 
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Table 8: 	Annual Family income (% of families) (1991) 
(Source: Australian Bureau of Statistics. Census, 1991, Table 830) 

Income Families 	Proportion 

$0-$3,000 64 0.6 
$3,001-$5,000 9 0.1 
$5,001-$8,000 131 1.3 
$8,001-S12,000 353 3.4 
$12,001-$16,000 1249 12.1 
$16,001-$20,000 983 9.6 
$20,001 -$25,000 924 9.0 
$25,001430,000 910 8.8 
$30,001 -$35,000 662 6.4 
$35,001 -$40,000 707 6.9 
$40,001-$50,000 1180 11.5 
$50,001 -$60,000 648 6.3 
$60,001 -$70,000 320 3.1 
$70,001 -$80,000 201 2.0 
$80,0014100,000 161 1.6 
$100,0014120,000 64 0.6 
$120,000-$150,000 63 0.6 
Over $150,000 21 0.2 
Partial income stated 1480 14.4 
No Income Stated 153 1.5 
Total 10283 100.0 

Table 9: 	Income Levels for Families with Dependent Children (1991) 
(Source: Australian Bureau of Statistics, Census, 1991, Table 832) 

Income One Parent 	Two Parent Total 

$0-$1 2,000 465 	 73 538 
$12,001420,000 472 	706 1178 
$20,000-$30,000 196 	1106 1202 
$30,001 -$40,000 87 	783 870 
$40,001-$60,000 24 	1081 1105 
Over $60,000 0 	430 430 
Partial Income Stated 0 	541 541 
No Income Stated 21 	 58 79 
Total 1265 	4678 5943 

2.2.9 	Education Level Obtained 

The greatest proportion of educated persons have qualifications in manufacturing, 

management and administration, and medicine and health. This may reflect the location of 

the University, two regional hospitals and regional business services in Lismore. 

Lismore's rural population is educated to a similar degree to that of the rest of the state, 
reflecting higher education levels than that of urban Lismore. 
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2.2.7 	Family Structure 

Single parent families constitute 15.9% (1,629) of all families in the LGA. Families consisting 

of couples without offspring constitute 29.5% of the Lismore population, while 53 0/0 of 
families consist of couples with dependent offspring or other dependents. 

Table 7: 	Family Types 
(Source: Australian Bureau of Statistics, Census, 1991, Table B34) 

Lismore LGA 	 NSW 
Families Proportion 	Families Proportion 

One Parent Families 1629 15.9 191686 13.1 
Couples without 3018 29.5 459407 31.4 
Offspring 
Two Parent Families 5420 53.0 780589 53.4 
Families of other related 166 1.6 29436 2.0 

2.2.8 	Income Levels 

Family income levels are slightly higher than the State average, with 17.6 0/o of families 
earning $1 6,000 or less per annum, compared with the state average of 21.3%. The 

Australian Bureau of Statistics (ABS) calculates "Household Income" on the combined 

income of all adults in a given household. This can provide data which if incorrectly 

interpreted could indicate a more affluent population than exists. Individual incomes , on the 

other hand, were considerably different with 59.6% earning $16,000 or less per annum, 

compared with the state average of 48.4% for New South Wales. Of these people on low 
income, 58.8% are female, compared with the 62% for the state. 

Rural areas of Lismore have more widespread poverty than urban areas, with 28.9% of rural 

families incomes below $16,000, and only 24.9% exceeding $35,000, compared to 16.6 0/0 

and 33.8% respectively in urban Usmore. In urban Usmore, Goonellabah is the most 

affluent (with pockets of poverty, most notably Department of Housing homes). 

Significantly, according to the 1986 census, 45.9% of all aboriginal families in the LGA had 

combined family incomes less than $15,000, in comparison to the North Coast figures of 

45.7% and significantly greater poverty than the NSW aboriginal population which records 
37% of its families with incomes below $1 5,000. 
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Table 5: 	Ethnicity (Birthplace) 
Source: Australian Bureau of Statistics, Census. 1991. Table B09) 

Males Females 	Persons Proportion 

Australia 18563 18873 37436 90.4 
Other Australasian e.g. NZ. PNG 264 237 01 1.2 
United Kingdom and Ireland 644 665 1309 3.2 Southern Europe 236 191 27 1.0 Western Europe 200 207 17 1.0 Northern Europe 12 27 39 0.1 Eastern Europe 22 15 37 0.1 USSR & the Baltic States 3 6 9 0.0 Middle East 18 6 24 0.1 North Africa 3 9 12 0.0 Southeast Asia 63 95 158 0.4 Northeast Asia 37 49 86 0.2 Southern Asia 26 38 64 0.2 
Northern America 81 86 167 0.4 S & C America and Carribean 6 18 24 0.1 Africa (excluding Nth Africa) 32 46 78 0.2 Other 0 6 6 0.0 Not Stated 286 329 615 1.5 Total 20496 20903 41399 100.0 

Of the people in Lismore who were born overseas, 54.1 0/0 (1,810 persons) come from 
English speaking countries. The largest group of persons from non-English speaking 

backgrounds are people from Southern Europe (427) and Western Europe (407). It is 

pertinent to note that over 88% of the overseas born population of Lismore have resided in 

Australia for 5 years or more. However of the 3,290 persons born overseas, 150 persons 

either could not speak english well or could not speak english at all. 

Table 6: 	Ethnicity (Language) 
(Source: Australian Bureau of Statistics, Census, 1991, Table Bli) 

Males Females 	Persons Proportion 

Speak English Only 
Speak Other Language: 

Aboriginal Languages 
Arabic (md. Lebanese) 
chinese Languages 
Dutch 
French 
German 
Greek 
Italian 
Polish 
Spanish 
Turkish 
Vietnamese 
Yugoslav n.e.i. 
Other 

Not Stated 
Total 

17838 18300 36138 94.5 

6 6 12 0.0 
9 9 18 0.0 

57 29 86 0.2 
28 21 49 0.1 
21 33 54 0.1 
75 100 175 0.5 
15 18 33 0.1 

312 278 590 1.5 
6 3 9 0.0 
6 10 16 0.0 
0 3 3 0.0 
3 3 6 0.0 
0 3 3 0.0 

170 145 315 0.8 
331 394 725 1.9 

18877 19355 38232 100.0 
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2.2.4. 	Population Immigration 

The increase in the Lismore population is partly due to immigration (24 0/a). It is not possible 
to gauge how many people actually moved (emigrated) out of the area. 

Table 3: 	Population Immigration (Persons five years of age or more). 
(Source: Australian Bureau of Statistics. Census, 1991, Tables 603 & BOE) 

Male Female Persons Proportion 
Total Population 
Same Address as Five Years Ago 

18,881 19,285 38,106 100.0 

Different Address in same SLA 
9,209 
3,075 

9,639 
3,274 

18,848 49.5 

Different SLA in: 6,349 16.7 

NSW 3,669 3,593 7,262 19.1 Vic 
Old 

156 162 318 0.8 

Other Australia 
614 
263 

646 
260 

1 260 
523 

3.3 
Overseas 
Elsewhere 

230 237 467 
1.4 
1.2 

Not Stated 
90 

473 
91 

463 
181 0.5 
936 2.5 

2.2.5. 	Aboriginality 

Lismore's population includes 749 Aboriginal and Torres Strait Islander people (Table 4). 

This number of people represents 1 .8% of the Lismore population compared to the state 
average of 1 .1 % and the region's average of 2%. 

	

Table 4: 	Aboriglnality 
(Source: Australian Bureau of Statlshcs, Census, 1991,   Table B04) 

	

Males Females 	Persons Proportion 

Aboriginal or TSI persons: 
Aboriginal Persons 	340 	385 	725 	1.8 Torres Strait Islander Persons 	15 	9 	24 	0.1 

	

Total 	 355 	394 	749 	1.8 

Significantly, Aboriginal people record a greater rate of hospitalisation than expected, 

indicating significant health and social issues. The North Coast Aboriginal death rate was 

4.5 times that of the total population, with a life expectancy 20 years less than the general 
population. 

2.2.6 	Ethnicity 

Lismore LGA has considerably less overseas born in the population compared to the 
population of the State. 
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Table 2: 	Growth of Population in Lismore: 1981 to 1991. 
(Source: Australian Bureau of Statistics, Census. 1981, 1988 & 19911 

Age (yrs) Persons Persons Percent Persons Percent Percent 
Change Change Change 

1981 1988 1981-1986 1991 1981 - 1991 1986- 1991 

0 - 4 2868 2985 4.1 3162 10.3 5.9 
5-9 3065 3202 4.5 3447 12.5 7.7 
10- 14 3191 3425 7.3 3521 10.3 2.8 
15- 19 3306 3387 2.5 3932 18.9 16.1 
20 -24 2733 2629 -3.8 2963 8.4 12.7 
25 - 29 2601 2834 9.0 2691 3.5 -5.0 
30-34 2539 2915 14.8 3342 31.6 14.6 
35 - 39 2014 2916 44.8 3353 66.5 15.0 
40-44 1757 1915 9.0 3010 71.3 57.2 
45-49 1630 1916 17.4 2188 34.2 14.2 
50 -54 1629 1646 1.0 1775 9.0 7.8 
55-59 1577 1611 2.2 1632 3.5 1.3 
60-64 1393 1577 13.2 1560 12.0 -1.1 
65 + 3717 4095 10.2 4692 26.2 14.6 
Total 34,020 37,053 8.9 41,268 21.3 11.4 

It is important to note that Lismore had a birth rate of 16.3% in 1988, compared to 15.1% 

for the North Coast, and 14.8% for NSW. In 1991 the birth rate in Usmore had dropped to 

14.8%, while the North Coast rate had risen slightly to 1 5.6% and the rate for the state had 
remained static at 14.8%. 

2.2.2 	Population Projections 

Lismore's population is expected to increase (Table 2a) in the next 24 years (2016) by 

39.5% to approximately 52,000 (58,800 high projections). 

Table 2a: Growth Projections of Population in Llsmore: 1994 to 2000. 
(Source:Departrnent of PlannIng, July 1991 Population Monitor and the  1991 ABS preliminary Data) 

1994 	1995 	1996 	1997 	1998 	1999 2000 Urban 28,119 	28,748 	29,402 	30,084 	30,792 	31,530 32,298 Rural 16,146 	16,508 	16,867 	17,222 	17,573 	17,919 18,258 Total 44,264 	45,256 	46,269 	47,306 	48,365 	49,449 50,556 

2.2.3 	Residential Location of the Population in the Usmore LGA 

In the Lismore LGA, 62% of the population live in the urban areas and 38% live in rural and 
rural residential. 

If trends for rural migration and continued expansion of intensive agriculture continue, then 
the rural area will constitute closer to 41 % of the population by 1993. (estimates only). The 

areas witnessing the greatest growth are the urban areas of Goonellabah and Lismore 
Heights, and the rural villages of . 4 'danviIle, nes, Dunoon and rnbin. 
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2.2 Population Overview (Demographics) 

2.2.1 	Total Population 

The total population of Lismore Local Government Area at the time of the census in 1991 

was 41,268 (Table 1). Lismore has proportionally many more young people than the state. 

The under 20 group represents 340/a of Lismore's population compared to the 30% state 

average. In rural areas, these differences are even more accentuated with the under 20 
group representing 40% of the population of rural Lismore. 

Table 1: 	Total Population of Lismore (1991) 
(Source: Australian Bureau of Statishcs. Census, 1991, Table 805) 

Age (yrs) Males Females Persons Proportion 

0-4 1628 1534 3162 7.7 5-9 1802 1645 3447 8.4 10 - 14 1916 1605 3521 8.5 15- 19 2083 1849 3932 9.5 20- 24 1472 1491 2963 7.2 25 - 29 1335 1356 2691 6.5 30-34 1599 1743 3342 8.1 35 - 39 1659 1694 3353 8.1 40-44 1511 1499 3010 7.3 45-49 1116 1072 2188 5.3 50 - 54 850 925 1775 4.3 55 - 59 829 803 1632 4.0 60 - 64 767 793 1560 3.8 65 - 69 709 771 1480 3.6 70-74 523 664 1187 2.9 75 - 79 360 597 957 2.3 
80-84 210 377 587 1.4 85-89 94 223 317 0.8 90+ 46 118 164 0.4 Total 20,509 20,759 41,268 100 

Table 2 indicates that the population has increased since 1986 by 4,215 persons which 

represents a 11.4% rate of population growth over the five year pericd. The rate of growth 

for the previous five years (1981 to 1986) was 8.9%, with an overall growth from 1981 to 

1991 of 21.3%. This represents approximately an annual growth rate of just over 2%. If the 

same trends are continuing, the current population of Lismore (i.e. 1993) is estimated to be 
43,000 people. 
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2 The Lismore Local Government Area (LGA) 

2.1 Characteristics of the Lismore LGA 

	

2.1 .1 	Geography and Climate 

The Lismore Local Government Area (LGA) covers 1,267 square kilometres. It consists of 

the major urban area of Lismore/Goonellabah and a series of small villages, in addition to 

a substantial rural population. The urban area occupies approximately 50 square kilometres 

and the rural area approximately 1,217 square kilometres. Population densities vary 

considerably between the urban and rural areas. The Lismore LGA is one of the most 
densely settled rural areas in Australia. 

Lismore LGA covers 4% of the North Coast area. Lismore is situated on the Wilson River, 

a tributary of the Richmond River. Lismore is 785 kilometres north by road from Sydney, and 
224 kilometres south by road from Brisbane. 

The area experiences mild winters and hot wet summers and much of the area including the 

Central Business District is subject to severe flooding. The mean summer temperature 
ranges between 29.8 °C (max) and 16.8 °C (mm). The mean winter temperature ranges 
between 23.0°C (max) and 6.4°C (mm). The average annual rainfall is 1,358 mm over an 
average of 127 rain days per year. 

	

2.1 .2 	Lismore as a Regional Centre 

Lismore City with a population of 41,268 (in 1991) is one of the largest urban centres on the 

North Coast. Its economic diversity continues to predominate in the Richmond Tweed sub 
region. 

As the regional service centre, Usmore has two major hospitals, a large number of 

Commonwealth and State government departments, a number of financial and tertiary 

institutions, including the Southern Cross University (formerly the University of New England, 

Northern Rivers Campus) and legal services including the Family Law Court, and the District 

Court. The University had a student population of 5,354 in 1993 and is expected to increase 

in size over the next 3 years (1996) to approximately 6,020 students (5,720 in 1994 and 
5,940 in 1995), though this is subject to government funding. 
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are five additional funded projects which focus on four to seven local government areas 
including Lismore. 

In 1992/93, seven organisations received funding for seven projects. There are 4 additional 

funded projects which focus on four to seven local government areas including Lismore. 

In 1993/94, 8 organisations received funding for 8 projects. There was 1 additional funded 

project which focuses on four to seven local government areas including Lismore. 

All projects funded in the Lismore LGA are listed in Appendix 1. Regionally funded projects 
are listed in Appendix 2. 
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however, it would be appreciated if the CPO is informed about any significant omissions (or 

mistakes) if they are identified by any person or group in the course of developing their 
submission. 

1 .3.3 	Project Ranking 

Equal numbers of representatives from Council and the community (elected at Community 

Consultation/I nformation meetings), meet and rank each application. This ranking guides the 

regional committees when they make funding recommendations to the Minister for Planning. 

1 .3.4 Regional Advisory Committees 

These committees consider applications and make funding recommendations to the Minister 

for Planning. They have equal representation from State Government, Local Government 
and the community sector. 

When making decisions they consider: 
application forms 

• 	priority ranking of the Local Ranking Committee 
• 	local community Profiles 

results of community consultations 
comments from State agencies. 

The community representatives to regional advisory committees are nominated every two 
years at the local community consultations. 

1.3.5 	Timetable 

The AAS timetable varies every year. Check opening and closing dates for submissions with 
your CPO! 

The AAS is an annual funding program. Applications are usually called for in March and 

close in early April. The local ranking of projects occurs during May and June and regional 

committees meet during July. The Minister for Planning is expected to announce successful 
projects by the end of each year. 

1.4 Funding by the Area Assistance Scheme in the Lismore Area 

In the Local Government Area of Lismore (Figure 2), there were sixty-four applications for 

funding in 1991/92. Ten organisations received funding for fourteen projects for listing. There 
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Figure 2 Lismore Local Government Area 
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1.2 Council's Role in the AAS 

Lismore City Council employs a Community Project Officer (CPO) 3 days a week to: 

assist Council and the local community in determining community needs and prionties: 
resource and support community based projects in submitting for funding; 
providing and managing services and evaluating outcomes; 
form and service the Local Ranking Committees; 
strengthen community networks. 

The current Community Project Officer for Lismore City Council is Alan Hill. He can be 
contacted by telephone on (066) 250 547 or by facsimile on (066) 250 400. 

1.3 The AAS Process 

The Area Assistance Scheme is a dynamic process. There are a number of ways to be 

involved apart from simply submitting an application for funding. Being involved may provide 

additional information and identify other ways of strengthening the argument for the 
successful funding of particular projects. 

	

1 .3.1 	Community Consultation/Information Meetings 

These are a series of public meetings held at various locations and times around Lismore. 

They are organised by the CPO, however, community groups representing a particular 

location or target group might consider requesting a meeting specifically for their group. 

They are generally held early in the funding program, usually in March or April each year. 

The emphasis of each meeting is different in each alternate year. The meetings are to 

consult with the community about community priorities and to inform the community about 

the Area Assistance Scheme. In 1994, the emphasis will be on informing the community 

about the AAS, whereas in 1995, the emphasis will be more about consulting with the 
community. 

Community representatives are elected to local ranking committees at these meetings. 

	

1 .3.2 	Community Profile 

The document you are now reading is the Community Profile for Lismore. The community 

profile is intended to be a basis on which applications for funding assistance are based. The 
intention of this document is to outline a picture of who is in the area and what is (or is not) 

happening. It is not possible to include every item of information about Lismore in the profile, 
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1. Introduction 

1.1 The Area Assistance Scheme (AAS) 

The Area Assistance Scheme was established on the North Coast of NSW in 91. Similar 

schemes have been operating in other areas of the state originating in Wes 1 Sydney in 
1979. 

The schemes are an initiative of the NSW Department of Planning (DOP). The scheme was 

established on the North Coast (Figure 1), in recognition that the North Coast has a 

deficiency in physical and community services. The scheme covers 17 Local Government 
Areas (LGA's). 

In addition to the direct allocation of funds to community organisations and Local 
Government, the scheme also aims to: 
• 	promote better use of local and regional resources to meet priority need; 

promote cooperation and coordination between agencies: 
• 	develop community organisation skills: 
• 	increase awareness of local and regional needs; 
• 	promote regional resource planning and coordination: 
• 	promote equitable distribution of resources within the region and increase communication and planning 

between the various levels of government and government departments. 

In order to be funded, projects are required to address one of the priority categories. The 
priority categories identified for funding under the MS as defined by the DOP are: 

Children's Services and Facilities 
Community Development 

• 	community Health 
Cultural Facilities and Activities 
Recreation, Leisure and Sport 

• 	Youth Facilities and Services 
• 	Priority is given to projects directed towards specific target groups. 

The priority target groups being addressed by the AAS are: 
Aboriginal people 
Families under stress 
Drug dependant people 
Offenders 
People with disabilities 
People with low incomes 
Socially isolated 
Urban development areas 

Children 0 - 4 years 
Children 5 - 12 years 
Homeless people 
Older people 
People from non english speaking backgrounds 
Physically isolated 
Unemployed people 
Women 
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TELEPHONE (066) 25 0500 
PACSIMILE 066) 25 0400 

P O BOX 23A. 
LISMORE. 2480 
DX 7761 

ALL COMMUNICATIONS TO 

GENERAL MANAGER 

*PLVL InSt OuOTe 

All: S12-4-92- 1 

AlanHill - 250 547 

Planning Services 

January 17, 1994 

Pan Community Council 
51 Cullen Street 
NIMBIN 2480 

Dear Madam/Sir, 

Please find attached a complimentary copy of the Lismore Community Profile which is 
intended to provide a comprehensive picture of the community of Lismore. 

This document is developed by the Community Project Officer through the Area Assistance 
Scheme. Now that the Australian Bureau of Statistics Census data for 19 1 is available, this 
profile has been considerably updated since the previous version of the document. 

The Census has gathered a large amount of data which has not been included in this profile. 
Please notify the Community Projects Officer if you think that this or any other data would 
add value to the profile in terms of providing people with a clearer picture of Lismore. 

Inevitably there may be some mistakes. It would be very helpful if the Community Project 
Officer is notified of any mistakes or omissions to enable corrections to be made to future 
editions. 

Further copies can be obtained from Council for a cost of $5.00 per copy. 

Yours faithfully, 

Alan Hill 
COMMUNITY PROJECTS OFFICER 
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New South Wales Government 

Land Commission of N.SWU 
Level 23 	f~~% 
Town Hall House 	No 
Sydney Square 2000 

Box 13 
G.P.O., Sydney 

Telegrams: "L.andcom" Sydney 
DX. 1028, Sydney 

I r rnnrc,nra 

Telephone: 290 3355 
Extension 

9th July 1984 	 - 

Dear Sir/Madam, 

In February 1983 the Land Commission was directed by the Minister for 
Housing, The Hon. Frank Walker, Q.C., M.P., to undertake a feasibility 
study on Multiple Occupancy communities, and what role if any it could 
have in this form of development. 

This paper is the result of this feasibility study. 	It will be widely 
circulated throughout New South Wales and Australia to the many 
Federal, State and Local Government Departments who it is believed 
have an interest in the points raised in it. As well it will be 
distributed to those community and educational groups who have 
undertaken extensive research on this form of housing. 

The aim of this wide coverage is to promote further discussion of tne 
policy and programme issues raised. 

Any comments on the discussion paper would be appreciated and should 
be directed to Community Planning Manager at Land Commission G.P.O. 
Box 13, SYDNEY, 2001. 

To allow adequate time for these comments to be considered it would be 
appreciated if these could be forwarded by 30th Au-gust 1984. 

Yours sincerely, 

(J.H. Plummer) 
CHAIRMAN. 

[L1A1ND'GI 
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COMMENTS ON THE DISCUSSION PAPER 

The Land Commission of NSW would appreciate any comments on 
the discussion paper by government agencies, individuals or 
community groups. 

These should be submitted in writing to:- 

COMMUNITY PLANNING MANAGER 
LAND COMMISSION OF NSW 

GPO BOX 13 
SYDNEY 2001 

To ensure proper consideration of your comments it would be 
appreciated if these could be forwarded by 30th August, 1984. 



PREFACE 

Over the past decade there has been growing interest in multiple 
occupancy communities in NSW. Associated with this form of land 
ownership are many social, rural, legal, financial and environmental 
planning issues most of which have implications for government policy. 

Following representations regarding this form of housing, I requested 
the Land Commission of N.S.W. to prepare a feasibility study on the 
policy issues involved and to investigate what role, if any, the Land 
Commission could have in this form of development. 

This paper is the Land Commissionts feasibility study. 	I have 
released it so it may provide valuable input to current discussions by 
Federal, State and Local Governments in addition to many interested 
individuals and community groups. I have also asked the Land 
Commission to identify a potential pilot project as a form of low cost 
land and home ownership that may be facilitated by the government. 

I trust this document will promote wide discussions of the policy and 
programme issues identified and thereby assist the government in 
formulating its policy on multiple occupancy. 

Frank Walker 
MINISTER FOR HOUSING 
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1.0 INTRODUCTION 

1.1 	The Feasibility Study 

This feasibility study demonstrates that it would be viable for the State 
Government, througn such an agency as tne Land Commission, to facilitate 
multiple occupancy (M.U.) development for low income earners in New South 
Wales. 

The study examines the legal, financial and planning issues that would 
need to be addressed to better facilitate M.O. development. It also 
proposes a financial model and environmental planning methodology for the 
implementation of Government sponsored Multiple Occupancy development for 
low income people. 

1.2 Multiple Occupancy 

Multiple Occupancy has grown considerably as a form of home ownership 
over the past 10 years. Whilst there are no reliable statistics 
available on the extent of M.O. in N.S.W. or Australia it would be 
reasonable to assume that the major growth area for tnis form of 
development has been on the North Coast of N.S.W. 

Multiple Occupancy generally refers to the co-operative purchase and 
shared use of rural land. It involves a number of purchasers combining 
their financial resources and by whatever legal means they choose, 
becoming joint owners of a single land parcel. 

The housing and living arrangements of such groups vary greatly, with 
some opting for communal style living with shared facilities such as 
kitchens, laundries and bathrooms generally clustered on a small area of 
property. 	Other forms include the scattering of a number of small 
self-contained dwellings around the landnolding. 	The premise benind 
Multiple Occupancy, regardless of the physical form it takes, is that 
responsibilities relating to the management and maintenance of the 
property, including the estabiisnment and running costs, are shared by 
the owners in a co-operative fashion rather than as individuals. 

In its early years M.O. attracted those people who particularly sought an 
alternative life-style and a simple form of rural living. 

Tnere is considerable evidence however that in more recent years, this 
form of home ownership has become more attractive to a much broader 
spectrum of society.There are a number of examples of this in the United 
States where M.O. title has been utilised to share services by both upper 
income levels in executive compounds and lower income levels in land 
trusts. 

