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Thank you for the opportunity to comment on such a wide variety of issues associated with planning
and environment. I will begin my submission with a short history comparing and contrasting the French
and Australian land-tenure and inheritance systems, which much of my research has focused on. 1 Then
I will analyse how changes brought in by the Kennett government in Victoria galvanized today’s
problems of overpopulation and overdevelopment, and their pace, which are undermining our
democracy. After that I will discuss various aspects of Victorian planning problems and some possible
remedies.

THERE ARE ALTERNATIVES TO ANGLOSPHERE LAND-USE PLANNING
SYSTEMS
Land Ownership and Development: France
The rebuilding of Europe, and of France, after the second world war was considered and carefully
planned on a national basis. 2 Little was left to the ad hoc activities of local governments. Public
transport was planned for as an integral part of land development planning. Public funding did not only
depend on income tax; a substantial proportion was linked to payroll related taxes and employers had
certain tax responsibilities to assist in funding infrastructure for employees and townships where they
operated. 3 So a number of costs seem to have been formally associated with development, housing and
population growth.
In Australia, since the Menzies government in the 1960s, land-development and construction have been
outsourced to the private sector, and most of the costs are now paid for by the public or government.
Prime Minister Whitlam, with his Department of Urban and Regional Development (DURD) attempted
to bring in more public sector land-development, to bring down housing costs and to assist planning,
Land production is the process by which land is acquired and developed. It makes a difference if the
land that is developed and built on is privately or State owned. In France before the first world war and
after the second world war, especially from 1953, the State compulsorily purchased urban land and then
went ahead and developed it. 4 It then usually resold the land to builders. In the same way that
Australian governments may compulsorily acquire land for the purposes of building airports or roads,
in France the State still compulsorily acquires land for public housing purposes where it deems that this
is necessary. If the prices asked by the owners are too high, there is a system whereby a price is awarded
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according to an objective valuation of the property. Land taxes may also be charged on unearned
increases in land value. In France rural land is also tightly controlled by law and may only be resold
for agricultural purposes. It is practically impossible to rezone it for housing or other uses. 5

Land Ownership and Development: Australia:
The situation is different in Australia (which resembles the
United States, Canada and New Zealand). In Australia the
industry that purchases and develops land is also usually
different from the one that builds the dwellings on it, but
usually both are non-government. In Australia most urban
land is privately owned and developed. 6 However the total
cost for development is never entirely borne by developers
- State and local governments assume nearly all
responsibility for the provision of schools, most roads,
hospitals, and associated infrastructure and services. 7
Australian State governments and politicians, with rare
exceptions, tend to voice the belief that any population
growth will ultimately produce economic growth of some
kind. 8 Local governments hope to rationalise costs through
economies of scale financed by more rate payers. 9 None
of this development seems to be publicly admitted as a net
cost, except by those who resent increasing density. Such
critics associate increasing density with the erosion of value, both monetary and spiritual, due to loss of
positional advantages, such as views. They are alarmed at the loss of natural amenities, like adjacent
forests and undeveloped coastal areas, and they deplore the degradation and depletion of farmland and
its alienation due to the imposition of urban rates. Such views, however, find few official echoes.
In Australia land speculating companies buy large pieces of undeveloped land at low prices in areas
where they anticipate that population growth will occur later. Much of this land is rural. There is little
protection for rural land in Australia and it is easy to rezone. In Queensland, particularly, which is the
major frontier of development at the moment,10 farmers and other landowners could legally sue for
compensation if their ability to clear land in order to attract a potentially high development price is
frustrated by local councils. 11 Councils cannot afford to sustain such legal challenges.
The
development of land also attracts population growth.
When the population grows and roads and other infrastructure start to multiply around these areas, the
developers divide these pieces of land into smaller pieces and then into single blocks, having provided
them with basic infrastructure like water and electricity. They then offer these portions to building
companies that construct dwellings. In Australia these building companies are among the smallest in
the developed world, dwarfed by the land purchase and development companies. 12 These speculative
developers choose their moment to release the land to builders and they try to wait until population
pressure due to growth has created a high demand for housing. 13 Under these optimum conditions they
then sell the land for as high a price as they can get from the builders. The little housing construction
companies are obliged to wait until the land developers choose to release the land and they do not
usually have many capital assets behind them. They generally borrow quite heavily from banks and
other lending sources in order to buy these bits of land. They too depend on population pressure to
raise demand and prices, for the more finance they borrow the less time they can afford to wait to sell
the houses, since the amount of interest they pay is affected by the time they take to pay.
Home-building companies usually operate on a very slim profit margin. 14 Their profits depend on the
cost of the land they buy, the cost of construction, the price they can sell the house for, the amount of
interest they must pay and the length of time they borrow for. The Australian system of private land
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ownership and development has resulted in unusually high prices for urban land. 15 It has also kept the
building industry poor and dependent on the private land development industry. 16
If we compare the development planning approach and the statutory or land-use planning approach, the
literature suggests that the main way to avoid the land speculation that fuels rising land costs, apart from
stabilising and reducing population and thereby reducing demand, is for a government to purchase land
at low prices and to resell it to builders for low prices. 17
In Australia the Chifley government had taken this direction after the second world war, in purchasing
land and building public housing. However, from 1950, the Menzies government began to withdraw
support from the public housing program, giving private developers and builders almost exclusive
domain over housing and land supply throughout Australia. In 1972 the Whitlam Government
attempted to subsidise the States to purchase large quantities of land for low-price resale to builders,
and succeeded in South Australia and some other territories and States to a limited degree.18 (See the
Appendix to this submission, entitled “DURD.”) However Whitlam's government was sacked in 1975
and these innovations were some of the first measures the succeeding Fraser Government got rid of.19

Public Housing:
Most housing in France is either public housing or at least publicly subsidised. 20 This presents a major
contrast to most housing in Australia (and the United States, New Zealand and Canada), where the
private market dominates almost but not quite to the point of exclusivity. Thus, in France the role of
government and public revenue in providing housing is significant, and the role of public housing is
especially important for people of lower socio-economic status - a group which includes the traditional
migrant.
In France housing policy is made both nationally and at the local Government level. Moreover, at the
local level, managers of public housing bodies are elected. 21
In Australia, funding for public housing is federal, but since 1956 it has contributed to an ever-smaller
proportion of total housing. Most housing is privately funded through private mortgages with no
mortgage guarantee or tax deductibility. 22 State governments, not local governments, are responsible
for urban planning, and public housing and management are conducted by unelected bureaucrats. There
is no platform for popular activism similar to that provided by the elected public housing bodies in
France.
In France there are two special taxes which also constitute a major structural difference between France
on the one hand and Australia (and the US, Canada and New Zealand) on the other. They are known
respectively as the "1%" and the "0.2 per cent" taxes. These two taxes are levied on employers
specifically for the provision of public housing. From 1953 public rental housing taxes of 1% of total
salaries and then from 1978, 0.9% have been levied on non-agricultural companies with more than ten
employees.
In 1975 a 0.2% portion of the original 1% was allocated specifically to housing for immigrants. This
portion was reduced to 0.1% when the first tax was reduced to 0.9% in 1978. 23 Some consequences
of this taxation system are that employers are aware of housing as a cost to themselves and they are
aware of immigrants specifically as a component of this cost. As are the broader population.
These employer public housing taxes are rights the wage-earning public acquired from employers in
the post war "dirigiste" or semi-nationalised French State. Diversion of a portion of these funds to
immigrant housing was seen as representing a structural erosion of these rights. 24 No similar situation
where some housing costs are footed by employers via taxes exists in Australia (or the US, Canada and
New Zealand, that I am aware of). However, with early post war immigration to Australia, immigrants
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were initially housed in special temporary accommodation, partly to avoid the idea that they might be
taking scarce housing from Australian-born people.

POPULATION POLICY, NUMBERS AND FLOW-ONS: REGIONAL MIGRATION
AND INDUSTRIAL LAW CHANGES UNDER JEFF KENNETT AND JOHN
HOWARD. 25
Whilst many people remained for a long time under the impression
that immigration numbers were a Federal domain, Jeff Kennett began
the practice of using regional migration definitions to attract people to
urban Melbourne. He also de-toothed Victorian industrial law,
affecting wages, condition and enforcement. The new interpretation
of regional migration was adapted by other States and territories.
Kennett's attack on Victorian industrial laws would ultimately pave
the way for John Howard’s Workchoices and a much less effective
system for ensuring that imported workers were not paid less than Australians, creating a new pullfactor in Australia.

