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EXECUTIVE SUMMARY 

In December 2020 the Department of Planning, Industry and Environment made 
amendments to the Local Environmental Plan Standard Instrument Order which will permit 
Councils to set maximum size criteria for secondary dwellings within rural zones 
(distinct from urban zoned land). In order to include this new optional Standard Instrument 
clause and specify distinct size criteria for secondary dwellings in rural zones, Councils are 
required to initiate individual planning proposals to amend their Local Environmental Plans.  
 
This optional amendment would achieve Council’s goal of better regulating the size of 
secondary dwellings as set out in our earlier planning proposal. 
 

REPORT 

This report recommends that Council initiate a planning proposal to amend The Hills LEP 
and introduce the new provision relating to the maximum size of secondary dwellings in rural 
areas. The proposal would ensure that secondary dwellings can be feasibly provided within 
rural areas, in a form which is compatible with the character of the rural locality. 
 

1. BACKGROUND 

Development standards for secondary dwellings have been regulated under Clause 5.4(9), 
which is a ‘compulsory’ clause under the State-wide Standard Instrument LEP. Under 
Clause 5.4(9) of The Hills LEP, Council permits secondary dwellings to have a total floor 
area of 60m2 or 20% of the total floor area of the principal dwelling (whichever is the 
greater).  
 
Clause 5.4(9) has historically applied to both rural and urban zones. While appropriate 
outcomes were being achieved in established urban areas, in rural areas Clause 5.4(9) 
failed to appropriately regulate the scale of secondary dwellings and the quality of 

gtam
Text Box
 ATTACHMENT C



 
ORDINARY MEETING OF COUNCIL  23 FEBRUARY, 2021 
 

 

PAGE 16 

development outcomes. This matter has been a long-standing issue identified by Council 
and in an attempt to address these issues, Council previously resolved on 30 April 2019 to 
forward a planning proposal to introduce distinct maximum size criteria for secondary 
dwellings in rural zones to the Department of Planning, Industry and Environment for 
Gateway Determination (Attachment 1). 
 
On 14 February 2020, Council received a Gateway Determination which advised that the 
proposal should not proceed (Attachment 2). Council subsequently submitted a request for a 
Gateway Determination Review which was forwarded to the Independent Planning 
Commission (IPC) for consideration. 
 
On 10 June 2020, the IPC finalised its ‘Gateway Determination Advice Report’ (Attachment 
3) which was ultimately supportive of the strategic and site-specific merits of Council’s 
proposal, however recommended that in order to enable the amendments sought, the 
Department would need to either: 
 
Change the mandatory nature of Clause 5.4(9)(a) in the Standard Instrument; or  
Enact the changes through a relevant State Environmental Planning Policy (SEPP). 
 
The Department determined not to alter the Gateway Determination for Council’s planning 
proposal (see Attachment 4). However, it was advised at that time that an imminent draft 
discussion paper relating to Housing Diversity would set out a proposal to include provisions 
in a proposed new Housing Diversity SEPP which would give Councils the discretion to set a 
maximum size for secondary dwellings in rural zones. 
 
The Department’s Discussion Paper / Explanation of Intended Effect on the revised SEPP 
was publicly exhibited in mid-2020 and at its meeting of 28 August 2020, Council resolved to 
make a submission to the Department of Planning, Industry and Environment in response to 
the exhibition (provided as Attachment 5). Acknowledging the intent of the proposed 
amendment, Council’s submission recommended that a mechanism be created within the 
LEP Standard Instrument to allow Councils to set alternative maximum size criteria for 
secondary dwellings in rural and urban areas. 
 
2. NEW STANDARD INSTRUMENT CLAUSE 
On 16 December 2020 an amendment to the LEP Standard Instrument Order was made 
which amends the existing Clause 5.4(9) so that it relates specifically to ‘urban zones’ and 
introduces a new optional Clause 5.5 which specifically relates to maximum size of 
secondary dwellings in rural zones. The Order came into effect on 1 February 2021. Through 
opting to include the new Clause 5.5 within an LEP, Councils now have the discretion to 
set maximum size criteria for secondary dwellings within rural zones (distinct from 
urban zoned land).  
 
The new Standard Instrument Clause 5.5 is as follows: 
 

5.5 Controls relating to secondary dwellings on land in a rural zone [optional] 
 
If development for the purposes of a secondary dwelling is permitted under this Plan 
on land in a rural zone–– 
 

(a) the total floor area of the dwelling, excluding any area used for parking, 
must not exceed whichever of the following is the greater- 
 
(i) [insert number] square metres, 
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(ii) [insert number]% of the total floor area of the principal dwelling, 
and 

 
(b) the distance between the secondary dwelling and the principal dwelling 

must not exceed [insert number] metres. 
 
Direction–– This clause may also be adopted without paragraph (a) or 
without paragraph (b). 

 
As Clause 5.5 is an optional clause and is not currently utilised in The Hills LEP, Council will 
need to submit a new planning proposal to the Department of Planning Industry and 
Environment in order to include Clause 5.5 in The Hills LEP and nominate development 
standards. 
 
3. DESCRIPTION OF THE PLANNING PROPOSAL 
Consistent with Council’s previous position and the intent of the previous planning proposal 
initiated by Council (12/2019/PLP), it is recommended that Council now initiate a new 
planning proposal seeking to amend The Hills LEP to include the new Standard Instrument 
Clause 5.5.  
 
Council’s previous planning proposal sought to specify a maximum floor area for secondary 
dwellings in rural areas only. However, the drafting of the new clause requires that Council 
nominate both a maximum floor space and a maximum percentage of the principal dwelling 
area, with the entitlement for the area of a secondary dwelling to be calculated as the greater 
of the two figures.   
 
With respect to the maximum floor space, it is recommended that Council specify a 
maximum floor space of 110m2. The clause is written such that this area is to be calculated 
excluding any area used for car parking. While Council’s previous planning proposal did 
seek to also limit the area for associated car parking to a further 20m2 in addition to the area 
of the secondary dwelling, the Standard Instrument clause does not provide Council with the 
ability to specify the size of parking areas.  
 
