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A MESSAGE FROM OUR
CHIEF EXECUTIVE
Property Council members shape Australia’s cities. They
create prosperity, jobs and strong communities across
the country.
The property industry is the nation’s largest employer,
creating jobs for 1.4 million people, more than mining and
manufacturing combined.

“The Property Council
of Australia’s election
platform outlines a
clear policy agenda
to lift growth, create
more liveable
cities and unlock
innovation.”

This election year, against the backdrop of an uncertain
property market, getting policy settings right is essential.
Australians need confidence in a strong economy, a
positive population policy, investment in our great
cities and places, good planning systems and access to
affordable and sustainable energy.
The Property Council of Australia’s election platform
outlines a clear policy agenda to lift growth, create more
liveable cities, improve housing supply and choice and
unlock innovation.
Our platform is backed by extensive research and analysis
which places a clear emphasis on implementation.
We look forward to working with all decision makers on
growing Australia’s prosperity, jobs and great cities.

Ken Morrison
Chief Executive
Property Council of Australia

THE PROPERTY COUNCIL’S
FEDERAL ELECTION PLATFORM
Our five-point plan for prosperity, jobs and strong communities.
A good home for all Australians
Don’t risk changes to negative gearing and CGT, boost housing supply using
Federal incentives, ensure a level playing field for Build-to-Rent housing
investment, encourage right-sizing for seniors’ living and appoint a Federal
Housing Minister to improve housing choice and affordability.

A strong economy
Create a positive national population policy, strengthen the supply of domestic
credit, improve productivity and create a competitive tax system to underpin
growth and investment confidence.

Great Australian cities
Expand the resourcing and ambition of City Deals and create a Cities Advisory
Board to optimise city planning. Spend more on infrastructure prioritised by
Infrastructure Australia and revive the national Asset Recycling Fund.

An attractive investment framework
Encourage international investment in Australia and maintain a globally
competitive property-funds management regime.

An affordable and sustainable energy roadmap
Implement a National Energy Guarantee (NEG)-style regulatory framework with
market signals for long term emissions reductions as well as reliable and affordable
power, and prioritise a national net-zero carbon buildings plan and code.
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A good home for all Australians
1. Don’t risk more uncertainty in the housing
cycle with changes to negative gearing and
CGT that could hurt everyday Australians.

4. Achieve balance on EPBC Act approvals
assessments with funding to reduce delays
and duplication.

2. Boost housing supply with Federal
incentives for planning reform and appoint a
Federal Housing Minister to coordinate.

5. Improve housing choice for seniors by
incentivising rightsizing and preserving land
for retirement living accommodation.

3. Support a strong role for Build-to-Rent
housing in Australia, as it enjoys overseas
and level the Managed Investment Trust tax
settings for the sector.

A strong economy
1. Create a national population policy to:
•

support a strong migration program to
underpin our economy;

•

set forward immigration numbers at
stable levels to provide certainty for
planners and businesses;

•

identify the infrastructure, planning and
oversight our big cities need to become
great cities;

•

identify economic development platforms
our smaller capital and regional cities
need to prosper; and

•

create clear datasets for decision makers.

and infrastructure recommendations. Retain
the Australian Building and Construction
Commission to protect against violence,
intimidation and unlawful conduct on
construction sites.
4. Set a national tax reform plan for the
medium-term that addresses the 2010
Henry Tax Reform White Paper and the 2015
Re:think Tax Discussion Paper. This should
include a move away from highly inefficient
property taxes.

2. Strengthen access to competitive credit.
Encourage a strong and competitive
Australian banking and financial sector
that boosts availability of credit in a robust
governance framework.
3. Improve national productivity. Implement
the productivity-boosting reform agenda of
the Productivity Commission’s 2017 Shifting
the Dial report, including its planning, cities

Australians should have
confidence in a strong
economy, a positive
population policy,
investment in our great
cities, good planning
systems and reliable
access to affordable and
sustainable energy.
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Great Australian cities
1. Accelerate City Deals across capital and
targeted regional cities, create a Cities
Advisory Board to optimise city planning
around major infrastructure projects and
fund the Future Cities CRC to support smart
city innovations.

An attractive investment framework
1. Increase international investment by
sending the right signals to international
investors and maintain a stable environment
for investment in capital.

2. Retain our globally competitive Managed
Investment Trust regime.

2. Boost Federal Government infrastructure
funding for high-priority projects - as assessed
by Infrastructure Australia - and reinstate the
highly successful Asset Recycling Fund to
incentivise the states and territories to invest
in the new infrastructure our cities need.

6
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1. Secure the future of reliable, affordable
and low-emissions electricity by providing a
regulatory framework similar to the National
Energy Guarantee, with appropriate market
signals for long term emissions reduction,
balanced with reliable energy that will bring
prices down for businesses and households.
2. Establish a national net-zero carbon
buildings plan, including a zero-carbon ready
building code, to reduce built environment
emissions and help Australia meet our Paris
Agreement target.

8
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3. Implement targeted opportunities to
address split incentives and accelerate
energy efficiency and emissions-reduction
opportunities, leveraging Government’s
procurement powers.
4. Commit to a nationwide energy-efficiency
scheme including consistency across statebased schemes and unlocking data to
support the roll-out of rating tools and energy
performance disclosure in other markets.
5. Cut red tape to accelerate the rollout of
distributed energy for buildings and precincts.

A GOOD HOME FOR
ALL AUSTRALIANS

An affordable and sustainable
energy roadmap
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1.1 DON’T RISK CHANGES TO NEGATIVE
GEARING AND CGT

Investors have been crucial in supporting new
developments. About 36 per cent of new
development finance comes from investors4,
helping projects move from conception, through

•

bank approval, to construction.