Regional migration under Kennett
Way under the radar of the general public, the Kennett Government (1992-1999) began a practice of
using the rural category of ‘region in need of migration’ to reclassify Melbourne itself.
Melbourne was thus reclassified a regional migration area by the Kennett Government in 1998, which
meant it became a destination for people who traditionally migrated to country regions under softer
entry rules. 26
Regional migration categories permitted easier entry for immigrants. Rural employers could sponsor
workers for positions they claimed they were unable to fill, with fewer tests than urban employers and
immigrants coming in under classical federal schemes. They could also sponsor a wider range of family
reunion, such as nephews, to work in family businesses. 27
The trend that Kennett started was imitated by the other States. Over time all the other states also
declared their CBDs in need of immigration under regional migration rules. This was the time of the
rise of the internet. Before this time, immigration had been a long, drawn-out process that was hard for
individuals to initiate or get approval for. Now Australian States started up state Immigration websites
advertising state and private sponsorship of immigrant workers and their families. These included or
include:
- In Victoria, liveinvictoria.gov.com.au; Note that the Victorian government changed the name of
their liveinvictoria.gov.au website to https://liveinmelbourne.vic.gov.au/. Probable reason is that they
know people know the old site and have referred to it as evidence of State responsibility for
immigration.
- in WA www.migration.wa.gov.au;
- South Australia, migration.sa.gov.au;
- in Queensland, migration.qld.gov.au;
- ACT, canberrayourfuture.com.au;
- Northern Territory, australiasnorthernterritory.com.au;
- Tasmania, migration.tas.gov.au
Kennett was congratulated by people in favour of high migration for having increased migration to the
regions and having reversed the long-term trend of migration out of Victoria, much of it to Queensland.
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This perception was criticised by others because the so-called ‘regional migrants’ mostly ended up in
urban Melbourne. 28
Nonetheless, I would make the following case that these migration policies and several of Jeff Kennett’s
other policies were a major factor in creating conditions which would set Australian on a terrible path
to rapid and uncontrolled mass migration.
These policies have culminated in high population densities in built environments like the slum-towers
in the heart of Melbourne, university-owned high-rises for foreign students, and the packed conditions
of dormitory suburbs to the north and to the south-east of Melbourne, which have left inhabitants
virtually defenceless during the COVID-19 pandemic.

Kennett’s changes to industrial law made it easier to import cheap labour
Before the Kennett government, most Victorian wage earners worked under state awards which
prescribed minimum conditions and wages, including holidays, benefits and penalties for an extensive
range of employment roles. Any employee could look these up or have them explained easily by the
Victorian Industrial Relations Commission, through a hotline called Wageline – where I worked. But
in 1993, the Kennett Government abolished the Victorian Industrial Relations Act, replacing it with the
weaker and harder to enforce, and poorly staffed, Employee Relations Act. 29
Other Australian states imitated this initiative.
Unions scrambled to cover employees by registering new awards under Federal law, under s.51(xxxv)
of the Australian constitution. These awards, however, had to be negotiated between individual
organisations and their employees. Their enforcement was very limited under the Federal constitution.
They were mostly inaccessible and incomprehensible for individual employees.

Workchoices and the Corporations Clause in the Australian Constitution
This right-wing revolution in Victorian industrial law under Kennett in 1993 set the scene for
Workchoices under the John Howard government, (11 March 1996 to 3 December 2007). The Howard
Government, entering this weakened industrial law and industrial relations situation, went on to widen
the use of the Corporations clause in the Australian constitution, which exempted corporations from
many employer obligations. 30
Up until now Australian employers had not had much to gain by importing immigrant workers because
they had been required to employ them under the same industrial awards as native-born workers. That
meant that there was not the same opportunity to import cheap labour as there was, notoriously, in the
United States.
Today we are in a situation where the Australian labour market has been greatly deregulated and it is
now possible to employ overseas immigrants according to individually tailored employment contracts
where they have little or no bargaining power or recourse for legal protection.
Coupled with the deregulation of immigration, this has created local pull factors which the Australian
growth lobby has been keen both to lobby for and to exploit.

Deregulation of housing market and Rise of the Internet as factors
Two further processes have helped to expand the trends that Jeff Kennett’s actions set in motion. These
further processes were:
- Deregulation of the Australian housing market to permit overseas purchase and investment
- The rise of the internet, which was exploited by state governments, private migration agents in
conjunction with employers; universities seeking students; and property financiers, conveyancers,
developers and real-estate agencies, to globalise Australian employment, public institutions,
universities, and property.
Steve Bracks and John Brumby would continue Kennett’s big population campaign, despite the
different brand presentations of their politics.
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Was Kennett aware of his contribution to setting in motion Australia’s unfortunate population tsunami?
He was a great population growth spruiker 31 and had served formally as Minister for Housing,
Immigration and Ethnic Affairs in 1981 under the Hamer government. He has made many public
declarations on his perception that very high immigration is desirable.
In The Age in March 1998, the following businessmen and politicians argued that population growth
was desirable and inevitable: Tony Berg, then Chief Executive Officer of Boral Industries (building
materials and components) and still, in 2001, director of numerous banking, insurance and property
trust related groups and holdings, and the Midland Brick Company; Jeff Kennett, populationnist
Premier of Victoria (who presided over a developmentalist Ministry for Planning and Infrastructure
which decreased housing lot sizes under a code and an administration largely unresponsive to public
outrage), and Phil Ruthven, (IBIS-world) who again claimed that by the end of the 21st century
Australia's population would be 150 million. 32
An article in Civil Engineers Australia – December 1998, entitled, “Big Population Growth Needed,
Forum Told – enVision ’98 Conference", reported speakers for high immigration and a big population.
Among them were Tony Berg, Jeff Kennett, Alan Stockdale, Treasurer of the Kennett Victorian Liberal
Government, Dr Jack Wynhoven, chairman of the enVision 98 organising committee and chief
executive officer of Connell Wagner (Engineering and major infrastructure projects) and John White,
chief executive officer of Richard Pratt's Visy [Paper and Packaging but also manufacturers of Visy
board, a building material] Industries. (Pratt was Vice President of the Victorian Chamber of
Manufactures and has extensive involvement in business.) 33
The theme of needing a big population in order to repel invaders remains popular. In "More Migrants,
Pleads Kennett", by Christine Jackman in the Melbourne Herald Sun, 12/2/1999, Victorian Premier,
Jeff Kennett was quoted telling "a New York business lunch" that "Australia's population was so low it
would not even be able to defend Tasmania", attacking immigration levels as "almost negligible".... and
underestimating them at "about 60,000 a year." (Source of quote is Sheila Newman, The Growth Lobby
and its Absence, Chapter 6, http://tinyurl.com/p4ykwup) 34
See Graphs showing interstate migration trends over the period discussed above, at
https://candobetter.net/node/4612

INDIE REPORTING WHERE MAINSTREAM REFUSES TO GO
Since 2006, the website (We) Can Do Better,” at https://candobetter.net has been recording political
activism about reform in democracy, environment, population, land use planning and energy policy.
During this time, it has recorded many important events that have gone completely unreported in the
mainstream media. Notable among these were multiple protests on the steps of parliament, and wellattended meetings and events, about the rights of residents being trampled due to overpopulation and
overdevelopment, results of unconsultative defacto government policies.
Many important political activists on these matters in Victoria are women. In 2011, candobetter.net
attempted to demonstrate this in “Anti-Growth Lobby: Women in politics: why don't more participate
- or do they? (Melbourne, Australia),” (https://candobetter.net/sheila-newman/blog/2384/anti-growthlobby-women-politics-why-dont-more-participate-or-do-they). See more on women in Victorian
political activism under “Feminism,” (https://candobetter.net/taxonomy/term/798).
The late Julianne Bell led citizen defense of public land, bringing representatives of multiple community
groups together, over many years in Victoria, skillfully liaising with police, politicians, and bureaucrats:
See http://candobetter.net/taxonomy/term/1193?page=1. Public land is under increasing threat,
especially parkland and bushland. Also, not too long ago, there were plenty of little halls where
community groups could meet, with minimal formality and free of charge. These days you really have
to pay quite a lot to meet, due to the cost for insurance. Shopping strips were on public land and you
could join a protest on the footpath. But shopping malls, where the land is privately owned and
developed, are replacing public shopping strips, and you need to ask the landowner’s permission to do
anything except shop.
7

