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You don't often get email from telopea_tas@yahoo.com.au. Learn why this is important

To whom ot may concern,

Given the sheer volume of consultation sought from the Government on so many issues over
relatively short time frames we haven't had time to fully digest the proposed Housing Strategy.
Having said that the main comment we wish to make is that the Govt and Housing Tasmania need to
focus on addressing the causes of the "housing crisis" not the symptoms and that the Housing
"Strategy" is mostly a property development strategy designed to free up more land for the benefit of
developers

If the Govt was serious about the housing issue it would not be promoting and supporting rapid
population growth at the same time.

The following law/policy reforms are required:

e Remove the 50 per cent discount of capital gains tax on taxable Australian property (non-
principal place of residence), with existing arrangements to be grandfathered(1)

e Abolish negative gearing on taxable Australian property, with existing arrangements to be
grandfathered(1)

“The [Reserve] Bank has always held the view that the combination of negative gearing
and concessional capital gains tax combines to encourage essentially speculative
investment in property...You don’t increase affordability by giving people more money to
spend on housing." MacroBusiness

e Stabilise Australia’s population size as soon as practicable

e Ban further foreign ownership and limit future foreign investment to a maximum of 25 per cent
of any Australian residential housing or commercial property, or land for residential housing or
commercial development

¢ Increase Foreign Investment Review Board scrutiny of and penalties for breaches of foreign
purchase rules

e Manage bank lending practices to better control the supply of housing credit, including
appropriate loan serviceability (interest rate) buffers, and the banning of interest-only housing
loans and those above a loan to value ratio (LVR) of 90 per cent

e Phase out provisions allowing Self-Managed Superannuation Funds to borrow for investment
in real estate

We have attached two opinion pieces from the Mercury which we believe puts the Housing Strategy
in its correct context as part of a collusion between Govt, Industry and property developers to weaken
planning laws for the benefit of developers and the building and construction industry.

The first piece highlights the longer term agenda that this Govt has pursued regarding planning in
Tasmania under the influence of vested property development interests and the second highlights the
more recent impacts of unnecessary and avoidable population growth on planning, housing and
governance.

Regards

Todd Dudley
President
North East Bioregional Network
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Public loses in
bold assault
on planning

“State’s environment and democracy
under threat from ideological bid to clear
-way for developers, says Todd Dudley
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- IN the early to mid 1990s the
~ Tasmanian Government put
in place visionary pieces of
legislation including the Land
Use and Planning Approvals
Act, the State Coastal Policy
and the Threatened Species
Protection Act. -
Despite some flaws in the

legislation (such as the exemp- !
tion of forestry and aquacul-
ture from the LUPA Act), it

. appeared that Tasmania was
. heading in a direction where
. ecological health, integrity and
diversity would eventually be-
. come an underpinning prin-

~ ciple of land use on the island.

Here was some political

leadership promoting the
long-term public interest over
. short term private/self interest.
- Unfortunately, rather than
these laws becoming clearer
and more prescriptive over
time, successive state govern-
. ments, under pressure from
vested interests including
_ property developers and the -
: resource and primary industry
© sector, have progressively

! weakened legislation and re-
- duced enforcement.
© About seven years ago a

. highly organised campaign led
- in the media by Stuart Clues,
! from the Housing Industry

: Association, and Mary Massi-
- na, then director of The Prop-
;. erty Council of Australia,
© commenced promoting the
i idea of “planning reform”.

This push included a bid to

. create one planning scheme
'+ for Tasmania statewide and
! the notion that Tasmania’s

planning system needed to

. “catch up” with the mainland
1 states because it was suppos-
't edly unworkable.

The main target was the
LUPA Act.
Both Labor and Liberal

‘1 governments have supported

this “reform” push to varying
degrees.
However, the appointment

- of Massina in 2014 as head of a

Planning Reform Taskforce
raised significant questions
about the independence of the
process to assess planning
legislation in Tasmania, given

: the Property Council of Aus-

tralia is promoted as the lead-
ing advocate for Australia’s

+ property investment industry.

The current Land Use and

" Planning Bill “reforms” are

part of a worldwide corporate
ideological drive to remove or
reduce barriers to unfettered
growth and development.

In Tasmania’s case the aim

+ has been to increase the Plan-

|

ning Minister’s power to inter-
vene in planning matters while
at the same time decrease the
scope and powers of the inde-
pendent Tasmanian Planning
Commission. :

This has come with a con-
certed push to reduce oppor-
tunities for public/community
participation and input in
planning matters.

This is not only an attack
on environmental and plan-

¢ ning laws.