Evidence suggests that this is associated with general trends 	in 
employment and household formation patterns. With micro-computerization 
and associated electronic information processing, and a decline in 
manufacturing employment, it is expected that an increasing proportion of 
professional and semi-professional people will choose to work outside the 
major Central Business Districts, and will choose a more flexible 
approach to working hours. Associated with this will be a greater and 
more politically articulate concern with environmentally sound lifestyles. 
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I 	This will have economic implications for the provision of semi-skilled 
part time employment opportunities in those rural areas attracting this 
form of activity, 	such as the coastal areas of N.S.W. 	A further 

I  
consideration is the greater capacity of such rural areas to absorb young 
unemployed people in a lifestyle that does not produce the sort of costly 
social problems characteristic of more urbanized environments 
(prostitution, hard drugs, violence). 

1.3 Sustainable Rural Resettlement Communities 

I 	
These developments have led to a major Federal Government involvement in 
investigating the potential role of rural sustainable communities in 
response to a continuing trend of long term unemployment. 	To this end 
the Federal Government, and particularly the Prime Minister, has 

I 	expressed keen interest in the involvement of the Land Commission of New 
South Wales in facilitating M.O. for low income people. 	The Prime 
Minister has requested tne Economic Policy and Advisory Committee to 

I report on these matters. 

With the support of tie Federal Minister for Employment and Industrial 

I  
Relations, the Australian Rural Adjustment Unit of the University of New 
England convened a meeting in late 1983 to establish a National Steering 
Committee on Low Cost Rural Resettlement (NSC) to examine the issues and 
philosophy that shoulu inform any policy debate about the promotion of 

I  sustainable rural resettlement in Australia. The target group for such a 
policy initiative was identified as "those who choose to adopt a rural 
lifestyle on a low income and who adjust the cost of living and of 

I housing accordingly." 

People opting for multple occupancy in lieu of hobby farming may have a 
number of varied reasons for choosing such a lifestyle and they may also 
have different aims and needs. Such people might: 

* 	wish to adopt a simple rural oriented way of life. 

I * 	intend to utilise land in some productive capacity, perhaps to 
provide a proportion of their own food and income. 

I * 	intend to produce cottage crafts or low technology industries such 
as furniture making, spinning and weaving or pottery, as a sole 

I 	
means of survival. 

* 	prefer to live in a community in a rural setting on unsubdivided 
land and commmute to work in a nearby town. 

I * 	wish to retreat to a rural area and share facilities with others 
whose interests are similar. 

I * 	desire to manage the land in an environmentally senstive way. 

(Ponton, G and Robinson, K. unpublished Resea -cn Paper (UNSW 1982). 

I 

I 
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Not only is multiple occupancy economically attractive at the initial 
purchase stage. Ongoing maintenance and development costs of the 
property, such as the purchase of capital equipment, fencing, road 
building and the like are costs shared by the commmunity, not borne 
entirely by individuals. These cost savings mean that a greater 
cross-section of tne community including those socially disadvantaged or 
unemployed are able to become "landowners" and experience a rural 
lifestyle. These factors alone render multiple occupancy a viable and 
attractive alternative form of rural development which has a rapidly 
growing market and expanded clientele, especially for those interested in 
sustainable rural resettlement communities. 

1.4 Advantages of Multipe Occupancy Development 

There are a number of advantages for N.S.W., from facilitating rural 
Multiple Occupancy communities. These are: 

* 	extension of opportunities of home ownership to low income earners. 

* 	minimisation of government welfare subsidies. 

* 	contrioution to regional economic development. 

* 	provision of housing in areas experiencing rapid population growth. 

* 	socially productive lifestyle options for low income earners, 
including the long term unemployed. 

* 	the development of a strong rural social infrastructure capable of 
responding 	innovatively to Federal 	Government 	initiatives 	in 
employment creation programs. 

* 	increased Government capacity to respond to a growing consumer 
demand for development associatea with semi-rural or ex-urban 
lifestyles. 

* 	increased support in rural areas for broader social policy goals. 

* 	provision of a legal and financial structure for self-reliant 
communi ties. 

Whilst these advantages may be generally recognised, the growth of M.O. 
developments has still occurred in the face of extraordinary legal, 
financial and planning constraints. Government policy has lagged behinc 
the community acceptance of this form of home ownership. Important 
policy issues exist for State, Federal and Local Governments. 

1.5 Major Policy Issues 

This feasibility study demonstrates that there are a numOer of major 
policy issues that need to be addressed in the facilitation of multiple 
occupancy development, particularly for low income earners; 
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As Section 2 of the study points out, no ideal legal entity exists for 
M.O. development. Although changes to the Local Government Act (Section 
4 and Section 327AA(2)) and amendments to the Company Code (Division 6, 
Part IV) may overcome some of the problems, a better solution might be to 
introduce new legislation dealing specifically with M.O. development. 

Financial Issues 

Institutions such as the Department of Co-operative Societies, the State 
Bank, the Builders' Licensing t3oard, the Valuer General's Department, the 
Government Insurance Office and the Federal Department of Housing and 
Construction would all need to consider the special requirements of M.D. 
development to facilitate improved financial arrangements. 

Social Planning Issues 

Botri State Government and Federal Government need to consider the 
opportunity provided by M.O. development as a basis for developing 
community based education programmes as a component of facilitating 
multiple occupancy rural development for the long-term unemployed and to 
assist rural areas to adjust to the social changes resulting from this 
new form of development. 

Environmental Planning Issues 

I 	Section 5 argues the need for a State Environmental Planning Policy 
(SEPP) to be introduced on multiple occupancy using a performance 
standards approach. 	Further, various planning issues associated with 

I 
policies to protect viable agricultural land, reducing servicing costs, 
the provision of communicy facilities, and sanitation nealth requirements 
need to be examined against the requirements of M.O. development. 

1 	1.6 Land Commission's Potential (ole in M.D. Development 

Although the Land Commission's main concerns lie with the promotion of 
urban development, its growing involvement in the broader issue of 
facilitating development that creates access to a range of housing 
options for low income people in response to the changing needs of the 
population supports the involvement of the Land Commission in 
facilitating M.O. There is a widespread political expectation tnat the 
Land Commission, as a public agency, should be at the forefront of 
facilitating innovative housing and land developments required to service 
changing consumer demand patterns. 

This market is principally at the lower end of the economic spectrum and 
multiple occupancy development would be consistent with one of its 
primary objectives, i.e. "to provide land at the lowest practicable 
price". It is also consistent witri its aim to promote orderly and 
economic development as involvement in this activity would assist the 
Government in control and management of this significant form of 
development and allow the Government to investigate its further 
application as an effective form of development in rapidly growing rural 
areas. 

I 
I 
I 
I 
I 
I 
I 
I 
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An important feature of this concept as developed for this study is that 
it also provides a technique for urban areas for: 

reducing the cost of land, and; 

capturing development profits for tne community to both reduce the 
cost of land and provide the means for financing the cost of 
community improvements. 

Individuals usually seek to form tnese communities and there is a role 
for the Land Commission to act as facilitator of this form of development 
in much the same manner as it already operates in the more traditional 
forms of subdivision. 	Table 1 shows an implementation programme for a 
potential pilot project. 	It should be noted that financing and legal 
structures would become an integral part of project development; this is 
not presently part of the Land Commission's usual operations. 

1.7 Financial Feasibility 

The finaicial model developed for a sample project in this feasibility 
study in Section 3 is directly applicable to any multiple cccupancy 
project of the Land Commission. It is also applicable to new urban areas 
and urban renewal areas where a community entity might seek to purcnase 
land from the Comm]ssion. 

Although the cost of the shares can be reduced by increasing the 
borrowings against the community's asset, there are advantages of taKing 
a middle road with some borrowings. These are:- 

 establishes 	a mechanism for 	financing 	that 	can 	be 	utilised 	by other 
existing 	and future communities. 

 creates 	an 	incentive 	to 	increase 	the 	number 	of 	people 	livin9 	in the 
comnunity and/or increasing the personal 	savings of members. 

 Exercises 	the 	community's 	pre-emptive 	purchase 	facility after 
defining the communal 	rights to buy out existing members. 

 protects 	individual 	sharenolders 	in financial 	difficulty. 

Using a 	combination 	of 	FHOS 	grants, 	Building 	Society 	loans, 	aid sweat 
equity, ;he model 	allows 	land 	and 	housing 	to be 	affordable 	by uremployed 
persons without any savings. 	The key assumptions 	are: 

 Sufficient 	numbers 	of 	prospective 	merniers 	qualify for 	FHOS 	or have 
access to sufficient funds to purchase shares. 

Adequate skill and experience is available amongst their number to 
-( 	assist in the planning and development of the community, its 

facilities and housing. 

Section 3 sets out the details of tnis financial model. 	It is essential 
for a dee1oper of a M.O. community to organize the construction finance 
when residents do not have sufficient personal savings. 



I 
I To facilitate end finance, not only should the community use its land as 

collateral for finance during the construction phase, but the landowning 
corporation snould act as the builder from the financier's point of 

I view. This will also assist individual nouse owners obtain FHOS grants. 

At the most it is estimatea that the cost of entry to the community in 

I the sample project for the feasibility study is $6,250 per household. 
This would underprice comparative communities in the market, for example, 
in the North Coast of N.S.W. The central i s s u e for satisfactory 
financing is a freely negotiable leasehold title to a meniber's private 

I land and housing, separate from common hamlet areas. 

I 
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2.0 	LEGAL ISSUES 

This Section of tne report considers primarily those matters which a 
legal practitioner would be concerned to ensure existed in a structure 
when advising a conservative purchaser in relation to a proposed 
investment in a multiple occupancy (M.D.) project. 'lany participants in 
M.D. projects undertaken to date, however, have preferred a "simple" 
system which whilst not adequately governing their legal rights and 
obligations has in fact been easy to comprehena and administer. From a 
purely legal point of view such systems are wrought with perils when a 
"happy marriage" suddenly dissolves. Nevertneless, the participants in 
any project are those that must administer and live within the legal 
structure created and attempts should be made in creating the legal 
structures to accommodate the desires of participants (for example as to 
pricing procedures, election of officers, management committee formation, 
etc.). 

2.1 	Recommendations for Leuislative Channe and Reform 

2.1.1 As is stated in paragraph 2.8 below, given the current framework 
of the law, no legal entity is ideal for a M.O. project. Simple 
entities whilst being philosophically acceptable to the alternate 
society are unacceptable as regards the protection of rights of 
individuals. The nature and content of the legal entity remains 
immaterial while the individual members of the community reside in 
harmony. It is unrealistic, however, to consider that a large 
group of individuals will reside in peaceful bliss and harmony in 
all cases ad infinitum. 

It is at the point of conflict that the nature and content of the 
legal 	entity 	can 	prevent 	bitter 	conflict 	and 	expensive 
litigation. 	It is at that point that the simple entities fail to 
provide an adequate and equitable solution, if any. 

In order to protect the legal rights of individuals (s aiscussed 
in paragraph 2.2 below) it is unfortunate that complicated and 
accordingly expensive entities need to be created. Whilst these 
complex entities are more likely to protect the rights of 
individuals as well as the M.O. community as a whole, all suffer 
from disadvantages. Particulars of these are provided in 
paragraph 2.5 below. 

Pending 	legislative 	reform, 	recommended 	legal 	entities 	are 
discussed in paragraphs 2.8 and 2.9 below. "The Public Company 
with Unit Trust" structure aiscussed at paragraph 2.5.5 below 
would probably be the most desirable entity to adopt in 
conjunction with the use of the Proprietary Lease (see paragraph 
2.6 below). 

This structure could incorporate successfully the recommendations 
made in section 3 of this Study. The "Public Company with Unit 
Trustt' would, if properly framed, provide an entity comparable to 
"the Public Company limited by Guarantee with subsidiary Public 
Co. (Limited by Share Capital)" entity (see paragraph 2.5.7 below). 



If a sole recommendation as to a legal structure is required 
within this Study then the former is recommended rather than the 
latter based on the belief that the former entity would be more 
acceptable to the M.O. community than the latter. 

2.1.2 The major legal obstacles to the orderly development of the 

I 

	

	concept of M.O. ownership of land are set out in paragraphs 2.4.1 
and 2.4.2 below. 

2.1.3 	As 	to 	Section 	4 	and 	Section 	327AA(2) 	of 	the 	Local 	6overnment 	Act 

I (see paragraph 	2.4.1 	below) 	it 	is 	recommended 	that 	the New 	South 
Wales Government be approached with the view to amending: 

I  Section 	4 	- 	"Definition 	of 	Subdivision" 	by 	adding after 	the 
word 	"disposition" 	in 	subparagraph 	(b) 	the 	words "provided 
that 	this 	subparagraph 	does 	not 	apply to 	land which has been 

I granted multiple occupancy status; 	and 

 Section 	327AA(2) 	by 	the 	addition 	of 	the 	words 	"or 	a 	lease 
granted 	in 	relation 	to 	part 	only 	of 	land 	which has 	been 

I granted Multiple 	Occupancy 	Status 	by 	the 	Council 	"after the 
words "or be mortgaged" where those words appear therein. 

I 	The effect of this amendment would be to permit a M.O. entity to 
grant long term leases (or even leases in perpetuity) to its 
members for the exclusive occupation of home sites. 	Such an 

I 
effect would result in the strengthening of the Security of Tenure 
and secondary financing aspects of the M.D. project (as to which 
see paragraphs 2.2.3 and 2.2.4 below.) 

2.1.4 The philosophy of the M.O. concept is to provide low cost land to 
enable a greater proportion of Australians (and especially those 
with limited income and resources) to realise a great Australian 
dream of home ownership. 

The requirements of Division 6 Part IV of the Companies Code (see 
paragraph 	2.4.2 below), 	if 	they 	need 	to 	be 	complied with, 	will 

I result 	in 	considerable 	expense 	which 	must 	be 	absorbed 	by 	the 
ultimate 	buyer. Considerable 	delays 	in 	complying with 	the 
Division 	in each particular M.O. project may also cause hardship. 

U 2.1.5 The 	provisions 	of Division 	6 	Part 	IV 	are, 	no 	doubt, 	incorporated 
in 	the 	Companies Code 	to 	provide 	a 	safeguard 	against members 	of 

U 	the public Deing defrauded by unscrupulous promotors of schemes. 
The provisions also entrap schemes which are not tainted by 
fraudulent intent or design. 	Any legislative change in relation 
to M.O. projects would need to provide a simple procedure whilst 

I 

	

	being at the same time adequate to ensure protection of 
investments made in the projects by the public. 

2.1.6 	A 	possible 	way 	of 	dealing 	with this 	matter 	is to 	exclude 	M.O. I projects from the provisions 	of 	Division 6, 	Part IV, 	and to 	insert 
an 	additional 	Division 	dealing specifically 	with M.O. 	projects. 

I 
Such 	a 	Division 	need 	not 	require 
and/or 	"Trust 	Deed" 	provisions 

compliance with 
of 	Division 	6, 

	

the 	"Prospectus" 

	

Part 	IV, 	thereby 
reducing costs. 

I 
I 
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Other possibilities include an amendment to the definition of 
"prescribed interest" in Section 5 to exclude specifically an 
interest in a M.O. project, or the amendment of Section 176 of the 
Companies Code to grant to the Commission power to provide 
exemptions from complying with the provisions of Division 6, Part 
IV to any entity incorporated or established for M.D. lanci 
ownership purposes. Detailed guidelines would be essential to 
cover the exercise of such exemptions. 

2.1.7 As the M.D. concept is becoming more attractive to a percentage of 
the population specific legislation to regulate its management and 
control may be desirable. The M.D. concept creates a new form of 
land tenure hitherto unknown to Australian law and accordingly the 
current framework of the law is inadequate to deal with the 
problems associated with M.D. projects as detailed in this Section 
of the Study. 

2.1.8 It may well be that enactment of the Associations Incorporation 
Bill 1981 (as to which see the Law Reform Commission of New South 
Wales Report on Incorporation of Associations L.R.C.30, 1982) will 
enable a simple and cost effective M.D. entity to be established. 
Even with such an entity complexities arising from leasing would 
still exist. 

2.1.9 To overcome these complexities legislation dealing specifically 
with M.D. development might be considered. 

For instance such an act might provide that: 

upon registration of a development control plan of tne M.O. 
land, separate titles would be issued to participants in the 
M.D. project in respect of areas of land which would be 
occupied by them exclusively. 	This would enable individual 
participants to freely mortgage their "title" or "interest" 
and would provide greater security of tenure. 

a Community Body Corporate (in similar form to a Body 
Corporate provided for under the Strata Titles Act 1973) 
would automatically come into existence by virtue of 
registration of the Development Control Plan and would be 
charged with the control and management of the M.D. land. 
Provisions would need to be made for the method of election 
of participants in the M.D. scheme to the Community Body 
Corporate and as to the rights and obligations of the 
Community Board vis a vis participants and vice versa. 

funds (similar to the Administrative Fund and Sinking funds 
under the Strata Titles Act 1973) be established to meet the 
day to day financial requirements of the community as a whole 
and to permit maintenance of the common property and 
facilities on the M.D. land. 

common by-laws or rules incoporated in a schedule to the Act 
would relate to the owners of "titles" or "interests" in the 
M.D. Land unless and until such by-laws or rules were amended 
by the owners. 
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 trie 	common 	by-laws 	or 	rules 	could 	be 	amended 	by 	Special 

Resolution of the 	owners 	or by order 	of 	the Court 	in 	special 
circumstances 	(as where 	for 	example 	the 	consent 	of 	an 	owner 

I to the 	alteration 	is 	required 	and 	that 	owner 	unjustly 	or 

unreasonably 	withholds 	his 	consent). 	The 	procedure 	for 
alteration or amendment of the common by-laws or rules 	should 
be 	relatively simple 	so 	as 	to ensure 	that 	the M.O. 	Community I is 	not 	unduly 	restricted 	from 	making 	its 	own 	internal 
arrangements. 

I  the 	aims 	of 	the 	Community 	Board 	principle 	is 	to 	be 	a 
non-profit organisation brought 	into existence 	solely for 	the 
purpose 	of 	managing, 	controlling 	and 	regulating 	the 	M.O. 

I 
 not only owners 	of 	"interests" 	or "titles" 	but 	also occupiers 

I 
of 	dwellings 	or 	mortgagees 	have 	rights 	to participate 	in 	the 
management of the affairs of the community. 

 it 	is 	the 	Community 	Body 	Corporate's 	obligation 	to 	effect 

I public 	risk 	and 	other 	appropriate 	insurances 	over 	community 
improvements. 	The 	amount 	of 	Public 	Risk 	Insurance 	required 
would 	be 	better 	fixed 	by 	regulations 	under 	the 	Act 	to 	allow 
for 	ease 	of 	amendment 	having 	regard 	to 	changing 	judicial I attitudes 	in personal 	injury cases. 

 the 	title 	to 	tne 	common 	property 	would 	vest 	in 	all 	owners 

I upon registration of the Development Control 	Plan. 

 separate 	titles 	could 	be 	issued 	for 	those 	parts 	of 	the 	M.O. 
land 	used 	in 	common 	by 	some 	but 	not 	all 	members 	of 	the I community 	(see 	the 	concept 	of 	hamlet 	areas 	in 	paragraph 	2.7 
below). 

I (k) internal 	differences 	and 	disputes 	are 	to 	be 	resolved 	in 
accordance with procedures set forth in the Act. 

I Such differences 	and disputes between 	individual 	members 	of 	a 
community 	or 	between 	the 	Community 	Body 	Corporate 	and 	an 
individual 	member 	could 	leaa 	to 	difficult, 	expensive 	and 

I protracted litigation. 

Differences 	could 	be 	resolved 	by 	a 	"Disputes 	Committee" 

I 
established 	under 	the 	Act 	or 	by 	referral 	to 	the 	Community 
Titles 	Registrar 	by 	agreement 	between 	the 	dissidents. 
Proceedings before the Registrar would need to be 	less 	formal 
and 	expensive 	than 	proceedings 	in 	a 	Court. 	Provision 	should 
also 	be 	made 	for 	a 	right 	of 	appeal 	from 	the 	Disputes I Committee or the Registrar to an 	appropriate Court. 	Again 	in 
order to expedite the hearing of appeals and contain costs to 
a 	minimum 	it 	is 	recommended 	that 	the 	Court 	having 

I jurisdiction 	to 	hear 	an 	appeal 	be 	the 	Court 	of 	Summary 
Jurisdiction closest to the M.O. 	land. 

I 
I 
I 
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(1) the common property held by the Owners be exempt From Land 
Tax. 

(in) it not be necessary for the Community Body Corporate to audit 
or file accounts with the Registrar. The necessity to have 
accounts audited and filed would be unjustifiable and 
expensive in most instances. 

(n) M.O. communities in existence at the time of enactment of the 
legislation are to be encouraged within a limited period to 
lodge a Development Control Plan in relation to their 
communities. Stamp Duty exemptions should be granted on 
transfers of 'interests" or "titles" in the M.O. land in 
respect to those owners that acquired interests in M.O. land 
prior to the legislation. 

2.2 	Protection of Legal Rights of Individuals 

2.2.1 Introduction 

Any consideration of an appropriate legal structure for a M.O. project 
must of necessity endeavour to grapple with the rights of the individual 
as against the rignts of the community as a whole, although many 
participants in M.O. schemes do not regard this as a high priority. 

2.2.2 Transferability of Equity 

Many proponents of M.O. express strongly the view that the community 
should have the absolute unfettered right to veto the sale of a 
participant's equity in the project. Others express the view that a 
participant's equity may only be disposed of to the community and then 
usually at a consideration less than market value. None abide by the 
view that a participant's equity should be capable of transfer without 
some opportunity being afforded to the community to elect, or determine 
the suitability of, the incoming participant. The "transferability" 
issue is relevant not only in a determination of an individual's right to 
recover capital and labour input but also in considering an individual's 
ability to secure an advance over his equity in the project as distinct 
from the community's right to secure an advance over the entire project. 

A compromise could be pre-emptive rights provisions incorporated into the 
M.O. structure requiring a proposed Vendor of an equity in the project to 
appoint the community as his sole agent for sale for say, a period of six 
(6) months. The provisions could allow for the community as a whole to 
have the first option to acquire the equity, followed by any one or more 
members of the community (and if more than one to be determined by 
ballot) and finally, if the equity remains unsold, for the community to 
introduce a purchaser acceptable to it willing to purchase the equity of 
the proposed Vendor. In the event that the equity remains unsold at the 
expiration of the six (6) months period then the proposed Vendor would 
have an unfettered right to dispose of his equity "at large". 



I 	 i5 

A further difficulty arises when consideration is given to the method of 
determining the value of the proposed Vendors equity in the project. 

I Some proponents of M.O. consider a nominal value only, others an amount 
equivalent to capital contributions, whilst others consider that full 
market value should prevail. Again a determination of this issue must 

I 
consider an individual's right to secure an advance over his equity. 
Obviously, a financier's willingness to advance funds on the security of 
an individual's equity in a M.O. project will be determined not only by 
the ease of transferability of that equity but also its value. 

I One solution could be that the community should be compelled to 
repurchase the proposed Vendor's interest in the land (at the amount 

I 
originally paid for such interest) wnilst the proposed Vendor remains at 
liberty to nominate the amount required for improvements erected upon the 
land exclusively occupied. 

I The community would then be obliged to sell the interest in the land 
acquired from the proposed Vendor to the purchaser of the improvements 
erected upon the land occupied by the proposed Vendor for say market 

I value at the date of such sale as determined in the event of a dispute, 
by a qualified valuer nominated by the Australian Institute of Valuers. 
This would allow the community as a whole to generate funds to assist in 
community maintenance or improvements. Care would be needed to ensure 

I that the community as a whole could not impose such a high value on the 
land content of the proposed Vendor's equity as to make a sale of the 
proposed Vendor's improvements upon the land prohibitive to any 

I  prospective Purchaser. This would give the community an effective veto 
power or hinder a bona fide sale. 

I 	
Assuming the above solution is accepted the proposed Vendor would then 
nominate the price required by him for improvements erected upon the land 
occupied by him and the pre-emptive rights provisions referred to above 
would be activated. To ensure that a spiteful proposed Vendor who had no 

' desire to sell his equity to the community as a whole or one or other of 
its members did not succeed in his designs the pre-emptive rights 
provisions could provide that at the expiration of the six (6) month 

I "sole agency" period, the proposed Vendor could not sell his equity at 
large for less than the price nominated by him to the community without 
again complying with the pre-emptive rights provisions. This proposed 

I 
solution would, however, be quite complex in its nature and could have 
the effect of promoting unwanted litigation as well as inhibiting a 
financier's willingness to advance moneys on security of an individual's 
equity. 

I The alternate solution would be to incorporate the pre-emptive rights 
provisions into the M.O. structure but permit the proposed Vendor to 

I nominate the price required for the whole of his equity. This could 
overcome practical difficulties which would arise in apportioning values 
between the "land" content of his equity and the "improvement" content 
thereof. This solution would provide a more simple and workable transfer 

I system and would no doubt be considered more favourably by financiers. 
The solution, however, disadvantages the community as a whole insofar as 
the nonavailability of funds from the resale of tne "land" content of the 

I 

	

	proposed Vendor's equity would mean that additional contributions would 
need to be made by members towards community maintenance and improvements. 

I 
I 



- 16 - 

2.2.3 Financing 

Any legal structure considered for a M.D. project must again make 
provisions whicn could or may lead to a conflict between the community as 
a whole and the individual. 

Many proponents of M.D. consider that the community (or a majority of its 
member by resolution) should have the right to encumber the lands of the 
community, in toto, whether to finance the initial purchase of the land, 
to carry out roadworks or other improvements for the benefit of the 
entire community or to finance the acquisition by individuals of an 
equity in the community and/or erect dwellings on the land. 