LC EPC
INQUIRY INTO THE PROTECTIONS WITHIN THE VICTORIAN PLANNING FRAMEWORK
SUBMISSION 214
RECEIVED 6 FEBRUARY 2022

8

Mary Drost, Planning Backlash Convenor, organized many demonstrations, beginning Planning
Backlash with one against development intensification around Camberwell Station in 2004, with the
brave participation of actors Geoffrey Rush and Barry Humphries, among others in a profession where
any overt political opinion may be dangerous for your career. Another memorable event, organized by
Mary Drost, involved a population debate, billed as “The Big Population Debate,” between Kelvin
Thomson MP (Wills) and Melbourne Lord Mayor, Robert Doyle at the Edge Theatre in 2014. (See
reports and videos here: https://candobetter.net/taxonomy/term/2889). It was a remarkably wellattended and successful debate in the heart of Melbourne, yet received almost no coverage in the
mainstream. See also, “Video: Open Mike session at Thomson vs Doyle Population Debate 13 October
2014,” https://candobetter.net/sheila-newman/blog/4121/video-open-mike-session-thomson-vs-doylepopulation-debate-13-october-2014.
“Must Melbourne keep growing,” was another memorable event, with a packed audience, organized by
Jill Quirk, President of the Victorian and Tasmanian branch of Sustainable Population Australia, in
2014. The audience filled a hall in the Hawthorne Arts Centre, and the meeting, which involved many
different organisations and individuals, voted unanimously for the Victorian Government to convene a
scientifically based conference to establish the long-term sustainable population for the state, on a
motion proposed by Ms Julianne Bell, Secretary of Protectors of Public Land:
"That this meeting calls on the Victorian government to convene a scientifically
based Victorian conference on what constitutes a long term environmentally
sustainable population for Victoria, with reference to the Victorian State of the
environment reports of 2008 and 2013 indicating environmental damage from
current population levels." (https://candobetter.net/admin/blog/3874/melbournemust-stop-growing-packed-hall-hawthorn-votes-plebiscite).
Once again, there was little coverage by the official media, and even less response by the Victorian
Government. Jenny Warfe attracted enormous public support for Blue Wedges, and quite a bit of mass
media support, against the deepening of the entrance to Port Phillip Bay, and its dredging, but efforts to
have the lawfulness of the matter heard in court were stymied by the group’s inability to guarantee
8
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costs, despite Blue Wedges being a community group, and the judge’s refusal to waive this requirement.
See a review of this and similar cases by Human Rights lawyer, Brian Waters QC. 35 Costs awarded
against a Wonthaggi group trying to stop a desalination plant, bankrupted the group, effectively ending
the community’s main vehicle for protest. Jill Redwood, of Environment East Gippsland, however,
managed to win landmark decisions for her group against VicForests, but the battles are ongoing and
most of the massive trees she was trying to defend have been wilfully destroyed.
(https://candobetter.net/taxonomy/term/1447).
https://candobetter.net has reported on Planning Backlash from 2008-2021 (https://www.candobetter.
net/taxonomy/term/1117) and its successor, Planning Democracy, (https://www.candobetter.net/
taxonomy/term/10904) from December 2021. Candobetter has also reported under the heading,
“Democracy Alert,” (https://www.candobetter.net/taxonomy/term/3930). It has also reported on how
the pace of changes to Melbourne and Victoria is speeding up to a point where people simply cannot
keep track at all, let alone usefully engage. (https://www.candobetter.net/admin/blog/6103/burdenpublic-consultation-melbourne-planning-scam-sally-pepper) The developers are bulldozing
democracy, VCAT is going along with it, and Parliament is helping the process. Members of Parliament
seem to be missing in action, only giving vague form-responses to careful letters, or not even bothering
to answer.

THE RESIDENTS’ BILL OF RIGHTS – A RECENT CIVIL RIGHTS INITIATIVE IN
VICTORIA

At the Planning Backlash and
Boroondara Residents Action Group
"Mad as Hell event," in Camberwell, on
Sunday 29th May, 2016, BRAG
introduced
the
following
draft
Resident's Rights Bill. It thus nailed a
continuing problem of the moving target
in previous population policy claims.
Australia lacks a civil rights code,
unlike European countries. Our civil
rights used to be implicit in our publicly
owned resources and services, like
water, Telecom, and power. The
following Residents' Bill of Rights is
truly impressive in its ability to identify
gaps in Australian residents' rights.
RESIDENTS’ BILL OF RIGHTS
We, the current residents of Melbourne, country and coastal areas of Victoria, call on the government
and opposition at all levels to act to protect our homes, communities and cities from over-development.
WE REJECT:
The current trend of excessive population growth through the ever increasing levels of immigration.
The excessive influence of vested interests and lobby groups upon residential planning and government
decision making.

9
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The increasing densification of residential areas and the consequent impact on our infrastructure
without commensurate infrastructure upgrades at all levels.
The continual changes to planning law and regulations that provides no certainty for the peaceful
enjoyment
of
our
neighbourhoods
by
the
current
and
future
residents.
The continual urban sprawl into Melbourne’s green fringe and farming land.
We DEMAND:
• Population growth targets to be limited to sustainable levels based on OECD averages which is
currently around 0.63%. (Australia’s rate of growth is currently around 1.7% ).
• Infrastructure be upgraded to meet current needs and kept ahead of requirements to meet our cities
population growth requirements.
• A bipartisan planning environment that provides certainty and protects residential areas against
densification in any form.
• Councils to be the sole “responsible Authority” for issuing planning permits and building permits.
• VCAT’s role to be confined to resolution of legal planning disputes and ensuring that lawful planning
regulations are met.
• FIRB rules and penalties designed and strictly applied to prevent destruction of existing housing stock
and neighbourhood character by foreign nationals.
• Expansion and development of regional cities and associated infrastructure to support population
growth and lifestyle quality.
• Developer donations be deemed illegal with mandatory disqualification, forfeiture, or dismissal from
or of any current or future development.
• Protection of current open space and tree canopy with requirement to retain or replace vegetation on
all new or redevelopment sites.
• Government, at all levels, legally required to assess and protect the interests of residents ahead of
developers’ interests.
• All planning committees and reference groups must have at reasonable resident representation.
• Legislate to ensure permits can be refused where a poll of residents/owners living within 300m radius
of the proposed development indicates objection by the majority of existing residents/owners.
• A national uniform code be developed to define minimum dwelling size, minimum open space per
bedroom and maximum occupancy limits.
• Enforceable minimum Victorian building standards regulations administered by an independent
authority.
• Any breach of a planning permit or building standards should result in a prosecution by the relevant
authority or the State or local Government to ensure proper rectification

10

LC EPC
INQUIRY INTO THE PROTECTIONS WITHIN THE VICTORIAN PLANNING FRAMEWORK
SUBMISSION 214
RECEIVED 6 FEBRUARY 2022

11

• Developers to meet infrastructure costs necessary for new developments including drainage, sewage,
water supply, telecommunications, gas and electricity.
• Developers to be required to contribute to a general community/Council infrastructure fund, , based
on number of bedrooms or estimated improved value of the property.
• Neighbourhood character, architecture and heritage requirements to be met by every new residential
development.
• Establishment and enforcement of resident and visitor car parking standards, for new multi-dwelling
developments, at the rate of 0.75 spaces per bedroom, for residents and 0.25 spaces for visitors.
• Character protection for heritage and traditional local shopping strips.
This bill was originally published & authorized by Planning Backlash, on behalf of it’s 250 supporting
residents' groups in Melbourne, country & coastal areas. Planning Backlash has since changed its
name to Planning Democracy.

HOUSING AND LAND COSTS DIALECTIC:
There is a dialectic between the property industry and the rest, including environmentalists, insurers,
local governments, and ordinary home owners and renters. The property development industry will
claim that the cost of land for housing is kept artificially high due to a failure to ‘release’ land, but the
others will say that there is little land left to develop. The latter will argue that land needs to be reserved
for food production, natural amenity, as a carbon sink, for ecological diversity, and for safety reasons,
i.e., that we should not develop land and attract population and increase population density in dangerous
places. Insurers will argue that the cost of developing land and building housing and infrastructure in
dangerous places augments with increasing population density. This is because you require more
complex and robust infrastructure to house and service dense populations and because when predictable
disasters occur – such as flooding on known flood plains - more people and more costly infrastructure
are at risk. Predicted climate change predicts increases the number of risky places and risks.
Developers continue, however, to build on floodplains because the concomitant rising costs of insurance
are born by the public, and government.
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Remedies:
Education is needed to assist the community to identify the sources of these costs. We cannot rely on
the mass media to educate the public about this phenomenon, because the mass media consists of
corporate entities that profit from property sales, lifestyle commodification, and insurance investment.
The public needs to be formally educated at secondary school and via the public media (which currently
gives out confused messages about housing costs, reflecting the values of successive land-speculating
parliaments.)
Publicly funded insurance would also help because it would have to limit the amount of risk it was
prepared to fund, and budget and account for costs. As I note somewhere else in this submission, this
would also help reduce low-standard construction projects, which are currently uninsurable above 3
stories.

