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1. Minister Scully - a man with a mountain to climb


https://urbantaskforceaustralia.createsend1.com/t/r-l-tttrjhkk-l-j/

This week’s ABS housing approvals data shows there is a mountain to climb if NSW is to have any hope in

kick starting housing supply and go anywhere near to the 63,000 houses needed to meet the goals of the
National Housing Accord.

In the 12 months to April 2023, a mere 48,000 housing approvals were issued in NSW.



Last 13 menths in NSW - menth by menth approvals dala
Muth Unit
i o i NSW new dwelling Approvals
Apr-23 1,474 1.848 3.572 daia - Released by ABS Seasonally Adjusled
Mar-23 1.252 1,879 3,13 31/5/2023
Feb-23 1.047 1.955 3,002 12 months 1l Apr 2023 48,414
Jan-23 240 | Wi 2817 12 months Hill Apr 2022 58 181
Dec-22 2924 2,130 5,054 12 months il Ape 2021 55,043
MHow=Z2 1,143 217 3.370 12 months il Apr 2020 50,317
Oet-22 1.880 2.23% 4119 12 months Hl Apr 2019 61.128
Sep-I2 2771 2261 5,052 12 months till Apr 2018 72,481
AugZ2? 3.538 2,435 5573 12 months Hl Ape 2017 74,200
Juk-22 1.473 2.230 3,903 12 months Hill Apr 2018 73.077
Jun-22 2020 237 4,337 12 months 1l Apr 2015 59.787
Mary-22 2188 2,144 4,332 12 months 1l Ape 2014 53,145
Apr-I2 1.782 2378 4,160
ABS data 31/5/23

To put it in context, we all know that not every approval will lead to a completion. Conservatively around
75,000 approvals may result in the 63,000 new home completions down the track. But there is a long lag
between an approval and the completion of new homes — particularly in NSW.

But one thing is for sure - 48,000 approvals in the year to April 2023, as reported by the ABS this week, is
nowhere near good enough.

This week Urban Taskforce has listed 8 areas which could start to turn the housing supply crisis around.

1. Establish a local and community infrastructure funding pool to reward Councils which
embrace housing supply and over-achieve on housing targets.

2. Approve os many of the State Accelerated Planning Proposals (SAPP) for consideration by
the NSW Departrment of Planning as possible, This would restore the place of New South
Wales' best and brightest planners to assessing and supporting great community cutcomes
while delivering on housing supply.

3. Call for expressions of interest from the private sector for opportunities to deliver housing
supply through greater height and density on sites located within 1km of fransport nodes
(Metro Rail, Sydney Trains, Light Rail and Bus Corridors).

4, Introduce a new SEPP to increase Height and FSR around key comidors and transport nodes
but establish a priority list and set strict deadlines for the completion of this work.

5. Amend Clouse 4.4 of the standard instrument (the Template LEP) to significantly increase
flexibility on merit-based assessments where proposals do not comply with planning
controls (as was previously allowed under SEPP 1).

6. Amend the GCC Regional Plan to re-establish a merit-based assessment of mixed-use
development on industrial land and allow for high rise or high density residential and mixed-
use development in all strategic CBD centres.

7. On greenfield sites land that is already rezoned for residential and employment growth, the
Govemment should expedite the delivery of services [sewer, roads primarily) and
encourage DA lodgements within 12 months.

8. An appeal mechanism should be established for re-zoning applications to the
Independent Planning Commission (IPC).

There is no magic bullet to the housing supply crisis. It will need the deployment of a number of strategies —
densification around transport nodes, a fairer spread of development, infrastructure delivered to the
greenfield sites in Sydney’s west, as well as significant reform and streamlining of the planning system.

To read CEO Tom Forrest’s media release, click here.
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2. Minister Scully to recalibrate the GCC housing targets

The language of the Planning Minister, the Premier and the Housing Minister on housing supply is very
positive.

This week, Planning Minister Paul Scully delivered another blunt message to Councils, stating that he would
be shortly setting new housing targets for every council in NSW that would ensure a fairer share of housing,
and targets that reflected the capacity of existing and planned infrastructure.

“There is a shared responsibility to deal with the housing situation
we've got so that means every community is going to have to do their
share.”

Minister Paul Scully, The Daily Telegraph, May 29

Urban Taskforce has consistently said the housing targets set in 2017 by the Greater Sydney Commission,
and the revised by the Greater Cities Commission in 2020, were underdone and tried to shield areas like the
lower North Shore and Eastern Suburbs from a higher share of housing. These areas, which are of high
amenity and enjoy existing and planned transport infrastructure, need to do much more of the heavy lifting.

The GCC are reviewing their targets in light of the new government's focus on housing supply and a better
spread of the load. GCC is consulting industry and appears to have taken a fresh approach. Let's hope this
time the target hits the bull's eye!