Successive state
governments,
under pressure
from vested
interests
including
property
developers and
the resource and
primary industry
sector, have
progressively
weakened
legislation and
reduced _
enforcement.
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Itis also an attack on a key
characteristic of democratic
societies — that is, the critical
role of independent judicial in-
stitutions (in this case the Tas-

~manian Planning

Commission) and their ability
to make decisions based on
evidence and merit, free of in-
terference from government
and vested interests.

In addition, the State Gov-
ernment’s inability to support
a functional Integrity Com-
mission and its policy of seek-
ing to increase Tasmanias
population by 150,000 people
creates a “perfect storm” for
corruption and disastrous
planning outcomes.

Successive governments
have forgotten that the pur-
pose of planning laws.

These laws are to regulate
development by adhering to
careful, informed and well
considered long-term plan-
ning principles rather than to
facilitate market-driven ad hoc
development for the benefit of
developers.

Todd Dudiey is president of the
North East Rioregional Network.
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Undemocratic growth targets will cause

t should come as no surprise that

the Minister for Planning

Michael Ferguson is considering

overriding Clarence Council’s

rejection of the Skylands
development as well as extending the
Urban Growth Boundary.

In both the article and the
editorial the chief executive of the
Master Builders Association
Matthew Pollock is quoted as stating
that we need to “keep pace with
population growth”. This cuts to core
of the issue.

Between 2014 and 2021
Tasmania’s population grew by
56,146 which is a 10.9 per cent

Communities are not being
listened to, writes Todd Dudley

increase in just seven years while
over the past 20 odd years Australia’s
population has mushroomed by
about 7 million people, a 37 per cent
increase.

Unsurprisingly such rapid growth
is causing a multitude of problems
including increased traffic
congestion, loss of bushland and

agricultural land, urban
intensification and sprawl, pressure
on health services, increased cost of
housing as well as lack of housing,
declining residential amenity and
quality of life and escalating land-use
conflict.

As pressure increases for more
housing due to demand from

population growth state governments
across the nation are getting
pushback from community groups
and some local governments because
they don’t want urban sprawl or
intensification ruining their
environment and quality of life.

In response over the past few
years there has been a perhaps
unprecedented convergence between
federal and state governments,
property developers and the building
and construction industry in order to
facilitate a vertically integrated
population fuelled property
development scheme via a range of
financial incentives and legal/

planning “reforms’. The justification
for this action is that we need to fast
track much more housing and other
infrastructure to meet the demands
of burgeoning population growth ... a
dismal circular perspective based on
the ideology of endless growth.

If you think that this some sort of
conspiracy theory it isn't. State
governments across Australia are
taking planning away from local
governments, reducing communities
third party appeal rights and
mandating development targets that
must be met by regions or
municipalities all of which will
inevitably result in more autocratic
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adverse impacts to society, environment

centralised planning directives to
meet population growth demand. A
range of “authorities” and “accords”
have been established to “solve” the
problems created by the government/
developer/industry population
growth troika.

These include:

The National Housing Accord
which states, “It will align for the first
time the efforts of all levels of
government, institutional investors
and the construction sector to help
tackle the nation’s housing problem.”
The Interim National Housing
Supply and Affordability Council led
by Susan Lloyd-Hurwitz who is
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currently the chief executive of
Mirvac Group. She has held positions
at Macquarie Bank and on the board
of the Property Council of Australia
and Homes Tasmania and the
Tasmanian Housing Strategy which
communicates that,

“Ongoing strategic action is
needed to make comprehensive
change and build a sustainable
housing system for all Tasmanians.
This means making the most of all
the opportunities available to the
State Government to influence the
housing market through regulatory
systems, strategic land-use planning,
policies, taxes, subsidies and capital

investment. For the first time we are
bringing together experts in
government, research, community,
business and construction to provide
advice on all the housing market
levers.”

Which brings us to the question as
to why the federal government and
every state government in Australia
support rapid population growth
when it is not supported by the
majority of the community and when
it has so many detrimental impacts?
(See Mercury Poll 2023 and
Katharine Betts and Bob Birrell,
Driving without a licence: voters’
views on Labor’s immigration

agenda, the September 2022, Tapri
survey.)

The answer is a population growth
policy is a property development
policy.

The 2021 National State of the
Environment Report noted “[Human
activity and population growth are
major drivers of many pressures on
biodiversity. Impacts are associated
with urban expansion, tourism,
industrial expansion, pollution,
fishing, hunting and development of
infrastructure. The impacts from
population growth are extensive and
increasing in many areas.”

Unless there is a stronger message

from the community regarding
stabilising rather than growing the
population (stability can be achieved
by reducing immigration to the long
term average of around 70-80,000
people per annum) federal and state
governments will continue to pursue
high population growth targets and
mandate growth and development by
increasingly undemocratic means
resulting in increasingly adverse
impacts on the environment and
society.