Affordability:
Bottom line: The more you subdivide for housing, the higher the cost of land for housing. How
does this work? If you can sell six houses where one used to be, you can bet those houses will cost more
than one sixth of the original single housed property, after a year or two of housing bubble/population
growth/low interest rates/lots of overseas investors. For instance, the house next door to me, in 2000
cost about $400,000, but sold in 2012 for 1.2m. It was resold around 2017 for 1.4m. Then the owners
tried to subdivide it into six townhouses, with what amounted to a new street servicing them. Each of
these new houses would cost, not $233,333, but in the vicinity of $700,000, bringing the total ‘value’
of the old block to $4,200,000 – at least. The local council would factor that price into the ‘value’ of
neighboring blocks, and the rates would go up, as if all the residents were now living in the expectation
of subdividing and selling up. In contrast to the rising land and rates costs, the actual quality of life, in
terms of space, natural amenity, and debt for the new homebuyers, will have declined.
Social consequences (local): Distantly located investors often purchase such townhouses in order to
rent them out. Having more renters in a street once mostly inhabited by owners, changes dynamics.
Moreover, the old neighbours will be hostile to the newcomers, seeing them as opportunistic interlopers,
since they have bought into a development (among several in a trend) that has destroyed neighborhood
amenity and driven up council rates. Objectively, established political, environmental, and social
neighborhood networks, will have been fractured and distorted by this kind of ‘infilling,’ because it will
have changed the geography of human relationships, suddenly inserting 18 or so new people in place
12
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of perhaps three, and 12 cars instead of 2. The potential rate of demographic change, just in moving in
and moving out, will have accelerated, especially if there are numerous renters.
Social consequences: Economic and Democratic: Another major social consequence is the chain
speculation effect where, if one block is able to subdivide, others will try the same quick path to riches.
With each new subdivision the ‘value’ of land goes up, so there is more and more incentive to subdivide,
and less and less ability to safeguard the original environment and local civic expectations and civil
rights. VCAT, which was originally conceived as a peoples’ court, where people could self-represent
at nominal cost, has become a parade of Queens Counsels, and a developer’s rite of passage, whilst
ordinary objectors pay the cost of defending a disappearing ideal of democracy.
Environmental: Living next door to such a development would bring more noise, more traffic. The
increase in hard surfaces will increase run-off from rain. This run-off increase, caused by Victoria’s
massive population growth and subsequent intensification of urban settlement, recently led to the
removal of thousands of trees, as suburban parks with retarding basins have been treated as major dams,
according to new guidelines by ANCOLD. 36
The increased hard surfaces associated with such development intensification also raises the ambient
temperature of the area with a heat island effect. This is largely due to the loss of the transpiration
services that are provided by trees.
These are the kinds of things we are up against with subdivision.

Population Policy:
Population policy is an important housing demand-lever in conjunction with several others.
People hate the effects of governments engineering population numbers upwards. This Queensland
Survey analysed at https://candobetter.net/node/4678 demonstrates how superficial questioning about
population growth as an abstract good or ill gives a completely different response from deeper,
prompted questioning on the matter of experienced impact of population growth. Deeper questioning
elicits a profound rejection of population growth and the colourful graphs reflect the real trends: “Poll
shows most hate population growth: Lessons from Queensland in polling reliability and interpretation,”
https://candobetter.net/node/4678

POPULATION POLICY & LAND-USE BATTLEFRONTS & REMEDIES:
Local Governments are the first battlefront for population, planning, and democracy. They put
together rules and guidelines about infilling and subdivision and building permits, which affect
population numbers, and should reflect resident wishes. These are complemented with things like
construction regulations, height rules, overlays, biodiversity protection laws. (They should also be able
to investigate and make decisions about water catchment and carrying capacity, but this has become a
province of State government, much of it commercialized.) Local Governments are potentially most
able to represent their localities.
Unfortunately, the careful considerations of local councils are frequently overturned by appeals to
VCAT, which should be enforcing these rules, but which tends to compromise in favour of developers.
This is wrong and should not be permitted.
Then, the Victorian State Minister for Planning is able to completely override any planning or other
laws in favour of developments he/she deems important. We see this in the ‘prioritising’ of major
transport networks, for example the Melbourne rail and road network. These projects are too classically
vulnerable to land-speculation to proceed without severe democratic scrutiny at all levels, yet they have
been ‘fast-tracked’ with a government escort.
This is wrong and should not be permitted.
Whilst it is true that organisations like the Property Council of Australia, their subgroups and
professional allies, and the major political parties, constantly jockey for position on local councils,
contributing to land-speculation, local government is still the level where people are most able to
investigate what is happening and call representatives to account.
13
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Reverse defacto process removing local government tier:
Since Kennett, there has been a defacto and undemocratic process of getting rid of the third tier of
government, which is local. Under Kennett, local governments were amalgamated. This geographically
interrupted all kinds of networks and local power and democracy bases, and it confused the public about
the boundaries they lived within and who to consult with a problem. State Government public servants
were put in local councils to manage them, as if the elected officials there were less than citizens,
without basic rights to represent the local residents. They have also been bullied and have become
frightened to express opinions for fear of being accused of bias, whilst bias continued all around them.
This trend has been continued under successive Labor and Liberal state governments.

Commercial in Confidence conceals corruption – get rid of it:
Jeff Kennett’s government also brought in the process of Commercial in Confidence, which prevents
scrutiny of government at all levels these days. This process needs to be rolled back and the community
and electorate given the age-old power of seeing what their rates and taxes are funding and who is
calling the shots and or deriving the benefits, and who is paying the costs. Anything less promotes
corruption.

Local tribunals:
In France they deal with the risk of land speculation associated with unearned windfalls with a tribunal
that assesses the part of a housing price that comes from unearned improvement in price, due to changes
in the surrounding environment. This discourages speculative private property development. In France
the State still compulsorily acquires land for public housing purposes where it deems that this is
necessary. If the prices asked by the owners are too high, there is a system whereby a price is awarded
according to an objective valuation of the property. Land taxes may also be charged on unearned
increases in land value. In France rural land is also tightly controlled by law and may only be resold
for agricultural purposes. It is practically impossible to rezone it for housing or other uses. 37

ECOLOGY, ENVIRONMENT, BIODIVERSITY, NATURAL AMMENITY
Henry George conceived of a scheme to
redistribute wealth by confining taxes
exclusively to taxes on unimproved land.
Land-taxes were to reflect the amount of
money a piece of land could be expected
to turn over, if it were improved. George
had observed, in busy 19th century North
America, that land-values positively
reflected infrastructure and population
density – what he thought of as ‘progress.’
This meant that you would pay more taxes
the closer you lived to densely populated
land, because you would be exposed to
more customers, services, infrastructure,
and finance. If you were a long way out
in the bush, no-one would expect you to
pay much land-tax, unless you were a
farmer, or owned a mine or a railway. It
seemed such a brilliant way of thinking,
but no-one ever figured out how, in such
a system, you could save the natural environment, if populations grew and infrastructure expanded, and
land thus became more and more expensive, requiring more and more productivity.
Although Victoria never adopted Henry George’s system, it still characterizes our taxes on land, known
as rates. So, that, if someone subdivides a lot, rates go up for the un-subdivided lots nearby. That trend
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means that it is very difficult for any land to be preserved for nature. Rural areas are not exempted, as
most rural land is owned and must produce to compete internationally. See, for instance,
https://www.candobetter.net/admin/blog/5960/new-land-tax-act-changes-really-tax-mother-nature,
and
https://www.candobetter.net/sheila-newman/blog/5950/video-transcript-cr-glen-aitkensproclamation-trees-seaford-protest-against,
and
https://www.candobetter.net/jamessinnamon/blog/5861/save-110-golf-courses-birds-not-high-rises-sociologist.
And it seems that negative gearing is not the answer either. See, https://www.candobetter.net/sheilanewman/blog/4457/are-greens-right-track-respect-negative-gearing-article-sally-pepper.