Council’s previous planning proposal sought to specify a separate maximum floor space 
criteria for car parking so that a reasonably sized garage could be provided without 
compromising the achievable habitable living space of a secondary dwelling. In this respect, 
the drafting of the new Standard Instrument to exclude of any area used for car parking from 
the nominated maximum floor space criteria is considered reasonable to permit this same 
outcome. Further, despite the absence of maximum floor space criteria for parking, it is 
considered that adequate controls are contained within The Hills DCP 2012 to ensure that 
car parking areas associated with secondary dwellings will be of an appropriate size that 
respects the local rural character and demonstrates a high standard of aesthetic quality and 
amenity. 
 
With respect to a maximum percentage of the principal dwelling, it is recommended that 
Council specify a maximum percentage of 1%. Given the clause is drafted such that the area 
of a secondary dwelling is limited to the greater of the specified maximum size or the 
percentage of the principal dwelling, using this smaller percentage figure will ensure that the 
maximum floor space criteria of 110m2 would predominantly be the control relied upon in 
applying the clause. Given some principal dwellings within the rural area of the Shire exceed 
2,000m2, this lower percentage would effectively prevent reliance on the percentage figure to 
enable delivery of excessively large secondary dwellings that are inconsistent with the local 
rural character and aligns with the intent of Council’s previous planning proposal.  
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As demonstrated in Table 1 below, the proposal to limit secondary dwellings in rural areas to 
the greater of 110m2 (excluding parking areas) or 1% of the principal dwelling size, will 
effectively reflect Council’s previous policy position of limiting all secondary dwellings in rural 
areas to a maximum size of 110m2 (excluding parking areas), even in instances where there 
is an extremely large principal dwelling on the site. The potential application of the clause 
and likely sizes of secondary dwellings that could be achievable under the proposed controls 
is detailed below. 
 

Current Controls Planning Proposal 

Scenario 
Principal 
Dwelling 

Max. Secondary 
Dwelling (20%) 

Bedroom 
Nos. 

Max. Secondary 
Dwelling (1% or 

110m2)  
1 2,200 m2 440 m2 7 110 m2 
2 2,000 m2  400 m2  6 110 m2 
3 1,200 m2 240 m2 4 110 m2 
4 1,043 m2 208 m2 3 110 m2 
5 486 m2 97 m2 2 110 m2 
6 350 m2 70 m 2 110 m2 

 
Table 1: Maximum Secondary Dwelling Size Test Scenarios for Existing Principal Dwellings 

 
In addition to the maximum size of a secondary dwelling, Clause 5.5 also includes an 
additional option to regulate the distance between a principal dwelling and a secondary 
dwelling. Currently, The Hills LEP does not specify a standard for building separation 
between the principal dwelling and secondary dwelling, nor does The Hills Development 
Control Plan 2012. The absence of this limitation has not facilitated any known inappropriate 
development outcomes and as such, the inclusion of this further control is considered 
unnecessary at this time. It is proposed that if the planning proposal is made, secondary 
dwelling outcomes in rural areas be closely monitored and if the need arises to further 
regulate this form of development by imposing a minimum separation distance, Council’s 
LEP could be further amended in the future to include this provision. 
 
In accordance with the above, it is recommended that Council resolve to initiate a planning 
proposal to include the new Clause 5.5 in The Hills LEP as follows: 
 

5.5 Controls relating to secondary dwellings on land in a rural zone [optional] 
 
If development for the purposes of a secondary dwelling is permitted under this Plan 
on land in a rural zone–– 
 

(a) the total floor area of the dwelling, excluding any area used for parking, 
must not exceed whichever of the following is the greater- 
(i) 110 square metres, and 
(ii) 1% of the total floor area of the principal dwelling, 

 
The proposed amendment would only apply to rural zoned land where secondary dwellings 
are already permitted with consent, including in RU1 Primary Production, RU2 Rural 
Landscape and RU6 Transition zones. 
 

IMPACTS 

Financial 
This matter has no direct financial impact upon Council's adopted budget or forward 
estimates. 
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Strategic Plan - Hills Future 
The proposed amendments to The Hills LEP will promote improved outcomes with respect to 
secondary dwellings in rural zones and will provide the community with a greater mix and 
choice of housing within the Shire. 
 
RECOMMENDATION 
1. Council prepare a planning proposal to amend The Hills Local Environmental Plan to 

include the new Clause 5.5 and specify maximum size criteria for secondary dwellings in 
rural zones in accordance with Section 3 of this report. 
 

2. The planning proposal be reported to the Local Planning Panel for advice, in accordance 
with Section 2.19 of the Environmental Planning and Assessment Act 1979.  
 

3. Following receipt of the Local Planning Panel’s advice and subject to this advice not 
requiring any revisions to the planning proposal as detailed within this report, the 
planning proposal be forwarded to the Department of Planning, Industry and 
Environment for a Gateway Determination. 

 

ATTACHMENTS 

1. Council Report and Resolution, 30 April 2019 (33 pages) 
2. Gateway Determination, 14 February 2020 (2 pages) 
3. Gateway Determination Advice Report, 10 June 2020 (11 pages) 
4. Gateway Review Outcome (1 pages) 
5. Council Report and Resolution, 25 August 2020 (8 pages)



 
ORDINARY MEETING OF COUNCIL   23 FEBRUARY, 2021 
 

 

 ORDINARY MEETING OF COUNCIL 30 APRIL, 2019

PAGE 15

ITEM-2 FURTHER REPORT AND PLANNING PROPOSAL - 
SECONDARY DWELLINGS IN RURAL ZONES

THEME: Shaping Growth

OUTCOME: 5 Well planned and liveable neighbourhoods that meets 
growth targets and maintains amenity.

STRATEGY:
5.1 The Shire’s natural and built environment is well managed 
through strategic land use and urban planning that reflects our 
values and aspirations.

MEETING DATE: 30 APRIL 2019
COUNCIL MEETING

GROUP: SHIRE STRATEGY, TRANSFORMATION AND SOLUTIONS

AUTHOR:
TOWN PLANNER
JONATHAN TOLENTINO 

RESPONSIBLE OFFICER:
ACTING MANAGER – FORWARD PLANNING 
NICHOLAS CARLTON

EXECUTIVE SUMMARY
This report recommends that Council initiate a planning proposal to amend The Hills Local 
Environmental Plan 2012 (‘LEP 2012’) to include appropriate criteria for secondary dwellings 
in rural zones. The proposal seeks to ensure that secondary dwellings can be feasibly 
provided within rural areas, in a form which is compatible with the character of the rural 
locality. The proposal would facilitate increased potential for housing mix and choice within 
the Shire.