There is a state and national imperative to set these targets at the appropriate level. We can not afford to
ease off on housing supply in any location. We need more homes in greenfield areas as well and lots more
homes in infill urban areas — particularly where there is infrastructure capacity or existing services can be
augmented relatively cheaply.

District and individual council targets need to be set as soon as possible. We cannot afford delay.

To read more, click here. Please note, this link may be paywall protected.
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3. NSW Productivity Commission - build homes where people
want.

NSW Productivity Commission

Building more homes
where people want to live

WL
S

IVERNEENT

The NSW Productivity Commission, led by Peter Achterstraat, has been a key driver in policy reform in the
State. This week, it released another report, Building more homes where people want to live.

The report is another compelling argument in favour of the Minns Government’s plan to increase height and
density around transport nodes like the new metros.

The report sets out the case for change:

» To make housing cheaper and make best use of Sydney’s assets, New South Wales needs to build more
housing, and build it closer to jobs

» Existing housing policies make housing scarce

» Housing scarcity drives up prices and rents

* Locate more new homes in existing housing areas

» More well-located housing will mean cheaper housing

The report recommends three specific changes that will deliver more and better housing for Sydney:

1. Raise average apartment heights in suburbs close to the CBD (and to job opportunities)
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2. Allow more development around transport hubs so that we leverage our existing infrastructure
capacity

3. Encourage townhouses and other medium-density development and allow more dual occupancy uses
such as granny flats where increased density is not an option.

To read the NSW Producitivity Commission's full report, click here.

The establishment of the NSW Productivity Commissioner is a key legacy left to us by former Treasurer and
Premier Dominic Perrottet.

It has sought to shake the State out of its dogmatic slumber. With a report coinciding with the publicly stated
intentions of the new Government, this may present a positive coalescing of policy and politics to deliver the
housing Sydney desperately needs.

CEO Tom Forrest backed in the Productivity Commission report, arguing that inner city suburbs resisting
development on account of infrastructure was disingenuous and more a reflection of lifestyle choices which,
when compared to the sever lack of housing and skyrocketing rents, was not a high priority matter

“If everyone in the eastern suburbs has to drive a BMW SUV to
work, no doubt there will be issues with congestion. But if you
don’t want fo take advantage of the existing public transport,
frankly at some point that becomes a lifestyle choice.”

“I'm always a little bit bemused by people complaining about five-
minute extra commutes but are happy to see first-home buyers
sent to west of Camden where, best-case scenario, it'll take you
an hour-and-a-half to get to work.”

Tom Forrest, SMH, 1 June

To read the full article as published in the SMH, click here. Please note, this link may be paywall protected.

4. Ex RBA Head of Economic Research and Analysis finds
there are — 1.3 million missing homes in Australia due to
planning laws
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An ex-RBA economist has set forth problems and potential solutions to the housing supply crisis this week in
the Australian Financial Review.

Dr Tony Richards’ calculations concluded that the nation was confronted with a shortfall of 1.3 million
houses. NSW represented almost 30% of that — more than 383,000 fewer houses than we currently have.

This backlog is a critical part of the response to the housing supply crisis — we are not simply looking to
house future demand, but also must address the historic undersupply that has occurred over the past two
decades.

Unsurprisingly, Dr Richards places the blame for undersupply on the planning system. In fact, he steps the
reader through in a hypothetical case of what is required by a building company to get approval. He explicitly



refers to Willoughby Council’s 751 page DCP (with an additional 204 pages of attachments) in illustrating the
challenges of delivering housing within the context of the current NSW planning system.

Equally, he points to the games of charades that is played when it comes to strategic planning and the
perverse outcomes that often result;

“The first step for some local councils appears to be to start with population
growth forecasts for their LGA that assume very little growth (or sometimes
even declines) in population and are presumably premised on very limited
change in zoning and development policies.”

The results are self-fulfilling — low assumptions leading to low population projections which in turn try to
justify low housing targets:

“An extreme example of this process was the 2021 LHS for Hunters Hill, a
relatively low-density LGA that is just six kilometres from Sydney’'s GPO,
which based its LHS on a projection that its population would actually fall in
the 20 years to 2036.”

Dr Tony Richards, AFR, May 29

This is the root cause that has seen the over representation of the myopic interests of local objectors without
balance against the medium and long term interests of the economy and those who will be residents in the
future. It is time to link the planning system with the economists and ensure we are planning for our future.

In his article, Richards points to a number of potential reforms/strategies to

e Force councils to report on actual development capacity in each LGA

e Measures to respond to councils that do not free up such capacity for housing
e Broad based land tax reform

¢ Removal of demand side stimuli

To read Dr Tony Richards full article on the problems with the planning system (this article is highly
recommended), and some ways of addressing the undersupply of housing past, present and into the future,
click here. Please note, this link may be paywall protected.