COMMODIFICATION OF LAND (A FACTOR UNDERLYING TRUE INFLATION):
The following factors increase inflationary demand on land for housing, rather than allowing housing
to be primarily for shelter:
Globalising the Australian land-market. Australian land and housing have been recently thrown open
to the world, hugely enlarging the market and exposing local purchasers to competition from wealthy
people and currencies all over the world. This began after the 1980s financial crisis, and exploded with
the arrival of the Internet. 38 Ordinary people have little or no defense against this contributor to our
extreme housing bubble. We obviously need to make the process fairer, restricting land and housing
ownership for Australian citizens and assisting them to purchase it with fixed low-interest loans.
Leasing could be used for foreigners, as it is in Thailand and other countries, and we might explore
Thailand’s foreign participation in companies renting property rules. 39 The consequent shrinking of
property development and finance industry profits on sales would reduce costs for other businesses.
Overseas promotion to prospective investors is often made on the basis that Australia’s population
is rapidly growing, thus demand will keep rents high.
Overseas promotion to prospective immigrants, along with citizenship and education packages, is
also used to attract people to Australia who will need accommodation. It is inappropriate to commodify
citizenship and land like this. The consequences are too serious, ecologically, and politically
questionable.
Interest rates are constantly manipulated to keep the housing bubble boosted and the property
development industry happy. We need to bring back fixed subsidized loans for Australian citizens, as
in France. It is obvious that commodification of shelter is inhumane, socially divisive, and grossly
reduces economic diversity.
A remedy would be government provision of development at reasonable rates, which would keep
private development costs tethered to the ground by offering people affordable alternatives, as in France
and Whitlam’s DURD. (See Appendix, “DURD”) This remedy would also need to greatly restrict
overseas investors and purchaser activity regarding Australian land.
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CPI: LACK OF INCLUSION OF LAND FOR HOUSING IN CPI
Although the Australian Consumer Price Index
(CPI) has never factored in the cost of land,
claiming that it is not a consumable, it is treated
as such, and has the greatest impact on cost of
living. Failure to include land for housing
costs in the inflation rate (CPI) hides the true
inflation rate from the public. The graph below
(“CPI & Dwelling Prices”), shows the
discrepancy up to 2016. Arguably the CPI
should follow the blue line in that graph.
Another telling graph is from Dallas Federal
Reserve, NBER; Minack Advisors. It contrasts
the ratio of house price and per capita income
in Australia with those in Belgium, Canada,
Swizerland, Germany, Denmark, Spain,
Finland, France, UK, Ireland, Italy, Japan,
Korea, Luxembourg, Holland, Norway, NZ,
Sweden, U.S., South Africa, Croatia and Israel
with.
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HIGH COSTS OF LAND DRIVE UP ALL OTHER COSTS
High costs of land-for-housing drive up the costs of doing business in the form of the need for business
to rent or purchase premises for their businesses and for themselves and to pay salaries to their
employees that permit those employees to rent or purchase accommodation. If you compare the costs
of these things to Australian business, with those costs overseas, as in the graph from Dallas Federal
Reserve, NBER; Minack Advisors, “Go your own way,” it becomes obvious that Australian production
has difficulty competing globally. Its costs are exponentially higher. These costs also underpin the
costs for nursing homes, hospitals, schools, power, infrastructure, food, and water, since managing and
delivering all these vital resources and services, depends on land-for-housing-and other uses.
If land-for-housing costs came down to those for other countries, like France, for instance, the costs of
doing business here and providing services and power would come right down.

INSURANCE
In addition to the cost of land for housing, and construction, there is the cost of insuring construction.
Insurance needs to become public for buildings over 3 stories, or the building industry needs to reform
to the degree that its construction work becomes insurable. At the moment building insurance, although
compulsory, is totally inadequate and unfair. It amounts to a protection racket that does not even offer
protection when you pay it. 40
In “Lies, Spin, and Secrecy,” (https://candobetter.net/sheila-newman/blog/5851/video-lies-spin-andsecrecy-how-government-law-mistreat-australian-building) Anne Paten of Victorian Building Action
Group (VBAG) talks about how the system that's supposed to help building consumers actually bleeds
the victims of the industry even more. People qualify for insurance, but never get the money. They go
to VCAT and are sent away with nothing. The results are bankruptcy, divorces, and suicides. Substantial
reports and inquiries are removed from the internet. Australians need to realise that the government
won't help them; they have to join together and help each other.
17
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THE GOLIATH OF THE HOUSING INDUSTRY VS CIVIL RIGHTS

Victorian Golf-Courses under control of professional land-speculators
The state has actually outsourced the Planning and Environment henhouse to the Property Development
foxes! A shocking example has been the giving over to vested interests of decisions about what happens
to some of the largest green spaces in our cities and regions.
I refer, for example, to the run on public and private golf-courses. See, “Gov set to sell off Melbourne's
golf-courses for development - Submissions,” https://candobetter.net/node/5850 and “Save 110 golfcourses for birds, not high-rises – Sociologist,” https://candobetter.net/node/5861.
The excuse that no-one else can handle the technicalities and the scale of the land-use issues is no
excuse. It simply reveals that we need to drastically scale back and slow down all land-use
transformation operations in Victoria and Australia, and put planning and environment back in public
hands. The property development and finance industry employs so many technicians, engineers,
builders, and bankers, holding them to really poor standards, many of them immigrants dependent on
sponsorship and immediate income, that there must be many honest people available in the field who
would rather work for a true public Planning and Environment Department.
See below the Aims of the Property Council of Australia in 2010. The PCoA is Australia’s peak property
development organisation and lobby, and occupies positions throughout the country, at federal, state
and local level, in public and private institutions and industry. Since I publicized the aims in 2010, the
PCoA website has closed to non-member inspection. The aims were:
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NARROW ECONOMIC PRIORITIES
Ecologically and socially, narrow economic priorities lock us into a Midas outcome where by turning
everything into gold, we no longer have anything to eat or drink, and all life and everyone we love have
turned to metal, or tar and cement. Protection of the natural environment and of social networks and
civil rights are sacrificed to an almost involuntary economic process of increasing dollar outcomes, that
has taken on a life of its own, in the form of ‘the Market.’

IT NOW TAKES TWO INCOMES TO BUY LAND FOR HOUSING
Illustratively, upwardly mobile people now congratulate themselves if they are able to make down
payments, involving both wages, on houses that were once paid for by sole-income families headed by
labourers. So, the right of women to be paid for their work has been absorbed by the housing goliath.
The housing goliath has also absorbed all the first-homebuyer payments and anything else that has been
thrown at the problem. And the cost of child care is already driven up by this goliath.
Similarly, grants for first home buyers, or the scandalous release of peoples’ superannuation during the
COVID-19 pandemic, all just go into developers and property merchants’ pockets. See, “Pouring super
onto the overheated housing market will make the nation's retirement savings go up in flames,”
(https://www.candobetter.net/sheila-newman/blog/6075/pouring-super-overheated-housing-marketwill-make-nations-retirement-savings). The lowering of interest rates sets off the land-rush.
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NO-ONE AT HOME FOR DEMOCRACY:
Furthermore, the induction of the entire adult household into the workforce has left no-one at home to
protect local democracy and land-use laws. Which leaves the writing of submissions on this kind of
thing, and attendance at Parliamentary debates, meetings and demonstrations etc., to childless or retired
home-owners. It is not sexist to suggest that the cost of land for housing and thereby the cost of living,
should and could (if we changed our land-tenure and inheritance system) be lowered to allow for an
adult to take care of the home and participate actively in democratic politics. That person does not have
to be a woman.

DEPENDENCY AND VARIATIONS IN THE SOCIAL DIVISION OF WORK AND
LAND-USE PLANNING SYSTEMS
Australia's industrial social organisation and its land-use planning system have come to mean that the
extended family, with which the responsibilities of earning a living, raising a family and participating
in the politics of one's community were formerly shared, has become disorganised and dysfunctional.
This is not, as is often suggested, simply because Australians are 'selfish'. The early and strong
continuing urbanisation of Australian society, with drift to big cities in search of work, harsh
expectations of relocation along with one's employer, and migration from one country to another, or
one end of Australia to the other end, splinters clans from their original location, isolates nuclear
families, and splits up parents and children.
This social disorganization makes most of us ever-more-dependent on the industrial models of salaried
employment, bank loans and insurance, new housing, and, notably, contractual nurturing, caring,
and nursing arrangements. The industrial state has adapted to try to mitigate this fragmentation and
fracture of human social systems, in formal 'social services', which it finances through much higher
taxes than in pre-WW2 years. If these professionalised and contractualised services are privately
contracted, they need somehow to make a profit, which also raises the costs of dependency, as we see
in child-care centers and private nursing homes.
Established financial and institutional investment in this industrial contractual model makes it resistant
to change, but change it must, in the face of declining margins of profit. It is not surprising that the state
is concerned about its ability to provide for 'dependent' Australians, but it should be able to recognise
how the system it relies on has created more dependency and more expensive dependency. Left to their
own devices, Australians would probably return to the default social organisation around kin and place,
which is flexible and low cost.
This will only become possible, however, with cheaper land and an economic system which permits
increasing relocalisation and more flexible use of land than the current plans for packed appartments
and dense dormitory-suburbs anticipate.