Support for investing in established property

RECOMMENDATION

also showed a big decline – among potential

Retain negative gearing
and current CGT settings on
investment property to support
the private rental market.

under existing arrangements to 16% under the

investors, intention to invest fell from 42%
proposed changes.
These findings directly challenge key assumptions
that these tax changes will stimulate new housing
supply and construction. If less new housing is
being created for people to rent it can only mean

796,000

THE SOLUTION

Australians with annual taxable
incomes below $80,000
negatively gear
investment properties.2

higher rents in the medium term. Less housing

THE CHALLENGE

construction also puts at risk one of the major

Negative gearing has been part of Australia’s tax

and manufacturing combined.

system for 100 years. It supports a rental environment
that is within reach for many people. Rents have
grown largely in step with wages and far less than
housing prices over time.

sources of jobs for Australians, more than mining

Almost one in three Australians rent. The private
rental market ensures Australians have affordable
legitimate expenses against income, supports the
supply of rental housing and assists more than

such major, confidence-impacting changes. Housing

two million Australians to save for their retirement

affordability remains an important issue and there are

through their investments.

increasing taxes on investment in rental property.
In January 2019 the Property Council polled more
than 1,000 investors around Australia on the potential
impact of abolishing negative gearing on future
investments in established property as well as
increasing the capital gains tax (CGT) on new and
established property investments.

are ordinary people.
Negative gearing is primarily used by everyday
Australians, 71 per cent of whom only own one

clerical
workers

teachers

social and
welfare
workers

At a time when women are retiring with just over half

10%

three or more
properties

46 per cent of all those who negatively gear their

discouraged from investing in property if these

investment property3.

the existing arrangements. This number drops to

Protects jobs in Australia’s biggest
employing industry – property.

1 ATO statistics 2015-16
2 ATO statistics 2015-16
3 ATO statistics 2015-16
4 ABS Catalogue 5609.0, Housing Finance, Australia, May 2018,
Table 11, seasonally adjusted

savings of Australian women.

Around half (49%) of all those surveyed would be

investment property in the next five years under

•

makes an important contribution to the retirement

•

would probably or definitely buy a newly-built

Helps everyday Australians fund a
secure retirement.

the superannuation savings of men, negative gearing

Just under half (47 per cent) of investment properties

33% of potential investors surveyed said they

•

nurses and
midwives

residential property types.

•

Puts renting a home within reach of
everyday Australians.

two properties1.

as assumed and will lead to a fall in demand for all

invest in.

•

investment property. An additional 19 per cent own

changes won’t stimulate investment in new housing

would reconsider the type of property they would

BENEFITS

Property investors are not rich property barons. They

The survey found that the Opposition’s proposed tax

proposed changes are made, while a further 42%

gains tax settings. `

housing options. Negative gearing, deducting

It is an uncertain time in the housing cycle to make

far more effective measures to address this without

This includes:

Don’t risk changes to negative gearing and capital

are owned by women and women account for

19%

The 50% CGT discount also ensures that governments
only tax real capital gains – it is designed to encourage

two properties

investment and remove the impact of inflation. The

71%

one property

discount was set at a fixed rate of 50% to overcome
the previously complex requirements to calculate
inflation impacts for each year of ownership.

24% if the tax settings on investment properties
were changed.
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1.2 BOOST HOUSING SUPPLY THROUGH
FEDERAL INCENTIVES

supply, demand and affordability. The work of the
Housing Supply Council should be made available
to industry on a regular basis. A reinstated National
Housing Supply Council should:
•

driving economic policy;

Of course, the extent to which these benefits

RECOMMENDATION
Boost housing supply by
incentivising vital reforms
to planning and zoning at
state and local government
levels. Appoint a dedicated
Federal Housing Minister to
ensure reform and reinstate
the National Housing
Supply Council.

can be realised depends on the scope and
effectiveness of reforms.

•

link closely to the broader City Deal agenda;

•

expand on the role of the previous National
Housing Supply Council, including the

THE SOLUTIONS

Improved monitoring of housing supply and
demand will lead to better long-term policy

housing supply;
•

•

•

House prices are a product of demand and supply.
Despite softening in some major markets, the
responsiveness of supply is itself influenced by
the efficiency or friction of the planning system
in which construction activity takes place. A big
driver of the increase in housing prices over the
past decade has been the imbalance between
supply and demand, along with record low

monitor housing supply across all markets to

encourage both private sector and

track and respond to local and state
government land releases and strategic
planning; and

•

support ongoing reforms to encourage better
supply and planning outcomes.

across the States through the use of strategic
incentives. Under these reforms the Federal

In many markets, supply has only just met

making observable one-off reforms aimed at

demand and now we are at the end of a

enhancing competition. This model should

construction cycle, the danger is that we are

be repeated with a focus on housing supply

sowing the seeds of further affordability declines

and affordability.

the States and Territories subject to them

2. Strengthen Federal Government housing policy

The economic gain generated by better planning

focus with the appointment of a dedicated Federal

for homes is estimated at approximately $3 billion

Housing Minister. Include boosting national

a year5.

housing supply as a key responsibility.

These benefits would flow from labour market

3. Reinstate the National Housing Supply Council.

outcomes, including increased participation and

This would allow governments to better identify

improved job matching, reduced congestion and

and respond to housing trends and give policy

higher productivity in the construction sector.

makers an immediate edge in understanding

2019 Federal Election Platform

track foreign investment activity and its crucial

Federal Government driving a reform agenda

Government provided incentive payments to

12

5Deloitte, A Federal Incentives Model for Housing Supply, 2016

of the late 1990s provide a good example of the

interest rates.

in the next decade.

•

1. Incentivise planning and supply improvements

The National Competition Policy (NCP) reforms

Better data and evidence drives
better planning outcomes for
communities.

residential development pipelines;

planning systems.

by State and Territory governments.

•

government land activation to support future

National Competition Policy (NCP) of the 1990s,
to release adequate land for housing and optimise

Houses can be brought to market
faster and less expensively.

understand the impact of policy measures;

incentives model similar to the highly successful

THE CHALLENGE

•

role in boosting housing supply;

development in this crucial area.
Improved data should be used to drive Federal

Better housing supply, avoiding
future supply-induced price spikes.

support an incentivised policy approach for

achieve these benefits by working with the States
planning outcomes.

•

collection of planning system data to

The Federal Government can play a role in helping
and Territories who have direct control over

collocate in Treasury, given its crucial role in

BENEFITS

2019 Federal Election Platform

13

1.3 BUILD-TO-RENT HOUSING – A NEW WAY
TO LIVE
office or shopping centre. As such, the investment

RECOMMENDATION

vehicle and tax settings should align with similar

Champion the creation of a
Build-to-Rent housing sector
in Australia to provide people
who rent with more choice,
higher quality housing and
more affordable options.

real estate investments, such as the use of a

arrangements available to other commercial
managed investment trust (MIT) and access to
MIT withholding tax rates.