Council considered a Notice of Motion relating to secondary dwellings in rural zones in July 
2018 (Attachment 1), which identified that Clause 5.4 of LEP 2012 was not delivering 
appropriate outcomes with respect to secondary dwellings in rural areas. Given the range of 
principal dwellings’ sizes within the rural area, in some instances the clause has prevented 
the delivery of secondary dwellings or restricted the size to 60m2 (where the principal 
dwelling is modest in scale), whilst in other instances it has enabled secondary dwellings 
which are well in excess of 200m2 (where principal dwellings are well over 1,000m2).

Council resolved to write to the Minister for Planning Anthony Roberts (now the “Minister for 
Planning and Public Spaces” Rob Stokes) and seek a meeting to discuss potential 
amendments to the Standard Instrument LEP to address this issue. This letter was sent to 
the Minister in August 2018 (Attachment 2) and a follow-up letter was sent in November 
2018 (Attachment 3).

Council has been unable to arrange for a meeting to discuss this issue and despite 
correspondence received from the Minister in March 2019 (Attachment 4), the Minister or 
Department has been unable to provide any clear solution for the issues raised by Council.
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HISTORY
24/07/2018 Council considered a Notice of Motion and resolved that:

The Mayor and General Manager write to the Minister for Planning 
seeking a meeting to discuss amendments to the Standard 
Instrument LEP to:

a. Enable the setting of a maximum size for secondary 
dwellings in rural zones of 110m2 of habitable rooms plus 
an optional attached garage up to 20m2 (total 130m2); and

b. The outcomes of discussions with the Minister be reported 
to Council including options to review Local Environmental 
Plan 2012 to enable rural residents the opportunity for a 
detached dwelling plus optional parking.

The Notice of Motion and resolution are provided as Attachment 1.

20/08/2018 A Mayoral letter was sent to the former Minister for Planning 
Anthony Roberts requesting a meeting to discuss amendments to 
the Standard Instrument Local Environmental Plan in accordance 
with Council’s resolution on 24 July 2018 (Attachment 2).

30/11/2018 A follow-up Mayoral letter was sent to the former Minister for 
Planning reiterating the request for a meeting to discuss 
amendments to the Standard Instrument Local Environmental 
Plan (Attachment 3).

22/03/2019 Council received a letter from the Minister stating that the 
Department would only consider a planning proposal to amend the 
percentage figure within the clause, which sets the maximum size 
of the secondary dwelling relative to the floor area of the principal 
dwelling (Attachment 4). This would not address the issues raised 
by Council with respect to the current application of the clause. 
This letter appears to be dated 10 October 2018, but was only 
recently received.

REPORT
The purpose of this report is to provide Council with an update on attempts to arrange for 
discussions with the Minister regarding secondary dwellings in rural zones, in accordance 
with Council’s resolution on 24 July 2018 and to recommend that Council initiate a new 
planning proposal to amend LEP 2012 to include maximum size criteria for secondary 
dwellings in rural zones and rectify the issue at a local level.

BACKGROUND
Secondary dwellings or ‘granny flats’ provide for greater mix and choice of housing. They 
can provide an income stream for some households, choices in living accommodation for the 
property owners and an affordable housing option for lower income households.

Under LEP 2012, secondary dwellings are permissible in both residential and rural zones. 
The size of secondary dwellings is regulated by Clause 5.4(9), which is a ‘compulsory’ 
clause under the State-wide Standard Instrument LEP. Under LEP 2012, the maximum size 
of a secondary dwelling is limited to the greater of 60m2 or 20% of the total floor area of the 
principal dwelling. It is noted that under the Standard Instrument, Council has discretion to 
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set the maximum percentage within the Clause. The percentage of 20% was originally 
applied by Council with a view to enabling suitable outcomes in both urban residential and 
rural areas.

Clause 5.4(9) of LEP 2012 is currently producing appropriate outcomes with respect to 
secondary dwellings in established urban areas and provides suitable flexibility for 
landowners. The resulting size of secondary dwellings in established urban areas generally 
respects the established urban character, conforms to site constraints and ensures an 
appropriate relationship between the principal dwelling and the secondary dwelling.

In rural areas however, Clause 5.4(9) has been producing a diversity of outcomes, some of 
which are less desirable and contrary to the intent of the provision (to provide alternative and 
affordable housing options). In particular, there exists a dichotomy between:

Rural land owners with smaller established homes (up to 300m2), who are effectively 
limited to a maximum secondary dwelling size of 60m2; and
Rural land owners with larger dwellings, who benefit from the ability to achieve 
secondary dwellings with a size of up to 20% of the principal dwelling (resulting in 
extremely large secondary dwellings which look and function more like a dual 
occupancy dwelling).

For residents with more modest established homes there is a desire to see an increase in 
the permissible floor space of secondary dwellings to enable secondary dwelling beyond the 
maximum of 60m2. In comparison to urban areas, rural sites present fewer constraints in 
relation to the siting of a secondary dwelling and larger land areas would enable both the 
principal dwelling and the secondary dwelling to benefit from improved opportunities for 
private open space and fewer amenity impacts such as overlooking or overshadowing both
within the site and to adjoining sites.

In these circumstances, where the potential for negative impact is low, it is considered 
reasonable that a secondary dwelling might be supported with a floor area larger than 60m2,
regardless of the size of the principal dwelling. Notwithstanding, in order to preserve the 
subservient relationship between the principal dwelling and the secondary dwelling, and 
ensure secondary dwellings are contextually appropriate, there still remains a case to limit 
the overall floor size.

In contrast, in some rural areas the size of principal dwellings can be significantly larger than 
those in urban areas, with numerous examples in the Shire of rural dwellings with floor areas 
in excess of 1,000m2. In these cases, a secondary dwelling could be permissible under the 
current controls with a floor area exceeding 200m2 – which is equivalent in size to a typical 
new four (4) bedroom home.