The security of a mortgage over the whole of the land of the community is 
an attractive proposition to financiers altnough individuals wishing to 
participate in M.D. rojects are often "low income" earners who have 
invested all or a considerable part of their life savings to become 
involved in the project. A large advance secured by a mortgage over the 
community lands is not generally favoured especially in cases where the 
advance is used to finance the acquisition of an equity by other members 
in the project and trie • erection of dwellings by those other members on 
the land. This is particularly the case where a member has purchased his 
equity in toto, has erected his dwelling from savings and finds that nis 
equity in the project may Dc at risk if default is made by other members 
in meeting repayment commitments under a mortgage secured over the whole 
of the land. 

An additional problem arises in this situation where one or more members 
are able to repay moneys borrowed within a much shorter period than other 
members. 

It is recommended that the community should be able to mortgage its land 
in toto initially only for the purpose of acquiring the lana and carrying 
out worKs thereon. to satisfy any conditions imposed by the Council in 
granting its consent to the D.A. and then only to such extent necessary 
having regard to the financial contributions which can be made by 
individuals. The legal structure must be flexible to permit loans to 
members at interest rates and terms consistent with the mortgage over the 
land in toto. Further it is recommended that upon the initial mortgage 
being discharged the community not be able to further encumber the land 
in toto without the consent of all or most members except perhaps to 
establish a standby credit fund to enable the community to purchase the 
interest of any member who wished to dispose of his equity in the M.D. 
project. The standby credit fund could provide additional comfort to a 
financier since it could advance funds to a member on security of a 
mortgage over that member's equity. 

A method of financing could be to create a legal structure where 
individuals could mortgage their equity in the M.D. project. The 
advantage of this approach to financing would be that an individual's 
equity in the project would be at jeopardy only in the event of his 
defaulting in meeting repayment commitments for advances obtained by him 
on security of his equity. The security offered would not be an interest 
in land as such, so financiers would need to be convinced that in the 
event of default the security offered would be readily saleaDle and would 
realise an amount sufficient to discharge the indebtedness. 
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The ability for an individual to encumber his equity in the M.O. project 
would, of course, also be affected by any security granted by the 
community over the land in toto. It is recommneded that, subject to a 
willing financier being found, any finance necessary to assist an 
individual in erecting a dwelling or otherwise making improvements to the 
land for his exclusive enjoyment should be raised by way of security over 
that individual's equity in the M.O. project rather than by way of 
security over the M.O. lands in toto. 

2.2.4 Security of Tenure 

The individual's security of tenure in a M.O. project should be 
paramount. The issue has been partially traversed in paragraphs 2.2.2 
and 2.2.3 supra as the ability of an individual to transfer and/or 
encumber his equity in a M.O. project depends upon his having security of 
tenure. Whilst again there are a divergence of views on this issue, it 
would appear that the only practical and workable approach is for the 
community (or a majority of its members) to have extremely limited rights 
to forfeit an individual's equity in the M.O. project. Any legal 
structure devised will need to provide in specific detail not only the 
instances wnich may lead to an individual's equity being forfeited but 
also procedures to be implemented prior to forfeiture taking effect. 
Instances where forfeiture would be warranted are, for example: 

I 	(a) 	where an indivioual nas defaulted for some specified period in 
paying levies imposed on members by the community; or 

I 	(b) 	where an individual has persistently and after ample notice failed 
to remedy or continues to commit some breacn of the rules and 
regulations of the community implemented in order to preserve the 

I 

	

	
peace, order, safety and occupation of the M.O. lands by other 
members. 

Security of tenure is also an important consideration in determining an 

I 	individual's right to obtain a First Home Owners Grant (see paragraph 2.3 
below). 

2.2.5 Equality of Participants 

In order to create a workable legal structure for M.O. projects it must 
engender equality between its members. To establish that equality, 
procedures that-need to be incorporated in the legal structure include:- 

The day to day management of the M.O. land; 

The decision making process generally; 

The resolution of disputes between members. 

In addition, each member of the community would need to have a right to 
erect a dwelling on a designated area of the M.O. land and perhaps a 
right whether exclusively or in common with a limited number of other 
defined members to occupy a further portion of the M.O. land (to the 
exclusion of all other members) together with the right in common with 
all other members to occupy the remainder of the M.O. land (other than 
that set aside for dwellings and other exclusive uses). 

I 
I 

I 
I 
I 
I 



Rules and Regulations will need to be conipiled (preferably after 
consultation with the proposed members of the community) governing the 
rights and obligations of members. 

In order to achieve a harmonious community these Rules and Regulations 
should be finalised and accepted by individuals as a condition of 
acquiring an equity in the M.O. project. An extensive examination of 
these matters has been deferred for investigation later. 

2.3 	First Home Owners Scheme 

The Federal Government's new First Home Owners Scneme (F.H.O.S) came into 
operation on 1st October, 1983. The F.H.O.S. is administered by the 
Department of Housing and Construction (D.H.C.) and provides benefits of 
up to $7,000.00 payable over five years to first home buyers who satisfy 
the eligibility requirements. The "Ownership" requirements of the 
enabling Act so far as they will relate to multiple occupancy home buyers 
or builders have been analysed. 

Extensive inquiries have been made of the D.H.C. in relation to 
compliance with the "Ownership" provisions of the F.H.O.S. in the 
multiple occupancy context. Whilst some general principles have been 
expounded, the D.H.C. is loathe to commit itself in relation to a 
particular M.O. legal structure until the structure has been submitted to 
it for examination. 

It is clear, however, that the D.H.C. must be satisfied that the land on 
which the home has or is to be built, is or will be owned by the person 
seeking the grant. As distinct from the previous Home Deposit Assistance 
Act, the F.H.O.S. provides that persons purchasing shares in a body 
corporate owning land may be assisted under the scheme provided that 
those shares confer upon the nolder a right of occupancy in respect of a 
home erected or to be erected upon the land. 

The term "body corporate" refers not only to a Company incorporated under 
the Companies Code (NSW) but also to a Unit Trust or a co-operative 
society formed under the New South Wales Co-operation Act. 

The definition of "a right of occupancy in respect of a dwelling" 
however, is not as clear cut. 

If, for example, a body corporate owned land and conferred on its 
shareholders or members by resolution of the Boarci or Members in General 
Meeting a right to erect and occupy a dwelling on the land "the right of 
occupancy" provision may not be satisfied as it would be possible merely 
by virtue of a recission motion to alienate a particular member's right 
of occupancy to a particular dwelling on which that member received 
assistance under tne F.F-I.O.S. On the other hand if the objects of the 
body corporate were structured so as to provide that a shareholder merely 
by virtue of his holding a share without more was entitled to erect and 
occupy a dwelling on the land then the "right of occupancy" provision 
probably would be satisfied. 



I The issue would be put beyond all doubt if the objects of the body 
corporate in addition provided tnat the shareholder would be entitled to 

I 
a lease to allow exclusive occupation by him of his dwelling house (or 
some larger parcel of land) which was indeterminable at the will of the 
body corporate, subject to the qualification raised in paragraph 2.2.4 
above, whilstsoever that person remained the holder of the specified 

I number of shares in the body corporate (see paragraph 2.6 below). 

In determining the "right of occupancy" criteria the D.H.C. has indicated 

I 
that it will consider relevant the issues of transferability of equity 
(see paragraph 2.2.2. supra) and the applicant's security of tenure (see 
paragraph 2.2.4 supra). 

I 	An informal approval has been given to the recommendations set forth in 
those paragraphs. 

I A final matter which requires consideration when assessing the effect of 
the F.H.0.S. on M.O. projects is the standard of housing required by the 
D.H.C. under the enabling legislation. The legislation does not allow 
assistance to be provided in relation to substandard or temporary 

I dwellings. 

The D.H.C. nas indicated that it will recognise a dwelling if it is 

I satisfied that: 

it complies with any relevant local building standards; and 

the facilities it provides are such that it is reasonable to 
regard the dwelling as a person's principal place of residence. 

I 	In relation to the former requirement, production of plans and 
specifications approved by the relevant statutory body would suffice but 
may not necessarily be imperative. Without such approval, however, the 

I onus of proving that a dwelling complies with the relevant local building 
standards (i.e. in N.S.W., Ordinance 70 under the Local Government Act 
(L.G.A.)) would rest with the person seeking assistance. Such onus in 
the absence of the appropriate Council approval may become difficult, but 

I in any event would be cumbersome, to discharge. 

In relation to the latter requirement difficulties are envisaged where 
expended"communal" structures are built. An example would be where say 
four (4) buildings each used exclusively as sleeping quarters by 
different family groups were erected adjacent to a fifth building which 

' 	incorporated kitchen, living and washing facilities used in common by the 
respective family groups. In such an instance the building in which a 
person seeking assistance under the F.H.0.S. sleeps may not constitute a 
dwelling. It would seem, although no definitive reply was obtained from 
the D.H.C., that such 'communal' structures may be acceptable as a 
dwelling provided that the person seeking assistance has the exclusive 
right (with his family) to occupy the "sleeping quarters" and a right in 
commonwith a limited number of other persons to use and occupy the 
communal facilities. 

I 
I 
I 
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2.4 	Current Lecial Constraints 

2.4.1 The Local Government Act, 1919 

Circular No. 44 issued by the then Planning and Environment Commission on 
3rd July, 1980 sets out the policy for multiple occupancy projects. 

Policy Four set out in Circular 44 provides that "Future Subdivision of 
any holding granted multiple occupancy status is prohibited as long as it 
retains that status". Where Councils have adopted M.O. and this policy 
has been incoporated into the L.E.P., the L.E.P. will state that the land 
upon which the multiple occupancy development is to be carried out must 
be and remain unsubdivided under the L.G.Act and the Strata Titles Act, 
1973 so as to comprise a single parcel. Section 4 of the L.G.Act defines 
a subdivision to mean or refer to subdivining land into parts, inter 
alia, . . . (b) by any agreement dealing or instrument, inter vivas 
(other than a lease for a period not exceeding five years without option 
of renewal rendering different parts thereof immediately available for 
separate occupation or disposition. Section 327AA(2) of the L.G.Act 
provides that "land shall not be disposed of by way of ... lease (other 
than a lease for a period not exceeding five years without option of 
renewal) unless the land is a lot or portion shown in a current plan". 
(For a definition of "current plan" see Section 327AA(l) of the L.G.Act). 

In order to provide a security of tenure satisfactory for financing and 
F.H.0.S. purposes a lease (be it oral or written) for a lengthy term is 
not only highly desirable but probably necessary. 

In passing it should also be noted that in order to attract the 
indefeasibilty provisions of the Real Property Act any lease the term of 
which (including the term of any option for renewal) exceeds three years 
needs to be registered on the title deed for the M.O. lands. The 
necessity under the current law to register such leases would involve 
cluttering the title deed for the M.O. lands with a multiplicity of 
leases (as well as the expense of registering such Leases). 

The current legal constraints imposed uy the L.G. Act and the Real 
Property Act may oe overcome by: 

granting leases to provide exclusive occupation of a dwelling site 
for a term of shortly less than three years with a provision that 
the tenants on the expiration of the lease hola over as tenants 
from year to year; and 

inserting in the objects of the M.O. body corporate a prohibition 
on the body corporate terminating the lease, subject to the 
qualifications referred to in paragraph 2.2.4. supra, whilstsoever 
the tenant remains a member of or is a shareholder in the body 
corporate (see George & Ors. v. The Lismore City Council and 
Sanrior Pty. 	Limited 	- Land 	and Environment Court, 	1983 
unreported). 
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The deceptive means of overcoming the legal constraints may, however, be 
lost on an otherwise willing financier which faced with the short term 
shown on the face of the lease considers the risk involved in financing 
unwarranted. 

For recommendations in relation to legislative change and reform see 
paragraph 2.1.3 supra. 

2.4.2 The Companies (New South Wales) Code (C.C.) 

Section 169 of the C.C. prohibits a person or corporation (other than a 
public company as defined in Section 164(1) of the C.C) from issuing to 
the public, offering to the public for subscription or purchase, or 
inviting tne public to subscribe for or purchase, any prescribed interest. 

Section 170 of the C.C. permits a public company to issue or offer to the 
public ... a prescribed interest provided that the Commission has 
registered a Prospectus for the issue under Division 1 of Part IV of the 
C.C.. Section 171 of the C.C. imposes a prohibition on the issue of a 
prescribed interest unless there is in existence an approved deed. 

Section 176 of the C.C. grants to the Commission a power to grant 
exemptions (but only to a public company as defined by Section 164(1) of 
the C.C.) from complying with any or all of the provisions outlined above 
but subject to such terms and conditions as it may deem expedient to 
impose. 

A 'prescribed interest" is defined in Section 5 of the C.C. to mean inter 
alia any ... interest, whether enforceable or not and whether actual, 
prospective or contingent in ... any financial ... scheme whether in New 
South Wales or elsewhere. It should be noted that the probibitions 
relate not only to a company (other than a public company) but also to 
individuals. 

rhe definition of "interests" has been widely interpreted by the Courts 
(see Australian Softwood Forests Pty. Ltd. v Attorney General for N.S.W 
(1981) CLC 40.734) and has been interpreted to include such varied 
schemes as afforestation schemes, time sharing schemes and community 
pools. 

To comply with the provisions of Division 6 
 of Part IV of the C.C. would 

involve a considerable amount of time and expense and would not be 
warranted in a M.O. project where the intent is to provide housing for 
"low income" earners at the lowest cost possible. 

If the M.D. body corporate took the form of a public company (see below 
paragraph 2.5.6) an application could be made to the Commission for an 
exemption from the provisions of the Division under Section 176 of the 
C.C. The success of such an application is by no means guaranteed. As 
it would appear that the Crown is exempted from the provisions of the 
C.C. the Land Commission of N.S.W. should be the body issuing to, 
offering to issue to or inviting the public to subscribe in or Decome 
members of the M.O. project. (For recomendations on legislative change 
and reform see paragraph 2.1.6 supra). 

I 
I 
I 
I 
I 
I 
I 
I 
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2.5 	The Legal Structures available within the current framework of the 
L aw. 

2.5.1 Tenancy-in-Comon and/or joint tenancy ownership 

These methods involve the holding of land in undivided individual shares, 
with the names of all holders appearing on the Title Deed. The two forms 
of holding vary, from a practical point of view, only in determining 
transmissability on the death of a holder. If either of these methods 
were used a detailed agreement between the owners covering the issue 
raised in subsection 2.2 supra would be required. 

The major disadvantage of these forms of folding are: 

the land in totu cannot be mortgaged without the consent of all 
owners. 

Whilst from a strictly legal point of view, an owners interest 
can be mortgaged, from a practical viewpoint no financier would 
accept a part interest only as security for an advance. 

Expenses and time delays occur when a new owner is purchasing an 
interest in the land as it is necessary to comply with 
conveyancing procedures for land generally. 

The Title Deed becomes cluttered because of the volume and 
frequency of transactions. 

These methods are only suggested in the event that the M.O. project 
involves an extremely limited number of persons (and dwellings). 

The individual owners would qualify for grants under the F.H.O.S. 
provided that each owner obtained an exclusive right of occupancy to 
their own home from each of the other owners of the land. 

2.5.2 Church 

A Cnurch could be established under the various Acts existing within New 
South Wales. Whilst this structure has considerable advantages 
participaits woula not be eligible to participate in the F.H.O.S., to a 
distribution of assets on a winding up, nor would the safeguards 
recommended in paragraphs 2.2.2, 2.2.3 and 2.2.4 be implemented. 

2.5.3 The Co-Operative 

Co-operatives in New South Wales are incorporated under the Co-operation 
Act. The principal disadvantage is that the Department of Co-operative 
Societies has an almost unlimited power to deny incorporation and, as a 
result, applications for incorporation take a lengthy period to process. 
The delay would be further aggravated when complex provisions (as would 
be necessary to give effect to the recommendations in paragraphs 2.2.2, 
2.2.3 and 2.2.4 supra) are included in the proposed Co-Operativ&s 
Rules. Rarely does a group which proposes to enter into a M.D. project 
form prior to the land it wishes to purchase being "found'. 
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Unless the time delays in flaying Co-Operatives incoporated can be 
shortened considerably, if this metnod is to be used it would be 
necessary for a member or members of the group to purchase the M.O. Land 
and subsequently transfer it to the Co-Operative when incorporated. Such 
an approach, of course, results in double stamp duty on the land 
transaction as well as additional legal costs. 

Many people have a prejudice against being involved with a company as 
they see it as an exploitative tool of capitalism and not in harmony with 
a spirit off community. As a result there is an emotional commitment to 
use the form of legal structure which has the word co-operative in its 
name. In July 1983 the Department of Co-operative Societies published 
the following article in its brochure No. 1 in answer to the question: 
"What benefits does a registered co-operative society obtain?" "A 
registered co-operative society is not very much different to a company 
except that . . . it is subject to different restrictions. A 
co-operative society is subject to the same tax liability as a company 
operating under similar articles and principles. Registration as a 
society does not confer any more chance of success than any other form of 
registration or operation as an unregistered body." 

Other disadvantages are as follows: 

I 	(a) 	Each shareriolder has only one vote despite the number of shares 
held. (Tnis may be seen by some as an advantage.) 

(b) 	Whilst the Co-operative Rules can contain powers permitting the 
Co-operative to lease parts of the M.O. land to its members, those 
Rules could be amended by a Special Resolution of the members. 

I 

	

	This fact may prevent a member obtaining a F.H.O.S. grant from the 
D.H.C. 

I 	
(c) 	The Shares in the Co-operative remain at par value. Whilst this 

would not prevent a sale of the improvements erected upon the 
land, the possibility of the Co-operative repurchasing "the land" 

'  content of a proposed Vendor's equity and reselling the same to an 
incoming member to generate development or maintenance funds does 
not exist. 

I 	(d) 	The formal approval of the Registrar of Co-operative Societies is 
necessary when amending Rules and such amendments must be within 
the limits of the Act. 

I Co-operatives, however, have many advantages including:- 

Initial set up and subsequent ongoing costs are minimal. 

If established as a Rural Co-operative the structure may be exempt 
from Land Tax which could be considerable saving for a large M.O. 
project. 

The Co-operative has perpetual succession. 

I 
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2.5.4 The Proprietary Company 

The Proprietary Company is limited to a membership of fifty shareholders 
although two or more persons jointly buying a share or shares are 
considered to be a single snareholder. Generally a proprietary Company 
should not be considered unless the number of dwellings proposed to be 
erected upon the land is less than fifty. 

The major advantages of a Company M.O. structure are: 

A Company can be incorporated without lengthy delays. The use of 
a shelf company, in certain instances where time is of the 
essence, is warranted although considerable legal costs could 
subsequently be incurred in amending the Memorandum and Articles 
of Association to meet the recommendations set out in paragraphs 
2.2.2., 2.2.3 and 2.2.5 supra. 

A company allows a considerable degree of flexibility in internal 
organi sati on. 

The ease of transferability of a sriarenolder's interest. 

The company has perpetual succession. 

The disadvantages of a proprietary company are: 

The initial set up and ongoing costs including the filing of 
annual returns. 

The Company is liable to pay Land Tax. 

The Company is liable to pay Income Tax on any profits made by it, 
although this may not be an issue as the M.D. structure would not 
generally have a commercial aim. 

2.5.5 The Company and Unit Trust 

This structure involves a proprietary or public Company holding the M.D. 
Land as a trustee under a Unit Trust. Members of the M.D. community 
acquire a unit in the Unit Trust which per se permits them to exclusively 
occupy and erect a dwelling on a specified part of the land. 

The Unit holders in the Trust elect the Board of Directors of the Trustee 
Company from their number and have the right to dismiss the Trustee if 
they so desire. 

The major advantages of this structure are: 

(a) 	The ability to set up an operational structure in a short period 
of time. A Shelf Company can be acquired to act as Trustee and 
complex amendments to its Memorandum and Articles are not required. 
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Units can be sold at market price by a proposed Vendor or could be 
repurchased and sold by the Trust as the 'land content' component 
of a proposed Vendors equity in the M.O. land whilst allowing the 
proposed Vendor to sell improvements upon the land occupied by 
him. (See paragraph 2.2.2. supra). 

Each unit holder has one vote for each unit held by him (with a 
restriction on the number of units which can be held by a person). 

The Trust Deed may allow a procedure for simple and cost efficient 
means of making amendments to various of its sections. 

The Trust Deed can te structured so as to prohibit the Trust 
Company selling or mortgaging the M.O. land in toto or terminating 
the unit holders' rights to exclusive occupation of dwellings 
without the unanimous (or some lesser majority) consent of all 
members. 

I 	(f) 	The structure provides for the greatest flexibility of internal 
organ isati on. 

I The principle disadvantages of this structure are: 

The initial set up and ongoing costs are more expensive than a 

I
co-operative or a proprietary company. 

The Unit Trust must be for a fixed (albeit long) period in order 
not to infringe the rule against perpetuities. 	This is overcome 

I 	by incorporating a further Unit Trust with identical objects and 
Unit riolders prior to the expiration of the perpetuity period and 
transferring the M.O. land to triat Trust. 	Alternatively M.O. 

I 	Lands could be sold in toto and a distribution made to unit 
holders. 	This aspect could however create difficulties 70-80 
years after to the establishment of each Trust. 

The unit Trust would be liable for Land Tax. 

If careful consideration is given in drafting tne Unit Trust Deed, unit 

I holders would be eligible for grants under the F.H.0.S. 

2.5.6 The Public Company (Limited by guarantee or share capital) 

I These structures vary from Proprietary Companies insofar as there is no 
limitation as to the number of sriareholders they can have. 	The Public 
Company is the only available entity which could legally deal in 

I 	prescribed interests subject to compliance with the Provisions of 
Division 6 Part IV of the C.C. (see paragraph 2.4.2 supra). 

I 	The Public Company limited by guarantee (P.C.G) has no share capital and 
members are liable only to the extent of their guarantee. 	Profits, 
surpluses, assets etc are not available to the shareholders on a winding 

' up. The P.C.G. per se is not recommended as a viable M.O. structure as 
any division of the assets of the P.C.G. into implicit shares (e.g. the 
exclusive right to occupy and build a dwelling on specified areas of the 
M.O. land) may be treated as a conversion to a Public Company limited by 

I share capital (P.C.S). 
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With the exception of the lacK of restriction on the nurnoer of members it 
may have and its ability to offer prescribed interests, a P.C.S. has 
advantages and disadvantages similar to those of a proprietary company 
out initial and ongoing costs are greater. 

2.5.7 A Public Company limited by Guarantee with a subsidiary Public 
Company limited by Share Capital 

It is suggested that this structure may be suitable for M.O. Projects. 
The participants in the M.O. project would become members of the P.C.G. 
which would hold five ordinary shares and a number of redeemable 
preference shares equal to the number of dwellings to be erected on the 
M.O. land in a fully owned subsidiary P.C.S. As each participant becomes 
a member of the P.C.G. it would transfer to him a redeemable preference 
share in the P.C.S. which would entitle the member to exclusive 
occupation of a particular area of the M.O. land upon which a dwelling 
could be erected. In essence, the P.C.G. would act as the Administrative 
and Management entity whilst the P.C.S. would act as the land owning 
entity. When a member disposed of his equity in the M.O. Project the 
P.C.S. would be entitled to redeem the share and resell it to the 
incoming purchaser whilst allowing the proposed Vendor to receive market 
value for the improvements erected upon that area of the M.O. land 
exclusively occupied by him. 

This structure would permit great flexibility although initial set up and 
ongoing costs would be considerably higher trian any other possible 
structure considered. In addition, the complexities of the strucutre may 
cause anxieties for laypersons participating in the M.O. project. 

It has been suggested that to offer or grant a membership in a P.C.G. 
does not amount to an offering or issuing of a prescribed interest within 
the meaning of Division 6 Part IV of the C.C. (see paragraph 2.4.2. 
supra) The same suggestion has been made in respect to the sale of the 
redeemable preference share in the P.C.S. to the member of the P.C.G. 
The former suggestion is probably correct although the Editors of the 
C.C.H. Australian Company Law & Practice (Volume 1; 19-020) state that 
the benefit which is to be received from the investment need not be a 
financial advantage - it may merely be Club membership benefits. 

The subsequent suggestion, however, is in all probability not valid 
having regard to the expanded meaning of the term "the public" in the 
C.C. (see Section 5(4) of the C.C.). There is decided authority to the 
effect that the persons to whom an offer is made are members of a closed 
class (e.g. members of the P.C.G.) does not mean that the offer is not 
made to the public. 

The Coniiiission in NCSC Practice Note No. 321 has indicated that it will 
consider an offer to members of an association whose only nexus is that 
membership to involve an "offer or invitation to the public" in the sense 
that those expressions must now be construed. 

Delays could be expected in creating this structure although such delays 
are likely to be less than in the case of incorporation of a co-operative. 

Tnis structure would have perpetual succession. 



I 
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2.6 	The Concept of the Proprietary Lease (P.L) 

No matter which M.O. land holding entity is decided upon, P.L.'s should 
be granted to members of the M.D. project to ensure that they are 
entitled exclusively to occupy at least the part of the M.D. Land upon 
which they may erect their dwelling. The use of a P.L. would ensure 
security of tenure, transferability of equity, equality of participants 
as well as enhance the prospects of a financier being willing to maKe 
advances to individual members. The P.L. would assist financiers taking 
security not only over the members shares in the M.D. land holding entity 
but also over the term of the P..L. 

The P.L. should be structured so that it terminates immediately upon the 
member ceasing to hold shares in the M.O. land holding entity. 

Constraints upon the term of the P.L. are considered in paragraph 2.4.1 
supra. 

The areas to be exclusively occupied by individual members should be 
capable of precise identification (by survey) in order to prevent 
"boundary" disputes and again to enhance the prospects of a member 
obtaining finance on his own equity. 

