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Pan Community Council

“Building Intentional Communities”

DISSUCUSSION PAPER ON THE DRAFT SEPP-1§

For endorsement.
Pan Com:-
» welcomes the exhibition of Draft SEPP-15,

supports councils introducing MO provisions into their respebtive LEP's
provided they are not less favourable than the requirements in the SEPP,

does not support councils being exempt from the SEPP unless and until the
Department has received acceptable Draft LEP provisions,

favours, where councils choose not to provide MO provisions in their LEP,
that provision be available for an MO DCP or equivalent under the SEPP,

recommends that where a council provides for MO in their LEP that an MO
DCP also be provided. (The Lismore City Council Draft MO DCP-20 1994
is suggested as a basis for such a DCP),

¢ supports the Department publishing a “Rural Land Sharing Community
Manual” to assist potential new settlers and council staff unfamiliar with
this form of development. Such a Manual to be produced in close
consultation with MO organisations, MO residents and professionals
involved in preparing MO DA's,

¢ that as a generalisation the MO SEPP, LEP’s and DCP’s wherever possible
address itself to “performance” outcomes rather than “prescriptive”
legislation, A

¢ In general the wording of the Draft SEPP policy be retamed except in
matters of principle or policy.

REASON: # The existing wording in general has successfully stood the
“test of time”.
# To confine our negotiations to policy matters of principle.

e Other?
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Having Vivea ou wn %' 11pce P80 0 wenld sike ty ake zame
obtssrvatioens on thx AEADLYIF, or Lllerwlze of MO s familim
to ~ in the Nimbiw aies and ssk that yoou take these Int
considaration tn Pan Coum's SEPKM1G iubmlarion to the S7aiw
Goverument. [{ 11's pot appropriste to include them {u ! 1a
SEPP18 submissicr becauss of t(me or political constyatnt .
at least they otgiul Yo be considarad for the MO manual

Mo's that i have r-21 Leve on tre whole baen good cus:va. 4,
¢t the land the, oeccuvgy. They dow' t routinely burn ofr,
creating wors arosico problems, ne, do they polson the 3¢ .
with sgricultural cismicals. Thess I8 oiten & corwmreidar '«
degres of retorestutor on steep and vulaerable land.

Howaver there are ma:3y instances uf unsustalnable practices
that have arisen trom lgnoran.» BEYURE the occupanls had |ime
tr experience the reaiitios nt 40 living and which have
bycome burdaus latsr on. Some at 16a8t <f these prarct.rua
¢ vid perhaps Lé 'riskred by baving cerlaln checks bui't {n
to SEPP1B.

One of the bigges. probLlsms ' he.- ceen o with MD'a ann cne
that has cerused macy psople to ,amve thafr MU's 18 thal of
vnmanag-ability a:nd unsuatai-abilt.y (2. "biack boles 15 b
system™ wn'ch demssd conlinusl Iupaut of woney and ertargy to
kaintain. | om fpeakl.g here fren cxnspiance on W, et MO
Let me say st ihia puint that the ufrsstiractures of the
soctety at large 2jso cuatain many ‘hiect holes™, but ¢
baliove that we as MO'esrs cugbt to start to know bet: r g o
s0t a food vxampl. .o the rast of the commurity.

Yu's are often v-. . ,stant from town, lncurring ecorme
travelling time and vehicie coats, contributing gresi, v t .
greanbouse emisslons and demandiog continual and ¢ .orais -~
in hovse road Balrtensanre, the very opposite to tpe viajlng
8nVironmeatal hayrmony and appropriste tochnology tha* thai;
OCcupants asplie tu. Tais 14 "black holie" number one.
SEPPIb ought i. allow multiple occupsncy closge to reg'oers:
centres to lows vehlcle costs, And on tarms (wore on fara
later). <Cwuite a f2w Poople 1 :now who have llved on MN'4
e in Lismore, Byrcun Bay or sous other rural or urban cent-a
b~ tuse ot travelling and veh!~la costs, and the eftects ot
4T roads. One fiiend at Nmbi!rgas community near Lilifan

Rock found hersel! ip constan: overty getting her vohjcje
rrregltste,ed each year becau.  arf the eftects of the lony
di kve on dirt roads Jnte Nimbi, 'nd the diroct damage caused

She oventual:  mu.- 4 xouth aea; fydaey



In an alling rural econony ftarmers should be alliowed to pool
résources by building on shared land and by sbharing
resources. I am told by Councillor Diana Roberts (personal
communication (8/2/87) that the reason the authorities don't
want dwellings near prime agricultural land ls that they are
concerned that tnhabftants wil} be aftacted by the spraying
of hazardous chemicals. Why can't SEPP1B contain a
restriction on these chemiceals in the cace of MO developments
on farms? There are » growing number of people who want to
farm Iin a2 more environmentally friendly menner anyway. Also
there ahould be a malJor concarn to protect prime agricultural
land from suburban subdiviaion. The loss of huge areas of
rich soll in the Alstonville area to suburban development is
a good example of this sort of mlamanagement .