22

LC EPC
INQUIRY INTO THE PROTECTIONS WITHIN THE VICTORIAN PLANNING FRAMEWORK
SUBMISSION 214
RECEIVED 6 FEBRUARY 2022

23

SOCIAL COSTS OF INCREASING DENSIFICATION, INFILLING, POPULATION
GROWTH

Social costs (disorganization of public vs well-organised development, construction and finance
industry beneficiaries); loss of networks, loss of time. The pace of change is dystopian; the requirement
to monitor and comment changes to laws, at the current and accelerating pace, onerous. See, for
instance, “The Burden of the Public Consultation Melbourne Planning Scam - by Sally Pepper,”
(https://www.candobetter.net/admin/blog/6103/burden-public-consultation-melbourne-planningscam-sally-pepper). This pressure prevents wide and thoughtful democratic participation in lawmaking, and thereby defeats democracy. The huge profits at stake to professional ‘stakeholders’, who
depend on changes to the law to their advantage, mean that they have professionalized their own input
and they easily outweigh millions of citizen stakeholders who would rise up against these changes, if
only they could organize to do so. The fact is that the property development and finance industry – the
growth lobby – derives focused benefits from all these things and organizes to perpetuate and increase
them – whilst the bulk of the rest of the population does not even realise where the costs they pay are
coming from. (See Sheila Newman, The Growth Lobby in Australia and its Absence in France
https://researchbank.swinburne.edu.au/file/a3115a39-c50a-4504-8d1f-4aca21be26fd/1/Sheila%20Ne
wman%20Thesis.pdf) And, unfortunately, our parliaments, especially the state parliaments, contain
many property developer members, whilst our political parties are largely defacto land-production
entities. (See https://candobetter.net/node/431 and https://candobetter.net/node/1781).
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HIGH RISES, POPULATION DENSITY, AND
PANDEMICS
Sharing of common spaces, air-conditioning, and lack of
fresh-air ventilation and air movement are major problems
in a pandemic with airborne transmission. The COVID-19
crisis has brought the problems of apartment-living into
sharp focus. The lock-down of housing commission flats in
Melbourne in July 2020 made many people think of them
as vertical cruise-ships. Sharing of common spaces, airconditioning, and lack of fresh-air ventilation and air
movement are major problems. All over the world, the worst hit places were densely populated, with
high-rise apartment living. These vulnerabilities were intensified during winter, when people spend
more time indoors and shut out fresh air, in the form of drafts. With high-rises the predominant
‘solution’ to cope with state-engineered rapid population growth, this is an argument for stopping the
defacto policy of mass migration, which has been behind over 60% of recent population growth in
Australia.
There is a world-trend to a rapidly increasing incidence of serious new cross-species viral diseases
(zoonoses). The most likely to produce epidemics and pandemics are those coming from large
populations of domestic animals raised in intensive farming. Where once a zoonose would probably
kill a novel host before the virus got a chance to jump to another individual, our new tendency to put
livestock together in vast dense populations, along with our increasing tendency to live in vast dense
populations ourselves, means that viruses can find multiple hosts to replicate in before their first host
dies. Because we have no specific immune defenses against new zoonose viruses, they are much more
likely to infect and kill us than longstanding human diseases.

The illustration is from a video called Flu Factories (https://youtu.be/oLGEhHML_1M). The graph
shows how between 1951 and 2006, international progression of avian flus (among the most
dangerous sources of zoonoses shared between pigs and birds), began building up with the institution
of ever larger factory farms around the 1980s, and skyrocketed from the beginning of the 21st
century. If Australia’s population is allowed to decline to lower levels – perhaps to 17 million – there
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will be less incentive for intensive farming or high-rises. This is also a related argument for
reinforcing and encouraging recent adaptations to reducing the speed and volume of global travel and
transport and increasing self-sufficiency in vital resources and products.

SMART CITIES & 5 G: ELECTRONIC DISPOSESSION OF PUBLIC AND PRIVATE
INFRASTRUCTURE
Whilst I do not believe that 5G itself presents a physiological threat, I am very concerned about plans
for ‘smart cities’ which would be largely electronically operated. This would place us in a position
where most of our infrastructure was controlled by private and public vested interests in proprietary
electronic software and hardware. We would lose the ability to influence our social and physical
environment. We have already lost a lot of this ability with the removal of third-party appeal rights and
various amendments to the Planning and Environment Act in the Major Transport Facilitation Act 2009,
which claims to streamline projects it calls critical. The Minister may act alone to declare a ‘project
area’, which then permits:
-

Compulsory acquisition of land from private land holders
Compulsory acquisition of Native Title land
Surrender of local council land to the project proponent
Restricted access areas to restrict the public

What’s more, the Major Transport Facilitation Act also overrides the:
-

Coastal Management Act (Now Marine and Coastal Act)
Conservation, Forests and Lands Act
Environment Protection Act
Flora and Fauna Guarantee Act
Heritage Act
Planning and Environment Act
Road Management Act
Water Act
Wildlife Act
National Parks Act

CONCLUSION AND RECOMMENDATIONS
We have come to the situation we are in due to the outsourcing of land-production, i.e. development,
and housing, preponderantly to the private sector. Much of my work as an independent land-tenure and
inheritance system sociologist has been comparing the English and Australian land-tenure and
inheritance system with the French and continental European ones, which adapted the French
(Napoleonic) system. This is useful for this submission because the French system is associated with
much lower land-for-housing and housing prices, with exceptions for positional variations – i.e. sought
after locations. The reasons for the French system providing cheaper housing are to do with
1. Most land-development being done by government, providing a low-cost standard
2. Cheap loans available for both public and private housing
3. Treating population growth as a cost, whereas Australia’s largely privatized property
development system treats it as profitable.
4. Inheritance and tax system tends to keep land and housing in the family, rather than encouraging
its commodification
5. Unearned value improvements associated with changes in the environment, such as population
growth, are assessed by tribunals and taxed
6. Taxes on second dwellings are much higher than for first dwellings
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7. Encouragement of repair, insulation, and retrofitting of old buildings and infrastructure, rather
than replacement with new buildings, with new materials, energy use, and carbon emissions.
In Australia, population levers occur at national, state and local level. Population Policy should occur
at all these levels too:
National: International immigration and emigration laws. This probably should include inheritance
laws, which ideally would be changed to a completely different system (see below).
State: land production, subdivisions, water allocation, land-use planning, inheritance law. This
probably should change to coordinating and giving feedback state-wide on local land-use and resource
planning and logistics
Local: subdivisions, building permits, in line with water availability, power, food production
RECOMMENDATION: Laws should be primarily for benefit of local communities, then integrated
into region and continent.
RECOMMENDATION: Inheritance and Land-tenure systems need reform along Roman-law lines,
like Western Continental Europe.
Roman-style laws
• Preserve land within families
• Share land equally between men and women
• Minimise land fragmentation and speculation
Basically, roman-style inheritance law forbids disinheritance and requires most or all of the parental
estate to be divided equally between all children, legitimate or illegitimate, regardless of sex. Where
there are no children, the estate goes back to the grandparents. If there is no immediate family, taxes
on the inheritance increase, to the point that many distant relatives never accept inherited estates, and
local governments tend then to acquire them, with the principle of benefiting the locality.
This contrasts with British law which, up until 1925 favoured male primogeniture, and had the effect
of causing large quantities of land-less labour, which formed the lower classes. In New South Wales,
primogeniture was abandoned in 1862 by the Real Estate of Intestates Distribution. Although, since
then, women and men may inherit the parental estate, parents are also able to distribute their estates
unequally, or to disinherit their children. Disputes over inheritances are much more common in the
Anglosphere than in Western Europe, and fuel the constant expensive and destructive division and
reselling and capitalization of land in this country, for short-term profit, at the cost of growing
homelessness, poverty, endebtedness, and long-term ecological deterioration.