A further advantage of the P.L. would be that in the event of the winding 
up of the M.O. land owning entity the P.L.'s would be protected from 
creditors of the M.O. entity for their duration. Creditors of a bankrupt 
member would have access to that members P.L. 

TheP.L. has the further advantage that members' obligations in relation 
to conduct and use of common and exclusive areas can be adequately 
incorporated into by-laws therein. 

To ensure that dwelling construction is completed as soon as possible, it 
is suggested that the P.L. could contain a covenant on the part of the 
member to erect a dwelling within a certain limited period of time. This 
provisionwould also have the effect of discouraging "speculative" 
purchases. 

Whilst the M.O. code requires that at least 66% of all adult persons 
residing on the land must "own" the land, to prevent speculation and 
profit maKing motives, penalties could be imposed on non resident 
owners. This could be achieved by providing in the P.L. that subsequent 
to completion of a dwelling the "Owner" thereof forfeits a 5% equity in 
the P.L. to the occupier of the dwelling to which the P.L. relates (or to 
the community in the event of there being no occupier) for each year the 
"Owner" is not in occupation of the dwelling. If an "Owner" subsequent 
to a period of non-occupation of less than twenty years again takes up 
occupation of the dwelling then conversely he could recoup a 5% equity 
for each subsequent year of occupation. 

It has been suggested that the concept of the P.L. would be untenable 
where "expanded" or "communal" structures are built but this is not so. 
The M.O. land could be divided into "hamlet" areas which permit a certain 
number of dwellings to be erected in specified locations within that area. 

I 
I 
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Each owner of a dwelling by virtue of the P.L. would be granted the right 
in common with the other owners of dwellings within that hamlet area to 
occupy the balance of the hamlet area. The communal building 
incorporating kitchen, wasning, living facilities etc, would then be 
erected upon the "commori part of the hamlet area. 

2.7 	The infrastructure of the M.O. Communit 

The infrastructure of the M.O. community should be left until the M.O. 
structure is being created and then only after consultation with the 
proposed participants in the M.0. project. The M.O. land could be 
divided into hamlet areas and common areas which are designated for use 
by all members. Within each hamlet areas could be designated for 
dwellings to be exclusively occupied and areas designated for use in 
common by members dwelling within that particular hamlet area to the 
exclusion of other members of the community. This concept allows for 
members having similar philosophies, interests or skills to reside within 
a particular area in close proximity to one and other. If each hamlet 
area is allowed autonomy in decision making processes affecting that 
area, then the possibility of disharmony due to conflicting ideologies is 
reduced. To ensure equality of the various hamlet areas, each area 
should be entitled to elect one of its number as a director of the M.O. 
Entity rather than all members en mass electing the Board of Directors. 
Residual powers must be vested in the M.O. entity (e.g. fire precautions, 
imposition of levies etc),. 

2.8 	Recommendations in relation to future Projects 

Until there is specific legislation dealing with 14.0. lands either "the 
Co-operative" structure or the "Company with Unit Trust" structure or the 
"P.C.G. with subsidiary P.C.S." structure could be used in future M.O. 
provided that such structures are augmented by the P.L. Similarly 
incorporation as an Association would need to be considered upon 
enactment of the proposed Associations Incorporation Act. The 
Proprietary Company could also be utilised with similar effect where the 
number of dwellings on the M.O. land will not exceed fifty. 

Great care should be taken in drafting the documentation for the selected 	- 
structure as the content of the documentation is more vital to the 
success or failure of the M.O. project than the particular legal 
structure adopted. The draftsman will need insights into the nature of 
the structure selected and the problems the community are likely to face. 

2.9 	The Possible Legal relationship between the Land Commission of 
N.S.W. and the M.U. entity 

To facilitate the establishment of M.0.s the Lana Commission could: 	 I 
Acquire the land proposed to be used. 

Be responsible, with the aid of appropriate consultants, for the 	 I 
preparation of the development application and negotiating withthe 
Council and other necessary statutory bodies. 

Review the costs of implementing the project prior to a final 
decision to proceed. 



I 
Establisn tne M.O. structure. In order to limit payments of stamp 

I duty Landcom and the M.O. structure should enter contracts for:- 

I) the sale of the land for a price determined by negotiation 

I between Landcom and the M.O. entity; and 

Landcom to carry out works upon the M.O. land which it is 
agreed are Landcom's responsibility for a consideration 

I agreed by negotiation between the parties. 

Bear the risks association with the M.O. project until title 

I transfer to the M.O. entity and the "works contract" is completed. 

Develop the "invisible" structures (sucn as the M.O. structure ana 

I 	
infrastructure, the P.L., training/operating instructions, rule 
books etc). 	The costs of developing the "invisible" structures 
could be incorporated into the "worKs" contract. 

I 
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3.0 	FINANCIAL ISSUES 

3.1 	Policy Issues 

State Government 

The State Bank should investigate its policy in relation to: 

- 	F.H.0.S. entitlements 
- 	community purchase bridging finance 
- 	coniunity building finance 
- 	home purchase finance 
- 	home loan insurance 
- 	community standby facility to assist members in needs, and/or 

to provide funds for the community to exercise a pre-emptive 
purchase right from members or from a mortgagee in possession. 

The Builders Licensing Board to consider special provisions to 
facilitate M.O. communities constructing their own improvements as 
a community not just as owner builders. 

Valuer General's Department needs to examine the rating of 
multiple occupancy properties. 

Home Loan Insurance - the G.I.O. to investigate community and 
house site mortgage insurance where this is not provided by other 
organisations. 

Treasury should evaluate a policy option for giving intending 
communities the status of "enterprise zones" following the 
precedents established in the U.S.A. and U.K. Some suggestions 
for the Australian situation are set out in Parliamentary Paper 
No. 438 of 1978 on SELF SUFFICIENCY (WITH LAND RIGHTS). For 
example exemptions could be given for land tax and payroll tax, in 
return for the community being financially self-reliant. 

Federal Government 

Home Loan Insurance - the H.L.I. Corporation to establish a 
facility for insuring M.O. housing loans. 

Department of Housing and Construction to ensure that financial 
and legal structures recommended in this report do not prevent 
payment of grants to applicants in M.O. projects. 

Commonwealth Employment Service to consider its role as a 
marKeting agent for forming new communities and finding 
repl acement members. 

These are outlined in tne sunirnary section of the report. 
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3.2 	Summary of Financial Model Applied to Sample Project 

The financial model developed sample is directly applicable to any 
multiple occupancy project of the Land Commission. It is also 
applicable to new urban areas and urban renewal areas where a 
community entity might seek to purchase land from the Commission. 

A community mortgage is only required in the worst case when total 
capital costs exceed $500,000 and/or not more than eighty 
homesites are sold before the community purchases the property. 

Implementation may reveal 	less 	costly 	alternatives 	and/or 

financing techniques which would reduce borrowings (e.g. a 
significant proportion of applicants may have personal savings, 
revenues from working the land, the cost of the shares is 
increased). 

I 
Ii 
I 
I 
I 
I 
I 
I 
I 
I 
I 
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Summary 

Size of property: 

Landcom investment 

Planning constraint 
on number of house 
sites: 

Minimum number of 
households for 
financial viabihty: 

Payback period to 
Landcom: 

320 hectares 

$650,000 for land, improvement & social structure 

1 per hectare - 320 or 128 at 2.5 persons per 
household 

80 

15 months 

Source of payout: 	(1) Funds obtained by at least 80 nouseholds 
contributing a total of $500,000 obtained 
from savings and/or First Home Owners Scheme 
(FHOS) Grants and/or bank/building society. 

(2) Commercial first mortgage as may be required. 

Risks for Landcom: 	(1) Failure in obtaining development approvals. 

(2) Development cost over-runs. 

(3) Shortfall 	in 	residential 	applications 
affecting assumptions about: 

Community mortgage of up to $255,000 @ 
16% 
$8,250 building finance for 20 years at 
12% 
Community rates and services 

(4) Insufficient finance for development. 

Benefits to Residents: (1) Land and housing affordable by unemployed 
persons without any savings. Entry cost 
below that for most otner communities. 

Negotiable 	interest 	enables 	ultimate 
recovery of sweat equity with initial market 
values of around $40,000 per household. 

Attractive quality of life. 

Potential for economic self-reliance. 

CONCLUSION: 	 Except for the risk of obtaining the development 
approvals, all the other risks would appear 
either manageable or acceptable to both Landcom 
and the residents. 
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- 3.3 	Assumptions 

The 	following 	details 	the 	capital 	and 	operating costs 	of 	an 	entire 
project 	and 	concludes 	that 	the 	total 	value 	of 	the comunity 	after 	the I 	construction 	of 	80 	houses 	(witn 	no 	mortgage) 	is $3,350,000. 	The 
assumptions are based on the "worst case scenario" for 80 sites. 

I 3.3.1 	Capital Costs: 

For the community - $ 

I Feasibility study and other set up costs* 20,000 

Land purchase costs (approx.) 240,000 

Planning and approvals 20,000 

Visible development 	(including 80 foundations) 200,000 

I 	Invisible development* 40,000 

Holding and management costs 65,000 

Contingency (10%) 65,000 

Total 	community capital 	costs equivalent to $2,031/ha 650,000 

For each household - 

Cost of riousing site in the community (land cost) 

Average cost of construction materials & fittings 

Total initial average cash required by each house site 

Average value of initial construction (labour at market 
rate of $160/day for 100 days) 

Average value of labour contributed by the community 
for community development per house 

Cost of housing with "sweat equity" 

Total Value 

Estimate of free market value of house and land 

Imputed development profit 

Total value of community with 80 houses-no mortgage 

I 
I 
I 
I 

$ 

6,250 

10,000 

16,250 

16,000 

1,000 

33,250 

$ 

40,000 

6,150 

3,350,000 

* 	Much of the costs of the initial feasibility study and the setting 
up of invisible structures and procedures by Landcom represent a 
one time set up cost for establishing a new type of project. 
These costs could be amortised over future projects. Future 
communities could pay a "royalty" to the pilot project community. 

It may be desirable for each new community to be sponsored by an 
establisned community acting as a "Godfather" a function 
institutionalised in the Moriaragon co-operatives. 

I 
I 
I 
I 
I 
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3.3.2 	Operating Costs 

For the community - 

Land tax, 	rates, maintenance tools 	and materials, 
consumables, 	phone, power, 	printing & stationary, 
legal, 	etc. 	say 20,000 

Charge for each household for rent/rate for 
community services listed above $5/wk. 250 

Repa.ment 	over 20 years of principal 	and 
interest on $8,250 building society loan 
at 	12% p.a. 	interest $lY/wK. 988 

Power, 	fuel 	(locally produced?), 	phone 
for each household, say $3/wk. 142 

Total 	cost per housenold 	($21/weeK) $27/wk. 1,380 

3.3.3 Income 

For the community - (the choice of options will finally be determined by 
the community itself) 

/nnual membership fee from all residents of voting age. 

Basic rent/rate from each of the 80 households (refer to a). 

Special levy to pay any community mortgage interest. 

Revenue share (tithe) from farming leases, and other leases which 
generate incomes. 

Capture of the capital gains created, by the community buying back 
from short term members their shares in the land at a lower price 
than they are sold to an incoming member. 

Pooling of welfare income of members. 

Community enterprises. 

Investment income from buyback reserves. 

For each household - 

Welfare income. 

Property income including private superannuation, 	gifts 	and 
stipends 

Wages and salaries 

(1) 	Production and exchange of goods and services 

(m) 	Revenue 



I 
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3.3.4 Tenure Arrangements 

For the community - 

(a) 	Freehold title to all the land occupied by the community 

(b) 	Land may be mortgaged to a limited extent and limits not changed 
or land sold unless (75% of) members and (90% of) homesite owners 
agree. 

(c) 	Leases for all land which is privately used or occupied, e.g. 
Homesites (perpetually renewable lease) 
Land used for private productive activities (terminating 
lease) 

(d) 	Shares held by members in the land of the community can only be 
transferred to the community or to a mortgagee entering possession 
of a leasehold improvement. The community has pre-emptive rights 
to buy for itself or sell the shares of all exiting members to 
persons of its choice. 

For the individual - 

(e) 	All residents of six months who are 18 years or over obtain a vote. 

(f) 	All home owners obtain a pro-rata share in the land of the 
community and a lease over their home site (which can be 
perpetually extended). 

(g) 	Homesite leases qualify for FHOS grants. 

(h) 	Homesite leases provide adequate security for conventional housing 
loans. 

(i) 	Home site leases can be sold at any price at any time but 
transfers can only be registered by owners of the shares 
associated with the homesite lease and these shares must be 
purchased from the community on such terms and price as may be 
determined by the community. This allows the community to control 
who enters the community and to capture back the capital gains 
created in the community to pay off any community mortgage and 
create buyback reserves, refer to 3.3.3 It also allows the home 
owner to capture back the cash and sweat equity invested in 
his/her homesite. 

3.3.5 Availability of Finance 

For the community - 

First mortgage and/or vendor finance of up to 40% of valuation. 

For home builders - 

Personal savings, loan and/or gift from friends or FHOS and/or 

I 
I 
I 
I 

I 
I 
I 
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C. 	20 year or longer credit loan of up to $11,250. 

3.3.6 Cost of Finance 

For the community - 

Around 15%; 

For the homeowner - 

Around 12%. 

3.3.7 Set Up Procedures 

For Landcom - 

(a) 	Provides finance to purchase and develop land with establishment 
of appropriate social structures including arranging: 

provision of long term resident construction finance of 
around $700,000 advanced on the security of the homesite 
leases and/or 

home loan insurance to allow home builders to obtain long 
term housing finance from conventional lending institutions. 

a building contract which allows homesite leasees to qualify 
for FHOS grants and construction finance as may be required. 

Community structures. 

(b) 	A holding period budgeted for 15 months with maximum of 18 months. 

(c) 	Licences prospective members of the community to occupy the land 
for a weekly fee of $20/week held as a purchase deposit to allow 
them to assist in the development of community facilities, their 
homes and the social structure of the community. 

(d) 	Obtains appropriate development approvals from the local council. 

(e) 	Translers land to community only when Landcom can be paid back all 
its costs by the community. 

(f) 	Maintains ultimate control of development and operations until the 
community purchases the land. 

For the community - 

(g) 	Specification of community development, facilities and homesites 
completea within six months of land purchase to permit completion 
of items in 3.3.7a within 12 months. 

(h) 	Community pays out Landcom when all the shares for homesite land 
have been sold or such lesser number that allows Landcom to be 
paid out without mortgaging the property in excess of 40% of its 
current value. 
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(i) 	Prospectus is not required to solicit members because either: 

Issue of shares in the land qualifies as a private placement 
because they are only available to homesite leasees who are 
members of a company limited by guarantee or, 

An exemption is obtained from the National Companies and 
Securities Commission, or 

Landcom (which is exempted from the need to issue a 
prospectus being a Government body) makes the offer of shares 
or 

The community qualifies for exemption by incorporating under 
the Local Government Act or it obtains its own special 
legislation. 

Tne physical (visible) and social (invisible) structures of the 
community are sufficient to attract the required number of members. 

For prospective members - 

(k) 	Sufficient number qualify for FHOS or have access to sufficient 
funds to purchase sufficient shares to meet assumption(s) and/or 
can qualify for adequate housing loans. 

(1) 	Adequate skill and experience is available amongst their number to 
assist in the planning and development of the community, its 
facilities and housing. 

3.3.8 Operating Conditions 

For the community - 

Operating costs covered by income; 

Capable management; 

Internal political stablity; 

For the members - 

Sufficient income to meet commitments. 

3.4 	Implementation Issues 

3.4.1 Number of Shares in the Coniiunity 

The number of shares in a multiple occupancy community is typically 
related to the number of members and/or the number of households. Their 
initial issue price is then determined by dividing the number of shares 
into the money required to purchase the community land. There is rarely 
any predetermined basis for either the price of any later issues or 
transfer price. 

I 
I 
I 
I 
I 
I 
I 
I 
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I 



While such arrangements have the virtue of simplicity they can create 
many inequities between members, households and hamlets at any given time 
which can be compounded over time by changes in land values, number of 
residents, number of households, number of hamlets, and number of shares 
on issue. 	These inequities arise from the inflexibility of such simple 
arrangements. 	Their ad hoc nature arrangements also creates a serious 
disincentive for people to commit either their money or their labour to a 
community. To minimise these problems and to maximise equity ana 
flexibility it is recommended that: 

The number of shares issued be equal to tim number of square 
metres leased for homesites and their associated hamlet area. The 
number of shares, and so cost of entry to any homesite and hamlet 
area will thus be proportional to the area over which the 
shareholder has exclusive rights of occupancy. 

The share price be determined: 

Initially, from dividing the total cost of acquiring the 
community land with its improvements by the total number of 
square metres of land which is initially leased for hornesites 
and hamlet areas. 

There after, from dividing the total value of all the 
community land and community improvements (excluding all 
privately owned improvements on privately leased land by the 
total number of shares on issue. This procedure is commonly 
used by Property Trusts and Mutual Funds. 

3.4.2 The Initial Price per Share 

There is a range of prices which could be used for the initial issue of 
shares in the pilot project community wnile using the formula recommended 
above for determining the number of shares initially issued. The price 
per share will depend upon: 

The total cost of the community; 

The money borrowed by the community to finance its cost; 

The total area of land initially leased for residential use; 

The price is not necessarily affected by: 

The number of members; 

The number of residents; 

The number of housesites; 

The number of hamlets; 

The ratio of people per household or children per adult. 



I 
I 	However, as finance is dependent upon the number of houses built, the 

number of housesites will be used to illustrate how the share price is 
calculated. 	It is assumed that eacn housesite on average occupies 500 

U square metres (approximately a 1/4 acre block) and shares another 500 
square metres with other houses in the hamlet so that there are 1000 
shares issued on average for every housesite. 

I 	Using the worst cost case of $650,000 the price per share will change 
according to the funds borrowea by the community to finance its cost and 
the initial area of land leased for residential purposes. 	The price per 

I share is found by subtracting the borrowed money from the cost of the 
community and dividing this by the number of square metres of residential 
land as illustrated below: 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
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Cost of community and improvements 

(worst case inc'udes pilot project 

overhead costs) 	 $650,000 	650,000 	650,000 

Less: 

Money borrowed by the community: 	$Nil 	150,000 	220,000 

Shareholders funds (equity) 	$650,000 	500,000 	430,000 

Number of homesites (minimum) 
	

80 	 80 
	

80 

Number of shares 1000/homesite) 
	

80,000 	80,000 
	

80,000 

Price per snare 
	

$8.124 	6.250 
	

5.375 

Average cost per household 	 $8,125 
	

6,250 
	

5,375 

Cost per person (1.5 persons/house) 	$5,417 
	

4,167 
	

3,583 

Cost per person (2.5 persons/house) 	$3,250 
	

2,500 
	

2,150 

or 

Number of homesites (maximum 
	

128 	128 	128 

Number of shares (1000/homesite) 
	

128,000 	128,000 	128,000 

Price per share 
	

$5.078 	3.906 	2.500 

Average cost per household $5,078 3,906 2,500 

Cost per person (1.5 persons/house) $3,385 2,604 1,667 

Cost per person (2.4 persons/house) $2,031 1,562 1,000 

3.4.3 The Value of Money Borrowed by the CoaRnunity 

As the money borrowed by the community increases the price of the shares 
reduces accordingly. Multiple occupancy communities are reluctant to use 
their land as collateral to borrow funds. This reluctance could motivate 
members of the community to: 

Contribute their own savings or mobilise additional funds to 
reduce and/or eliminate any mortgage that may be raised initially. 

Minimise 	the 	cost 	of 	community 	construction 	activity 	by 
contributing their labour. 
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In tne illustration given aoove, the community loan of $150,000 for a 
community costing $650,000 represents a borrowing ratio of 23%. The loan 
of $220,000 represents a 34% ratio. This is well within the 66.67% ratio 
which is laid down by legislation for trustee investments. However, the 
66.6% limit is set from the point of view of the investor rather than the 
borrower. In a low cost community it could be prudent to limit tne 
maximum borrowing ratio to say 40% which for a community costing $650,000 
would permit borrowings against the security of the land of $260,000. 

Even if the community eliminated any borrowings against its land it may 
still wish to offer its land as collateral security to obtain: 

A loan guarantee facility for home loans, or community business 

I ventures or assisting in setting up other communities. 

Funds for the community to exercise its pre-emptive rights to buy 
back the shares and residential lease of an existing member when 
there are no acceptable applicants to buy into the community. 
(The 	aversion of communities 	to borrowings 	should provide 
considerable motivation for either finding acceptable applicants 
or changing their standards for acceptance.) 

Assistance for any of its members in financial difficulties 
especially when a mortgagee may seek to taKe possession of a 
house. Sucn action could prevent the mortgagee selling the house 
to someone who was not acceptable to the community. 

In short, the value of the community's land and other assets can be used 
to preserve the social and political independence of the community by 
controlling who is admitted to membership. Such independence can only be 
maintained if the community is financially strong. The interdependency 
of such arrangements provides an important mechanism for sustaining both 
financial viability and management stability. 

The cost of setting up the pilot project community might well be reduced 
to $500,000, especially if the one time overhead costs of setting up the 
project as a pilot are shared by later communities. For planning 
purposes the price of the pilot project shares can be calculated on the 
basis that the community loan is $150,000. In the event that costs can 
he reduced by $150,000, no community loan will be required in the 
establishment phase. 

3.4.4 Number of Homesites 

The maximum number of 128 homesites 	is determined by planning 
requirements whereas the minimum number of 80 suggested above for the 
pilot project is an arbitrary number. It could be much less, but halving 
the initial number would double the price per share. On the calculations 
above, each household woula then need to buy shares valued at $12,500 
rather than $6,250. They would be more difficult to sell and it would no 
longer be possible to form a community only with people who were on the 
dole without any assets. To maintain this objective a high number of 
homesites is recommended. 

I 
I 

I 

I 
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3.4.5 Area of Homesites/Flamlets 

The area of lard leased to each household/hamlet can be quite flexible. 
If less than 1300 square metres of land is leased on average to each 
homesite then the price per share will increase to keep the snare price 
per homesite at the target value of $6,250 for 80 sites. The number of 
shares per square metre of leased land should be fixed for simplicity. 

3.4.6 Cost of Shares Per Person 

The manner in which the cost of the shares required to obtain a homesite 
lease is divided between members of the community can be determined by 
the community and/or each hamlet and/or household. It is recommended 
that the share price be determined on a homesite basis with every 
household deciuing for itself how the cost is shared among occupants. 
The dynamic tenure arrangements (see attachment) which are recommended 
are neutral as between various household arrangements and further equity, 
localised ownership and control of the community and perpetuate open 
access to low cost housing. The dynamic tenure arrangements wnicn 
provide co-ownership rights to homesite leases and shares to all nomesite 
users would also ensure compliance with planning requirements that two 
thirds of the landowners are residents. The final decision regarding 
this can be made at a later date by the ultimate community members. 

3.5 	Financial Structure and Casnflows 

The First Home Owners Scheme (FHOS) provides three options for receiving 
the grants with three levels of benefits. The maximum payment for a 
recipient with no dependents is $5,000; for one dependent it is $6,SOU 
and with two dependents it is $7,000. These maximum benefits are 
available when the payments are made monthly over a period of five 
years. It is also possible to obtain up to 50% of the grant as a lump 
sum with the remaining payments paid monthly over a five year period. 
However, if such a lump sum grant is chosen then the total value of money 
received is reduced to $5,250, $5,750 and $6,250 respectively for the 
three levels of benefits. 	All payments can be made directly into the 
bank account cf any person nominated by the beneficiary. 	This could 
facilitate obtaining a "FHOS financier" who would provide a cash advance 
against tne future payments as illustrated in the cash flow table 
following. The table assumes that the value of the future payments are 
discounted back at a rate of 16% compound per year. 

For the purpose of illustrating the financial arrangements, the middle 
level of benefit is used in the cashflow analysis. That is, an initial 
lump sum grant of $3,000 with $2,750 paid in monthly installments over 
the following five years. It should be noted that the rate of monthly 
payments reduces over the period as shown in the cashflow table. Using 
the worst case of requiring 80 grants, the aggregate cashflow would be a 
lump sum payment of $240,000 in the first year with the aggregate annual 
payments reducng from $60,000 to $28,000 over the following five years. 
The total value of the monthly payments being $220,000 which when 
discounted back by the FHOS financier is reduced to $155,000. 
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It might well be possible to obtdin this $155,000 from a financier 
without the need to offer the community land as the prime security as the 
lender could be secured by the grantees directing the government to pay 
the financier directly and providing a "negative pledge" that they would 
not act in a way which would allow the FHOS payments to be terminated by 
the government. The community could give an additional collateral 
"positive pledge" through a mortgage over the community land to indemnify 
the financier against loss. Such arrangements could be preferable from 
everyone's point of view as they would create community social pressure 
on individuals to honour their negative pledges as defaults would become 
a community cost. 

By using such a FHOS financier the total cash which the FHOS could 
immediately generate would be $240,000 plus $155,000, a total of 
$395,000. Another $255,000 is required to payout the $650,000 for 
Landcom in the anticipated worst case. That is $3,188 per household. In 
addition, it is assumed that each household will require around $5,000 to 
pay for building materials, fittings and furnishings. Each household 
will thus require, say $8,250 eitrier from their personal savings and/or 
loans. 