Todd Dudley is president of the
North East Bioregional Network and
is based at St Marys on the East Coast.





HOT TOPIC LOCAL GOVERNMENT REFORM
Mergers are not amagic bullet

SUE Hickey supports local
government mergers amid Nie Street
local government report (Mercury,
March 12).

In reply to Ms Hickey Twould like
to make the following as a rebuttal ...

Where should new council
boundary lines be drawn? And, how
long would you suppose a council
worker from the Hobart Depot would
be up to fill the pothole in front of
vour property at Todds Corner or
Black Bobs Lane, when it is nearly a
two-hour drive? Would council
workers even know where it is?
Would they even realise that while it
is raining in Hobart, it could be high,
dry and cold up at in the Central
lighlands and unsuitable to run a
grader on the unsealed road? Would
they be hauling the grader from
Hobart Deport or tender to the
lowest bidder to get the job done.

Ol all 29 councils, how many use
the same vehicle, same vehicle tyres,
same road grader, same lawnmowers,
same accounting software, same
accounting system, same computer
and monitor sitting on office desks,
same telephone system?

It will cost the ratepayers millions
of dollars to get just the infrastructure
in place and years to do it, before
amalgamations can happen. And, you
can bel thal financially stable
councils with millions in the bank will
be bankrolling the slackers and
poorly managed councils.

Right now, many, if not most,
councils already share resources,
such as planning consultants and
animal control officers and other
personnel and facilities.

This is what Sue Hickey has not
told you and has not provided
answers for or pathway lorward.
Minister Street cannot merely wave a
magic wand and fix this dilemma
overnight and probably not even in
his term of government. He certainly
will not be able to solve all these
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Glenorchy councillor and former Hobart Lord Mayor Sue Hickey.

outstanding issues to the benefit each
and every one of the 541,071
Tasmanians fairly and equally.
Careful whal you wish for. Think for
yourselves,

Robert Cassidy

Bothwell

Councils out of touch
MERVIN C. Reed’s opinion piece
(Mercury 13/3) on Local
Government’s failings in Tasmania is
spot-on with his observations on the
byzantine protocols and processes
that are deeply embedded in the
bowels of our council's bureaucracies,
executive ranks and alderpersons.
Ask any friend, colleague or
associate who has had the pleasure in
recent years of trying to advance a
Development Application (DA) in
order to improve their property.
They, without fail, will get the
response: “This is what you can’t do”.
A helpful suggestion on what you
can actually do, is never offered.
Ratepayers and stakeholders are seen
purely as nuisances. No wonder our
governments at all levels are seen to
be totally out of touch with their
constituents, and are just self-serving

political apparatchiks.
David Hurburgh
Opossum Bay

Serve all the people
MERVIN C Reed’s otherwise erudite
opinion piece on the workings of
Hobart City Council (Mercury,
March 13) contains six references to
“ratepayers” and none at all to the
city’s residents or the communily as a
whole.

I wish to remind Mr Reed of the
franchise extended to evervone
within the local government area
enrolled to vote, Council's legislated
mandate does not limit its services or
accountability to ‘ratepayers’, whose
rates and charges are, in any case,
passed on to renters and others.
Specifically, section 20(2) of the Local
Government Act 1993 states that “in
performing its functions, a council is
to consult, involve and be accountable
to the community”.

Universal franchise has been
around for a long time. Any
suggestion that public authority
accountability is primarily or wholly
directed to the owners of property is
archaic, and has no place in

contemporary public discourse.
M B Maloney
Battery Point

Democracy at work

WE all at times love to verbally bash
our local council, Following many
swipes by authoritative figures over
the actions taken by some councils in
our state, it is time to make a
staternent, We the people elect our
councillors to act in our best interests
across the vast areas of municipal
government. While planning schemes
are put into place to help orderly
development, it does not mean that
councillors must agree totally with
the planning process. Council
planning officers work within the
guidelines of the planning scheme as
they should, often they recommend
approval of projects which maybe
contentious in the community,
Councillors now are being pilloried
for acting on their community’s
behalf, they are listening to their
communities’ concerns as they rightly
should do, and where their
community disagrees with projects
strongly enough, they override the
planning officers’ recommendations
in full consideration of the BIGGER
picture as is the right of councils,

To berate councils for representing
their communilies” views, shows a
great intolerance of our democratic
system, It is not bastardry at work, it is
democracy.

Ray Marsh
Primrose Sands

TEXT OF
THEDAY

He [Jesus] is before all things,
and in him all things hold
together. Colossians 1:17