Allowing secondary dwellings of such a large size is undesirable as it limits their ability to 
provide an affordable housing option, increases the risk of adverse impacts and often does 
not accord with the established character of rural areas. These large secondary dwellings 
are more akin to a dual occupancy development and whilst dual occupancies are already 
permissible with consent in rural zones, they must be in the form of attached dwellings. 
Therefore, on sites containing a large principal dwelling, construction of a secondary 
dwelling under Clause 5.4(9) can be seen as a ‘loophole’ to essentially achieve a detached 
dual occupancy outcome on rural land, where such an outcome is not strictly permissible or 
intended.
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An example is provided below, where the principal dwelling has a floor area of 1,200m2.
Reliance on Clause 5.4(9) has enabled a secondary dwelling with an area of 240m2 (20% of 
floor area of the principal dwelling), containing four (4) bedrooms plus a study. Such an 
outcome is clearly contrary to the intentions of the provision which enable secondary 
dwellings and results in inequitable and undesirable outcomes within rural areas.
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Figure 1
Example of large secondary dwelling on rural land in Dural (DA 2000/2014/HA)

Having identified such outcomes, Council considered a Notice of Motion on 24 July 2018 
and resolved that:

The Mayor and General Manager write to the Minister for Planning seeking a meeting to 
discuss amendments to the Standard Instrument LEP to:

a. Enable the setting of a maximum size for secondary dwellings in rural zones of 
110m2 of habitable rooms plus an optional attached garage up to 20m2 (total 
130m2); and

b. The outcomes of discussions with the Minister be reported to Council including 
options to review Local Environmental Plan 2012 to enable rural residents the 
opportunity for a detached dwelling plus optional parking.

A Mayoral letter was sent to the former Minister for Planning Anthony Roberts in August 
2018 (Attachment 2), with a follow up letter being sent in November 2018 (Attachment 3).

UPDATE ON ATTEMPTS TO ARRANGE FOR A MEETING WITH THE MINISTER
In response to two (2) separate Mayoral letters, verbal advice was given to Council officers 
on 9 January 2019 advising that in the preparation of a response to the Mayor’s letter, the 
Department was seeking legal advice regarding the wording of the proposed amendments to 
Clause 5.4(9) of the Standard Instrument.

Subsequently, a letter was received from the then Minster for Planning on 22 March 2019 
(although this letter was dated October 2018). The letter indicated that the Department 
would consider an amendment to Clause 5.4(9)(b), only with respect to the specified 
maximum percentage (that is, the maximum area of the secondary dwelling relative to the 
principal dwelling). This letter is provided as Attachment 4.

Based on the advice received, it is apparent that the Department is unwilling to consider any 
broader amendment to the State-wide Standard Instrument or the Standard Instrument 
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clause relating to secondary dwellings, beyond a change to the maximum percentage 
specified. This suggested solution (to amend the maximum percentage within the clause) 
does not address the issues raised by Council.

Specifically, as the issue is two-fold (the unreasonable limitation of the size of some 
secondary dwellings and the inappropriately large size of other secondary dwellings), 
amending the maximum percentage within the clause would potentially resolve one part of 
the issue whilst concurrently worsening the other. For this reason, the only viable solution to 
the issues raised by Council is the imposition of a consistent fixed maximum size for 
secondary dwellings across rural areas, as previously identified in Council’s resolution on 24 
July 2018.

Council’s concerns regarding secondary dwellings in rural areas are yet to be addressed and 
beyond a potential change to the maximum percentage specified in the clause, there has 
been no indication that any broader amendment to the State-wide Standard Instrument LEP 
would be supported. Given this, it is recommended that Council initiate a new planning 
proposal to amend LEP 2012 to address the issue at a local level.

PLANNING PROPOSAL
In the absence of any definitive solution from the Minister or the Department, it is 
recommended that Council initiate a planning proposal to amend The Hills LEP 2012 to 
specify that in rural zones, the gross floor area of secondary dwellings must not exceed 110 
square metres for habitable rooms plus an optional garage of up to 20 square metres (total 
permitted 130 square metres).

There would be two potential approaches to amending the clause to achieve this, as 
demonstrated below (amendments to the existing clause are shown underlined):

Option A

(9) Secondary dwellings in urban zones
If development for the purposes of a secondary dwelling is permitted in an urban zone
under this Plan, the total floor area of the dwelling (excluding any area for parking) must 
not exceed whichever of the following is greater:

a) 60 square metres,

b) 20% of the total floor area of the principal dwelling.

(10) Secondary dwellings in rural zones
If development for the purposes of a secondary dwelling is permitted in a rural zone under 
this Plan, the total floor area of the dwelling must not exceed 110 square metres for 
habitable rooms plus an optional garage up to 20 square metres (total permitted 130 
square metres).

Option B

(9) Secondary dwellings
If development for the purposes of a secondary dwelling is permitted under this Plan, the 
total floor area of the dwelling (excluding any area for parking) must not exceed 
whichever of the following is greater:
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a) 60 square metres,

b) 20% of the total floor area of the principal dwelling.

c) Notwithstanding (a) and (b), the gross floor area of a secondary dwelling within a 
rural zone must not exceed 110 square metres, plus an optional garage up to 20 
square metres.

Both Option A and Option B would achieve the outcomes sought by Council and remain 
consistent with the intention of Council’s resolution of 24 July 2018, albeit as a localised 
amendment to LEP 2012 rather than an amendment to the State-wide Standard Instrument 
LEP.

Option A reflects the amendment proposed in the Notice of Motion considered by Council on 
24 July 2018 and subsequently requested in the Mayoral letters to the Minister. However, it 
does represent a more significant amendment to the Standard Instrument clause as it 
effectively separates the existing provision into two individual clauses (one applicable to 
urban zones and one applicable to rural zones).

While Option A is the most clear and transparent approach to achieving Council’s desired 
outcomes, Option B is also provided for Council’s consideration in light of the advice 
received from the former Minister for Planning in March 2019. Option B may be more likely 
to be supported by the Department and Minister as it ensures that the wording of the existing 
Standard Instrument clause remains unchanged and simply includes a new subclause ‘c)’ to 
address this localised issue.

Both approaches propose a maximum size for all secondary dwellings in rural zones of 
110m2 square metres, plus an optional attached garage with a maximum size of 20m2 (total 
size of 130m2). This recommended floor area would provide sufficient room for a two 
bedroom / two bathroom dwelling, with comfortable living areas (as shown in the examples 
below) and would enable this outcome to be achieved, irrespective of the size of the 
principal dwelling on the land.

The proposed maximum size would also limit the scale of secondary dwellings in rural zones 
to a more contextually appropriate size and avoid unanticipated outcomes associated with 
applying a percentage-based floor area to very large principal dwellings.
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Figure 2
Example floor plans of 110m2 dwellings
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IMPACTS
Financial
This matter has no direct financial impact upon Council's adopted budget or forward 
estimates.