The worst case would be when all 80 households need to borrow all the 
$8,250 which in aggregate amounts to $660,000. It is recommended that 
Landcom organises this end finance from either established building 
societies, banks, and/or by setting up a special Project Co-operative 
Housing Society for the community. If the $8,250 per household was 
borrowed at an interest rate of 12% p.a. on annual rests with the 
principal and interest repayable in equal instalments over 20 years, then 
a weekly payment of $18.96 would be required per housenold. This would 
be within the means of a single person on the dole, especially in a 
community where much food can be locally produced. 

Like the FHOS, the building finance will not all be immediatley 
available. Draw downs would become available as construction proceeds. 
To permit the community to pay out Landcom its full $650,000, the 
community will need to draw down a total of $260,000. Around $80,000 of 
this can oe expected to be obtained from 80 households contributing 
$20/week as licence fee/lay-buy payments over the 12 months development 
period. This will reduce the purchase bridging finance required on the 
security of the community land to $180,000 which represents 27% of the 
$660,000 purchase value. If cost savings reduce the purchase and 
development price to say, $500,000, then only $80,000 representing 16% 
would need to be borrowed. 

Home loan financiers are much more comfortable with lending on completed 
houses rather than houses under construction. It is then possible to 
inspect the quality and value of the worK and not be exposed to the risks 
of poor quality workmanship, the house not being completed on time or not 
being completed at any time, and that the house has been built in the 
correct location as specified. A finished house can be suojected to an 
independent valuation. When end financiers do provide construction 
finance they are far more comfortable financing professional builders 
than owner builders. 
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The problem of finding housing finance is compounded in distant rural 
areas. A single lender or mortgage insurer may in addition not wish to 
concentrate his risk by accepting all the business in a single locality. 

For all tnese reasons it would be essential for the developer of a 
multiple occupancy community to organise the construction finance if the 
residents do not have a sufficient level of personal savings. If a 
special project co-operative housing society was not utilised, tnen two 
or three different housing financiers might need to be organised into a 
consortium to avoid a locational concentration of loan risk. 

Even with a combination of worst cases when all the residents had no 
personal savings, it should still be feasible for Landcom to organise 
sufficient construction or "end financed to recover its investment in the 
project. To facilitate the procuration of end finance it is recommended 
that: 

End finance is not sought for buildings under construction but 
only for completed houses. 

The coninunity uses its land as collateral to procure such finance 
as may be required to build houses which are refinanced on 
completion with a conventional home loan institution. 

Whether or not housing finance is obtained during the construction 
phase, the land owning corporation, acts as the builder so that 
from the financiers' point of view they are not dealing with owner 
builders. 

The land owning corporation appoints the homeowner as the 
principal sub-contractor. 

The land owning corporation forms a joint venture arrangement with 
Landcom to develop the community land and supervise the 
construction of all homesites and/or homes which require any 
financial assistance from the community to insure that the work is 
completed on time to standards acceptable to the end financier. 

With such arrangements it should be possible to avoid the need for 
mortgage insurance. The value of the labour contributed by the home 
owner and his/her friends should ensure that the value of the funds 
required for materials and fittings would be kept to a relatively small 
proportion of the total value of the house. The cash required to build 
the house with ufree  labour should thus be well below the level at which 
a lender requires mortgage insurance. The Permanent Building Societies 
do not require mortgage insurance provided the advance is less than 75% 
of the assessed value. Some permanent societies have a policy of not 
lending in excess of 80% in rural areas; in any event the advantage of 
mortgage insurance may be marginal and not worth its cost. If required 
or chosen, it may be necessary to introduce a number of mortgage insurers 
to spread the locational risk. 
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I 	Some of the residents may well have adequate personal savings and not 
require cconstruction loans. 	In such cases it is recommended that 
procedures be established to: 

I 
1. 	Prove that they nave sufficient means and 

I 	?. 	Ensure that tney will commit their resources to construcing houses 
in the community within a reasonable period of time. 

I 	
All residents should be required to meet the second condition. 

Another advantage of having a person other than the owner contracted to 
be the builder is that it will permit the FHOS grants to be approved 

I 	before construction commences. The "prescribed date" in the FHOS is the 
date of signing the building contract. 	To obtain a FHOS grant the 
applicant must enclose the original contract for building his/her house 

I 
with the application. With a multiple occupancy community they would 
also have to enclose their right of occupancy (The Proprietory Lease) and 
their contract to buy the land (Share purchase contract). Such contracts 
would need to be made conditional upon the FHOS grant being approved or 

I 

	

	the applicant proving that adequate alternative finance was available to 
permit him/her to meet the minimum commitments. 

I 	On tne other hand, all contracts would need to be made conditional on 
there being a sufficient number of applicants for membership of the 
community who had sufficient resources. 	This would require each FHOS 
grantee appointing Landcom as their escrow agent so that in the event 

I 

	

	that sufficient applicants were not obtained within a reasonable time 
like six months, then the FHOS funds would be returned or used for 

I 	
financing an alternate nome. 

fhe initial community aggregate cashflows resulting from the purchase of 
the community land from Landcom are outlined in the table below: 

I 

[ 

I 

I 

El 

I 

I 

I 

I 
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The competitive position of the project in this regard would appear to 
arise from the relatively large number of residents planned for the pilot 
project community. It is usually difficult for new communities to get 
established with such a relatively large number at the start up stage. 
Costs are reduced for land of the same value as the number of people per 
hectare increases. 

The FHOS and welfare payments eliminate the risk of members not being 
able to finance their community entry cost and house construction costs 
provided supplementary housing finance can be provided at commercial 
rates of interest over 20 years or longer. It would seem fair to assume 
that welfare payments would keep up with inflation and increases in 
interest costs, so that there should be no risk that members cannot 
service the annual costs of living in the community including their 
finance costs. 

The provision of long term iiousing finance for "multiple occupancy 
communities" by the private sector is one of the most complex and 
difficult problems posed in the project. 	There are many alternate and 
complementary approaches for its resolution. 	In the short term it is 
recommended that the procedures set out in the previous section be 
adopted with regard to the arrangements for both house building and 
providing construction finance. The basic assumption underlying these 
recommendations is that the independent valuation placed on the completec 
houses will exceed the value of the loans required by one third to allow 
a borrowing ratio of 75% of valuation. In theory this should be 
comfortably achieved for an average house where the cost of materials and 
fittings is budgeted to be $5,000 and the value of tne labour added 
without payment is around $16,000 to create a house valued at replacement 
cost of $21,000. To this would need to be added the value of the 
associated land which has been budgeted to be around $6,250 to create a 
total package before recognising any development profit of $27,250. A 
loan of $8,250 would thus only represent a borrowing ratio of 30%, well 
within the range for which mortgage insurance is not normally required. 

Working bacKward, the minimum valuation required to borrow $8,250 on a 
75% borrowing ratio would be $11,000. A valuer could conceivably 
discount the value of a house and land in a multiple occupancy community 
if there was any serious impediment in the tenure arrangements and/or 
market demand for residency in the community. For example, many lenders 
will not lend on company title because of its lack of negotiability. In 
particular the Building Society Legislation will not permit lending 
against the security of shares. They can lend on the security of a lease 
and it snould be possible to construct the documentation so that it is 
the Proprietary Lease alone which provides the lender with freely 
negotiable acceptable security over both the house and its land. For 
example, the lease could be constructed so that any mortgagee in 
possession had the right to demand immediate redemption of the shares 
associated with the lease and/or sell the siares with the lease on the 
open market. The community's right of first purchase to permit it to 
control its memebership could add to both the confidence of the valuer 
and the lender that a reasonable price would be obtained on sale. 



I 
I From the above remarks it should be evident that the tenure offered 

should be considerably more satisfactory than that provided by company 
title. While lenders may not advance money on the security of company 

I 	title, valuations can be obtained. While these are commonly discounted 
compared with comparable 	strata title 	properties, 	the 	discounts 
originally incurred by company title when strata title was first 

I introduced was typically around 20% to 30%. The discounts reflected 
market prices and provided the incentive for people to convert company 
title to strata title. Today the discounts are typically smaller 

I 
reflecting the cost of converting company title to strata title. In some 
situations company title can produce a premium wnich is acquired not from 
the structure but from the character of tne owners. In the longer term 
this might also occur with multiple occupancy, especially in lower cost 

I communities where any difficulty in finding finance is more than offset 
by the benefits obtained by entering into a self-reliant and attractive 
quality of life environment. 

I From these considerations a satisfactory valuation for obtaining 
long-term housing finance will be dependent upon creating a freely 
negotiable title to a member's private land and nousing. The need to 

I 	share common hamlet areas should not provide an impediment in this regard 
if the U.S. experience with TRACK type tenure is any indicator. Hoeever, 
while the creation of a freely negotiable title is proposed, it does not 

I 	necessarily mean that it will be accepted by a lending institution even 
if a satisfactory valuation is obtained. 	Some permanent building 
societies have a policy of not lending on leasehold title even if this is 
permitted by legislation. Banks have complete discretion to accept such 

I title as they choose. Indeed, banks will lend on company title. They 
may, however, require some system of registering the title; this could 
be done for M.O. leases. 

I There is reason to believe that arrangements can be made to provide 
publicly available private sector finance on normal terms without any 

I special government interventions. In the event this is not so, there are 
a number of fall back positions which should allow Landcom to accept the 
risks associated with the provision of housing finance. Some of these 

I 	
are: 

a) 	Select only applicants wno do not require finance; 

I 	b) 	Organise a project co-operative housing society with or without 
concessional finance. 

I
c) 	Organise loan insurance through the G.I.0., State Bank or Landcom; 

Landcom provides finance directly as vendor loans; 

Introduction of "community title" legislation. 

The market value of an interest in the community will depend very much on 

I the quality of life offered by the community. While an attractive 
physical environment can be important in this regard it is by no means 
sufficient. An over-riding consideration in any community is the social 

I 
environment and its structure. Social cohesion has been established in 
many alternate communities because of slow, careful selection and 
induction to the communities, and also, because they have been relatively 
smal 1. 

I 
I 
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Even in some groups wrich have been established for over 10 years a 
number of issues raised in this study have not been resolved. Such an 
approach is acceptable in such small cohesive groups with a strong common 
philosophical corrmitment. However, it is not recommended for a larger 
community like the pilot project considered in this study, especially as 
it is liiely to be formed relatively quickly with less chance for its 
members to sort themselves out. If members can join a community 
relatively quicKly then there needs to be provision for them to exit 
expeditiously in the event that the community does not suit them. 

This provision is inherent in the structure proposed in this report. The 
structure should also allow people to exit or join at different times and 
automatically allocate the financial benefits or costs on an equitable 
basis among past, current and future members. This Feature is especially 
important where members are required to contribute significant sweat 
equity and/or personal savings. It should underpin the attraction of the 
community and provide a sound basis for social stability. 

If 	a 	pilot community is 	to provide a basis 	for others, 	it 	is especially 
important that 	a 	comprehensive, replicable management 	and finaiicia 
structure be 	developed. 	In 	this regard 	it is 	recommended that 	tn 
concepts and principles of the Co-operative Land Bank set out i 
Attachment 4 be adopted with a management structure based on tt 

principles adopted by the Mondragon Co-operatves. 	This reconimendati 
is made in the belief that these proposals would minimise the risk 
premature social disintegration and/or financial failure. 

The need for the project proponent to extend its role from being just 
developer of visible structures to a developer of invisible social 
structures will introduce new management problems. 	While these should 
not put the project at any serious risk, their existence should be 
recognised and provision made to manage tnem. The role of developing and 
establishing the invisible social structures of communities could be 
important and politically attractive. 

In conclusion, it appears that all the financial risks are in the power 
of Landcom to manage at an acceptable financial cost. Thus, if the risks 
of obtaining the necessary development approvals within the budgeted time 
can be accepted, a project of the type described would be feasible. 
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1 	4.0 	SOCIAL PLANNING ISSUES 	

- 	- 

Social planning for M.O. communities is of vital importance as the 

I sharing of land and in many cases, houses, communal facilities, 
machinery, food, labour, etc., requires very well conceived management 
structures, decision making processes, people selection and education. 

I 	The development of an enabling framework and set of guidelines for such 
social processes is an integral component of establishing a M.O. 
community. Unless such processes are provided for in consultation with 

I the intending community, the project is prone to failure. 

4.1 	Selection 

1 	The selection processes of communities vary considerably. In many of the 
existing smaller communities, the occupants nad either been friends for 

I 	
some time or came togetner with a clear common ideal or religious 
commitment. The latter categories are generally the most successful 
socially. A common mistake among friends is to assume there is no need 
to set out a clear management and legal structure with an agreed.decision 

I making process right from the start. 

The choice then is usually to either select people on a first in, first 

I 
served basis or through interviewing people as to their suitability 
according to the requirements of the initial group or management 
committee. 

I A compromise method can also be used by selecting an initial percentage 
of people who then take it upon themselves to select the remainder 
according to common ideals and aspirations, skills, age etc. 

I Selection of new members must also be considered in the case of a member 
wishing to sell his/her house and/or share. In giving the individual 
security of tenure and therefore, the right to sell, the hamlet or 

I community must take into consideration the fragility of its social 
infrastructure. Steps need to be taken before the first share is sold in 
order to protect the community from a potentially unco-operative or 

I unproductive new member. This can be achieved through the community or 
hamlet reserving a first option on the purchase of the share/house so 
that it is then up to the group to select a suitably compatible person. 

I whatever the 	selection process it 	is 	wise 	for both 	social 	and 

environmental 	planning 	to require a 	potential 	member to 	live 	on 	the 
community 	for 	some 	months or 	even one 	year 	before 	being accepted 	as 	a 

I member. 	This 	arrangement allows 	the 	group 	to 	get 	to know 	each 	other, 
their 	compatibility, 	common 	ideals and 	potential 	as a 	group 	without 
unnecessary pressure. 

1 	4.1.1 Reconiended Procedure For Selection 

The first group of people who register their intentions to purchase 

I shares are to be used as the core group. The number of people in this 
group should be between 30% and 60% of the proposed adult population. 
After hamlet groups from this core group have been formed in accordance 

I with a Group Formulation WorKshop Series, each hamlet group will be able 
to choose extra members from the waiting list according to a set of 
criteria established by the core group. 

Ti 
H 

I 
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4.1.2 Essential Selection Criteria 

Compatibility with core groups value system 

Investigations of successful and less successful communities 
indicate the need for any cohesive community to share a 
degree of common values. 

Community-wide values are to be established by the core 
groups at the stage of the group formulation workshops. More 
specific values appropriate to hamlets (for instance 
vegetarianism) are established by the hamlet groups as they 
form. 

Trial residential experience 
The provision for future residents to reside on the property 
with hamlet groups prior to gaining membership allows all 
parties to make an informed decision. This approach is 
recommended as it allows the intending member to participate 
in a process of self-selection. 	The actual length of time 
for this period is determined by various factors. 	Three to 
twelve months is appropriate. 	During this time the person 
works and lives on the property and partakes in formal or 
informal training programmes. The more formal training 
programmes are discussed in section 4.3 

A cross section of people ano skills 

It is vital that there is a cross section of people and 
skills to form a viable community. Where the intention is to 
cater for young, unemployed people, it is wise to mix them in 
communities with people of other ages and work experience in 
order to provide - 

a balanced social structure with a wider appreciation of 
human problems. 

skills necessary for the development of relations with 
the outside community, 	local 	government 	and the 
bureaucracy. 

skills 	such 	as 	mechanics, 	farming, 	building, 	and 
relevant technology, to enable the hamlet or community 
to be self reliant. 

older people in communities play a valuable role 
especially with young children. 

Appropriate organisations to liaise with in this regard, 
include: 

- 	CYSS groups 
- 	Commonwealth Employment Service 
- 	The Community Tenancy Scheme 
- 	Local Aboriginal groups 
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I 4.2 	Management 	

- 	- 

4.2.1 Management Structures and Decision-Making Processes 

I Experience in the formation of communities over the past ten years has 
taught tiat the management structure and expertise in decision making 
processes has been a crucial factor in the success and continuing 

I viability of a community. 

4.2.2 Recommended Procedures 

I Management and tne physical location of houses and namlet sites are 
closely linked in the case of co-operative communities. Houses should be 
designed in cluster/hamlet groupings, with each hamlet having autonomy 

I over a particular section of residential land. 

Managment Affinity Areas (MAA) snould be delineated in the planning 

I stages. These are areas that hamlet groups will manage. Other areas 
witnin the property, including wilderness, agricultural and common areas 
between MAAs are managed by the community as a whole. 

I Overall management decisions should be effected by consensus decision by 
nominated spokespersons from each hamlet. Committees can be appointed to 

I 	
formulate recommendations on specific management issues, e.g. fire 
prevention, water, agricultural management, plant and tool maintenance, 
legal, child care, etc. 

I 	It is recommended that each hamlet not exceed more than twenty persons. 
Hamlet decisions can be made through regular meetings by consensus and 
where overall management decisions are required it will be the 
responsibility of the nominated spokespeople to properly represent the 

I views of their hamlet, including the dissenting viewpoints of minorities. 

Provision should allowed for the preparation of a manual/hanubook and for 

I training programs in the implementation program and costing of projects. 

4.3 	Support and Training 

4.3.1 Workshops 

I 	Support and training in various aspects of establishing a co-operative 
community is required. 	A programme of skills workshops should be 
formulated as an essential part of each project. These workshops should 

I 	occur at strategic intervals during the overall development of the site 
and community. 

I 	
The role of these worksriops extends beyond sKills training - they assist 
the intending residents come together as a group. 

Three WorKshop stages are identified. 
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Stage 1 - Group formulation Workshops with the Core Group 

Consensus decision making 

Includes experimentation with actual decisions that need to be taken 
within the community and focuses on the training of the meeting 
facilitator role. 

Communications skills 

This is closely linked witn group decision making processes but also 
includes training people in the art of communicating ideas, information 
and personal grievances without alienating oneself and others. Inc 
failure by individuals to communicate effectively is probably the single 
greatest contributor to the breakdown of communities. 

In a situation where sharing of land or property is the intention it is 
generally found that trust in relationships is a key element in the 
degree of harmony in decision making. Conflict is unavoidable, but the 
means towards resolution of conflict is essential in any community. 

Corporate entity management and understanding of legal structures 

Many communities have contributed to both their financial and social 
problems through a lack of direction in legal matters. Having to alter 
the corporate structure in midstream can be very costly. Serious social 
problems can be avoided through a well designed management structure. In 
order to arrive at a true consensus on a decision pertaining to legal 
matters it is necessary for all participants to be fully informed. 

Stage 2 - Site and Hamlet Oriented Workshops. 

A second series of workshops should occur when individuals have evolved 	 - 
into hamlet groups. These workshops are aimed at further developing the 
cohesiveness of the newly formed group and developing the group's 
awareness of its requirements for living within a hamlet area, e.g. 
proximity to electricity, proximity to agricultural areas, settlement 
pattern - clustered, dispersed or expanded houses. 

Hamlet and DwellinQ Desion and its social implications 

Hamlet house and kitchen design have important implications for the way 	 I households relatee to the rest of the hamlet. One choice is for the 
hamlet to revolve around a community centre where the main meal of each 
day is shared. It may be found that the communal sharing of a meal will 
mean a speedier bond between the occupants of a hamlet. 

The sharing of a common meal is not the only means by which relationships 
can become closer knit. Physical/material decisions can permanently 
affect social development. 

Similarly, the distance between each house can affect, for example, the 
ease or otherwise of childcare arrangements, sharing of toilet and 
bathroom facilities and the shared management of gardens and orchards. 

I 
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I 4.2 	Management 	

- 	- 

4.2.1 Management Structures and Decision-Making Processes 

I Experience in the formation of communities over the past ten years has 
taught tnat the management structure and expertise in decision making 
processes has been a crucial factor in the success and continuing 

I viability of a community. 

4.2.2 Recommended Procedures 

I Management and the physicol location of houses and namlet sites are 
closely linked in the case of co-operative communities. Houses shculd be 
designed in cluster/hamlet groupings, with each hamlet having autonomy 

I over a particular section of residential land. 

Managment Affinity Areas (MAA) should be delineated in the planning 

I stages. These are areas that hamlet groups will manage. Other areas 
within the property, including wilderness, agricultural and common areas 
between MAAs are managed by the community as a whole. 

I Overall management decisions should be effected by consensus decision by 
nominated spokespersons from each hamlet. Committees can be appointed to 

I  
formulate recommendations on specific management issues, e.g. fire 
prevention, water, agricultural management, plant and tool maintenance, 
legal, child care, etc. 

I 	It is recommended that each hamlet not exceed more than twenty persons. 
Hamlet decisions can be made through regular meetings by consensus and 
where overall management decisions are required it will be the 
responsibility of the nominated spokespeople to properly represeit the 
views of their hamlet, including the dissenting viewpoints of minorities. 

Provision should allowed for the preparation of a manual/hancibook and for 

I training programs in the implementation program and costing of projects. 

4.3 	Support and Training 

4.3.1 Workshops 

I 	Support and training in various aspects of establishing a co-operative 
community is required. 	A programme of skills workshops should be 
formulated as an essential part of each project. These workshops should 

I 	occur at strategic intervals during the overall development of the site 
and community. 

I 	
The role of these workshops extends beyond sKills training - they assist 
the intending residents come together as a group. 

Three WorKshop stages are identified. 

I 
I 
I 
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Stage 1 - Group formulation Workshops with the Core Group 

Consensus decision maKing 

Includes experimentation with actual decisions that need to be taken 
within the community and focuses on the training of the meeting 
facilitator role. 

Communications skills 

This is closely linked witri group decision making processes but also 
includes training people in the art of communicating ideas, information 
and personal grievances without alienating oneself and others. Tne 
failure by individuals to communicate effectively is probably the single 
greatest contributor to the breaKdown of communities. 

In a situation where sharing of land or property is the intention it is 
generally found that trust in relationships is a key element in the 
degree of harmony in decision makng. Conflict is unavoidable, but the 
means towards resolution of conflict is essential in any community. 

Corporate entity management and understanding of legal structures 

Many communities have contributed to both their financial and social 
problems through a lack of direction in legal matters. Having to alter 
the corporate structure in midstream can be very costly. Serious social 
problems can be avoided through a well designed management structure. In 
order to arrive at a true consensus on a decision pertaining to legal 
matters it is necessary for all participants to be fully informed. 

Stage 2 - Site and Hamlet Oriented Workshops. 

A second series of workshops should occur when individuals have evolved 
into hamlet groups. These workshops are aimed at further developing the 
cohesiveness of the newly formed group and developing the group's 
awareness of its requirements for living within a hamlet area, e.g. 
proximity to electricity, proximity to agricultural areas, settlement 
pattern - clustered, dispersed or expanded houses. 

Hamlet and Dwelling Design and its social implications 

Hamlet house and kitchen design have important implications for the way 
households relatee to the rest of the hamlet. One choice is for the 
hamlet to revolve around a community centre where the main meal of each 
day is shared. It may be found that the communal sharing of a meal will 
mean a speedier bond between the occupants of a hamlet. 

The sharing of a common meal is not the only means by which relationships 
can become closer knit. Physical/material decisions can permanently 
affect social development. 

Similarly, the distance between each house can affect, for example, the 
ease or otherwise of childcare arrangements, snaring of toilet and 
bathroom facilities and the shared management of gardens and orchards. 
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I 	In each case, the choice may be decided according to the ind -  vidual 
character of each person involved, but those first choices will affect 
tue character of the growing community as a whole. 

Survival Skills 

This workshop is designed to enable the utilisation of the natural 

I resources available within the bio-region and aims to create an awareness 
of the human relationship to the environment in order to maximise the 
possibility of a sustainable future. 

Permaculture 

An agricultural system considered particularly appropriate for higher 
density, labour intensive communities with the aim of low envirormental 
inipact on soil and other natural resources. 

Appropriate/Soft Technology 

For training people in the design 
systems of low-environmental impact 
and readily available resources. 

Stage 3 - Ortgoing Workshops 

and construction of technological 
and with maximum usage of existing 

It may be necessary or desirable to continue or reconvene the workshops 
when the need arises. 

In addition to those, further workshops could be considered as the 
community evolves, including:- 

* 	child care and education 
* 	motor mechanics and welding 
* 	tool making and maintenance 
* 	animal husbandry 
* 	small ousiness management/worker co-operative management. 
* 	fire prevention/control 

4.4 	Policy Recommendations to Other Agencies 

As stated throughout this report, sustainable rural communities ofer a 
viable lifestyle of increasing popularity as shown by their growth on the 
North Coast. It is essential to the ongoing success of these communities 
that individuals and groups are able to make a properly informed decision 
regarding the relevance to them of this way of life. 

If individuals and groups are not given this support then many 
communities will collapse leaving a severe burden on the regional 
economies and the government. Therefore training programmes are needed. 
State, Federal and non-government agencies need to develop comprehensive 
policies and support social development programmes. No single 
State/Federal agency co-ordinates Multiple Occupancy. 	So plaflning, 
financial and legal issues are all dealt with by differing agencies. 
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Co-ordination of these facets would foster comprehensive policy 
development consistent with other government policies. This should be 
done in conjunction with the grass roots movement in Multiple Occupancy 
settlements to utilise the expertise of community based organisations 
experienced in this lifestyle and form of development. 

4.4.1 Issues for State Government Considerations 

* 	Appropriate transitional education programs could be implemented 
via the funding of community based, regional organisations such as 
the Sustainable Lifestyle Education Collective based on the Far 
North Coast. 

* 	The courses 	conducted by such community based 	education 
collectives could be made available to school students and also to 
the general community with particular emphasis on the needs of 
young unemployed persons. 

* 	These regional education collectives could be funded to provide 
seminars and to undertake further research. 

* 	Funds for research could be offered to grass roots community 
organisations involving personnel further experience with the 
lifestyle. 