THE SOLUTIONS
1. Champion Build-to-Rent housing in Australia.
Conduct a full review of the community
benefits, the policy changes needed and an
implementation task force with close involvement

THE CHALLENGE
We need to expand the choice and availability of
rental housing to meet the needs of Australia’s
growing population and the increasing
proportion of Australians who rent.
Build-to-Rent housing has been proven
internationally as a successful option that
improves the resident experience. It is purposebuilt rental housing, offering longer-term tenure
and professional lease management.
Build-to-Rent housing adds to the spectrum of

from state governments to grow this asset class.
2. Remove the main barrier to investment in Buildto-Rent housing by adopting withholding tax rates
that are consistent with other forms of institutional
real estate.
3. Establish meaningful government incentives
to encourage private sector development of
affordable rental housing within new Build-to-Rent
housing projects, targeting key workers and those
without housing options.

housing choices.

BENEFITS

It also increases housing affordability by

•

Greater and improved housing
choices for Australians who rent.

•

Increases the supply of affordable
rental housing.

•

Attracts new investment to Australia.

•

Sustains jobs and economic activity
even during downturns in the
build-to-sell housing cycle.

providing more supply even at the bottom of the
build-to-sell cycle. New rentals can be developed
even when other housing construction is
suppressed by adverse economic conditions.
Build-to-Rent housing represents a new
investment class in Australia. It will spur
investment by international institutional
capital, including global pension and sovereign
wealth funds, which are experienced in funding
these projects.
For such institutional capital, investing in Buildto-Rent housing is akin long term investing in an

14

2019 Federal Election Platform

Build-to-Rent is a new
investment class in Australia.
Build-to-Rent housing has
been proven internationally as a
successful option that improves
the resident experience.
2019 Federal Election Platform
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1.4 SEEK BALANCE ON EPBC APPROVALS
RECOMMENDATION
Reduce red tape and costs
by finalising EPBC Act
bilateral assessment and
approval agreements.

THE SOLUTIONS
The Federal Government has committed to deliver
a “One-Stop Shop” for environmental approvals,
designed to create a single assessment and
approval process for nationally protected matters.
Progress on this appears to have stalled at various
stages across the states and territories.
A renewed effort is needed to finalise the OneStop Shop reforms and realise the costs and

THE CHALLENGE
The Environmental Protection and Biodiversity
Conservation (EPBC) Act approvals is the primary

time savings for business and homebuyers. The
Government’s reform priorities should be to:
•

and all State and Territory Governments to

significant fauna, flora and heritage places.

•

It is eminently possible to strike a good balance
between environmental values and community
development needs – one based on evidence and
supported by clear and streamlined assessment
and approvals processes.
This balance needs to be the focus of future
reviews of the EPBC Act approvals and the
practical application of the framework at Federal
and State levels.
The EPBC Act approvals has significant

That’s why it is critical we have the policies and

RECOMMENDATION

programs in place to ensure the health and well-

Prepare for a ‘Silver Tsunami.’
Ensure choices for seniors
by improving awareness of
different housing options
and their lifestyle benefits
and incentivise “rightsizing”
through a change to the age
pension assets test.

live independently for longer by making it easier to

•

that avoid duplication;

THE CHALLENGE

use strategic assessments or approaches

Between now and 2040, the number of Australians

to further reduce duplication and improve

aged over 65 years is forecast to almost double.

environmental outcomes; and

In addition to the economic impacts of this ‘Silver

reduce the delays and costs associated with
the EPBC Act approvals while maintaining
environmental standards.

Tsunami,’ it will exert significant pressure on our
aged care and health systems if we do not find
ways to help people live independently for longer.
There are many government initiatives to support
older Australians. However, there is little support

BENEFITS

for people to understand the impact of housing

•

long-term independent living. An age-appropriate

Reduced time and cost of delivering
new housing, while maintaining
environmental protections.

being of older Australians and encourage people to
“rightsize” into purpose-built seniors’ housing.

THE SOLUTIONS
The government can encourage older Australians
to live independently for longer by making it easier
to “rightsize” into purpose-built seniors’ housing.
1. Support public awareness and education
initiatives to encourage people to plan a transition
from larger homes before the decision is overtaken

create streamlined and integrated processes

Its objective is sound, protecting Australia’s natural
to be among the world’s most liveable.

finalise bilateral assessment and approval
agreements between the Federal Government

piece of legislation protecting our nationally

environment is vital in ensuring our cities continue

1.5 IMPROVE HOUSING CHOICES FOR
OLDER AUSTRALIANS

by critical health incidents.
2. Enable full-rate age pensioners aged 75 years
and older who own their homes to rightsize by
“quarantining” their sale proceeds from the Age
Pension asset test and ensure the entitlement of
their full pension.
3. Ensure retirement villages and other purposebuilt seniors’ housing options are recognised by
government policy makers within the aged care
funding continuum.

choices in reducing health risks and increasing
home can reduce the risk of falls and social
isolation, which are the two biggest causes of

BENEFITS
•

More housing choices for senior
Australians.

as a financial disincentive to age-appropriate

•

Barriers to rightsizing are removed.

The application of the EPBC Act approvals and

options by potentially penalising older Australians

its interaction with state and territory legislation,

if they choose to move into smaller, more

•

results in significant duplication of processes.

affordable homes.

These add time delays, costs and uncertainty

Better access to longer-term
independent living and the health
benefits of age-appropriate housing.

Seniors should be encouraged to “rightsize”

implications for the construction sector in
general and the residential development sector
in particular.

to developments and ultimately, the price of
new housing.

hospitalisation for over-65s in Australia.
What’s more, the age pension assets test serves

through better awareness and education about
the benefits, choices and options that are available.

Delivering on the promise of reform will streamline

Likewise, they should not be unduly discouraged

review processes, synthesise environmental

from moving by an assets test that does not value

policies and deliver substantial savings in

the contribution older Australians are making

the regulatory burden currently faced by the

to their overall wellbeing when they move into

residential development sector.

homes that are purpose built for ageing lifestyles.
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A STRONG ECONOMY

2.1 A CLEAR POPULATION PLAN

18
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RECOMMENDATION
Create a clear national
population policy with a focus
on the liveability and economic
growth of our cities.