APPENDIX “DURD” 41
Anti-speculation Innovations attempted under the Whitlam Government : the
Department of Urban and Regional Development (DURD)
Whitlam writes at some length on these issues in his autobiography and in this, as in immigration, he
favoured consolidation over growth. 42 The Department of Urban and Rural Development (DURD) was
created under Whitlam and was the first federal department of its kind. It was meant to be virtually coequal with treasury, dealing with the urban budget and co-ordinating departments with urban
responsibilities, but competition and tradition within the public service hampered its function. 43
Whitlam believed that consolidation of urban development through better planning and services
required more Federal intervention, since the Commonwealth Government had more tax funds at its
disposal. He believed that part of the problem of high land prices and inappropriate developments had
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come about through urban planning being a responsibility of State governments. 44 He also observed
that "Government programs for housing renewals swim against the tide of private urban development.
In the private housing market the greatest profits are made on the urban fringe".
In his opinion, urban redevelopment of depressed inner city areas would be greatly facilitated by
Commonwealth grants for this purpose. He deemed that public acquisition of development land is
necessary not only to reduce land prices and provide competition for private developers, but to ensure
the orderly and comprehensive development of large areas of land. He was concerned at the sacrifice
of previously designated green belts and the environmental and social costs this entailed. It was
debatable, he wrote, whether the land should thence be returned to private ownership, but good initial
development relied on public participation. 45
He commented that land speculation had been allowed to run unchecked as private developers held the
supply of land constant so that its price would increase. He wrote that during the 1960s the average
price of land in Australia had increased by 182 per cent. He attributed these characteristics of the
Australian housing industry and market to the ideology of previous right wing governments. 46 He also
commented that planning was fragmented at State level between various isolated concerns such as
education, electricity supply and water supply etc., which used Commonwealth loan money for State
and Local Works, with little reference to State and local planning agencies, which were often staffed
by innappropriately qualified persons. 47 He also attempted to introduce a capital gains tax on profits
made through land rezoning. 48
He deplored the premature development of suburbs like Blacktown and Green Valley in New South
Wales, attributing to them later severe social problems, including unemployment (through simple
inability due to distance and transport problems of employer to access employee and vice-versa),
delinquency and criminality. Blacktown, he explained, had been developed by private developers on
the fringes of the city because costs of development were lower there than in land available and zoned
for future development closer to the city. Blacktown lacked adequate sewerage, paving, drainage,
public transport, shopping amenities and schools and jobs. Green Valley was a public housing estate
that had also been built on the fringes of Liverpool. Although this estate contained 20 per cent more
blue-collar workers, 50 per cent less white-collar workers, and 15 per cent more children below the age
of 16, and lower ownership of private transport than the national average, it was five kilometers from
the nearest railway station, had no proper bus service, and was a long way from the location of jobs. 49
There had been almost continuous high immigration from 1949-1970. In his book, Whitlam constantly
relates population growth statistics to high land prices and the need for more appropriate management
of development. In 1973 land prices increased by up to 46 per cent in Melbourne and Adelaide and 34
per cent in Sydney. 50 The highest increases were in outer-metropolitan areas where rapid population
growth exceeded the supply of serviced blocks. The Whitlam government attempted to establish
Federally funded public land development agencies in each State which would "establish a presence in
the market sufficient to influence the general level of land prices and the rate of development of
particular areas". This was intended to "create direct competition with private developers" "with a
vested interest in the escalation of land prices" by "selling to home builders at the cost of production of
the block." 51
This was of course the long-standing policy of the French government.
The success of these policies was patchy, 52 mostly due to opposition from institutionalised vested
interests. A South Australian land commission was created in 1973. In New South Wales (March
1975), Victoria (May 1975), and West Australia (May 1975) Urban Land Councils, with inadequate
statutory authority and which were obliged to go through other State authorities were created.
Queensland was in the process of confirming an agreement to establish one when the Whitlam
Government fell. Tasmania reluctantly established an Interim State Land Co-ordination Council in
October 1975, which never met. 53
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Whitlam compares the impact of the powerful land commission in South Australia with the relatively
impotent urban land council in Victoria. The South Australian commission received a total of $28.8
million from the Whitlam Government and $4 million from the Dunstan State Government and acquired
1920 ha of urban land, 1094 ha of rural land and 654 ha of non-urban land between 1973 and 1976. By
1977 it was providing 70% of new residential allotments. According to Whitlam this kept land prices
down and guaranteed better land development and planning. 54
The situation in Victoria was much different. The Urban Land Council there only marginally affected
land prices, according to Whitlam. He also writes that the Council only purchased land when demand
was low, which helped out developers who could not otherwise have capitalised on this land and
therefore maintained high land prices. Furthermore, the Land Council resold the land to builders at
close to market prices. (We need to remember that in the Australian system developers and builders are
usually separate concerns, with the former generally much better financed than builders and the latter
working on very small profit margins, due to the initial cost of land bought from developers.) Whitlam's
observation is that the Victorian Liberal Goverment (and the New South Wales and Western Australian
governments) acted in accordance with the private land market and against the public interest. He
provides evidence that, using public money, the Victorian Housing Commission purchased land at well
above market price in 1973 under the Minister for Housing in Victoria, Vince Dickie. 55
The Hamer Government in Victoria achieved another remarkable feat, which has not received any
critical comment, to my knowledge, although it has been recently documented in Australian
immigration literature. This was the successful passing of an amendment to the Local Government
Act whereby non-citizens became eligible to vote on council elections and to run for local government
election. 56
Leonie Sandercock was moved to write a book about the corrupt Victorian Housing Commission, which
engaged in land speculation under the Hamer Government in Victoria :
"... the VHC [Victorian Housing Commission], as much as any private speculator, assisted
in the maintenance of the land boom in Victoria by paying to other speculators urban prices
for land which was at the time of purchase zoned as farming land, thereby contributing to
land price inflation and making it more and more difficult for low income workers to enter
the land market, and thereby adding clients to its own waiting list. And this amazingly
counter-productive policy was pursued because the State Government, at a Cabinet
meeting on 16 July 1973 (after six months' concern at the likely consequences of the
establishment of a land commission on the Victorian land market), decided to try to preempt this Federal program by allotting to the VHC the role of land banking and
development." 57
These and other speculatory activities under the Victorian government resulted in an Inquiry and
criminal proceedings, and such was the extent of this land speculation that it impacted on the Federal
Liberal government that followed on from Whitlam's and resulted in the removal of Treasurer Lynch in
December 1977. 58 This is ironic because it was Lynch, whilst in opposition, who had instigated the
events that led to Whitlam's fall from government. One cannot help but wonder if this was pure
coincidence or if Whitlam's strategies to frustrate land speculation, combined with his policies reducing
migration, had not significantly added to the number and dedication of his enemies in the Victorian
Liberal Party. This would be a very interesting and difficult object of future study but is not within the
purview of this thesis.
If Whitlam's land development and housing reform strategies had succeeded, in combination with much
reduced net immigration and, arguably, policies for lower energy use, it seems likely the housing
industry in Australia might have adapted to a much lower rate of population growth and household
formation. However these measures were doomed, along with the Whitlam government.
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Leonie Sandercock, in her close analysis of the subject in the Transaction edition of Property, Politics
and Urban Planning 59 with hindsight almost concludes that the Australian State based political system
may make it impossible to reform land speculation traditions. She nevertheless concedes that Whitlam
did succeed in influencing State Labor governments, although he failed with State Liberal governments.
She also allows the possibility that Whitlam might have succeeded in establishing greater long term
changes if the economic problems of rising unemployment and inflation had not undermined the
government's ability to finance these changes and if the government had not been brought down. Her
introduction to the Transaction edition is of documentary interest in its own right, if you depart from
the premise that the she is revising a book that was written on the cusp of an era of great social and
environmental optimism and confidence, just as the global effects of the oil shock related world
recession had taken hold of Australia. 60 Her concluding paragraph is poignant:
"If the left is to put its energy behind practical reforms of this kind, it will need to redirect its
thinking away from grand schemes based on the premise that capitalism is about to collapse ...
Now that the prospect of a continued, unlimited increase in material wealth has faded, we
need more than ever a worked out conception of the good society - that is, an ideological stand
- if we are to discuss policies intelligently. 61 [My emphasis.]
In this section we saw how Labor, under Whitlam, attempted to curb land and housing speculation. The
success of these innovations was limited by external events, the short life of the government, and
institutional resistance by those with focused benefits in speculation. If Whitlam's innovations had
succeeded, along with the maintenance of low net overseas immigration, according to my argument,
then we might have seen a similar picture in Australia to the one in France in Figure 7.3. That is, there
might have been a similar huge drop in the number of property development and building companies,
to the extent that their ultimate regrouping would have been as a much smaller and more efficient sector,
with substantially modified technologies, modes of production and organisational forms. According to
this argument, the industry would thereby have lost its dependence on high immigration and a major
immigrationist force in Australia would thus have become spent. Without the traditional recourse to
population pressure and population competition to drive up land and house prices, property inflation
and prices would have become substantially lower. Money might have been invested in new industries.
The long-term demographic outlook of Australia might have been stabilisation at a smaller population.
In fact, the property development and building industries did go through a doldrums between 1974 and
1986 62 and these doldrums did coincide with a net fall in overseas immigration between 1972 and 1979.
In the end, however, Prime Minister Malcolm Fraser reversed Whitlam's innovations and there was
ultimately a return to high immigration. This, plus progressively more liberal access to foreign capital,
progressively more banking deregulation, and progressively more globalisation of the property market,
under successive governments, seem to have restored the old speculative system in good health.
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Fringe in the late 1980s", which shows increases in land prices of over 100 per cent in less than 12
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Business Who's Who of Australia, Dun and Bradstreet Marketing P/L, 35th Edition, 2001.” Cited in
Sheila Newman, The Growth Lobby and its Absence, Chapter 6, http://researchbank.swinburne.
edu.au/vital/access/manager/Repository/swin:7395 (with appendices) or (without appendices)
http://tinyurl.com/p4ykwup

34

Christine Jackman, "More Migrants, Pleads Kennett", Melbourne Herald Sun, 12/2/1999, p.16.