4.4.2 Issues for Federal Government Consideration 

* 	Recognition of the role of regional organisations and support for 
the development of a national network via the Australian 
Association of Sustaining Communities (AASC). 

Funding could be considered to enable the organisation to: 

Provide a nationwide exchange of information. 

Evaluate existing programmes and recommend to government, 	 - 
policy directions and implementation programmes. 

Research and compile data for the evaluation of programmes. 

Co-ordinate and assist on a national level the development of 
sustainable lifestyle communities. 

* 	Further investigation could be carried out into ways to provide 
unemployed and low-income earners witn financial assistance for 
the purchase of snares in sustainable lifestyle communities. 

* 	Financial assistance could be provided for tne creation of 
appropriate business and agricultural enterprises. Part-time, 
paid work may be essential to the economic viaoility of these 
communities i 
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5.0 	PLANNING ENVIRONMENTAL ISSUES - 

5.1 	Development Options for Rural Settlement 

I Coastal and semi-coastal areas of N.S.W. are experiencing unprecedented 
demand for settlement in rural areas. So far much of this settlement has 

I been in conventional subdivisions and the zoning of areas for rural 
residential settlement. These forms of settlement often fail to address 
issues facing rural planning policy. 

I 	Subdivision has resulted in fragmentation of viable agricultural areas 
and farming infrastructure, weed infestation and sporadic settlement 
patterns. 	Tnese problems can result in a general degradation of rural 

I amenity and the costly provision of physical and social infrastructure. 

Rural residential settlement has transposed inappropriate and costly 

I 
urban standards to rural areas, damaged the integrity of the rural 
countryside and increased community costs to both local and state 
government. 

Investigations into the design, management and costs of Multiple 
Occupancy settlement during the feasibility study have brougit to 
attention the appropriateness of this type of settlement to rural areas 
and in particular the cost savings available compared to other foms of 
rural resettlement. 

Features of Multiple Occupancy are: 

* 	development which retains viable agricultural units and existing 
farm infrastructure. 

— 7 
* 	clustered settlement patterns which result in lower servicing costs - 

* 	on-site provision of water supply and local community facilities 

* 	community management resulting in self-maintenance of internal 
roads and weed control. 

* 	reduction of on-going costs to Councils due to provision of and 
self-maintenance of services. 

* 	residents able to live in a rural environment while being 
individually responsible for the maintenance of a site 

* 	shared infrastructure and rural enterprise capital costs. 

To date no comparative investigations have been conducted into the 

I 	various forms of development appropriate to rural settlement. 	The cost 
differentials between each form could be investigated. 

I 	Any investigation into rural settlement options should include attention 
to the following aspects of the existing multiple occupancy policy. 

I 
I 
I 
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Type of Agricultural Land 

To date the majority of MO's have been located in generally 

degraded, 	steep 	forested 	land 	with 	little 	potential 	for 

agricultural uses. The planning criteria for establishing rural 
co-operative communities should be to locate sites within areas of 
good agricultural land thus adding to their potential for economic 
viability. The addition of a labour resource with shared capital 
set up costs, which occurs through M.O. developments, increases 
the likelihood of realizing the potential of good agricultural 
1 and. 

The 	D.E.P.'s 	existing 	policy 	could 	be 	ainendea 	to 	make 
agriculturally based M.O. developments permissiole in agricultural 
protection zones (subject to the advice of the Department of 
Agriculture). 

S.94 Application to Multiple Occupancy Developments 

This 	is 	an 	important matter that 	affects 	the 	budgetary 
requirements of State agencies, local government and communities 
themselves. The application of S.94 to rural areas in general and 
multiple occupancy developments in particular has been a matter of 
some confusion for many rural councils. The issue is before tn 
State Government for resolution. 

Population Distribution and Density 

Circular 44, nominates an arbitrary state-wide density figure of 
one person per hectare. To date permissible populations in M.D. 
developments have been derived from this density figure with 
little consideration of the environmental constraints and 
capability of particular sites. The population for each site 
should be determined by reference to performance criteria based on 
environmental considerations. Developments should be allowed 
which retain or enhance the natural and man-made environment of 
the site and locality. 

Various Councils which have introduced M.O. provisions have 
assigned an arbitrary number of persons per dwelling to arrive at 
a permissible number of dwellings for the site. As settlement 
patterns within M.O.'s vary from detached housing to expanded 
ouses, density should be based on tne number of persons per 

hectare, omitting controls relating to the number of dwellings. 

Rating of Multiple Occupancies 

The issue of rating of M.O.'s has not been aciequately resolved and 
various councils approach the issue in different manners. 

State Planning Policy for M.D. developments 

Since 	the 	introduction 	of 	D.E.P. 	Circular 	44 	for 	M.O. 
developments, some councils have introduced enabling provisions 
for the introduction of M.D. into their areas but most have been 
slow to permit this form of development. 
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A state-wide policy in the form of an S.E.P.P. could be introduced 
on M.O. Performance standards could allow flexibility in its 
implementation throughout of the State. 

I (vi) 	Permissible Forms of Development within Multiple Occupancy 
ueve I opments 

I Circular 44 and standard M.O. provisions introduced by Council's 
contain 	a 	provision 	stating 	only 	permanent 	residential 

U 	
accommodation should be allowed to the exclusion of other forms of 
non-permanent accommodation. 	The intent of this provision is 
acknowledged and supported as it attempts to exclude types of 
development which may not be in keeping with the intent o M.O. 

I policy. 

However, further consideration of this matter is necessary to 

I 	
ensure that rural co-operative communities are dDle to function at 
all desirable levels. Investigations during the course of this 
feasibility study have identified the need for transitionary 
education centres which could entail temporary accommodation. 

I  Also for purposes of creating an economic base for the coiiiTunity 
it is suggested that investigations be carried out into allowing 
communities the inclusion of a cultural centre with some holiday 

I
accommodation. 

In view of the above, further investigations should be undertaken 
into allowing transitional education centres, cottage industries, 

I  craft and food shops, halls, schools, and forms of rental 
accommodation which contribute to the economic viability and 
indepenience of the community. 

I (vii) Human Waste Recycling 

I 	
An important health consideration linked to increased popLlation 
densities is the question of human waste "disposal". 	The 
currently accepted forms of treatment are: 

I a) 	sewerage system to settling pond or ocean outfall. 

b) 	site disposal by cesspit. 

I c) 	site disposal by septic tank. 

I
d) 	site disposal by can and burying. 

e) 	site disposal by proprietory composting devices. 

The 	experience 	of 	some 	rural settlers 	with 	hand-built low 	cost I above 	ground 	composting 	toilets leads 	an 	increasing number 	to 
prefer 	this 	method 	of 	treatment and 	recycling 	to 	all the 	above 

I
mentioned methods. 

The 	Healtn 	Commission 	and/or State 	Pollution 	Control Commission 
could 	conduct 	the 	iecessary research 	and 	provide 	guidelines 	for 

I the construction and operation of this 	form of recycling. 

I 
I 
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5.2 	Concept Plan and Development Works Approach 

The feasibility analysis has developed a metnodology for formulating a 
M.O. concept plan and staging development works. This approach 
recognises the aim of establishing a self- determining cohesive community. 

It is considered the approach successfully addresses recognized planning 
procedures and requirements while allowing extensive community 
involvement ana self-determination. 

The approach to the concept plan preparation and the staging of 
development works that has been formulated for the pilot project should 
be adopted more generally in such projects. 

Evaluation Process 

Snould the Land Commissicn involve 	itself 	in any multiple 
occupancy development an avaluation process will be needed. 
Criceria to be used such a process include: 

* 	achievement of projected population and social mix. 

* 	realization of investment. 

* 	measures of social success" 

It is recommended that an initial evaluation of any project be 
conducted 12 months after settlement commences and an on-going 
evaluation programme be intriduced at, say five-year intervals. 

Selection of Future Project Sites 

A regional analysis based on a range of specific criteria could be 
undertaken to identify areas suitable for future projects. A 
monitoring process wnich would identify parcels of land entering 
the market within such broad areas could also be established. 

5.2.1 Methodology for Concept Plan Preparation 

This Section describes the procedures  undertaken to achieve the physical 
development of the proposed community. These include site analysis, the 
concept plan and development works. It is acknowledged that the 
interaction between, and functionirg of, the elements within the proposed 
concept plan affect the social, economic and environmental well being of 
the future community. This section results in a concept plan which 
provides a framework for achieving a cohesive functioning rural 
community. 

The environmental assessment and capability analysis identifies the 
opportunities and constraints of the prospective site and surmiarises both 
the site resources and the needs of the future community. 
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Indetermining the size, distribution and density of the population 
appropriate for the subject property, detailed analysis of settlement 
patterns of established communities is undertaken. 

A recommended concept plan delineating the proposed land uses, settlement 
patterns and circulation systems is then describea. 

A brief analysis of the likely economic effects of the proposed 
development on the surrounding locality and Shire should be included. 

5.2.2 Environmental Assessment and Land Capability Analysis 

This should deal with the following aspects: 

i) location 

ii) site topography 

iii) geology and soils 

iv) meteorological 	aspects 

v) vegetation and wildlife 

vi) landscape, 	visual 	analysis 

vii) agricultural 	lands assessment 

viii) flooding 

ix) bush fire risk 

x) existing community services infrastructure - 

health services 
~

a) 
b) education 

other community facilities 
transport 

xi) on-site services 

xii) summary of site resources 

xiii) summary of community settlement needs 

5.3 	Sample Concept Plan 

A proposed concept plan for a prospective site, should be developed 
following consideration of the opportunities and constraints arising from 
the environmental assessment and capability analysis, the requirements of 
the intending community and established planning principles. This 
concept plan would designate appropriate land uses for the varioLs land 
units and allows the orderly and efficient functioning of such land 
uses. A sample concept plan is depicted in Figure 1. 

I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
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The principal land uses contained within the concept plan are: 

* 	namlet areas 
* 	agricultural areas 
* 	community facilities areas 
* 	workshop areas 
* 	passive recreation areas 
* 	service related areas 
* 	site circulation 

The principal land uses are based on projected populations for this type 
of project (see ii). 

I) 	Hamlet/Management Affinity Areas 

For community management purposes, (as outlined in Section 4.2.1) 
areas identified as suitable for hamlets are contained in broad 
management zones described as Management Affinity Areas (MM). 
These areas are generally considered suitable for hamlet uses 
including dwellings, gardens, home orchards and hamlet facility 
uses. 

A population profile for tne env -isajed community based on 
estimates of the adult population of each MAA area is developed 
following a settlement analysis of established hamlets 	in 
successful communities. For details refe- to Section 5.3(u). 

The above investigations enable the development of a concept plan 
for the purpose of establishing the feasibility of the pilot 
project. 

Detailed site planning of the MAA areas is undertaKen at a later 
date in conjunction with the proposed hamlet members. This should 
occur through a series of workshops (datailed in Section 4.3). 
This approach is consistent with the objective of encouraging the 
formation of a self-determining community. 

It is considered essential to the successful development of the 
community that several large multi-purpose sheds with water tanks 
be constructed by the growing community at an initial stage of 
development of each MAA. The construction of these sheds serves 
several concurrent purposes: 

* 	Tne growing community becomes focussed on creating tneir 
initial shelter in a co-operative manner. 

* 	The building expertise amongst the arriving individuals is 
utilised 	and made 	available 	to tne 	less 	experienced 
builders. 
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I 	
* 	The site and community develops in an orderly manner as the 

sheds would be built one after the other by increasingly 
proficient methods. 

I * 	The purchase of building materials through local suppliers 
engenders good community relations. 

I 	* 	A generous supply of clean drinking water is provided across 
the property. 

I The first of these sheds could be the power workshop. 

Detailed site planning further defines the population levels, 

I 	
settlement and density patterns and siting of buildings. 

To enable the community to quickly qualify for the Federal 
Government's First Home Owners Grants, it is proposed that 

I f 	 foundations for dwellings be provided as part of the entry cost. 
This concept is detailed in Section 3.0. 	Development works 
costing include an allowance for concrete pad footings. 

I ii) 	Potential Population and Distribution 

Consideration of the capacity of the site to sustain the enisaged 

I 	population involves assessment of each identified Management 
Affinity Area (MAA). 

I 	Detailed analysis of each MAA to define the preferred settlement 
option and, hence, hamlet areas (HA) and building sites should be 
undertaken as a subsequent step to this broad analysis. 	The 
approach is similar to the formulation of a Development Control 

I Plan (DCP) following a rezoning. 

To achieve the study objective of community self-determination, it 

I 	is recommended that each group within a MAA undertake this stage 
of the process with guidance from the project planners/managers. 

I 	The social characteristics and requirements of each grcup of 
members within each MAA will result in varying settlement options 
(clustered, dispersed, expanded house) and densities throughout 

I 	
each MAA. 

To produce these estimates, 	experience of the 	land 	use 
requirements of hamlets in existing communities in the Nimbin area 

I 	have been drawn upon. 	Four such hamlets are shown in the 
following table. 

I 
I 
I 
I 
I 
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POPULATION INTENSIVELY TOTAL ADULT 
USED AREA POP'N POP'N 

Child- ESTIMATE DENSITY DENSITY 
HAMLET Adults ren Total (hectare) (ppl/h) (adult/h) 

Example 1 13 4 17 4 4.2 3.2 

Example 2 5 5 10 2 5.0 2.5 

Example 3 10 6 16 2 8.0 5.0 

Example 4 20 16 36 5 7.2 4.0 

The hamlets analysed above are considered representative in terms 
of the percentage of individuals involved in differing land uses 
such as gardening, orcharding or working on crafts or off site. 
The housing requirements are modest. Some 10-40m2  floor area 
per adult being representative. Privacy is achieved by vegetation 
with some self-contained residences being as close as 20 metres 
from each other. 

For a sample property of 320 hectares, based on an assessment of 
the individual MAA's in terms of providing priva cy and water, and 
realising that the sample project population may demonstrate 
differing requirements, population densities of 1.5 to 3 
adults/hectare nave been used to calculate the total number of 
adults per MAA in the table below. 

MAA 
AREA 
(ri) 

ADULT DENSITY 
(Adults per 
intensively 
used hectare) 

TOTAL 
ADULTS 
PER MAA 

SHAREHOLDERS 
PER MAA 

A 12 3.0 36 25 

B 14 3.0 42 29 

C 11 2.5 27 19 

0 12 3.0 36 25 

E 20 1.5 30 21 

F 14 2.0 28 20 

G 8 2.0 16 11 

TOTAL 215 150 

Based on Tuntable Falls' experience of approximately one child per 
two adults after ten years a maximum population breakdown would be 
as follows: 

total adults 	 215 
children, 50% of adults 	105 

total population 	 320 
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The U.E.P. 1 s circular 44 nominates a maximum overall popuation 
density of one person per hectare. Given that the area of the 
sample project property is estimated at 320 hectares, this would 
legally allow a maximum of 320 persons on the site. 

I iii) 	Agricultural Areas 

I 	
Areas designated for agricultural uses are generally those of the 
alluvial river flats which are considered suitable for cultivation 
of grains, small crops and some orchards. The agricultural 
integrity of the property should be retained to protect a resource 

I which adds to the economic base of the community. 

Management of the agricultural areas should be undertaken by the 
community as a whole. It is recommended that a committee, be 
established to manage this zone. 

It is suggested that a management plan for the zone be developed 

I and following the procedures established, community members or 
hamlets will be able to lease areas within the zone for the 
purposes of undertaking agricultural enterprises. 

I It is also recommended that this committee be responsible fcr the 
management and maintenance of plant and equipment. 

I iv) 	Community Facility Areas 

The community facility areas designated within this zone are for 

I the community as a whole. Uses within this zone include 
administrative, educational, cultural, social and recreational 
uses. 

Management of such areas stiould be by the community as a whole via 
specific purpose committees. 

These areas within the concept plan are located on generally flat, 
well-drained, centrally located and easily accessible areas of the 
property. 

Community areas are envisaged as tne primary interface area for 
both the community and the visiting public. Accordingly, the 
principal access road to the property and parking facilities lie 
adjacent. 

Further detailed site planning in conjunction with the intending 
community would develop the nature and extent of this zone. 

Workshop Areas 

A nominal site should be identified for a power workshop which is 
centrally located and within 400 metres of the elctricity supply. 
The establishment of the power workshop is a high priority. 



Passive Recreation Areas 

Inherent in the concept of shared land ownership is the 
designation of land, not identified for specific uses, to be used 
for the benefit of the community as a whole. The concept plan 
shall allow for the majority of the property comprising any 
steeper forested land and the remaining areas of the undulating 
cleared slopes and river banks, to be reserved for passive 
recreational uses. 

It is recommended that appropriate management strategies he 
formulated for these areas to allow uses such as meditation 
retreats, passive recreation and natural resource utilisation. 

Such strategies should allocate areas for tne preservation of 
native flora and fauna habitats. 

Reservation of a significant proportion of the property for 
passive recreation creates an appropriate buffer to any adjacent 
properties. 

Service Related Areas 

Disposal of sullage, human waste and refuse; 	water provision, 
storage of gravel, enhancement of ecological systems including 
wildlife corridors, fire prevention, treatment of sensitive areas, 
landscaping and building provisions all require appropriate land 
allocations and management strategies. 

Detailed appropriate analysis of these matters is at the site 
planning stage, with the involvement of the intending community. 

Site Circulation 

In conjunction with land uses as described above, the concept plan 
must provide for the efficient and orderly circulation between 
various areas by a variety of transport means. 

Road System 

Motorised transport is catered for by a road heirarchy system 
including: 

Property access from existing public roads 

Internal Collector Roads 

These provide access through the site to the hamlet feeder 
roads. 

C. 	Hamlet Feeder Roads 

These provide access to the hamlet areas identified. At the 	 I 
end of these is the car park for that namlet. 
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d. 	Four Wheel Drive Access Tracks 

The tracks may be convenient forest access roads for fire 
fighting. 

The principal access road within the concept plan must allow a desirable 
level of access to the central community facility area, with areas 
reserved for aoequate vehicle parking. 	The intending community may 
express 	a desire to promote non-motorised transport within the 
community. The intention of the concept plan is for the majority of the 
incoming vehicular traffic to stop at this location. 

An extensive system of pedestrian, 	equestrian and bicycle paths 
connecting major residential and community areas provides for the 
majority of movement within the community. This is further promoted by 
each MAA having a designated car parking area. This is expected to 
further encourage non-motorised movement within hamlet areas. 

1 	5.4 	Staging of Development Works 

In accordance with the principles of making land available at the lowest 

I 	practical 	cost 	and 	promoting 	community 	self-determiration 	and 
involvement, the development works are classified in the following manner: 

• 	 PHASE 'A' DEVELOPMENT WORKS 

Such works are those which are to be designed, financed, and completed by 
the Land Commission prior to the establishment and transfer of the 
property to the community. The works that are required by Council as 
conditions of consent for Multiple Occupancy fall within the Phase A 
category. 

Local contractors would carry out these worKs under the supervision of 
the project consultants. 

Phase A works include: 

• principal access road 
• internal collector roads 
• hamlet feeder roads 
• central car park 
• hamlet car parks 
• associated drainage 
• river crossings 
* dams for domestic and fire purposes. 

PHASE 'B' DEVELOPMENT WORKS 

These works are those which are considered necessary for the initial 
establishment of the community infrastructure, but not necessarily 
required by Council. 

It is recommenied that the costs of the materials for these works be 
included within the initial development costs. However, the labour for 
these works will be supplied by the community, ("sweat equity"). 
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Design and supervision should be undertaken ny the project consultants. 

Phase B works include: 

* 	the construction of hamlet multi-purpose sheds witn roof 
water collection tanks 

* 	treatment to road drainage works e.g. rock work around 
drainage pipes 

* 	fencing of dams and hamlet areas 
* 	immediate treatment works for sensitive areas 
* 	establishment of house foundations 

PHASE 'C' DEVELOPMENT WORKS 

The concept plan contains longer term, ongoing development works, not 
required by Council, and not to be included in initial development 
castings. 

These works, however, are considered necessary to fulfil environmental, 
social and aesthetic objectives within the overall plan. 
Such works are to fall wtihin the responsinility of the community for 
financing and construction. 

These works include: 

* 	establishment of pedestrian/equestrian/ cycle paths 
* 	landscaping 
* 	establishment of wildlife corridors 
* 	planting of fire-resistant vegetation 	along recommended 

corn uors 

5.5 	Economic Effect of the Proposed Development 

The proposed development of the sample project should have permanent 
positive effects on the economy of the locality. In comparison to 
stimuli in other employment sectors, the service employment generated by 
the addition of new residents is, in the long term, less affected by 
exterior marKet forces, and the cash-flow generated stays within the 
local community. 

The construction of 80 odd houses and associated community facilities 
would support local timber mills and building supply centres, while the 
addition of over 100 new residents increases in trading by local general 
stores, and demand for services. When this is combined with an expected 
increase in children to the local school, M.O. projects have quite an 
extensive stimilatory effect on the existing rural economy and community. 
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Cooperative land banks for low-incçjñe housing 

Sliutin Turnbull 
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'I'lliS paper Jecribes a duplex tenure system where the rights 
I inproveuieflt on land are separated from the rights to tli land, 

15 ciiiituly done ill a cOiHpaflY or condominium title system. 

I lie puol rig, IIO ever, is at a in Ucli larger scale, the scale of a sell'- 
er ning neighborhood with each resident owning an interest in 

.1I the LiuJ, pIU1101tiO11aI to the area occupied by his home. By 
p lull rig all de clöpi tien t values on an economic scale the 

_uoperatively owned land bank (cooperative land bank) can 

luiUe a sd i-fl nanci rig institutiOn, providing land to low-income 
:rriers without cost. In addition, a dynamic tenure system is 
iupcJ which wulJ automatically convert occupiers of 
roper ty into co-owners and eventually owners through the 

.iSat!C UI tilliC. 

inequity and inet'ficiency in private and public 

ownership 

The conventional methods of owning land and houses are 
ituicl inequitable or inefficient, or both. The result is that they 

inhibit universal access 10 housing and provide the means for those 
iii access to exploit those without access. This paper suggests an 

.Jternat k e met iod of owning urban land and shelter which, I 
believe, could reduce the inequities and irreificiencies of the 

pi ecnt s tcfnS a rid facilitate both self-financing development and 
.reater access to housing by the poor. 

The inequities of private land ownership are generally widely 
understood. t:xtstiiig private owners obtain benefits both in terms 

II noiletiry '. eltli arid exploitative power from iniprovelnents 

..iJ incre.ic in value created by others. The alternative - public 

•SI.Iui 	1w ubull 11 ill iiciii1cIit banker ill SyUiiey, Aus1itIii. 
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ownership - introduces gross inefficiencies, as neither the tenants 
nor their bureaucratic landlords have sufficient incentive to 
diligently maintain and improve the housing stock. 

The same inefficiency arises with concentrated private 
ownership, which requires a private bureaucracy to manage the 
tenants and the housing.tock. The results of such inefficiency are 
dramatically illustrated in the United States of America, where 
extensive urban areas have become devastated due to. the 
alienation between tenant-occupiers and owners of property. 

There are many examples of regressive social and economic 
effects of public ownership. Not surprisingly, many examples are 
found in tIre Union of Soviet Socialist Republics, During the last 
decade the Sovit authorities have embarked on a program of 

171 

selling governmetit-owned apartments to tenants, assisted by the 
provision of very low interest mortgage finance. 

The Soviet initiative is based on the realization that owner-
occupation of dwellings provides the most efficient method of 
maintaining and improving the housing stock. Without private 
ownership there is no incentive for individuals to contribute either 
their funds or their labor to improve the value of their properties. 
Owner- occupiers are in the best position and have the greatest 
incentive to enhance both their standard of living and their equity 
through their own labor. Such ''sweat equity" is often the only 
means available to the poor to either build or maintain their 
shelter. Indeed, on a global basis, this is how the majority of the 
world's housing stock has been created and maintained. 

Any system for owning land and housing must mobilize sweat 
equity if it is to have any signilicant practical effect on a global 
scale. Sweat equity is not only the most universal and efficient 
means of creating or enhancing the housing stock, but it also 
creates the most satisfying shelter for the consumer. Ideally then, 
all occupants of housing should also own their lrousçs. The duplex 
tenure system proposed here allows this to occur. 

While universal claims to negotiable interests in land and 
housing may mitigate to a very large extent the inequities arising 
from private ownership, human settlements still require public 
expenditure to improve community facilities and services. This 
introduces two problems: how to fund such improvements, and 
how to overcome the new inequities created by the,public 



14 	lnd for 1tn' thc' pOUT 

expenditure generating windfall gains for owners. 
The common theoretical answer to these problems is to fund 

public expenditure by imposing rates and taxes_on those owners 

ho benefit from ihe public expenditure. By this means, the 
inequities created by the expenditure should be offset by the 
charges imposed to finance them. This may be true in theory but 
difficult to implement in practice. The most serious probleni in 

p-rctice is cash flow. The public expenditures create diffuse 

capital gains rather than offset cash flows. 
The unrealized capital gains may or may not be convertible 

into cash. If they cannot be fully converted into tle cash required, 
then the charges imposed on property owners to recover the cost of 
community improvements may introduce unreasonable financial 

burdens. This is especially so in poorer communities. Indeed, it is 
fuiidaincnt.il problem in financing public services in any low-

immeome area. Ii is commonly overcome by resorting to a higher 
level of goernment, which is then asked to pay for the 

improvements Ltz, a subsidy. This in turn can create political 

teIbiOflS Wit fun the eovernnlent. 
Even when it is practical to impose comniunity charges to re-

cover community expenditures, the charges imposed may not 

relate to the benefits. As a result the basic inequity of the public 

authorities creating windfall gains for some is further complicated 

by the added administration costs of assessing the charges and 

making collections. 
Time wind tall benefits accruing to private property owners, or 

for that matter to long term leasecs, are not just created by public 
expenditure but also by all private expenditure in the 
neighborhooJ. Shopping, commercial, and secondary industries 

are the inot obvious examples. Less obvious but more pervading 
is the extent of home maintenance and improvement undertaken 
by other property owners. Another benefit is the sense of 
community created in the neighborhood by residents. 