THE SOLUTIONS
1. Create a national population policy to:
•

support a strong migration program that
underpins our economy;

•

plan forward immigration levels to provide
certainty for planners and businesses;

•

identify the infrastructure, planning and
oversight our cities need to become great cities;

THE CHALLENGE

THE CHALLENGE

Australia is a growing nation. That population

•

identify the economic development platforms
our smaller capital and regional cities need

growth, from both natural increase and migration,

to prosper; and

has been a feature of our country since Federation.
Australia’s experience with growth has been

•

Create clear datasets for policy makers.

overwhelmingly positive. Growth underpins
Australia’s economic performance and has given
us a successful multicultural society.
Growth and diversity have also enriched the cities

BENEFITS
•

Australians enjoy the dividends of
good growth, such as more jobs,
educational opportunities and
increased services.

•

Australian businesses can plan for
their future growth with certainty.

where most Australians choose to live, noting that
three-quarters of that growth occurs in Sydney,
Melbourne, Brisbane and Perth.
However, our tools for managing growth and
the change that comes with it, need to be
significantly strengthened.
Australia needs a better policy toolkit for creating
great cities - and these are outlined in our Creating
Great Australian Cities thought leadership paper.
We also need to strengthen our population policy
framework, as the Government has started to do,
noting that Adelaide, Darwin and Hobart currently
miss out on their share of growth and want more.

2019 Federal Election Platform
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2.2 STRENGTHENING ACCESS TO
COMPETITIVE CREDIT
RECOMMENDATION
Encourage a strong and
competitive Australian banking
and financial sector that boosts
availability of credit in a robust
governance framework.

will be looking for policy responses that deliver
certainty and drive confidence for buying and
investing in property which, for most Australians, is
their biggest financial asset.
It is also important to have a competitive credit
market. According to Australia’s regional banks,
some 55% of bank and non-bank housing loans are
sourced through mortgage brokers.
Customers use brokers to find loans, the property
industry relies on brokers to provide a link between
banks and customer.

THE CHALLENGE
Credit is the lifeblood of the economy and

THE SOLUTIONS

a competitive credit market is essential for

Careful consultation by the Parliament with

households and businesses to purchase property.

affected sectors on the credit-limiting impacts of

In fixing the issues highlighted by the Banking

any recommendations, arising from the Banking

Royal Commission, the Parliament must avoid

Royal Commission findings.

creating new, unintended problems in other
leading areas of the economy, especially around
the efficient and responsible provision of credit for
qualified borrowers.
The residential property market is worth $6.2

Improving customer outcomes with mortgage
brokers must be accompanied by support for the
long-term viability of the broking network. This
will help ensure that customer choice, healthy
competition and ‘channel neutrality’ is sustained.

trillion which is more than 3 times the size of the
Australian stock market6. The property industry
also underpins state and territory government
budgets, accounting for more than half of their

BENEFITS

total tax revenues.

•

A financial system in which all
Australians have confidence.

and financial institutions to the Hayne

•

Stable access to credit.

recommendations will have direct consequences

•

Healthy competition in the market
for credit.

The response of the Parliament, regulators

for first home buyers, up-sizers and down-sizers,
property investors and the 1.4 million Australians
who work in the property industry.
Tightening of credit is already having a significant
impact on buyer demand and property values.
This is particularly noticeable in the market for
new homes and apartments.
At this uncertain time in the property cycle and
particularly set against the large drop in residential

6CoreLogic Property Market Chart Pack February 2019

“Australia’s faster
population growth being
one of the reasons our
economy has experienced
higher average growth
than many other
advanced economies…
It has also boosted our
human capital.”

property values in our biggest cities, Australians

- Reserve Bank Governor Dr Philip Lowe
20
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2.3 PRODUCTIVITY IMPROVEMENTS
RECOMMENDATION
Implement the Productivity
Commission’s cities and
infrastructure agenda and
support the work of the
Australian Building and
Construction Commission.

Disputation and the expense of dealing with
unlawful behaviour still disproportionally besets
the construction industry. Though declining
due to the work of the Australian Building and
Construction Commission (ABCC), more industrial
disputes have occurred on construction sites than

Productive and well
planned cities create
additional jobs and
drive a strong
economy.

any other single industrial category, as measured
by the ABS between the July 2016 Federal election
and September 2018. Property Council members
reported declines in vexatious disputes of between
10 and 20 percent during the initial phase of
the ABCC.

THE CHALLENGE
We need to pursue a productivity agenda that
ensures strong per-capita economic performance
to create prosperity, jobs and economic security
for everyday Australians. The broad blueprint
for future reform exists in the Productivity

THE SOLUTIONS
1. The Commission’s stocktake of progress on
reform indicates that the following areas remain
priorities across jurisdictions8:
•

reducing the number and complexity of

Commission’s 2017 Shifting the Dial7 report which

restrictions on land use created by prescriptive

places solid emphasis on good planning for cities

zoning systems;

and infrastructure. This will be improved in 2019 by
the Property Council’s own upcoming Housing &

Planning Report Card.

•

better planning and provision for growth; and

•

the need to continue moves towards a
risk based approach to assessment of

State and Territory Governments have made slow
progress in planning reform over the past five
years and NSW has gone backwards.

development proposals.
2. Supporting the work of the Australian Building
and Construction Commission as the industry

In 2017, the Productivity Commission identified

“cop on the beat” to continue efficiency gains in

three high priorities for continued effort:

the construction sector.

•

reducing the number and complexity of
restrictions on land use created by overly
prescriptive zoning systems, which discourage

BENEFITS

investment and create unnecessary barriers to

•

Productive and well planned cities
that create additional jobs and drive a
strong economy.

•

Less expensive to meet housing and
commercial building demand.

business entry and diversification;
•

ensuring the coherence of State and Local
level planning strategies and the efficient
provision of infrastructure to greenfield or new
release areas; and

•

adoption of the known best practice model
for development assessments to reduce
unnecessary costs and complexity.

22
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7Productivity Commission Shifting the Dial: 5 year productivity
review, 24 October 2017
8Productivity Commission Shifting the Dial: 5 year productivity
review, Supporting Paper No.10 Realising the productive
potential of land, 24 October 2017
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2.4 A COMPETITIVE AUSTRALIAN TAX
SYSTEM FOR THE 21ST CENTURY
RECOMMENDATION
Set a medium-term plan for
comprehensive reform of our
Federal, State and local tax
systems to abolish inefficient
property taxes.

revenue to governments and provide an annual
economic welfare gain of up to $10 billion9. This
includes abolishing Australia’s most inefficient

The Australian tax system needs positive reform.