Strategic Plan - Hills Future
The proposed amendments to LEP 2012 will promote improved outcomes with respect to 
secondary dwellings in rural zones and will provide the community with a greater mix and 
choice of housing within the Shire.

RECOMMENDATION
A planning proposal to amend The Hills Local Environmental Plan 2012 to provide 
appropriate maximum size criteria for secondary dwellings in rural zones be forwarded to the 
Department of Planning and Environment for Gateway Determination. The planning proposal 
shall seek to amend LEP 2012 as per ‘Option A’ within this report and also include an 
alternative option (‘Option B’ within this report), should the Minister and Department be more 
supportive of this approach.

ATTACHMENTS
1. Notice of Motion and Minutes – 24 July 2018 (9 pages)
2. Mayoral Letter to Minister – 20 August 2018 (4 pages)
3. Mayoral Letter to Minister – 30 November 2018 (1 page)
4. Letter from Minister – Received by Council 22 March 2019 (8 pages)
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 MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held in the 
Council Chambers on 30 April 2019

This is Page 3 of the Minutes of the Ordinary Meeting of The Hills Shire Council held 
on 30 April 2019

ITEM-1 CONFIRMATION OF MINUTES

A MOTION WAS MOVED BY COUNCILLOR HASELDEN AND SECONDED BY 
COUNCILLOR RUSSO THAT the Minutes of the Ordinary Meeting of Council held on 9 April 
2019 be confirmed.

THE MOTION WAS PUT AND CARRIED.

155 RESOLUTION

The Minutes of the Ordinary Meeting of Council held on 9 April 2019 be confirmed.

APOLOGIES

A MOTION WAS MOVED BY COUNCILLOR UNO AND SECONDED BY COUNCILLOR 
RUSSO THAT the apology from Councillor Hay OAM be accepted and leave of absence 
granted.

THE MOTION WAS PUT AND CARRIED.

156 RESOLUTION

The apology from Councillor Hay OAM be accepted and leave of absence granted.

COMMUNITY FORUM

There were no addresses to Council during Community Forum.

ITEM-2 FURTHER REPORT AND PLANNING PROPOSAL -
SECONDARY DWELLINGS IN RURAL ZONES

A MOTION WAS MOVED BY COUNCILLOR PRESTON AND SECONDED BY 
COUNCILLOR COLLINS OAM THAT the Recommendation contained in the report be
adopted.

THE MOTION WAS PUT AND CARRIED UNANIMOUSLY.

157 RESOLUTION

A planning proposal to amend The Hills Local Environmental Plan 2012 to provide 
appropriate maximum size criteria for secondary dwellings in rural zones be forwarded to the 
Department of Planning and Environment for Gateway Determination. The planning proposal 
shall seek to amend LEP 2012 as per ‘Option A’ within this report and also include an 
alternative option (‘Option B’ within this report), should the Minister and Department be more 
supportive of this approach.
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 MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held in the 
Council Chambers on 30 April 2019

This is Page 4 of the Minutes of the Ordinary Meeting of The Hills Shire Council held 
on 30 April 2019

Being a planning matter, the Mayor called for a division to record the votes on this matter

VOTING FOR THE MOTION
Mayor Dr M R Byrne 
Clr A N Haselden
Clr R A Preston
Clr Dr P J Gangemi
Clr B L Collins OAM
Clr R Jethi
Clr J Jackson
Clr M G Thomas
Clr E M Russo
Clr F P De Masi
Clr R M Tracey
Clr S P Uno

VOTING AGAINST THE MOTION
None

MEETING ABSENT
Clr A J Hay OAM

ITEM-3 POST EXHIBITION - REVIEW OF DISABILITY
CONTROLS (FP230)

A MOTION WAS MOVED BY COUNCILLOR TRACEY AND SECONDED BY COUNCILLOR 
HASELDEN THAT the Recommendation contained in the report be adopted.

THE MOTION WAS PUT AND CARRIED UNANIMOUSLY.

158 RESOLUTION

Draft amendments to The Hills Development Control Plan 2012 Part B Sections 3-7 as 
detailed within this report and provided as Attachments 1-5 be adopted.

Being a planning matter, the Mayor called for a division to record the votes on this matter

VOTING FOR THE MOTION
Mayor Dr M R Byrne 
Clr A N Haselden
Clr R A Preston
Clr Dr P J Gangemi
Clr B L Collins OAM
Clr R Jethi
Clr J Jackson
Clr M G Thomas
Clr E M Russo
Clr F P De Masi
Clr R M Tracey
Clr S P Uno
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MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held in the 
Council Chambers on 25 August 2020

This is Page 7 of the Minutes of the Ordinary Meeting of The Hills Shire Council held 
on 25 August 2020

Being a planning matter, the Mayor called for a division to record the votes on this matter

VOTING FOR THE MOTION
Mayor Dr M R Byrne 
Clr R Jethi 
Clr R A Preston MP
Clr Dr P J Gangemi
Clr A N Haselden
Clr J Jackson
Clr M G Thomas
Clr E M Russo
Clr F P De Masi
Clr A J Hay OAM
Clr S P Uno

VOTING AGAINST THE MOTION
None

ABSENT
Clr B L Collins OAM
Clr R M Tracey

9.28pm Councillor Preston MP having previously declared a non-pecuniary, less 
significant conflict of interest left the meeting for Item 4 and returned at 
9.48pm during Call of the Agenda. 

9.38pm Councillor Jethi left the meeting and returned at 9.42pm during Item 4

ITEM-4 PROPOSED HOUSING DIVERSITY STATE 
ENVIRONMENTAL PLANNING POLICY (FP58)

A MOTION WAS MOVED BY COUNCILLOR DR GANGEMI AND SECONDED BY 
COUNCILLOR UNO THAT the Recommendation contained in the report be adopted.

THE MOTION WAS PUT AND CARRIED UNANIMOUSLY.

473 RESOLUTION

1. The report be received.

2. Council make a submission to the Department of Planning, Industry and Environment in 
response to the exhibition of the Explanation of Intended Effect for the proposed Housing 
Diversity SEPP, provided as Attachment 2. 