Brian Waters QC, “Blue Wedgie – Suing into submission: Using litigation to quell dissent,” Castan
Centre for Human Rights Law, 9 August 2005. https://studylib.net/doc/10725604/castan-centre-forhuman-rights-law-9-august-2005. “In such cases it is usual for the party who seeks an injunction to give
the court an undertaking to pay any damages caused by the delay in works if the court ultimately rules
against the legal challenge. If you want a court to stop something so you can bring a case, you must be
prepared to cover the loss caused if you fail. In this case, the prospective damages from a delay in the
dredging was said to be some $32 million, accumulating at over $300,000 a day. There was no prospect
of a community group honestly giving an undertaking to pay such a vast sum, and they sought to be
excused from the requirement. Justice Mandie would not excuse them from this requirement,
and accordingly would not grant the injunction. Whatever you think of the merits of dredging Port
Phillip Bay, the Blue Wedges case highlights an important gap in our rule of law. If the government is
acting unlawfully in this trial dredging, surely the rule of law requires that it be held to account. But
how?
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See, https://candobetter.net/sheila-newman/blog/5401/melbourne-water-removing-trees-near-youwhat-about-wildlife-locations-inside:
“Trees and Retarding Basins
The reason for this change of policy around retarding basins is that we have become so overpopulated,
due to wilful government policy, that flooding has become a problem.
"When a natural catchment is progressively urbanised, the stormwater runoff characteristics of that
catchment change accordingly. The runoff response becomes quicker and larger as the introduction of
urban features (eg paved streets, tiled roofs, concrete driveways) reduces the capacity of the catchment
to store and retard stormwater flow." (Norman Himsley, "A guiding hand for flood retarding basins,"
ANCOLD.)
Trees are blamed, when previously they were planted to keep the water table low, stabilise landforms,
and suck up floodwater. If there has been a scientific review of the literature regarding the pros and
cons of trees on dams, it has escaped me. For this reason, I am very leery of the new policy. ANCOLD
is the source of the new guidelines, but you have to pay over $100 to access them, since Melbourne
Water is using a private publication.
Victoria's population growth
Victoria's population growth - at around 2.4% (just before the COVID-19 pandemic) was one of the
fastest in the world, with a doubling time of under 30 years. Australia's growth at 1.6% was the fastest
of OECD countries. No wonder Victoria is now using the ANCOLD rules for *large dams* in order to
manage small local retarding basins. These basins were adequate when they were made, before Jeff
Kennett, Steve Bracks, and their successors, decided to rapidly grow Victoria's population. (See
https://candobetter/node/5262 and https://candobetter/node/5268. In Victoria, where Melbourne Water
manages about 224 retarding basins, there has been a sudden onslaught of mass tree removal with very
limited 'community consultation' and absolutely no viable plans for affected wildlife. In this article I
have named some affected retarding basins. If you put them together you can see how this de-treeing
policy will impact all Melbourne's green wedges and wildlife corridors. How can anyone pretend that
we can preserve Victoria's wildlife and our pleasant green spaces if this population tsunami is allowed
to go ahead?”
1997 Encyclopaedia Universalis France,S.A., "SAFER": Agricultural land must be sold through the
SAFERs (Sociétés d'amenagement foncier et d'etablissement rural) and only for agricultural purposes.
These SAFERs were established by law in 1962. Their purpose is to retain and improve agricultural
land and to repackage it, usually in larger allotments. The Growth Lobby in Australia and its Absence
in France.
37

For a history of the increase in foreign ownership and financing of Australian land, see, “Property
Development and Foreign Finance from the 1980s,” in Sheila Newman, The Growth Lobby in Australia
and its Absence in France, pp.197-200.
39
“For anyone who has lived in the region for quite some time, they will know that most surrounding
countries in South East Asia (bar Malaysia) also prevent foreigners from owning land. These countries
feel that allowing foreigners to buy land makes no sense. To open the doors to foreigners would, for the
most part, irreparably change the dynamics of their property market. And in a world with ever increasing
money flow and global wealth production, that capital is forever searching for new homes, especially
new property markets. The main reason for land ownership restrictions is to keep the domestic market
more affordable to a country’s own citizens. This is a problem that (so far) Thailand has been able to
avoid. If Thailand ever opened up to foreign freehold ownership of land, houses and villas, it doesn’t
take a rocket scientist to work out that prices would quickly head for the stratosphere.” Source: Thai
Residential, “Is Thailand Alone? How Many Countries in the World Prohibit Foreign Ownership of
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Land?” April 28th, 2019, https://thairesidential.com/is-thailand-alone-how-many-countries-in-theworld-prohibit-foreign-ownership-of-land/
40
https://candobetter.net/sheila-newman/blog/5816/thinking-buying-apartment-australia
https://candobetter.net/anne-paten/blog/5831/how-apartment-owners-got-hooked-pick-massive-billdodgy-cladding
https://candobetter.net/sheila-newman/blog/5851/video-lies-spin-and-secrecy-how-government-lawmistreat-australian-building
https://candobetter.net/sheila-newman/blog/5827/victorias-giant-legalised-building-fraud-andvictorian-building-action-group
41
Source of the material in this appendix was Sheila Newman, The Growth lobby in Australia and its
Absence in France, 2002, pp. 184-190.
42
Whitlam, The Whitlam Government, op.cit., Chapter entitled "The Cities", pp. 371-405. Although I
derive a great deal of my information from Whitlam's autobiography, his account is corroborated by a
number of authors on the issue of urban development planning. Leonie Sandercock has specialised in
this area, in The Land Racket, Silverfish books, 1979, and in Property, Politics and Urban Planning,
Transaction Publishers, New Jersey, USA, 1990, "Introduction to the Transaction Edition", p.13-20,
gives a review of the literature that analyses the fate of Whitlam's urban planning initiatives.
43
Whitlam, The Whitlam Government, op.cit., p.382 and Leonie Sandercock, Property, Politics and
Urban Planning, op.cit., p.13
44
Whitlam, The Whitlam Government, op.cit., p.373.
45
Ibid., pp. 373-375.
46
Ibid.
47
Ibid., p.379-380. "In NSW for instance, the State Planning Authority was established in 1963 with
no experts on housing, health, education or industrial development. To plan for five million people it
had a smaller staff than Canberra had in planning for its first 100,000 people. "
48
Miles Lewis, Suburban Backlash, Bloomings Books, Victoria, Australia, 1999, p. 14. However his
government was thrown out before this could be done.
49
Whitlam, The Whitlam Government, op.cit., p 373-375.
50
Ibid., p387-388.
51
Ibid., p388.
52
Leonie Sandercock, Property, Politics and Urban Planning, op.cit., pp.13-16. Here Sandercock
makes a critical analysis of the fate of the Whitlam planning innovations and comes to much the same
conclusions as Whitlam, although she refers to a number of other sources.
53
Whitlam, The Whitlam Government,op.cit., p.388
54
Ibid.
55
Ibid., p389-90.
56
Mark Lopez, The Origins of Multiculturalism, MUP, 2000, pp. 303. Clause 5 of the Local
Government Act 1974. Lopez records that this change to the Victorian Act was heavily lobbied by
Zangalis and Sgro, who had been denied Australian citizenship due to their communist political beliefs.
Leonie Sandercock, The Land Racket, op.cit., cited by Gough Whitlam in The Whitlam Government,
op.cit., p. 390.
57

58

Whitlam, The Whitlam Government, op.cit., pp. 390-391.

59

Leonie Sandercock, Property, Politics and Urban Planning,op.cit., pp. 11-20.

The first edition of the book she is representing to an American audience in the Transaction edition,
was published as Cities for Sale: Property, Politics and Urban Planning in Australia by MUP in 1977.

60

Her remarks remind me of those from a medical practitioner in her 80s, Dr Shirley Francis, whom I
interviewed about her masters thesis on the effects of contraception on the birth rate in a suburb of
Melbourne in the 1970s. I commented to her that her thesis was written against a background of the
educated middle-class when it was taken for granted that social equity and a clean and biodiverse
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environment would be given priority and that it was understood that we all lived in a precious and finite
world. "Yes," she said, "We must seem terribly naive to people now. Do you think we were wrong?"
In fact, perhaps the idealists of the early 1970s were not wrong and it is possible to change Australia's
land development practices. Perhaps Whitlam was simply terribly unlucky. What might change things
is another crisis, by reducing the high immigration that seems to feed housing demand, in order to permit
a sustained challenge to some of our more antisocial land development practices.
See my figure 8.1, Chapter 8 and the discussion below it. This figure also gives shows net overseas
immigration. Trevor Sykes describes a wave of property crashes in June 1974 and at the start of 1977.
See. Trevor Sykes, The Bold Riders, op.cit., p.267. David Hayward, "The Reluctant Landlord", in
Urban Policy and Research, Vol. 14., No.1, 1996, p.23, describes the property recession as lasting from
1975-1986. There were however also small peaks in 1976 and 1982.
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