The property industry paid
approximately $87.9 billion
in tax revenues across all
governments in 2015-16

taxes such as stamp duty.
We are in an environment with low productivity
growth, increasing globalisation, technology
disruption and an ageing population. Now it

of total taxes across all levels
of Australian government
in 2015-16
Property and all other taxes including corporate tax

is more urgent than ever that Australia adopts
a 21st century tax system to facilitate growth
and investment.

THE
THECHALLENGE
CHALLENGE

18.2%

In 2015, taxes on property made up 10.7 per cent
of Australia’s total tax revenue, significantly higher
than the OECD average of 5.8 per cent10.

We need the economy to grow faster while still

However, these figures only include real estate

providing the revenues that government needs

specific taxes such as stamp duty and land tax.

to provide services to the community. Currently

They ignore the property industry’s additional

Australia’s tax system relies too heavily on taxes

contributions through corporate tax, capital gains

that diminish economic growth and productivity.

tax, GST and payroll tax.

Modelling by Deloitte Access Economics for the

The property industry paid approximately $87.9

Property Council of Australia in 2014, set out

billion in tax revenues across all governments

three tax reform options that would provide more

in 2015-1611. This represents 18.2 per cent of

total Australian government tax revenues in the

Any proposal to fully replace stamp duty revenues

same year. In Australian capital cities, taxes and

with broader or increased land taxes would need

charges represent between 17 to 25 per cent of the

to be carefully canvassed. Stamp duty revenues are

acquisition costs of houses and between 17 to 22

in the order of $26 billion and land tax revenues

per cent of the acquisition costs of apartments12.

currently around $9 billion13 – this would mean

This reduces housing affordability.

land tax revenues would have to quadruple to fully
replace stamp duty revenues. The experience in

THE SOLUTIONS

severely disadvantaged by such changes.

We need commitments from Federal, State and
Territory governments to reform our tax system in
the medium term.

BENEFITS

This requires a tax reform roadmap that addresses

•

Housing is more affordable.

•

Australia is a more attractive
investment destination.

•

More new investment will help
improve our cities.

the issues raised in the 2010 Henry Tax Reform

White Paper and the 2015 Re:think Tax Discussion

10.7%

the ACT is that owners of business properties are

Paper, including a move away from highly
inefficient property taxes. Australia’s 21st century

Australia

tax system should be:
•

Productive – where we rely less on
inefficient taxes such as stamp duty and
company taxes to unlock innovation

5.8%
OECD average

•

Tax revenue

9Deloitte, The economic impact of stamp duty, Three reform
options 2014

productivity in the economy;

10OECD Global Revenue Statistics Database, 2017

Competitive – where we have globally

11AEC group, Economic Significance of the Property Industry to
the Australian Economy, 2017

competitive company, personal and

12ACIL Allen Consulting, Taxes and Charges on New Housing, 2018

withholding tax rates so we can continue to

13NSW, VIC, QLD, WA, SA, TAS, ACT & NT state government
budgets, 2018

attract and retain capital and talent; and
•

•

Sustainable – where we ensure stable revenues
to provide essential services and infrastructure
into the future.

National property specific taxes
24
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GREAT AUSTRALIAN CITIES
26

2019 Federal Election Platform

3.1 RETAIN AND EXPAND AUSTRALIA’S CITY DEALS
RECOMMENDATION
Accelerate City Deals across capital
and targeted regional cities,
create a Cities Advisory Board to
improve city planning around
major infrastructure projects and
fund the Future Cities Cooperative
Research Council.

and productivity growth. These City fiscally reward
regions for exceeding their growth budget – with
the central government returning a share
of the windfall tax arising from additional
economic growth.

THE SOLUTIONS
The Federal Government has introduced the
City Deals concept to Australia. Deals have been
finalised in Townsville, Launceston, Hobart and

THE CHALLENGE

Western Sydney; and additional Deals are being

We need to grow our cities around new and

Adelaide, Perth, Darwin and Geelong.

existing transport infrastructure to boost
productivity, give people access to jobs, create new
high-amenity and high-liveability hubs and boost
investment in new services.

negotiated in and South East Queensland,

1. The Australian City Deals concept needs to be
retained and expanded in all major capital cities.
They should be anchored around investment in
city-shaping infrastructure and wise land use.

A City Deal is an incentive scheme that shifts from
a project-by-project investment approach to one
that invests in a city’s plan for growth.

2. The Cities Advisory Board should:
•

implementation of City Deals;

City Deals bring together all tiers of government
to deliver the much needed long-term,
evidence-based planning and infrastructure

•

economic development.
There has been great progress from the Federal

Collate data to evaluate the performance of
cities in real time along with traditional cities

shaping strategies, supported by investment
from each level of government that enhances

Evaluate and advise on the selection and

performance indicators; and
•

Provide independent research and advice to
all levels of governments on improvements to
productivity and liveability.

Government over the past five years on City
Deals and Opposition support for what they call

3. A bigger Federal Government team is needed to

“City Partnerships”, with additional emphasis on

enable more City Deals to be pursued, including

sustainability and smart cities, is also welcome.

more than one “big city” City Deal at a time.

The UK model of the City Deal involves a contract

4. The Future Cities CRC will enable Australia’s

between governments that sets targets for the

infrastructure, built environment, advanced

economic performance of a region using measures

manufacturing and technology sectors to become

of Gross Value Added (a local GDP), employment

suppliers and exporters of smart city innovation to
the world.

BENEFITS
•

More Australians can enjoy well-planned, well-managed growth in their cities.

•

Governments manage growth effectively and increase economic development with
maximum coordination of effort and accountability.

2019 Federal Election Platform
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3.2 PRIORITISE INFRASTRUCTURE AUSTRALIA
PROJECTS AND BOOST INVESTMENT THROUGH
ASSET RECYCLING

Invest more in productive
infrastructure. Respect the
priority project guidance of
Infrastructure Australia and
related bodies. Bring back the
national asset recycling fund to
incentivise major state projects.

