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Introduction 

Lismore City Council (LCC) is a local government authority with extensive experience in the NSW 
planning system and is currently engaged in reviewing its Lismore Local Environmental Plan (LEP) 
and Development Control Plan (DCP).  This submission reflects the Council’s professional insights 
and local knowledge of the Northern Rivers region, particularly the challenges and opportunities 
facing rural housing in Lismore and surrounding Local Government Areas (LGAs). 

 

General Position 

The Lismore LEP 2012 already permits (and has done for years) detached dual occupancies in rural 
zones (RU1 Primary Production and RU2 Rural Landscape), subject to development consent. This 
provides a valuable precedent for broader reforms across NSW.  LCC strongly supports efforts to 
streamline and expand provisions for second dwellings on rural properties, provided they 
maintain compatibility with local environmental constraints, infrastructure capacity, and 
agricultural land protection. 

 

Response to Terms of Reference 

(a–b) Planning Instruments and Approval Pathways 

As detailed above, detached dual occupancies are permitted with consent in the RU1 Primary 
Production and RU2 Rural Landscape zones under the provisions of the Lismore Local 
Environmental Plan 2012 (LLEP 2012). Over the years, LCC has approved a large number of DA’s 
for rural detached dual occupancies. 
 
LCC’s existing framework demonstrates detached dual occupancies can be effectively managed 
through local controls.  LCC supports any amendments to the Housing SEPP or Codes SEPP which 
further streamline the development of dual occupancies in rural zones, provided they maintain 
compatibility with local environmental constraints (i.e. flooding, bushfire, land contamination and 
wastewater management), infrastructure capacity, and agricultural land protection (land use 
conflicts)).  
 

(c) Zoning Implications 

LCC already permits detached dual occupancies in the RU1, RU2 and RU5 zones with development 
consent.  The consideration of permitting detached dual occupancies via Complying 
Development is supported provided such pathway can adequately address key planning issues 
(i.e. flooding, bushfire, land contamination, land use conflicts and wastewater management).  
 



LCC does not permit detached dual occupancies in the RU3 Forestry zone or the C3 
Environmental Management zone, and does not have any RU4 Primary Production Small Lots, 
RU6 Transition and C4 Environmental Living zones. 
 
Permitting second dwellings in RU3 Forestry and C3 Environmental Management zones should 
be approached cautiously to ensure such development is consistent with the objectives of that 
zone and adequately address key planning issues (i.e. flooding, bushfire, land contamination, land 
use conflicts and wastewater management).   
 

(d) Interaction with LEPs 

LLEP 2012 includes Clause 4.2C and Clause 5.16, which sets clear criteria for dwellings and 
detached dual occupancies in rural and environmental zones.  These include protection of 
agricultural use and character of rural land, the physical suitability of the site, and sewage 
management.  Any state reforms should complement (not override) such provisions. 

 

(e) Dwelling Size and Function 

LLEP 2012 does not currently restrict the numeric size of a second dwelling, though requires 
assessment of scale and compatibility with rural character.  A performance-based approach to 
this remains preferable. 
 
In recent years, LCC has amended the LLEP 2012 to remove the requirement detached dual 
occupancies must be located within 100m of each other, and both dwellings needed to be 
accessed via the same driveway.  
 

(f) Flood and Hazard Mapping 

Flooding is a major constraint in Lismore.  The LLEP 2012 currently includes a Flood Planning Layer, 
and Clause 5.21 requires an assessment of flooding impacts for new dwellings.  LCC is open to the 
role of elevation criteria and flood mapping in determining permissibility and the use of 
performance-based solutions for flood prone lands, provided the local flood hazard mapping is 
contemporary and accurate.  

 

(g) Agricultural Land Impacts 

Clause 4.2C of LLEP 2012 and Chapter 11 (Buffers) of the Lismore DCP requires dual occupancies 
not impair agricultural use.  This principle should be retained in any statewide reform.   

Subdivision of rural land should remain restricted in accordance with current minimum lot sizes, 
and standard tenure models should be retained, to avoid the fragmentation of rural land. 

 

(h) Development Standards and Tenure Models 

LCC has no specific response to this matter at this time. 

 



(i) Streamlining DA and CDC Processes 

LCC strongly supports all enquiries into the potential to streamline DA and CDC processes.   

 

(j) Infrastructure Capacity 

LCC supports second dwellings on rural properties as it is considered to have a positive impact on 
housing affordability, multigenerational living, and rural population growth.  Such positive 
impacts, however, always need to be weighed up against the adequacy of, and potential for 
adverse impacts upon existing infrastructure (i.e. road standards and maintenance and demand 
for postal & garbage services). 

 

(k) Transitional Arrangements and Monitoring 

Lismore’s experience could inform pilot programs for broader reform.  Monitoring should include 
environmental, agricultural and infrastructure impacts, housing and social outcomes, and 
community feedback.   

Councils should be resourced to participate in evaluation and implementation. 

 

Conclusion 

Lismore’s planning framework demonstrates that detached dual occupancies can be successfully 
integrated into rural zones with appropriate safeguards.  State reforms should build on this 
foundation, enabling flexibility while respecting local conditions.  