Being a planning matter, the Mayor called for a division to record the votes on this matter

VOTING FOR THE MOTION
Mayor Dr M R Byrne 
Clr R Jethi 
Clr Dr P J Gangemi
Clr A N Haselden
Clr J Jackson
Clr M G Thomas

Version: 0, Version Date: 26/08/2020
Document Set ID: 19043188

ATTACHMENT 5

PAGE 67



 
ORDINARY MEETING OF COUNCIL   23 FEBRUARY, 2021 
 

 

 
MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held in the 
Council Chambers on 25 August 2020

This is Page 8 of the Minutes of the Ordinary Meeting of The Hills Shire Council held 
on 25 August 2020

Clr E M Russo
Clr F P De Masi
Clr A J Hay OAM
Clr S P Uno

VOTING AGAINST THE MOTION
None

ABSENT
Clr B L Collins OAM
Clr R M Tracey

ABSENT FROM THE ROOM
Clr R A Preston MP

CALL OF THE AGENDA

A MOTION WAS MOVED BY COUNCILLOR DE MASI AND SECONDED BY 
COUNCILLOR RUSSO THAT items 6, 8, 9 and 13 be moved by exception and the 
recommendations contained therein be adopted. 

THE MOTION WAS PUT AND CARRIED.

474 RESOLUTION

Items 6, 8, 9 and 13 be moved by exception and the recommendations contained therein be 
adopted.

ITEM-6 CADDIES BOULEVARD, ROUSE HILL - EXTENSION OF 
TIME FOR TEMPORARY ‘WORKS ZONE’

475 RESOLUTION

1. Council approve an eight month extension to the existing 25 metre long ‘Works Zone 
7am – 5pm Monday – Saturday, No Stopping at Other Times’ restrictions at 104 - 106 
Caddies Boulevard, Rouse Hill as detailed in Figure 1 in the report.

2. Council’s approval be subject to the applicant obtaining a Road Occupancy Licence for 
the Works Zone from the NSW Transport Management Centre.

3. The General Manager be given delegated authority to approve any future request for an 
extension to the ‘Works Zone’ at 104-106 Caddies Boulevard up to a maximum of two 
months beyond the four month extension of time.

ITEM-8 BUDGET REVIEW AS AT 31 JULY 2020

476 RESOLUTION

The proposed budget variations in Attachment 1, Pages 5 to 11 and the variations detailed in 
page 12-30 be adopted.

Version: 0, Version Date: 26/08/2020
Document Set ID: 19043188
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ITEM-4 PROPOSED HOUSING DIVERSITY STATE 

ENVIRONMENTAL PLANNING POLICY (FP58)   
 

THEME: Shaping Growth 

OUTCOME: 5 Well planned and liveable neighbourhoods that meets 
growth targets and maintains amenity. 

STRATEGY: 
5.1 The Shire’s natural and built environment is well managed 
through strategic land use and urban planning that reflects our 
values and aspirations. 

MEETING DATE: 25 AUGUST 2020 
COUNCIL MEETING 

GROUP: SHIRE STRATEGY, TRANSFORMATION AND SOLUTIONS 

AUTHOR: 
SENIOR TOWN PLANNER 
KAYLA ATKINS 

RESPONSIBLE OFFICER: 
MANAGER – FORWARD PLANNING 
NICHOLAS CARLTON 

 
EXECUTIVE SUMMARY 
The Department of Planning, Industry and Environment (DPIE) is currently exhibiting an 
Explanation of Intended Effect (EIE) for a proposed new State Environmental Planning 
Policy relating to Housing Diversity (Housing Diversity SEPP). The EIE was released for 
public comment on 29 July 2020, with a submission deadline of 9 September 2020. A copy 
of the EIE which is currently on exhibition is provided as Attachment 1.  
 
This report provides an overview of the proposed new Housing Diversity SEPP, outlines key 
matters for Council’s consideration and recommends that Council make a submission to 
DPIE (draft submission provided as Attachment 2). DPIE will consider the submissions 
received when drafting the new SEPP. 
 
The proposed new SEPP would update and consolidate three existing State Environmental 
Planning Policies (SEPPs): 
 

SEPP (Affordable Rental Housing) 2009; 
SEPP (Housing for Seniors or People with a Disability) 2004; and 
SEPP No 70 – Affordable Rental Housing (Revised Schemes).  

 
The EIE responds positively to key policy issues that Council has advocated for, specifically: 
 

Removal of ‘boarding houses’ as a mandated permissible use in the R2 Low Density 
Residential Zone; and 
Granting of discretion to Councils to set a maximum size for secondary dwellings in 
rural zones that is not regulated by the size of the principal dwelling.  
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The EIE also refers to a recent amendment to the Seniors SEPP that came into force on 29 
July 2020, which prevents any new Site Compatibility Certificates from being lodged for 
seniors housing developments on land within the Metropolitan Rural Area. While it is 
referenced for context within the Housing Diversity SEPP, the matter is not the subject of the 
Housing Diversity SEPP as this change to the Seniors SEPP was already made on 29 July 
2020. The Seniors SEPP continues to apply to the urban areas within The Hills. 
 
Other areas of change proposed in the EIE include the introduction of new land use 
definitions for build-to-rent housing, student housing and co-living developments, as well as 
amendments to existing State Policies. Beyond the amendments to boarding house 
permissibility and secondary dwelling sizes, the proposed amendments to the Affordable 
Rental Housing SEPP would also introduce affordability requirements for boarding houses 
and a complying development approval pathway for the conversion of existing dwellings to 
group homes.  

 
The Department is proposing to amend the Seniors Housing SEPP by extending the validity 
of Site Compatibility Certificates to five years and ensuring that local development standards 
within Local Environmental Plans would now prevail to the extent of any inconsistency.  
 
A draft submission has been prepared and is provided as Attachment 2. The submission 
provides in-principle support for the consolidation of three existing SEPPs into one Housing 
Diversity SEPP and the key changes relating to boarding houses, secondary dwellings in 
rural areas and seniors housing developments.  
 
These particular elements of the proposed Housing Diversity SEPP would facilitate 
outcomes that align with Council’s policies and long-standing advocacy for changes to State 
Government policy. Accordingly, the proposed amendments, while in the form of a State 
policy, are reflective of a shift towards place-based planning in which local policy and 
development standards are at the forefront of the permissibility and assessment of certain 
types of developments. 
 