External factors, especially governmental regulations and 
public utilities may reduce rather than enhance property values. 
Such reduetion are referred to as wipeouts and create further 
inequities. \'arious proposals have been put forward to capture 

inJtall gains and to use them to offset wipeouts so as to mitigate 

the inequities it both. 1  The capture, pooling and sharing of' all 
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windfall gains and wipeouts within a community is an important 

feature of the duplex tenure system when it is used to create a 
cooperative land bank. 

II Cpoperative land banks 

A cooperative land bank is in many ways similar to a 
condominium or company title system for owning apartment 
buildings. In both condominium and company tenure systems two 
related interests in property are created. One defines the 

ownership of improvements t.o the land which may be used 
exclusively by the owner and this would represent his particular 
apartment. Thlo,  interest could be considered to be in the nature of 
it perpetual lease. The other related interest represents an 
ownership share in all the common areas such as hallways, stairs, 
laundries, garden, swimming pool and other amenities which the 
owner of a leasehold title has the right to use on a non-exclusive 
basis. This joint interest could be represented by stock units or 
shares in the corporate entity which owns all the rights to land. 

A cooperative land bank has a number of features which 

would distinguish it from most condominium and company title 

systems. At this stage I will only mention those necessary to 
introduce the concept: 

A cooperative land bank operates on a larger scale than a 
typical condominium, representing a neighborhood or a 
community containing roads, gardens, schools, hospitals and 
commercial activities with a residential capacity of 3,000 to 50,000 
people. 

The owner of each perpetual lease representing his house 
or apartment obtains shares in the cooperative and so in all 
common areas, proportional to the area occupied by his leasehold 
improvements. 

Unlike condominium and company title systerns there 
would be no restriction to whom a member of the cooperative 
could sell his shares and lease. The price of the property he owns 
(the leasehold improvements) will be directly negotiated with the 
buyer. The price of his shares will, however, be determined by the 

land bank. The aggregate price paid by the purchaser for both the 
shares and the leasehold improvements would be determined by 
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the market price paid elsewhere for similar types of residences. 
(d) Only real persons (not corporations, institutions, or 

' o ernmental bodies) would be allowed to hold either titles or 
shares. Corporations, institutions, governments Snd their agencies 
would only he able to obtain leases from title holders or the 

cooperative land bank for it time period less than 50 years. This 

would allow any residual values in improvements made by such 

organizatiotis to revert to individuals on the termination of the 
lease. In general, such organizations do not need the capital gains 

on property in order to operate efficiently. Traditional1private 
ownership systems usually provide them with economic rewards in 

e\cess of the necessary incentives. 
Since a house and its plot in a cooperative laud bank could not 

be sold without i ts shares, the price received by a member for his 

house would depend upon the price at which the buyer had to 
purchase the associated shares in the cooperative land bank, 
\Vhile these shares represent the pro-rata share of the land value, 

their cost coulJ be considered to be of the nature of ''key money" 

I Lpresenting the cost of entry to the community. This would be a 

air representation as the cost 01' land is really the market value of 
ts location and this, in turn, depends upon the nature of the 

physical and social environment of the neighborhood. The 
ervices, amenities and facilities creating the physical and social 

cn ironinent of the community would be created and managed by 
the cooperative land bank. The price received by the vendor for 

his house would be determined by how much the purchaser had to 

PY in key money to enter the community. The total proceeds 

received by the exiling member would be the price he obtained for 

his house plus the price he obtained from the cooperative land 

bank for his shares. The price paid by the cooperative land bank 
for the exiting members' shares could be considerably less than the 
price the bank sold the shares. It is by this means that the bank 
obtains cash from the development gains it captures. 

As a cooperative land bank would own all the land in a 
sizeable community it would have a substantial asset base and 
income earning potential. It would thus be in an excellent position 
to compete in the capital market for long-term debt funds. This 
would overcome the cash flow problem inherent in financing 
community improvements. By financing community improve- 

ments with debt finance their cost can be repaid in the future from 
the cash flows generated by the improvements. 

The self-financing capability of a cooperative land bank 

would be considerably greater than the traditional type of local 
government organization found in western societies. This arises 

from a number of icome generating activities in such an 
organiiation, some of which are listed below: 

income from commercial enterprises.' The land bank 
will collect rents from all commercial enterprises in its precincts. 
These rents would arise as all improvements on the laud not 

Occupied by their owners as residences would only obtain tenure in 
the form of a limited life lease. A 25-year term would be sufficient 
for commcrciJ enterprises and a 50-year term would be 
appropriate forThvestoj-s in residential rental property. At the end 
of the lease all profits and capital values would revert back to the 
Cooperative land bank and so to the residents. This would provide 

the cooperative land bank with the bargaining power to extend the 
leases on the most favorable terms, 

Inconiefromn sale of shares: The land bank will capture 
land development profits in cash form when a resident sells his 

home. It would achieve this, as mentioned earlier, by buying 
exiting members' shares at a lower price than that which they were 
sold to buyers. 

Savings on community improvements: 	There are 
incentives built into the cooperative land bank structure for all 

residents to minimize operating, maintenance and capital costs by 
contributing their own labor and enterprise as part of both the 
formal and informal organization of the cooperative. 

Rates.' The long-term creditors of the cooperative land 
bank would have the amortization of their loans underwritten 
through the ability of the cooperative to charge its residents, if 
required, a rent or rate. This is the traditional security provided by 
local government bodies and municipalities. 

The contribution made by each of these activities would 
depend on the particular circumstances of any cooperative land 

bank. They can be adjusted as necessary to insure an adequate' 
cash flow for community improvements. 



- - - - - - - - - - - - - - - - - - - - 

I 	Land Ju/ 	 the poor 

ill Towards social capitalism 

1 t 	rative land bank concept is designed to combine the 
icy UL 1)LtV1tC properly rights with the equity of publc 

it is, however, more than just a land tenure systeni. It 
a grassroots structure of community self-management in 

11. c  u .Jiiion of Sir Ebenezer Howard's Concept of self-governing 

Jii ciiic5. 	As such, the cooperative land bank is a basic 
.lJn black of a new type of political system which 1 have called 

I capt 	I s in'' 

 

in my book De,nucratisiflg the Wealth of 

The ability of the cooperative land bank to become 

.1-1 ii.aicing provides the basis for it to become financially 
puJcLlt of higher levels of government. It thus provides a 

ior creating a grassroots local government structure on a 
.liicJ democratic basis. It is important, therefore, that the 

,i..1iuLIOLl at the cooperati' e land bank should prescribe that 
111Jividuals may have the right to vote so as to exclude 

All individuals who meet residency requirenlentS 
otiiig age would obtain only one vote, no matter how 

.ii 	shares they o n in the cooperative. 
1 tie sclm.iimtanctflg feature of a cooperative land bank is 
i.dly important in low-income areas and in developing 

111 lo-income areas a cooperative land bank can provide 

U 	itilOut .Ost to itS initial or pioneer members who build or 
tIcir hattie with the security of tenure provided by a 

aIi' e land bank's perpetual Ieae. 	Squatter settlements 

LII 11ae a strong internal organization and the cooperative land 
k aiicepl pros ides a means to institutionalize and reinforce 

• Ii ilkirtlial social organilatioll and cohesion. 
I iiJJ 	the operating and 	financial efficiency and e  
LiCfless of the concept is very much dependent upon a strong 
oUts acial am gutlizatiUll and sense of community. Local 

-u crIlLiteilt is traditional ut many countries. The cooperative 

1 bank pm a ides a means of building an economic structure on 
LI aJttiUIl'i. Typically, development along either the capitalist 

aciulist pih has resulteJ in an expensive organization, while 
ding Jo.. ii traditional cohesion. Self-governance, on tile 
•r h.tiJ, i5 a most eCoiloinical way to organize society, as it 

t.tialIy ieJiis guvernhIIIIt costs. The cooperative land 

iIe)L 	pros ides a iiomi.cxnliiiit 	nr''  
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communes, state cooperatives and collectives for building a 
decentralized society. 

IV Building cooperativ9, land banks 
The duplex tenure system in the fo 'rm of a cooperative land 

bank can be created wherever a sufficient area of land can be 
aggregated and vested in a suitable legal entity such as a 
copperative, comany, or a common law trust. in order to assist 
in land aggregation the entity could be formed to create not just 
two types of equity interests but others which may be required 
during the formative period of the cooperative land bank. 

Rather than borrow morieyo pay cash for land aggregation, 
the cooperative land bank may wish to issue redeemable 
participating non-voting preference shares in exchange for land 
and/or its improvements. Such shares could also have special 
conversion rights if required. In this way the vendor of the land 
can participate in the developibent profits but not in the 
management of the cooperative land bank. The cooperative, on 
the other hand, can minimize its immediate requirements for cash. 
If the vendo,is a low-income home owner or a squatter whose 
home has to be relocated then his preference shares could be 
redeemed not into cash but into a new home in the cooperative. 
This would be represented by a perpetual lease over his new living 
area and a pro-rata issue of shares in the cooperative. 

In both examples the need for cash is avoided by bartering 
property rights. The second example has many similarities to the 
land pooling/readjustment techniques described by Doebele 4  and 
Archer. 5  These techniques can be used for aggregating either bare 
land or land with improvements. 

If the required land contains commercial enterprises which are 
wanted as a source of employment and inCome in the cooperative 
land bank then the owners could be given a limited life lease for the 
improvements to reduce the Cost of acquiring their land which 
would need to be paid for with cash or shares. 

There thus exists a number of possibilities for converting any 
area of land and its improvements into a duplex tenure system to 
form a cooperative land bank without ant' "c' 

i ;t1 	'---' 
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and Autraha this may require the authority of government. 
Archer describes land pooling as a compulsory partnership 
between the landowners and between the local government and the 
landowners for the servicing and subdivision of their lands as an 
estate. As there are benefits for all parties from such arrangements 
(here need be little political contention. 

Indeed, such arrangements would appear to have considerable 
political nuractions compared with other proposals for making 
land available for low-income housing. In particular, proposed 
land ceiling legislation in South and Southeast Asia, "aimed at 
limiting the size of unused land holdings in and around cities 
would appear to be far more contentious both politically and 
technically. The transformation and aggregation of such land into 
a cooperative land bank tenure system would immediately make 
land available at no cost to the government or to the poor who 
could be allowed to build their own homes oij the land. This, in 
turn, would create development values for the cxiting landowners 
to shaic. Existiiig landowners would not have to find the funds to 
Jevelop their land and would be assured that their land would not 
be by-passed for development. 

The simplest situation for creating a cooperative land bank is 
here the land is already aggregated and is in the hands of one 

owner, such as the government. It may be argued that there is no 
need in such Situations to create a cooperative land bank as low-
income people can be given land without cost for self-built 
housing. This has been done in Karachi as reported by Kalim. 6  To 
provide the incentive for self-built housing, freehold tenure was 
given. As a result, the residents have now obtained a very strong 
incentive to sell out and cash in on the development profit created 
in their land holding. The government itself sold some land to 
raise (lie cah to upgrade tile area. The self-financing feature of 
the cooperative land bank would avoid the need to sell land, 
maintaining sufficient land for housing the poor. It would also 
reduce the incentive for the residents to sell out as it has the ability 
to capture back development gains through the price it establishes 
for buying back the shares of residents who sell their homes. 

Another possible mechanism for building cooperative land 
banks is dynamic tenure. Dynamic tenure can increase the 
efficiency, equity, effectiveness, and self-governance of a  

cooperative land bank. The concept was first developed by the 
writer as a means for converting multinational corporations into 
locally owned cooperatives. 7  Dynamic tenure is created when 
property rights are defined to flow from one party to another with 
the passage of time at a prescribed rate. There need not be any 
cash compensation paic or received by the parties involved. 

The rationale for adopting the concept in a cooperative land 
bank is that it is the occupier of property, and not the owner, that 
maintains and creates property values. Thus, if the owner is not an 
occupier, the rights of ownership should flow from the landlord to 
the tenant. In practice I would suggest a 25 to 50 year transfer 
period for rental housing. This would involve a 4 per cent to 2 per 
cent transfer of,quity each year by the landlord to the tenant. The 
landlord wouldconsequently increase his rental charges by 4 per 
cent to 2 per cent. However, the tenant would be acquiring 
without cost a pro-rata share in the land occupied by his home. In 
a cooperative land bank, this land would already be owned by the 
Co in m unity. 

The pragmatic effect of such an arrangement is to ensure that 
all residents of a cooperative land bank will automatically, with the 
passage of time, become owners of leasehold improvements in the 
cooperativ, . It also creates a disincentive for owner-occupiers to 
let their homes rather than sell them when they move to another 
area. Unlike the owner of rental housing in the cooperative who 
would have no equity in the cooperative land bank land, the 
absentee home owner would automatically begin to lose equity in 
both his land and home. Dynamic tenure thus reinforces the 
cooperative land bank's ability to recover development profits 
when residents move to another area. It should also increase 
development values by mobilizing sweat equity. By this means it 
should protect itself from the destruction caused by the alienation 
between landlords and tenants as demonstrated in the dilapidated 
areas of American cities. 

V Capturing development profits 

The ability of the cooperative Land bank to capture and obtain 
cash from land development profits is one of its most valuable 
features in terms of both efficiency and equity. The price at which 

I' 
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the shares in the cOoperatiVe may be purchased by new members is 
determined in the same way as the price for shares in a Real Estate 
lnestrnent Trust, that is, by dividing the number of shares, units 
or stocks on issue into the total value of land owned by the 
cooperalive land bank. The valuation of the land would be 
tempered by pragmatic pressures in much the same way as 
countries now manage their exchange rate. If the price becomes 

too far out of line, titaikel pressures woukl force an adjustment to 
more realistic levels. 

The price at which the cooperative land bank w9uld buy 
shares back from members would be discounted according to a 
formula. This formula would need to be embedded in the 
constitution of the cooperative land bank so that it would require 
no less than 75 per cent of the members to agree on a change. The 
formula would need to maintain equity between short and long-
term members of the cooperative and to inhibit speculation. 

The appreciation in the land value of the cooperative land 
bank and its shares would be created by consuier demand for 
its sites, services and facilities. The greatest contribution to 
consumer demand for both public and private goods and services 
in the cooperative land bank would be the long-term residents. 
The members who suffer the greatest discount (or exit tax) should 
thus be the short-term members. As those leaving the cooperative 
land bank lose their contingent liability to pay a rent/rate to service 
the cooperative land bank's debt, there could well be a zero 
discount for long-term residents. A suitable formula would 
therefore be a sliding scale discount reducing with years of 
residency. A 20-year period, for example, could reduce the 
J iscount applied by 5 per cent for each year of residency. 

In Australia and the United States of America, the average 
period of owning a particular home is only around 6 years even 
though purchase finance is obtained for 25 to 35 years. Such a 
rapid turnover of members would make a cooperative land bank 
self-financing simply from this mechanism alone as illustrated in 
appendix IV of my paper Land Leases witlioul Landlords. 8  

Such ownership changes are inevitable in view of the life cycle 
of a family ith its changing needs and income. The dynamics of 
developing countries are such that they may have a similar rate of 
ownership change. However, even if it were considerably slower, 
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the cash recapture of development values through the share 
trading mechanism would be a vhiable contribution in making a 
cooperative land bank self-finan-.. 

Conclusions 
The cooperative land bank provides a financially efficient and 

politically acceptable technique for capturing, aggregatilig and or 
converting unused land for housing the poor. The proposed 
duplex tenure system provides a means for pooling and sharing 
development values in land, independently of the value of 
residential and other improvements built on the land. 

Organized in the form of a cooperative land bank it creates a 
grassroots polircal unit and a means for subsidizing the poor 
through the private sector rather than through the public sector 
which requires an administratively costly tax and welfare transfer 
system. The self-financing abilky of the cooperative land bank 
allows it to capture land for housing, which might not be practical 
to obtain otherwise, and makes the land available without cost to 
pioneer home owners. 

The tenure structure of the cooperative land bank provides an 
incentive for its residents to invest their labor and enterprise to 
improve their ow/i homes and their community in both physical 
and social terms. 

The ability of the cooperative land bank to capture all 
development gains, to minimize their export to absentee owners, 
and to capture new economic values without cost through dynamic 
tenure, makes it a most efficient self-financing economic unit. 

To maximize the economic efficiency of the cooperative land 
bank it should seek to contain a fully integrated economy with 
sufficient commercial and productive activities to employ all its 
residents and support its housing stock. In a mature, well-
integrated cooperative land bank the residents could obtain cash 
dividends from their shares in the cooperative. The rdwn of 
Letchworth, for example, which was founded by Sir Ebenezer 
Howard in England in 1904, is currently generating surplus cash 
over and above its needs from its commercial and industrial rental 
income. 

The cooperative land bank provides the means to minimize 
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the inequities created by windfall gains and wipeouts in property 
values and the inequities created between one generation of home 
owners and the next. 

From the preceeding discussion and analysis, seven general 
objectives emerge as criteria for evaluating land .tenure systems. 
l3esides providing a basis for evaluation of different systems they 
provide design criteria for creating a cooperative land bank. These 
seven aims are equity, justice, exclusivity, choice, synergy, 
environmental improvement and social development. The 
contributions made by a cooperative land bank to these,objectives 
are summarized below: 

Equity is improved by the reduction of windfall gains 
and wipeouts created by changes in land use. 

Justice is improved by the capture and distribution of 
new value increments to those individuals responsible for their 
crc a ii OU. 

Exclusivh'y is maintained by preserving private property 
rights over a volume in space. 

C/to/ce is maintained by allowing private property to be 
freely negotiable and by interests in public property being 
redeemable. 

Synergy,  occurs when new cash flows or values are 
released by changing the tenure structure ofproperty rights. The 
duplex tenure system creates natural cash flows through a more 
realistic matching of the individual's economic interest and his 
preference for use and/or ownership of property. 

(1) The physical environnenl is maintained and improved by 
all residents in the community having an economic vested interest 
in its value. 

(g) Social development is improved by the dynamic structure 
of the cooperative which facilitates change, and therefore 
progress. 

Consideration of the long-term interdependency of the 
physical and social environments of human settlements provides 
further evidence of the need for dynamic social structures. 
Throughout recorded history the creation of any significant visible 
structures in human settlements has been dependent upon the 
existence and character of their invisible structures. Further, the 
maintenance, use and utility of the visible structures have been  

based on their compatibility with the contemporary religious, 
social, economic and political order. An important component of 
such an order is the tenure system by which individuals, things, 
and the institutions of society are related. This should indicate the 
vital importance of the missing science of tenure to the survival of 
civilizations. 

The science of tenure is not only needed to support the work 
of town planners, architects, and builders, but is also necessary for 
the development of society itself. The ability of society to build 
physical structures has always exceeded the ability of society to 
maintain and use the structures for their useful life. Rather than 
the visible structures of society having a planned short-term 
obsolescence, thp invisible structures have an unplanned long-term 
obsolescence w1ch terminates the maintenance and use of the 
physical structures. 

The creation of cooperative land banks in human settlements 
provides one small way of planning evolutionary progress in the 
structure of society. The concept provides a basic building block 
for creating a new dynamic economic order of "social 
capitalism", an order which is both sensitive to, and facilitates, 
change. Because it is a building block, the new order can be 
constructed piece by piece without revolutionary changes. 
Different shapes of blocks can be tried and contemporaneously 
compared to facilitate evolutionary dynamics. State or capitalistic 
landlords will gradually e replaced with collective ownership and 
control of non-owner occupied dwelling in human settlements with 
the entitlement of each resident in the cooperatively-owned 
property being determined by the rules established by the 
community itself. 
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There are even alternatives 
to private or public land 

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

(1) 

THE PROPOSAL: That a portion of the Grant be allocated for the following; 

Training of two (2) young people in Permaculture design to 
Certificate standard, specialising in small system (backyard) 
techniques. 

Creation of a working Permaculture system in the area behind 
the existing Centre buildings. 

THE BENEFITS: 

In providing training, the employment possibilities for young people 
are enhanced; in providing Permaculture training, especially small 
system design, N.NC. would be allowing trainees to enter a growth 
industry in the Nimbin area. 

Assuming the existence of a working system on site, Permaculture 
Design Certificate courses could be conducted at the Centre by the 
trainees. Existing facilities are very well suited to the provision 
of such courses, and jobs would be instantly created at the Centre 
enabling paid work for local people. 

Properly designed, a backyard PC sytem can be astoundingly 
productive, allowing produce to be retailed at the Centre or 
otherwise marketed, thus creating another source of income. 

An on-site PC sytem opens the prospect of revenue from the tourist 
market. Such revenue could be substantial, even if only conducted 
in a limited way. Neither should the image-enhancing aspects of 
a working PC design be overlooked. 

THE COST: Detailed costing for the proposed project will be dealt with 
subject to initial acceptance by the N.N.C. However, a broad 
estimate would be in the order of $2500.00 to $3500.00 
Given the nature of the project, it is anticipated that 
support within the business sector of Nimbiri would be high. 
Support of this type can substantially reduce costs. 
Pancom is prepared to offer-  physical support in the 
design and construction of an on-site PC system, on a 
voluntary basis. 

/2 



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

(2) 

SUMMARY: The primary goal of any funding should properly be the 
creation of employment. In approving this submission, appropriate 
employment could be provided, and ongoing sustainable income generated 
locally. Such a situation would certainly meet the funding criteria, 
whilst fulfilling the need for sustainable alternative employment. 

In promoting backyard PC, it can be clearly seen that a growth market is 
being tapped, given the nature of future development in Nimbin. Backyard 
system design is a specialised area, and of ever increasing interest 
to the population at large, Nimbin is no exception. Currently, t.here 
exists no venue for PC courses focussing on small system design. 

The duration of a backyard design course can be considerably shorter than 
other system design courses. A course could be conducted over a two-day 
period, most likely a week-end. Obviously, this would not interfere with 
normal week-day operation of the Centre, indeed the Centre facilities 
are currently under-utilised on week-ends. 

Once established, the proposed operation would become self-perpetuating, 
as any proper PC design should be. The initial trainees would in time 
train their replacements and perhaps move on through the ever increasing 
range of employment opportunities available with the PC movement. 

In comclusion, it should be noted that Pancom members can offer a great 
deal of assistance at all stages of the project's establishment, and 
in ongoing matters such as course literature and presentation. 

I trust that the Management Committee will give fair and reasonable 
consideration to this submission, and will approve the expenditure of 
part of the grant funding towards this project. 

Harry Neville 
Pancom Co-ordinator. 
6 March 1992. 

c.c. Pancom Co-ordinators. 
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i)ear Comnunity Members; 

HELP ! Desperatc. y seeking Pan Corn. is 

looking for a reasonably level site for the upming Summer 

Solstice Festival on Dec. 20/21/22. The site needs to accomadat 

up to 200 campers and their vehicles, as well as the following: 

A reliable water supply- preferably creek frontage( Dams,Tanks). 

shade if possible- although Marques shall be erected, swimming 

hole it pssible, and an area where tree planting and buildine 

workshops may be conducted. 

There are many advantages to hosting 

this Pan Corn, festival. We wish our workshops to produce a 

physical 'end product'ie: Community hall or bamboo scructure 

compostin 	toilets, re-aforested 'permaculture DlanLion',.ne 

masonry ie: open cooking area and so on. All of which may be 

desiced by the host community, plus they would be left with a 

permanent festival or recreation area with tiolets, showers,and 

cooking facilities. All that would be required would be hti 1 ding 

materials, design or guidelines and some input and labour from 

community members. 

The idea of this fesLval is to create 

an arena 'ere community skills can be celebrated, shared and 

passed on,and where community 'produce' can be appreciated. Also 

we community dwellers can get to know each other more deeply and 

therefore become more trusting and supportive of each other. 

It is hoped that each community will 

contribute their skills in the form of a stall or workshop, and 

communi€iesare not limited to just one stall- we want as many as 

possible ! Please remember, this is your festival and shall be 

what we cDmmunity members make of it- so have some pride in your 

communtv ind make sure your there with a stall 

Please let us know if you think you have 

a site - don't be shy, we will consider all sites oitered,and we 

need to 	'w about stalls and workshops as soon as rnssible - 

we only have three months to get organised. We shall be waiting 

ager 1 ' 	- 	he rnil from you folk to 	ii L P'fl 	- 

don't disapoint us 

Reply to : " THE FESTIVAL CONMITEE 

Cl- PAN COMMUNITY COUNCIL 
P.O. BOX 102 NIMBIN 2480 
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SECTION E 

[.1 EXTENT OF THE WORK 

The contractor shall supply all labour and materials to complete the 
reinforced concrete slabs, drains, and pits and all work shown on the 
drawings. 

1.2 INSPECTIONS 

The contractor shall give a minimum 24 hours notice to the superintendent, 
prior to concreting, that the completed formwork and reinforcement are 
ready for inspection. 

Concrete shall not be placed until the contractor has received written 
confirmation from the Superintendent. 