1. Invest more in productive infrastructure.
2. Pick from the list. Priority projects identified by
Infrastructure Australia should be delivered first.
3. Bring back the Asset Recycling Fund, where just
over $3 billion of Federal incentives to the states
kick-started more than $20 billion of new projects.
4. Rule out new taxes dressed up as value capture
where they will increase the cost of housing

THE CHALLENGE
Long-term infrastructure planning and delivery is
vital in linking where people live and work and in
boosting productivity and growth.

and commercial development, putting at risk
affordability and economic productivity.
5. Trial Tax Increment Financing (TIF) in Australia,
where governments issue bonds to pay for
infrastructure and recapitalise them after the

Clear national infrastructure priorities are

increased tax flows from the consequent growth.

essential to remove the political risk attached

TIF is used routinely in the US and UK and

to major projects.

importantly, it only captures value as it accrues.

Infrastructure Australia (IA) has warned
repeatedly that the greatest risk around these
projects is scarce public funds being employed
on suboptimal projects for economic and
productivity growth.
It is also apparent substantial improvements are
needed in forward planning, prioritisation and

6. Establish a state-style dedicated committee
to advise Cabinet on infrastructure spending
priorities. The members would be the IA Chair,
Secretaries of the relevant Federal Government
departments (Treasury and Infrastructure) and
relevant Ministers (Infrastructure, Treasurer and
Prime Minister).

project specification by states and territories.
It is clear that poorly designed value capture
carries real economic, social and political risks for
governments, business and the community.

BENEFITS
•

Australians have the infrastructure
they need, when and where they
need it.

•

Keeps the economy strong by
improving city productivity.

•

Infrastructure is efficiently and
fairly funded.

Mechanisms such as state infrastructure charges
and developer levies are extensively used today
by state and local governments across Australia.
In addition, existing value based taxes levied on
landholders, including land tax, rates, stamp
duty, fire services, property and car parking
levies, all capture uplift in value from
infrastructure investment.

28
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AN ATTRACTIVE
INVESTMENT
FRAMEWORK

RECOMMENDATION

THE SOLUTIONS

2019 Federal Election Platform
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4.1 AN INVESTMENT FRAMEWORK THAT
LEVERAGES GLOBAL CAPITAL
RECOMMENDATION
Increase international investment
by sending the right signals
to international investors and
maintaining a stable environment
for investment in capital.

THE SOLUTIONS
Australia can continue to attract a steady and
sustainable flow of capital to support our growing
cities by ensuring we have bipartisan support
for international investment and a strong
financial sector.
1. No further tightening of the international real
estate investment framework.
2. No further increases in fees for Foreign

THE CHALLENGE

Investment Review Board (FIRB) applications.

International capital is particularly important

3. No Federal Government tax surcharges on

to the property sector. It is vital in getting new

foreign investors and encouragement of states to

commercial projects off the ground (including

remove or limit their charges.

offices, shopping centres and manufacturing

4. Increase the frequency and depth of information

precincts), increasing housing supply and boosting
tax revenue for government.
While Australia has been an attractive investment

regarding FIRB applications and investments to
allow an informed conversation around the role of
global investment in the Australian economy.

destination due to our population growth and the
transparency of our markets, other countries in
our region also have growing populations and the
transparency of their markets is improving.

BENEFITS
•

A robust and resilient investment
environment.

•

Access to necessary credit and capital
flows to maintain a strong economy.

Australia’s competitiveness is reduced where
international investors cannot confidently forecast
the potential return on their investment. This
occurs when there is increasing uncertainty
around ad-hoc restrictions for international
capital and state and territory taxes targeting
international investors.
The lack of comprehensive and timely data on the
investment and resultant benefit of international
funds hinders public understanding and the ability
to deliver evidence-based policy.

30

2019 Federal Election Platform

International capital is
particularly important
to the property sector.
It is vital in getting new
commercial projects off the
ground, increasing housing
supply and boosting tax
revenue for government.
2019 Federal Election Platform
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4.2 A GLOBALLY COMPETITIVE PROPERTY FUNDS
MANAGEMENT REGIME
RECOMMENDATION
Retain our world-leading Managed
Investment Trust regime.

are also important for Australia to compete for
international capital.
Over recent years, successive governments have
modernised the regulatory and taxation regime of
Australia’s property-funds management industry.

Australia’s property funds
management sector attracts
significant global capital.
This is critical to create the
communities where we live,
work and play.

This has created significant change for industry

THE CHALLENGE
Australia’s investment needs will continue to grow
in the decade ahead. We will need more homes,
offices, retail centres, industrial sites, education
precincts and health facilities and improved
infrastructure to connect our cities and regions.
Australian property funds are well placed to
benefit the community with their world class
sustainability, management and commercial
skills in asset management. They are typically
established as Managed Investment Trusts or
stapled groups.
Australia’s property funds management sector
attracts significant global capital. This is critical to
create the communities where we live, work and
play. Australian property funds also contribute to

and government.
While the recent reform of the Managed
Investment Trust regime and the proposed
introduction of a corporate collective investment
vehicle (CCIV) regime have been welcomed by
industry, there is still work required to bed down
these regimes and implement changes to stapled
structure arrangements. No further changes are
needed now.

THE SOLUTIONS
Australia will benefit from a robust and globally
competitive tax framework for collective
investment in passive real estate.
1. Maintain the tax flow-through treatment for
collective investments in passive real estate.

the retirement savings of 14.8 million Australian

2. Maintain the 15 per cent withholding tax rate for

investors, providing them with the opportunity to:

passive real estate products for eligible investors.

•

participate in large scale real-estate assets they

3. Allow the real estate sector to continue using

could not own directly;

stapled structures while ensuring integrity and

•

diversify their investment portfolio to reduce
the risk from market downturns; and

•

benefit from the market experience and
insights of professional asset managers.