REPORT 
This report provides an overview of the proposed new Housing Diversity SEPP, outlines key 
matters for Council’s consideration and recommends that Council make a submission to 
DPIE (Attachment 2). The key components of the proposed Housing Diversity SEPP are 
discussed further below. 
 
1. BOARDING HOUSES 
The Department is proposing to amend the definition of boarding houses within the existing 
Affordable Rental Housing SEPP (ARHSEPP) to require the building to be managed by a 
registered not-for-profit community housing provider. The Department is seeking feedback 
on whether boarding house rooms should be rented at affordable rates for a minimum of 10 
years, after which they could revert back to market rates.  
 
While the proposed changes to the definition requiring boarding houses to be affordable are 
supported, boarding house rooms should be rented out at affordable rates in perpetuity. The 
Department’s Housing Strategy states that there will be a shortage of affordable rental 
housing for low-income households due to redevelopment, gentrification and renovation. 
Therefore, handing over these dwellings to the private market after 10 years would not fulfil 
the intent of the ARHSEPP in the longer term.  
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Currently, the Standard Instrument LEP mandates ‘boarding houses’ as a land use that is 
permitted with consent within the R2 Low Density Residential zone. The EIE proposes to 
remove this requirement, providing Councils discretion to determine whether or not boarding 
houses are permitted in R2 Low Density Residential zones under their LEPs.  
 
Previously, Council has advocated for this outcome due to concerns regarding lack of on-
street parking, increased traffic, scale and impact on neighbouring properties as well as 
increased pressure on local infrastructure. Boarding houses produce a medium density 
product and should therefore be restricted to the R3 Medium Density Residential and R4 
High Density Residential zones. Council has also previously sought increased on-site 
parking rates for boarding house development however the proposed SEPP would retain the 
existing minimum rate of 0.5 spaces per boarding house room (with a further reduced rate of 
0.2 spaces per room for boarding houses by a social housing provider). 
 
Ultimately, the proposed removal of boarding houses as a mandated use in the R2 Low 
Density Residential zone is a positive amendment in recognition of Council’s longstanding 
concerns. The amendment will facilitate the delivery of boarding houses in appropriate 
locations that are well serviced and better suited to the built form outcomes typically 
produced by boarding house developments. 
 
The proposed change relating to boarding house permissibility is supported however further 
consideration should still be given to increased parking rates for boarding houses, to reduce 
the potential extent of on-street parking. 
 
2. SECONDARY DWELLINGS IN RURAL AREAS 
Currently, the Standard Instrument LEP specifies that the maximum size of a secondary 
dwelling is limited to 60m² or a percentage of floor area of the principal dwelling as 
nominated by Council, whichever is the greater. The Hills LEP 2019 specifies a rate 20% of 
the floor area of the principal dwelling. 
 
While there is evidence of appropriate outcomes being achieved under this clause in 
established urban areas, it has proven less effective in controlling the scale of secondary 
dwellings and the quality of development outcomes in rural areas. Although Council has the 
discretion to set a maximum percentage, reliance on a “sliding scale” percentage 
unnecessarily restricts the size of some secondary dwellings (in instances where the size of 
the primary dwelling is modest), and conversely facilitates inappropriately large scale 
secondary dwellings.  
 
Given this issue and the impacts on the rural area, Council had submitted a planning 
proposal to the Department which sought to apply a maximum square metre size for 
secondary dwellings in rural zones. The removal of the sliding scale percentage would 
simultaneously resolve the issue of unnecessarily small secondary dwellings on large rural 
lots and inappropriately large secondary dwellings that resemble a standard family dwelling 
size.  
 
While a Gateway Determination was not issued for this planning proposal, the Independent 
Planning Commission’s advice to the Department stated that the proposal had demonstrated 
strategic and site specific merit. The Department has now sought to give effect to these 
proposed amendments through the new Housing Diversity SEPP. 
 
The EIE acknowledges that the current provisions within the Standard Instrument LEP are 
not appropriate in rural zones and states that the Housing Diversity SEPP will allow Councils 
to set a maximum square metre size for secondary dwellings that is not linked to the size of 
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the principal dwelling. By dissociating the size of the secondary dwelling from the principal 
dwelling, the proposed amendments reflect the intent of Council’s planning proposal to have 
greater discretion in setting a maximum size for secondary dwellings which reflects superior 
character and housing diversity outcomes for the rural area. This will ensure that the 
character of the Shire’s rural area is maintained and protected through desirable planning 
outcomes.  
 
The Department has not provided detail on whether this amendment will be reflected within 
the new SEPP or within the Standard Instrument LEP. The preferred option would be 
through an amendment to the Standard Instrument to allow Council’s to set alternative 
maximum size criteria for secondary dwellings in rural and urban areas.   
 
3. SENIORS HOUSING 
The EIE for the Housing Diversity SEPP refers to a recent amendment to the Seniors SEPP 
that came into force on 29 July 2020 to exempt the Metropolitan Rural Area from the 
application of the SEPP and as a result, prevent Site Compatibility Certificates from being 
lodged for seniors housing developments on land within the Metropolitan Rural Area. While 
this change is referenced within the EIE for context, the matter is not the subject of the 
Housing Diversity SEPP. The provisions of the Seniors SEPP continue to apply in the urban 
area of The Hills.  
 
The EIE proposes several amendments to the Seniors SEPP for development as it relates to 
urban land. Most notably, these changes include: 
 

Increasing the validity period for Site Compatibility Certificates from 2 to 5 years (only 
in instances where a development application has been lodged within a year of the 
Certificate being issued); and 
Clarification that development standards within an LEP prevail to the extent of any 
inconsistency with the SEPP. 

 
The extension of the validity period for Site Compatibility Certificates is inconsequential 
given that it will only be allowed where a development application has been lodged within a 
year of the issue date. This reduces the number of instances where a new application would 
need to be lodged for a Site Compatibility Certificate for proposed developments that are 
already undergoing the Development Application process with an expiring Certificate. 
 
Ensuring that local development standards take precedence over provisions within the 
Seniors SEPP is a positive move towards place-based planning where local controls are 
prioritised. It also allows the opportunity for Council to amend the LEP in future should it be 
determined that more detailed regulation of built form outcomes is necessary.  
 