[.3 SAMPLES AND TESTS 

The Contractor shall allow in his price for the taking and testing of all 
samples and tests specified in this specification 

EA FORM WORK 

I Formwork shall be designed and constructed to produce concrete 
members which will conform within the specified tolerances to the shapes, 

I 	
lines, levels and dimensions and quality of surface finish required by the 
contract drawings, this specification and the following codes:- 

AS1O? 	 - 	S.A.A. Formwork Code 

I 	AS1510 Part 1 	 - 	Control of Concrete Surfaces 
- 	Formwork 

I 	All formwork shall be adequately supported to prevent movement or 
distortion during the concreting operation and shall be designed to 

I
provide easy removal that will not damage the concrete surface. 

E.5 REINFORCEMENT 

I 	Reinforcement shall be accurately placed in the position shown, tied and 
adequately supported to give the specified cover. 

I 	All reinforcement shall be maintained in a clean condition and the surface 
shall be free from loose mill scale, loose rust, mud, oil, grease and other 
non-metallic coatings. 

I The minimum laps to all Fabric Reinforcement at splices shall be 2 cross 
wires plus 25 mm. 

I The clear concrete cover to reinforcement shall be as shown on the 
drawings. 
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D2 

D.3 TRENCH GRATING 

I Referto Eli 

D.4 PIPELAYING 

I Bed all pipes solidly on the barrel with clear chases under collars. Fill 
chases with sand after testing. On rock bottoms or where directed by the 

I 	authorifys inspector, bed pipes on 1:4 cement:sand mortar. 50mm 
minimum thickness below the barrel. Lay pipes to correct falls. Make 
inverts follow straight lines from point to point with even gradients. Swab 

I each pipe clear of foreign matter 

The whole of the work shall be carried out by or under the full supervision of a 

I 	fully licensed plumber in accordance with the drawings and specification, 
reviewed by the Superintendent and approved by all relevant authorities. 

I 	All works shall be at least equal to or beffer than the appropriate current 
Australian Standard. 
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SECTION D 

D.1 GENERAL 

I The Contractor shall supply and instal 150 DIA. concrete and 150 P.V.C. 
drainage pipes as shown on drawing No. JB355. 

I The concrete pipes shall be Class 'X' Socketed concrete pipes with rubber ring 
joints. 

I The existing stormwater drainage pipes shown in brackets on drawing no. JB355 
shall be tested in the presence of the superintendent in accordance with 

I 	
clause D2. After exposing the top of the pipes for the installation of the 
agricultural drainage pipes shown on drawing nos. JB355 and 362. 

Broken pipes or badly leaking joints where drecIed by the 
Superintendent are to be replaced or repaired in accordance with the 
Superintendenfs written instruction. 

The cost of all testing in accordance with clause D2 shall be at the 
cant ractors cost and is to be included in the lump sum tender. 

The cost of all replacement or repairs to existing pipes shall be reimbursed 
to the Contractor on a cost plus basis in accordance with the clause 40.3 
Daywork' of the General Conditions of Contract. 

The Contiactor shall be responsible for the installation of new grated 
drains, pits, extension to existing pits and the new drainage pipes shown 
on the drawings. 

D.2 TESTING 

Supply all apparatus and materials necessary for the tests and carry out all 
tests required by the Specification or regulatory authorities. 

Do not cover or conceal from view new underground work until it has 
been inspected, tested and approved by the Superintendent and the 
relevant authority. 

Apply the following tests to stormwater pipes and fittings: 

PIPES 450mm DIAMETER AND BELOW: Water test the system by hermetically 
sealing all openings below the fop of the section to be tested and filling 
the section with water under a head equal to the maximum head which 
would result from a chokage in the section under test, for a period of 24 
hours. 

Each pipeline shalt be tested independently and the Superintendent shall 
arrange for the location of damaged sections or joints by camera 
detection. 

The testing and location of damaged pipes can be arranged prior to 
removal of the slabs if desired and the Contractor will be responsible for 
co-ordinating this work to suit his programme. 
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C.3 

The Geotextile membrane shown shall be Terram 1500 or approved equivalent. 

The Geotextile membrane shall be completely envelope the 10mm max sized 
crushed rock as shown on drawing No. JB 362. 

The remainder of the trench shall be back filled in layers not exceeding 200 mm 
of current stabilised sub base as described in C.4. Each layer shall be 
compacted to density ration of not less than 98% modified compaction. 

The agricutural drainage pipes shall be set into the existing pit walls using sand 
and cement mortar or cast into new pit walls where applicable. 
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C2 

e) Approved fill is to be placed in layers not exceeding 200mm loose 
Ihickness and compacted to a densily ratio not less than 100 0/o, standard 
compaction, except that any fill deeper than 500mm below sub-base 
may be compacted to a density ratio not less than 95%. 

1) All compacted sub-grades and fills are to be tested to the Guidelines for 
the Specification and Testing of Earthwork by the Australian 
Geomechanics Society. There shall not be less than one test per layer per 
100 sq. m. of compacted surface. If the work is carried out in small stages, 
there should be not less than 2 tests per layer. This testing shall be carried 
out by the Superintendent at his expense. 

The cost of the backhoe and the excavation and back fill in excess of the 
profiles shown on the drawings shall be an extra to the contract and the 
Contractor shall be reimbursed in accordance with clause 40.3 'Daywork' 
of the 'General Conditions of Contract.' 

CA HEAVILY BOUND BASE TO UNDERSIDE OF SLABS 

The Contractor shall supply and instal HEAVILY BOUND BASE MATERIAL in 
accordance with M.R. Form No. 744 (Table 2). 

This BASE COURSE shall be compacted to a density ratio of not less than 98% 
modified compaction in accordance with Australian Standards publication 
No AS 1289 'Methods of Testing Soils for Engineering Purposes.' 

The minimum compacted thickness shall be 125mm and the surface shall be 
finished true to line and level to produce the minimum concrete slab thickness 
shown. 

Tests shall be carried out to ensure that the required compaction has been 
achieved. There shall be not less than 1 test per 1000 sq. m. of pavement, nor 
less than 2 tests where the work is carried out in smaller stages. The cost of 
these tests will be carried by the Principal. 

Alternatively, low strength ready mixed mass concrete may be used instead 
of HEAVILY BOUND BASE MATERIAL. This concrete should be of grade 10 in 
accordance with AS 1480 and shall be mechanically vibrated and screeded 
to the level and line of the underside of the 200 thick concrete paving slab. 
The minimum thickness shall be 125mm. 

C.5 FILLING TO PITS GP1 AND GP2 

The Contractor shall fill these pits to the underside of the slabs using 25mm max. 
sized graded crushed rock with maximum 5% of FINES. 

C.ó AGRICULTURAL DRAINAGE PIPES 

The Contractor shall excavate to the top of existing drainage pipes and to a 
level 1000 below the sub base elsewhere and lay 100 diameter agricuturat 
drainage pipes where shown on the drawing. 
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SECTION C 

DEMOLITION, SITE PREPARATION & EARTH WORKS 

C.1 DEMOLITION 

The Contractor shall demolish and remove all demolished materials from 
the site to enable the work to be carried out under this contract. 

The Contractor shall protect property, which is to remain on or adjacent to 
the site, from interference or damage. 

Any damage inadvertently caused to such properly shall be reInstated to 
match existing. 

Existing services included in or encountered during the course of 
demolition shall be removed by the Principal. 

All demolition shall be carried out in accordance with the following S.A.A. 
codes: 

A.S. 2436 - Demolition of Buildings, Noise Control 
A.S. 2601. - Demolition of Structures 

The Contractor shall give 24 hours notice of the removal of existing slabs 
and excavation of site to enable tests to be carried out on the subgrade. 

C.2 EXCAVATION 

The Contractor shall allow for all excavation required to complete the 
works shown on the drawings. Any excavation in excess of the profiles 
indicated shall be the Conlractor's responsibility and cost, except for the 
soft areas referred to in clause C3. 

C.3 SUBGRADE 

After removal of the existing concrete slabs and excavation to 
underside of the 125mm thick base course for new slabs, the exposed 
subgrade is to be inspected by the Superintendent. The contractor is 
to provide a backhoe or other means of inspecting to a depth of at 
least 1 .5m. 

All soft, wet or otherwise unsuitable materials are to be excavated as 
directed by the Superintendent. Materials approved by him for re-use 
are to be stockpiled or spread to dry on site. Unsuitable materials are 
to be removed from the site. 

All imported fill is to be a silty or sandy clay capable of compaction by 
normal equipment and techniques and is to be inspected and 
approved by the Superintendent. 

The excavated subgrade is to be inspected and approved by the 
Superintendent. It is then to be compacted to the following density 
ratio, standard compaction. 
Within 500mm of base course 	 - 100% 
From 500mm to 1000mm below base course - 98% 
More than 1000mm below base course 	- 95% 



- 	
Y 	 r 	cr 

eAQc - r- 	 c- 	Jck \ic c 

I 
I

rO 	 I\2QL1 LAL 

k 	ck 

1 
1\J 

I MeTM 
+ 

vc.V Peit 	 \ ic 

• Li 	cL ck 	-°'- 

- C UJ \* QL0 ve43  

QL- 

41e\ 	LI 

S 	 e 

- 	1' 	- 



B3 

B.8 INFORMAL TENDERS 

Any tender may be rejected which does not comply with the 
requirements of or which contains provisions not required by the Tender 
documents. 

B.9 ACCEPTANCE OF TENDERS 

The Principal shall not be bound to accept the lowest Tender. 

The Tender shall be deemed to be accepted when a notice in writing 

I 	of such acceplance is handed to te Tenderer or is posted to him to 
the address furnished by him pursuant to Clause 134(ii). In the latter case 
the date of posting shall be deemed to be the date of acceptance. 

I iii) The Tender shall remain valid for a period of 10 weeks after the date of 
delivery given in Clause Bó(ii). 

B.10 OPENING OF TENDERS 

I 	Tenderers or their representatives will not be permitted to attend the 
opening of the Tenders. 

B.1 1 ADDITIONAL COPY OF TENDER PROPER 

I 	The successful Tenderer shall within Iwenty-eight (28) days from the date of 
the leffer of acceptance of Tenders, furnish to the Principal an additional 
copy of the Tender proper which s1 - alI include copies of the relevant 

I 

	

	correspondence, literature, documents, drawings and any other 
information requested by The Principal. 

B.12 FURTHER INFORMATION 

I 	
Inquiries for further information or questions regarding the specification 
should be directed to: 

I 	
John R. Bevege Ply. Ltd. 
Consulting Engineers, 
175 New South Head Road, 

I 	
EDGECLIFF 2027 

Telephone: 320219 

I 
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SECTION B 

B.1 NATURE OF CONTRACT 

This is a lump sum contract and the tencerer shall submit a lump sum price 
for the whole of the work described in the contract documents. 

The tender price shall be firm and not subject to rise and fall adjustments. 

B.2 TENDER DOCUMENTS 

The Tender Documents shall be the form of Tender completed in accordance 
with these conditions of Tendering and the General conditions of coonfract, 
this Specification and the drawings listed in Clause A6. 

All wrilten statements required by these documents shall be submitted by the 
Tenderer together with any other drawings or written statements submitted by 
the Tenderer in support of his Tender. 

B.3 RATES TO BE SUBMI1TED 

The tenderer shall submit the following rates which will remain valid for the 
whole of the contract period and will be used for variations to the contract. 

BACK HOE 	 SUPERVISOR 
12 TONNE TRUCK 	LABOURER 

B.4 PRELIMINARY DEPOSIT 

A preliminary deposit of S500.00 shall be enclosed with the tender and shall 
be\ in-the form of a cash deposit, banker's cheque or. bank draft. 

The preIiminar deposit of an unsuccessful Tenderer who has not 
withdrawn his tender within the time specified in Clause 8 (iii) of this 
specification shall be returned as soon as practicable, but not later than 
fourteen days after the acceptance of a tender or after the principal 
decides that no tender will be accepted. 

The preliminary deposit of the successful tender may form part of the 
security deposit (Clause 5.2 of N.P.W.C. Ed. 3, General Conditions of 
Contract) if required by the contractor, and if not the preliminary deposit 
shall be returned to the contractor after he has lodged the proper security 
deposit. 

B.5 CONTENTS OF TENDER 

The Tender submitted shall be prepared in accordance with the following 
requirements: 

I) The Tender shall be submitted upon the Form of Tender provided and 
all Tender documents shall be deemec to form part of the Tender. 

TENDERS WHICH ARE NOT EXECUTED IN TIE MANNER INDICATED BELOW MAY 
BE REJECTED AS BEING INFORMAl 
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A22 COMPLIANCE WITH N.S.W. GOVERNMENT APPRENTICESHIP 
EMPLOYMENT POLICY 

The Contractor and his Sub-contractors shall maintain a ratio of at least 
one registered apprentice to every four tradesmen employed for the 
duration of contract. 

The ratio shall be reached within 28 days of the contract work 
commencing and shall be calculated on the basis of the total number of 
tradesmen and apprentices employed in all trades by the Contractor 
and sub-confractors. Indentures, trainee and group apprenticeship shall 
be included. The apprentices do not c ye to be employed exclusively 
on Government contract work. 

Within three months of the contract work commencing, the contractor shall 
provide a schedule listing the name, trade and registration number of 
each apprentice used to determine the ratio, together with the total 
number of tradesmen employed by him and his sub-contractors. This will 
be forwarded by the Authority to the Apprenticeship Directordte of New 
South Wales. 

The Authority and Apprenticeship Directorate shall also be empowered to 
call for and inspect the records of any contractor or sub-contractor at any 
time to determine whether the above condition is being observed. The 
Director of Apprenticeship shall report any apparent cases of breaches of 
the ratio to the Authority. 

A23 CAR PARKING 

There is no provision for the contractors car parking within the bus depot 
and the contractors employees will be required to park in the street or 
within the extent of the site given in clause A2. 
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A14 PQWER 

The Principal will make an electricity supply available to the Contractor at 
a point on site to be agreed. Cost of electricity used will be borne by the 
Contractor. 

The Contractor shall supply, instal and connect to this service a temporary 
switchboard, complying in all respects with S.A.A. Wiring Rules and 
Regulations of such size as properly to accommodate all requirements 
for the work. Supply and instal all temporary leads from this position to the 
places of work, all in accordance with the above mentioned wiring rules. 

A15 WATER 

The Principal will make a water supply available to the Contractor at a 
point on site to be agreed. Cost of water used will be borne by the 
Principal. 

The contractor shall supply and install to this service all temporary pipes, 
taps and the like for water supply to the various places of work. 

A16 LATRINES AND TOILET FACILITIES 

The Contractor shall provide adequate toilet facilities on the site for the use 
of the Contractors personnel, sub-contractors. etc. These facilities shall be 
kept clean and in a sanitary condition at all times. 

These facilities are to be removed by the Contractor at the completion of 
the works and the whole site is to be left clean, tidy and to the approval of 
the Superintendent. The location of the toilet block on site shall be the 
subject of agreement on site with the Superintendent. 

A17 FACILITIES FOR NOMINATED SUB-CONTRACTORS 

The Contractor shall provide access for the execution of the services and 
works indicated as nominated sub-controcts. Nominated sub-contractors 
shall allow for and pay all costs for the hoisting and lowering of materials, 
equipment, etc. as necessary for their work. 

Nominated sub-contractors are also required to provide at their own 
exDense. all scaffoldina necessary for the execution of their work. 

Nominated sub-contractors shall allow for and do their own preparations, 
cuffing, chasing, etc. Only those items specifically stated and specified in 
details in the main contract specification will be provided by the 
Contractor. 

Nominated sub-contractors shall allow all costs for and be responsible to 
carry out, by the correct trades, all making good necessary as a result of 
their own activities. 
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Kay Martin 
2-7 68 Aeida St., Indooroopilly 4068 

3 7 9  

Diana Roberts 

Pancom, Nimbin 

Dear Diana, 

When we spoke on the phone recently you kindly of ferred to come and talk with our group at 

Easter.We would be grateful for any practical advice you can offer on multiple occupancy, 

etc. Friday afternoon from 4 o'clock onwards would be a good time for us. The land is near 

Nimbin Rocks, with the entrance opposite Shipway Rd., on the Nimbin to Lismore Road. Some 

of the Rocks are actually on the property, so it is not hard to find. There are tenants in 

the farmhouse, but we will be camping near the house, so please look for us there on Friday 

afternoon. Some of our people are coming down from Mackay and Rockhampton, others from Brisbar 

so that an earlier time is not possible. We have a meeting scheduled for Saturday, which 

will probably last most of the day as there are a lot of decisions to make. Your advice would 

be very timely! 

Thanks again! 
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STAFFING THE NIMBIN NEIGhBOURHOOD CENTRE ON SATURDAY 

Hours: lOam - 2pm (Can close to get lunch but leave a note on the door 
with time of return.) Anyone who Is not in a hurry to leave at 2 can stay 
open until 4pm. 

Keys: 	Collect key before the day and itt the end of the day lenve it in an 
envelope under the door with Pan-Coin's name on it. Keys 10 the photocopier 
and the Youth Club room will also be provided. (Pan-Corn's keys are in a 
filing tray on top of the filing cabinet in the NNC). 

The key to the back room is In the white filing cabinet under K. (This room 
contains cleaning equipment. People can also leave their things in this room 
e.g. backpacks). 

On Arriving: 	Collect Northern Star from newsagent - goes on top of 
newspaper pile after it has been read. 
Take sandwich board out to the footpath. Can put a Pan-Corn sign on it if 
desired (e.g. Pan-Corn inquiries inside etc.) 	or anything else appropriate. 

Turn on the photocopier. Check the numbers and the last entry in he book to 
ensure It matches. 

Turn on the CB radio - Channel 11. (If it doesn't come on at themachjne it 
plugs into the power board near the youth club door). 
Check Co-ordinator's message book. 

GENERAL INFO 

Petty Cash in the bottom drawer of the white filing cabinet. Write up 
incorneand expenditure in the HIFI book. If needed there is a receipt book 
in the top drawer of the desk. If need to' buy milk or other things take 
money from the Lin and write Info in the 'OUT' column in the HiF1 book. 
Coffee and sugar supplies are likely to be in the big metal cupboard. NNC 
has an account at the newsagents for stationery. Always check before buying. 
At the end of the day put notes and $2 coins in an envelope, write the 
amount on the envelope and put it in the white filing cabinet, top drawer 
and slip it in the front of the Treasurer's file. 

Photocopier For people with accounts the info must be written in both books. 

Typewriter Available for use. Request donations. 

Stamps In filing cabinet in key drawer. 

Envelopes 5c each. 

Personal Messages put in telephone message book - 50c per message charge. 

Co-ordinators Message Book leave messages for other co-ordinators if 
necessary. 

Fire Water and electrical extinguishers in NNC room and youth club room. 

Book Exchange Generally flat 50c per book or 2 for I exchange (bring in 2 
get 1). Back of HIF[ book has credLts and debits Ust for books. 

.12 



Mail 	'In' mail into black folder on desk. 

Hall Bookings Keys are in the petty cash container. The bookings book is in 
the calicobankbagkeptinthebotr.omdrawerof thewhite filingcabinet. 
The bookings receipt book is also in the bag (if you take any money) 
toge ther with a book to record where the keys are. 

Food Vouchers not handling these onSaturdays. (There isno money left for 
1989.) 

Noticeboards check and remove out of date info. Notices should be dated and 
on for 6 months only 

Produce 	commission of 10% added to cost supplier wants. 	Eggs - cost 
$2/doz. Sell for $2.20. Write up all details in producers co-op book. 

Accomodation Ask inquirer to write details in acconi. survey book. 

General NNC Committee meets 2nd Wednesday-every month - 1pm. If problems 
arise see other co-ordLnators if around (Di, Kath, Katie, Dave Lambert, Dick 
Hopkins or Peter Pedals) 

At End of Day 
Clean up - garbage into yellow bin in youth club and vacuum floor (vacuum 
cleaner in back room) 
Close all windows, doors, etc. 
Fix up petty cash. 
Turn off photocopier and CB. 
Bring in sandwich board. 
Lock door to youth club and to back room. 
Close front door and put keys under door in an envelope marked Pan-Corn. 
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Hall Bookings Keys are in the petty cash container. The bookings book is in 
the calico bank bag kept in the bottom drawer of the white filing cabinet. 
The bookings receipt book is also in the bag (if you take any money) 
toge ther with a book to record where the keys are. 

Food Vouchers not handling these on Saturdays. (There is no money left for 
1989.) 

Notjceboards check and remove out of date info. Notices should be dated and 
on for 6 months only 

Produce 	commission of 10% added to cost supplier wants. 	Eggs - co8t 
$2/doz. Sell for $2.20. Write up all details in producers co-op book. 

Accomodation Ask inquirer to irite details in accom. survey book. 

General NNC Committee meets 2nd Wednesday -every month - 1pm. If problems 
arise see other co-ordtnators if around (Di, Kath, Katie, Dave Lambert, Dick 
Hopkins or Peter Pedals) 

At End of Day 
Clean up - garbage into yellow bin in youth club and vacuum floor (vacuum 
cleaner in back room) 
Close all windows, doors, etc. 
Fix up petty cash. 
Turn off photocopier and CB. 
Bring in sandwich board. 
Lock door to youth club and to back room. 
Close front door and put keys under door in an envelope marked Pan-Corn. 

00 



STAFFING THE NIMBIN NEIG11BOURHOOD CENTRE ON SATURDAY 

Hours: 	lOam 	- 2pm (Can 	close 	to 	get lunch but 	leave 	a 	note 	on the door 
with 	time 	of 	return.) Anyone 	who 	is 	not 	in a hurry 	to leave at 2 can stay 
open 	until 	4pm. 

Keys: 	Collect key b 	f-o-r-e---t-he. 	(l-y 	and at. 	the 	end 	of 	the day 	leave it. 	in ar 
envelope under the door 	with Pan-Corn's name on it. Keys 	to the photocopier 
and 	the 	Youth Club room 	will 	also 	be provided. 	(Ean-Com'skeys are 	in a 
filing 	t-ray 	on top 	of 	the 	filing 	cabinet in 	the 	NNC). 

The key to the back room is in the white filing cabinet under K. (This roon 
contains cleaning equipment. People can also leave their things in this roog 
e.g. backpacks). 

On Arriving: 	Collect Northern Star from newsagent - goes on top oi 
newspaper pile after it has been read. 
Take sandwich board out to the footpath. Can put a Pan-Corn sign on it ii 
desired (e.g. Pan-Corn inquiries inside etc.) 	or anything else appropriate. 

Turn on the photocopier. Check the numbers and the last entry in the book tc 
ensure it matches. 

Turn on the CB radio - Channel 11. (If it doesn't come on at themachine it 
plugs into the power board near the youth club door). 
Check Co-ordinator's message book. 

GENERAL INFO 

Petty Cash in 	the 	bottom drawer 	of 	the 	white 	filing 	cabinet. 	Write 	up 
incomeand expenditure in the HiFt book. 	If needed 	there 	isa 	receipt book 
in 	the top drawer 	of 	the desk. 	If 	need 	to' buy 	milk 	or 	other 	things 	take 
money from the 	tin and 	write info 	in 	the 	'OUT' 	column 	in 	the 	HIFI 	book. 
Coffee and sugar 	supplies are likely 	to be in the big metal 	cupboard. 	NNC 
has an account at 	the 	newsagents for 	stationery. 	Always 	check 	before 	buying. 
At 	the end of 	the 	day 	put notes 	and 	$2 	coins 	in 	an 	envelope, 	write 	the 
amount on the envelope and put 	it in the white 	filing cabinet, 	top drawer 
and 	slip it in 	the 	front 	of the 	Treasurer's 	file. 

Photocopier For people with accounts the info must be written in both books. 

Typewriter Available for use. Request donations. 

Stamps 	Ift filing cabinet in key drawer. 

Envelopes 5c each. 

Personal Messages put In telephone message hook - 50c per message charge. 

Co-ordinators Message Book leave messages for other co-ordinators if 
necessary. 

Fire Water and electrical extinguishers in NNC room and youth club room. 

Book Exchange Generally flat 50c per book or 2 for 1 exchange (bring in 
get 1). Back of HiFI book has credits and debits list for books. 
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October, 1989. 

Dear 

On going through o u r records we find 1.hat you have not yet 
subscribed to the Pan-Corn Newsletter. To date we have been sending 
the newsletter to communities and interested individuals 
regardless of whether a subscription has been taken out. 
Production of the newslett:er isa costly exercise but: we feel it 
is important that: people are kept informed of issues relevant to 
multiple occupancy development: and a monthly newsletter is an 
ideal medium by which to do this. However, Pan-Corn's financial 
resources are limited and we cannot afford to cont:inue sending the 
newsletter to non-subscribers mitch though we would like to. 

$20 per year is a very small amount to pay but it is just enough 
for us to cover the cost of e a c h individual or community 
subscription. 

W e a r e t he r e Co r e a sk 1 n g y 0(1 to 1 0 r w a r (I I o u H , 1 5 5 o 0 n a u p o n n 1. h I e 
$20 to cover the cost: of subscription. if your community gets the 
newsletter but you don't get to s e e it often enough or soon 
enough, why not take out your own individual subscription? if you 
no longer wish to receive the newsletter we would appreciate your 
advising us of this and perhaps letting us know why. The 
newsletter is put together on an entirely voluntary basis and we 
always welcome ideas, opinions, articles, letI:ers, etc. 

In view of the campaign currently being conducted by Pan-Corn (see 
October newsletter) we hope you will demonstrate your support by 
sending in your subscription. 

Name ................................................... 

C ommu n i ty /0 r ga n isa t ion 
etc ......................................... 

Address 

I/We enclose $20 for 12 months' subscription to the Pan-Corn 
Newsletter 