MO's often cover a large amount of¢ land, requiring vast road
and ongoing energy requiraments which are Inltlally grosaly
underestimated. The occupants are meroly mimicking the
habits of the rural gociety at large in believing we need to
live on large amounts of land. For the future, however, we
should learn from the mistakes of the past. When f{nances
are already strotched these costs can create poverty and work
traps whiob many struggle with for years to overcome.
Clustored development should be inalsted upon where
Possible,not merely stated as "preferable" as in SEPP16 2(c).
Correspondingly the tormer access roads to dwsllinga need to
be maintatned in top conditlioen and spacially economicel |In
thetyr construction is. no longer than they need to be.

Dwellings should be strongly discouraged on or near steep
iand, This has created huge and unforeseen tnfrastructure
maintenance problems as well as grviel ftor the occupants tn
mord than a fow living instances. SEPP18 7.1(g) precludes
"slopes in excess of 18 degrees...on more than 80% of the
land”. Thie oould be extended to tequire that dwellings

and home imprnrvemsnt area (the general area comprising the
cluster) be connected wheye possible by access roads on
slopes lees than 18%. Diana Roberts told me (8/2/97) that my
Own community, because of i{ts steepness and potential eroasion
problems, would not have a DA passed for it today by Lismore
Counocil it SEPP15 were still {n eftect. I ocan truthfully say
that the legacy ot developing this steop site still affeots
us from year to year as we spend thousands on concreting
80cess roads and bridges in or near steep aroas.

SEPP18 11.2 gives a formula for density of development
(allowed number of dwellings). Thls formula Ls flawed In
that 1t does not take into consldoration the ratton of
useable to unuseable dwelling site land on an MO, Hence it
does not highlight the nesd to place dwsallings on auitable
6ites, The formula should apply to the actual amount of
useable land for dwelling sitoes and access roads.

Occupants carrying the dream of a "hideaway in the hills"
don't realise in advanoe how dearly they may have to pay tor
this dream later on when they build their dwellings on steep
or unsultable sites with a "good view” out of slght of thelr
neighboura. This relates back to my comments on the
desirabllity of clustered dovolopment. | was interestad to
note that at the Pan Conm meeting on February 9 at the Channon
Hell Diana Roberts echoss similar thoughts,

Building sites facing the winter sun should be encouraged so
that maximum use can be made of the sun's enargy for hot
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water, energy efficient dwellings and gardens, thus lessening
the dependence of fuel and the electricity grid tor heating.

In regard to .bde abec-e two pointa there could be something
like the McHer - Exclusion Technique used in permaculture to

tdentity sui! welling areas by progreasively excluding
unsuitabie oneas.

We must get away from the idea that MO's are only appropriate
on marginal, olisap and poorly accesrlble land. For a whole
variely of reasons we need to put MO's on an equal tooting
with other forms of development so that the wider community
can se8 people frow all walks of life moving towards a more
sustainable and lsss socially fragmented future.

Finally | would like to communicate to you Russell Anderson's
cooments and my own about your annotations to the proposad
new form of SEPPi6. Ruzsell was in tavour of ap altarnatjve
name to "Multiple Occupancy” retflecting a more soclal
approach. His words were: “"Yes, 1 agree with a nawme change.
We should think of a good one.” [ support it also but with
some caution. I will comment on the two possibilities you
have put forward:

1) Intentional Community - "Community” suggeats scomething
large whiob (s not necessarily ths case and might scare
Counoils with the prospect of the countryside being swamped
with MO's and thetr inhaditants. “Intentional” suggests that
the commuinity be focussed on a specific intention which may
also not be the case,

2) Expanded Family - “Family™ 18 » very loaded word meaning
ditfoerent things to different people. Some people on MO'as
would not conslder their MO to be & family, certairly not in
the normal usage of the word. There are some to whom
"tamily" has a negative connotatton because the nuclear
tamlly and familties in general have contributed much that has
gone wrong with the world.

We need to careful that a new word doez not sound to
"precious”, nor too glib. 1 think Multiple Uccupancy was a
good name because It wes neutral., However 1t has now
acquired connotations which are not 8o neutral, even negative

in the eyes of some. Maybe we should brainstorm a name at a
meating.

These are a fow of my thoughta. Please use anything that
might be useful to Pan Com's submlssion.

Regards,

Pritam

D
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FAX DOCUMENT FROM PETER HAMILTON

1/50 Paterson Street, Byron Bay, 2481 (066) 858 648 (F/T)

SUBJECT:

COMMENTS: .. Y@IN . WMNAY By UL & NenAd. KPP
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Johnh Morrison

) 7ﬂE%/ Secretary
(? c ; Pretty Gully Co-operative Ltd.