Australia’s ability to attract the requisite domestic

sustainability in the tax base.
4. Provide flexibility for the property industry
to innovate and respond to changing market
dynamics and community expectations.

and international capital to fund our future cities

BENEFITS

will depend on the attractiveness of our property

•

funds management sector.
The critical importance of having tax flow

Increased flow of international
investment capital to fund major
projects and construction activity.

through collective investment vehicles to attract
international capital to Australia was recognised
in both the Johnson Report and Murray Financial
System Inquiry. It reflects OECD guiding principles
on tax neutrality between direct and collective
investments. Globally competitive tax rates
32

2019 Federal Election Platform

2019 Federal Election Platform

33

AN AFFORDABLE AND
SUSTAINABLE ENERGY
ROADMAP
34
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5.1 ADDRESS THE ENERGY ‘TRILEMMA’ –
EMISSIONS, COST & RELIABILITY
RECOMMENDATION
A nationwide energy efficiency
trading scheme, integrated with
a National Energy Guarantee style
framework.
An energy efficiency trading
scheme would be based on an
interim plan to harmonise, and
where-needed establish, statebased schemes and recognise
white certificate scheme savings
in the emissions requirement of
the National Energy Guarantee.
This is consistent with a
recommendation from the
Climate Change Authority in its
2017 review of Australia’s Climate
Goals and Policies.14

Investors will view policy as adequate if it
effectively addresses all parts of the trilemma,
including emissions-reduction commitments.
A major global transition to lower emissions
and ultimately net-zero emissions is inevitable.
In Australia’s electricity sector a low emissions
transition is already underway.
To date, the focus from Government has largely
been on the supply side of the equation.
An enormous opportunity remains to accelerate
the roll out on the demand side of energyefficiency measures and pursue a nationally
harmonised approach to the further development
of white certificate schemes.

THE SOLUTIONS
1. A stable policy framework, such as the National
Energy Guarantee, that addresses the “trilemma”
of costs, reliability and emissions reduction in an
integrated way.
2. Governments must recognise that our midcentury net-zero emissions targets mean energy

THE CHALLENGE
The next Parliament must sort out Australia’s
energy ‘trilemma.’ Australia must combine
energy efficiency, demand management and
new business models as part of an integrated

sector reduction targets will need to be lifted
over time.
These measures, in combination with demand
response contributing to the Retailer Reliability
Obligation in the National Electricity Market.

approach to energy policy. Reducing emissions
and increasing reliability are essential steps that
will reduce costs.

BENEFITS

Low-energy, high performance buildings play a

•

Australians have access to affordable,
reliable energy.

•

Emissions are reduced in the most
cost-effective way for the economy.

major role in limiting peak demand and reducing
energy consumption. This can deliver lower bills
and reduces the burden on the electricity grid.
Electricity costs are a key part of the “energy
trilemma”, together with reliability and emissions
reductions. Reducing costs requires investment
in baseload supply. This requires credible and

•
14Climate Change Authority 2017, Special Review on Australia’s
Climate Goals and Policies, Recommendation 4, p. 69

stable policy.
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5.2 A NATIONAL NET-ZERO CARBON BUILDINGS
PLAN AND CODE
RECOMMENDATION
Reducing energy demand is
vital. Establish a national net-zero
carbon buildings plan, including
a zero-carbon ready building
code, to reduce built environment
emissions and help Australia meet
our Paris Agreement target.

THE CHALLENGE
Australia has committed to limit global warming to
below 2°C and to pursue efforts to limit temperature
increase to 1.5°C. This effectively means Australia is
transitioning to a net-zero emissions economy by
about 2050.
The challenge for Australian decision-makers is
to make this transition with the least cost to the
economy. Many of the least-cost emission-reduction
opportunities are found in the built environment,
which accounts for 23 per cent of the nation’s
emissions15. Cost-effective action on Australia’s
buildings could deliver over $20 billion in financial
savings by 203016.
The COAG National Energy Productivity Plan is

THE SOLUTIONS
The Federal Government should establish a national
plan towards net-zero emissions buildings with
targets for carbon and energy performance in
buildings. This would require regular public reporting
on progress and industry engagement.
1. Plan a trajectory of increasing energy performance
into the National Construction Code that will provide
certainty for industry, support early adoption and

COAG agreements.

THE CHALLENGE

2. Deliver a “Zero Carbon Ready” Building Code.

Without further action, buildings are set to emit

Set energy efficiency targets in accordance with a

greenhouse gases that are the equivalent of over

modelled trajectory; introduce net energy targets

4,600 metric tonnes of carbon dioxide by 2050. If we

(including renewable energy potential); and establish

take advantage of the existing emissions-reductions

a clear set of rules and processes for implementation

technology? we can halve this total – a saving

and adjustment of the targets in the Code.

equivalent to an extra six years of emissions from the

3. Implement a step change in the energy

Early action requires governments to role-model best

focus on residential standards.

practice and provide appropriate industry incentives

4. Investigate expansion of the Code scope to
prepare for future sustainability challenges and
opportunities, including health, peak demand, design

There are persistent barriers to the uptake of energy
efficiency and distributed energy that demand
targeted policy improvements.
36
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their challenges in reaching net-zero emissions.
Buildings are ready to decarbonise using today’s
technologies. Governments have the lead role. As a
major presence in commercial and public buildings,

•

Australia’s buildings are healthier,
more resilient, sustainable and
affordable to operate.
Australia can meet its international
obligations.

progress in reducing their emissions. They consistently

by market leaders across the sector as a whole.

allow additional time for other sectors to overcome

embodied carbon.

could also reduce electricity network investments

The challenge remains to extend the progress made

zero emissions across government operations by 2030
with strengthened requirements for transparency and
performance of government-owned and occupied
buildings. Use government procurement for change.

governments can leverage their market power to

•

Reduced demand on Australia’s
energy network.

•

Reduced emissions and energy usage.

20ClimateWorks for Australian Sustainable Built Environment
Council (ASBEC), Low Carbon, High Performance, 2016
21Coalition of Property Council, Green Building Council of
Australia, Energy Efficiency Council, Opportunity Knocks:
Accelerating energy efficiency for mid-tier buildings, 2017
22Coalition of Property Council, Green Building Council of
Australia, Energy Efficiency Council, Opportunity Knocks:
Accelerating energy efficiency for mid-tier buildings, 2017

that improving energy efficiency remains a low
priority and is perceived as complicated for many
homeowners, renters and some commercial building
owners and tenants. The cost of energy can be low
compared to capital upgrade costs.

THE SOLUTIONS
Targeted government programs, incentives and

19Results of the 2018 Dow Jones Sustainability Index

BENEFITS

At the same time, it should be acknowledged

16ClimateWorks for Australian Sustainable Built Environment Council
(ASBEC), Low Carbon, High Performance, 2016

18Results of the 2018 Global Real Estate Sustainability Benchmark
survey for Australia/NZ

recommendations in Opportunity Knocks.22

normalise best practice.