4. GROUP HOMES 
The Department proposes to introduce a “quicker and easier process” to allow an existing 
dwelling to be used as a group home. Insufficient details have been provided with regard to 
this process and it is unclear as to whether it refers to amendments to the existing complying 
development pathway. Further clarification will be sought on the matter, however concern is 
raised that the complying development pathway does not enable sufficient consideration of 
the potential amenity impacts, including parking, demand on local infrastructure and potential 
anti-social behaviour associated with transient populations.  
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5. PROPOSED NEW LAND USE TERMS 
The EIE proposes to introduce three new definitions to the Standard Instrument LEP, to 
promote diversity within the rental market as follows: 

 
Build-to-rent housing is purpose-built rental housing that is held in single ownership 
and professionally managed and contains at least 50 self-contained dwellings that 
are offered for long-term private rent; 
 
Student housing provides accommodation and communal facilities principally for 
students enrolled to study at an education establishment during teaching periods and 
may include self-contained dwellings; and  

 
Co-living developments are ‘new generation’ boarding houses that are typically 
self-contained with private bathroom and kitchenette facilities and are not restricted 
to low-income tenants.  

 
The following table provides an overview of the new housing types and the proposed 
development standards: 
 
 Build-to-rent housing Student housing Co-living 

developments 
Tenant No restriction for market 

rent dwellings Students No restriction 

Tenancy 3 years or more No minimum Minimum 3 months 

Permissibility 
(mandated) 

R4 High Density Residential 
B4 Mixed Use 

(R3 Medium Density 
Residential in North Kellyville 

Precinct only) 

Not yet determined 

Wherever residential flat 
buildings are permitted 
(R1, R4, B2, B4 as well 
as R3 in North Kellyville 

Precinct) 

Room/ Unit size  New design guidance to be 
developed by DPIE  10m2 30-35m2 

Min. Parking Rate 0.5 spaces per dwelling No min. requirement 0.5 spaces per room 
Other Standards  
(Height, FSR) In accordance with relevant LEP 

Figure 1 
Proposed Key Development Standards  

 
Whilst promoting diversity in the rental market is generally supported, Attachment 2 provides 
further discussion on the proposed new land uses and recommended changes. Some of the 
key concerns to be raised include: 
 

Proposed new design guidance for build-to-rent housing should require compliance 
with Council’s housing mix and size criteria, having regard to the demographics of the 
community; 
Lack of parking for the proposed new uses (ranging from 0 spaces per room to 0.5 
space per dwelling) and potential implications for on-street parking, streetscape and 
public domain; 
Appropriateness of proposed standards for student housing and co-living 
developments and the ability to promote high amenity and liveability. Concern is also 
raised with respect to the potential density of such developments and infrastructure 
levels of service, given these developments could accommodate a population density 
well in excess of standard residential flat buildings which would have been 
anticipated in high density areas;  
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Further consideration is required with respect to locational requirements for student 
housing to be permitted (potentially based on a walkable catchment from tertiary 
institutions); and  
Permissibility of co-living developments in the B2 and B4 zones has potential to 
detract from the retail/ commercial function of our centres. 

 
IMPACTS 
Financial 
This matter has no direct financial impact upon Council’s adopted budget or forward 
estimates. The removal of boarding houses from the R2 Low Density Residential zone, as 
well as the removal of seniors housing from rural land will reduce the pressure on local 
infrastructure in areas that are not well placed to accommodate intensification of 
development.  
 
Strategic Plan - Hills Future 
The amendments respond to a range of issues raised by Council including amenity impacts, 
local character and compatibility of certain development. The recommendations contained in 
Attachment 2 of this Report seek to facilitate Council’s longer term goals of supporting 
growth and promoting housing affordability whilst maintaining the character of the Shire. The 
formulation of a submission to the new Housing Diversity SEPP will ensure that our 
community is effectively represented, governed and managed at all levels of government, 
and that there is input into legislation that affects local issues. 
 
RECOMMENDATION 
1. The report be received. 

 
2. Council make a submission to the Department of Planning, Industry and Environment in 

response to the exhibition of the Explanation of Intended Effect for the proposed Housing 
Diversity SEPP, provided as Attachment 2.  

 
ATTACHMENTS 
1. Explanation of Intended Effect – Housing Diversity SEPP (35 pages) 
2. Draft Submission to DPIE (8 pages). 
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MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held in the 
Council Chambers on 23 February 2021 

This is Page 4 of the Minutes of the Ordinary Meeting of The Hills Shire Council held 
on 23 February 2021  

ITEM-1 CONFIRMATION OF MINUTES 

A MOTION WAS MOVED BY COUNCILLOR COLLINS OAM AND SECONDED BY 
COUNCILLOR UNO THAT the Minutes of the Ordinary Meeting of Council held on 9 
February 2021 be confirmed. 

THE MOTION WAS PUT AND CARRIED. 

41 RESOLUTION 

The Minutes of the Ordinary Meeting of Council held on 9 February 2021 be confirmed. 

APOLOGIES 

A MOTION WAS MOVED BY COUNCILLOR HAY OAM AND SECONDED BY 
COUNCILLOR RUSSO THAT the apology from Councillor Tracey be accepted and leave of 
absence granted. 

THE MOTION WAS PUT AND CARRIED. 

42 RESOLUTION 

The apology from Councillor Tracey be accepted and leave of absence granted. 

COMMUNITY FORUM 

There were no addresses to Council during Community Forum. 

7.17pm Councillor De Masi arrived at the meeting during Item 2. 
7.37pm Councillor Thomas left the meeting and returned at 7.41pm during Item 2. 

ITEM-2 LOCAL ENVIRONMENTAL PLANS AMENDMENT 
(SECONDARY DWELLINGS) ORDER 2020 

A MOTION WAS MOVED BY COUNCILLOR PRESTON AND SECONDED BY 
COUNCILLOR DR GANGEMI THAT  

1. Council prepare a planning proposal to amend The Hills Local Environmental Plan to
include the new Clause 5.5 and specify maximum size criteria for secondary dwellings in
rural zones to give effect to a maximum of 110m2 or 20% of the total floor area of the
principal dwelling, whichever is the greater.

2. The planning proposal be reported to the Local Planning Panel for advice, in accordance
with Section 2.19 of the Environmental Planning and Assessment Act 1979.

3. Following receipt of the Local Planning Panel’s advice and subject to this advice not
requiring any revisions to the planning proposal as detailed within this report, the
planning proposal be forwarded to the Department of Planning, Industry and
Environment for a Gateway Determination.

THE MOTION WAS PUT AND CARRIED UNANIMOUSLY. 