P.0O. Box 74
Uki, NSW 2484

FPhone (066) 797034
The Manager

Planning and Design Branch

Department. of Urban Affairs and Planning
Hox 3927 GPUO

Sydney NSW 200]
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Sir,

On reading the draft SEPPJiS, I noticed a serious problem in
the Aims Of Policy, specificly 2 (¢) (ii).
2 (c) (ii) excludes the use of DEEDS OF AGREEMENT to provide exclusive
usce and enjoyment Rights of dwellings and home improvement areas.
This part of the Policy seriéusly inhibits the financial viability
of younq families investing ia the construction of dwellipgs.
sanks und octher lesding institutions will not lend without security,
usually in the rorm of a mortgage over privately owned 'real’' sstate.
Needs of Agreement have in the past, been partly successful at over-
coming rhis difficulty. Though wusually a8t personal! loan interest
rates instead of those enjoyed by someone building on freehold land.

9 (1) (a) defines what is noccessary to ensure succesgful management
of a Multiple Occupancy development, however .the application of
2 (¢c) (ii) is an impediment to that mhnégement and yltimately the
financial viability of M.O.s

I would suggest the deletion of 2 (¢) (ii) in its present form to
be rewritten;
2 AIMS OF POLICY

This Policy aims:

(ii) in a manner that does not involve subdiv}siohc
strata title or any other form of separate land title; oxcepting

2/
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13/83/1937 14:16  #91130 SR DIatia FUBERTS PAGE B2
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RE. DRAFT SEPP 15
"DEEDS OF AGREEMENT' between tLhe, body_ corporate Title holder and
shareholders defining Home Improvement. Areas and qranting exclusive
use and enjoyment rightsof allocéted area including rights of resale

under the same tarms and conditions, and

. s
11i1) Lo creale. ... .Y

To adequatly address the matters raised 1n Y. it would appear necessary
that the Title holder of Lhe land should be a 'body corporate’ either
88 A reqistered company or reqglstered co-operiative with the participants
being tinancial shareholders, the shares being linked by 'Need of

Agreement' to a part.icular homa improvement areca.

While some parlicipants may view theiv dwelling as their principle
residence for livfe, others will need to move due to changes of circum-
stance like health. employment., further education ete.

Unless they are able to sell their dwelling and improvements at
mar<el. or near market value, they will be severely disadvantaged
when thevy re eutablish in the 'freehold world!

Wilthout acceptable gecurity. Lanks wil! rner t&énd so sellers of dwellings
n MO, developments are limited to buyers who are 'cashed up' and
not in need ot bank assistance. This ceuses houses to be severely
undet valued in comparison %o similar on freehold titl=.

Dratt SEPP1S appears intended Lo encourage the development of "low-
cost. aftordable rural living opportunities’. but as the ~ -4 of
constructing dwellings is largely determined by the Building Code
of Australia. the phiase 'low-cost’ could he drleted. The only tage
that 'low-costls' are 1nvolvad &:e o the inttial land dacqirie it jon
and infrastucture instalment, after which as patrticipants settle
all dwelling and home improvement costs are equal or higher than

elsewherae in the community.

The imposition of clause 2(c)(ii) in 1ts present form precludes
access to finance and thereby creates a significant obstacle to the
success of thc policy,

Yours sincerely i

/
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John Morrison
gth March 1997
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FAX DOCUMENT FROM PETER HAMILTON

1/560 Paterson Street, Byron Bay, 2481 (066) 858 648 (F/T)

TO: ........ H UQ%“ .......................................................................................... eeeereresreaetenetessesaras

pate: [6. .77 ..

Number of pages (including this sheet): ......ccccoeiiiiiiiiinivecianns

SUBJECT: ............ g EW"LS- ............................................................................................... :
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MEMORANDUM

To: Pan Com MORE

From: Peter Hamilton

Date: 5.12.96

The Department has advised as follows.

The Minister has directed the Department to place a
revised version of SEPP-15 on public exhibition.

It is expected that this will occur before Christmas.

The nature of the “revision” was described as “minor”’ and
that it will be essentially “as is”.

The exhibition period will be three months following which
there will be consideration of the submissions received.
There is no indication as to how long this process may take.

The Minister will be issuing a Press Release when the Draft
SEPP goes on public exhibition and not before.

This information was given to Pan Com in view of our
correspondence and concern re the reinstatement over the
past two years and was described as “somewhat privileged
information” with the request to wait for the official Press
Release before commenting on the proposal.

HHE



# N

NASTER

M_& &ww/. > l
M_CE‘E—PP %, Ql,ﬁ 0o’

00 '(w