15ClimateWorks for Australian Sustainable Built Environment Council
(ASBEC), Low Carbon, High Performance, 2016

17ClimateWorks for Australian Sustainable Built Environment Council
(ASBEC), Built to Perform: An industry led pathway to a zero carbon
ready building code, 2018

solutions. Resource the implementation of

and support. Accelerating action in buildings will also

for maintainability, provision for electric vehicles and

year across a whole non-residential building. This

Dow Jones Sustainability Index19.

3. Lead by government example. Set targets for net-

rest of economy.20

requirements in the 2022 Building Code, with a strong

•

the Global Real Estate Sustainability Benchmark18 and

jurisdictions that do not currently have them.

to support innovation and develop collaborative

household, while saving thousands of dollars each

top international sustainability benchmarks such as

state-based schemes and help create frameworks in

energy efficiency alongside demand response into

BENEFITS

Australia’s property leaders have made substantial

Implement targeted action to
address split incentives and
accelerate energy-efficiency and
emissions-reduction opportunities,
leveraging the procurement
power of governments.

scheme. An interim plan would harmonise existing

4. Create leadership groups in priority sectors

reduce household bills up to $900 per year for each

across Australia by $7 billion between now and 205017.

RECOMMENDATION

2. Establish a national energy-efficiency obligation

eliminate poor practice over time and integrate

a starting point but much more can be done.
Achieving the targets set out by industry could

5.3 ACCELERATE ACTION WITH TARGETED
INCENTIVES

role-modelling will drive uptake and reduce the
perceived complexity.
1. Create a new tipping point for change with targeted
tax incentives for a one-off deduction of 50 per cent of
the cost of building upgrades.21
2019 Federal Election Platform
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5.4 DRIVE DATA AND DEMAND FOR HIGH
PERFORMANCE
RECOMMENDATION

THE SOLUTIONS

RECOMMENDATION

Use data as evidence to build
consumer awareness for highperformance buildings and
support the roll-out of rating
tools and energy-performance
disclosure in other markets.

Government leadership is required.

Revise energy market structures
to accelerate roll-out of distributed
energy for buildings and precincts.

1. Establish nationally consistent rating tools
and benchmarks for all building types before
implementing disclosure.

energy performance rating tool, building on
should be consistent across different state

THE CHALLENGE
There is a big opportunity for large-scale
improvements to the energy performance of
our buildings through better awareness. High
performing buildings also invest in elements
that lead to greater liveability, resilience
and productivity.

jurisdictions as a necessary step towards future

different technologies and a fragmented
building ownership.

of buildings to owners and tenants.

affordable technologies.

possibility of requiring disclosure for other building
types, including an optimum threshold for offices
below 1,000m2.

market segments so there is a nationally
consistent framework for the measurement and
disclosure of energy performance to consumers.
After just three energy ratings, the average office
building reduces its carbon emissions by more
than 12 per cent. By the fifth rating, emissions are
cut more than 25 per cent and by the eleventh
rating there is a reduction of 41 per cent.23
The success of the CBD program needs to
be extended to other market segments so
there is a nationally consistent framework for
the measurement and disclosure of energy
performance to consumers.

2019 Federal Election Platform

reductions available in solar costs and other

If 50 per cent of all detached homes and rated
commercial offices were suitable for solar PV
systems and the potential energy from shopping
centres and large industrial buildings was realised,
installed solar capacity could increase to around

BENEFITS
•

•

The successful Commercial Building Disclosure
(CBD) Program needs to be extended to other

emissions buildings. Commercial and industrial

3. Expand mandatory disclosure in the CBD

A critical first step is providing an easy-tounderstand measure of the energy performance

We have the technology to achieve net-zero
buildings are just starting to realise the emissions

Consumers sometimes underestimate the
complexity of demand management across

THE CHALLENGE

mandatory disclosure.

program to office tenancies and review the

Consumers are informed and
empowered about the energy
performance of buildings.
Better data can significantly
improve performance and drive
down emissions.

•
23 National Built Environment Rating Scheme (NABERS) Annual
Report 2016/17 https://nabers.gov.au/AnnualReport/2016-2017/
environmental-benefit.html

THE SOLUTIONS
With reform already underway following the
Finkel Review and the establishment of the
Energy Security Board, market rules and
regulations should allow for buildings to
capitalise on the significant opportunity solar,
battery storage and distributed energy presents.

2. Commit to a national rollout of a residential
Victoria’s Residential Efficiency Scorecard. This

38

5.5 CUT RED TAPE TO ENABLE DISTRIBUTED
ENERGY IN BUILDINGS AND PRECINCTS

19.5 GW from its end of 2017 level of 4.1 GW.24
This would be equivalent to 60 of Australia’s largest
solar farm - the 250 MW Sunraysia project in NSW and could displace the contribution of up to 3,000
MW in conventional generation.25
We need to be far more ambitious in the uptake
of distributed energy and strike the right balance
between onsite energy generation and low
emissions grid energy.
Regulatory barriers, conflicts of interest from
network operators and the complex processes
governing the operation of our electricity market

1. Ensure COAG appropriately recognises the
interests and drivers of corporate electricity
market participants in procuring low-emission
electricity at competitive prices and supports
the evolving corporate Power Purchase
Agreement (PPA) market.
2. Develop financial models of landlord/tenant
benefit sharing for “behind the meter” (BTM)
distributed generation, consistent with energy
market regulation.
3. Revise energy market participant licensing.
This will encourage more providers to BTM
markets, particularly embedded networks and
energy and network markets; and support wider
customer choice and greater competition.
4. Reform the relationship between current
network and development planning, the
allocation of costs under this relationship and
the way in which design and equipment choices
embodied in buildings are weighed against
network alternatives.

BENEFITS
•

Increase renewable energy generation.

ability to participate in efficient energy generation.

•

Lower energy costs for consumers.

We need processes that encourage cost-effective

•

More efficient use of the built
environment.

have so far constrained the property industry’s

energy efficiency and distributed energy.

•
24Seed Advisory analysis for Property Council of Australia and
Clean Energy Finance Corporation, ‘Distributed Energy in the
Property Sector: Tomorrow’s Opportunity’, 2018
25Seed Advisory analysis for Property Council of Australia and
Clean Energy Finance Corporation, ‘Distributed Energy in the
Property Sector: Tomorrow’s Opportunity’, 2018
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