On Friday, NAB CEO Ross McEwen echoed these concerns on the damage that is being done to the
economy by the housing supply crisis

“State and territory governments need to take urgent action to help boost
housing supply and ease affordability pressures by streamlining and fast-
tracking approval processes for land development and residential
construction.”

CEO, NAB, Ross McEwen, AFR, June 2
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To read comments by Ross McEwen and other industry CEO’s including Lendlease’s Dale Connor, click

here. Please note, this link may be paywall protected.

A chorus of concern has been heard this week on the damage and pain that is being inflicted upon
Australian society and its economy as a result of the housing supply crisis. The ball is now in the courts of
the three levels of Government to bring in reform and changes to the way we deliver housing and the
infrastructure underpinning it.

5. Randwick Council opposes development — even when it’s
not in their LGA

NOT IN My
BACKYARD

AND NOT IN
YOUR BACKYARD
EITHER

Reinforcing the size of the challenge ahead of the Minns Government is news this week that Randwick
Council has spent ratepayers’ funds on a submission opposing a housing development in Sydney City
Council!

Councillors — Labor, Liberal, Greens, Independents - all voted to write a submission to City of Sydney
Council opposing the development on the other side of Southern Cross Drive on the basis that a tower in the
proposed development will be seen by residents.

“...The council says the area has an ‘unusual triangular street layout’,
producing a ‘unigue subdivision pattern featuring interesting street
junctions...This results in a great variety of internal vistas, long and short’....”

SMH, Monday 29 May

So we shouldn’t have well located housing as it may disrupt long and short internal vistas and interesting
street junctions?

Randwick Council should be focussing its attention on meeting its own target — it needs to deliver 4,300
homes by 2026 - in the 15 months to September 2022 it had delivered 81 dwellings — less than 2% of its
current target.


https://urbantaskforceaustralia.createsend1.com/t/r-l-tttrjhkk-l-n/

Yet Council wishes to spend time and money trying to thwart a development, which will deliver 800 new
homes in a well located area, not even in its LGA.

To read more on this matter, click here. Please note, this link may be paywall protected.

.... Meanwhile, DPE admonishes Randwick Council over proposed affordable housing levies

Randwick Council has also moved to block the State Government plans to look at reinstating North
Kensington as an affordable housing investigation area.

Urban Taskforce notes the Planning Department has publicly stated its concerns over Council’s affordable
housing levies — writing to council that a 10% contribution rate has not be tested to be viable”.

This public admonishment by DPE are early signs that they are getting serious under the new Government.
Inclusionary zoning affordable housing levies have been cynically used by some Councils as a way of
thwarting all development, having a significant impact on housing supply and the crisis we face today.

Urban Taskforce urges Planning to back itself in their interactions with recalcitrant councils. We note that as
a result of DPE’s intervention, Councillors reduced the rate to 3% and 5% in affordable housing zones. Not
the best outcome as will still negatively affect the feasibility of many developments. Builders are going broke
as costs rise. The last thing we need is State and Local government making things worse.

With the new Minister for Planning’s declaration to deliver a fairer share of housing across Sydney, DPE
needs to take the housing supply fight right up to the likes of Randwick Council.

To read more, click here. Piease note, this link may be paywall protected.

6. The NIMBY enclave of Hunter Hills Council

The AFR shone a spotlight on the goings on at
Hunters Hill Council — the smallest council in Sydney.
Whilst not housing related, the example of the
disused Priory Building at Huntley’s Cove and the
concerted efforts of local NIMBY's to block
development that would breathe life back into an old
building shows the gargantuan task ahead in pushing
through the noise of NIMBYism.

Under the current GCC targets, Hunters Hill has
been set a target of 150 new dwellings (statistically
negligible when you consider Sydney needs almost
63,000 a year.

The Priory — if you can’t get a restaurant over the It has delivered 4 new dwellings in the twelve months
NIMBY line, what hope for housing? to September 2022.

To read more, click here. Please note, this article
may be paywall protected.

7. A spotlight on Mosman
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AFR investigated what’s going on the ground in Mosman. Under the current GCC housing supply targets,
Mosman has been set a mere 300 new dwellings for the 5 years to 2026. So far (up till September 2022), it
has delivered a whopping 4 new dwellings!

Mosman housing activity and supply (from Planning’s Urban Development Program Dashboard)

Rolling annual activity and forecast

Completions

Approvals

Housing Supply Forecast

Average approvals: 52

Average completions: 33
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Councils like Hunters Hill and Mosman show the difficulties in planning and building for a growing Sydney.
Mosman is a 15 minute bus ride to Wynyard. A similar journey time by ferry to Circular Quay. To say it is full
and lacking infrastructure is as audacious as it is insulting to many other parts of Sydney struggling with
infrastructure and lack of amenity.

This week’s spotlight on these small privileged pockets of Sydney are welcome contributions to the broader
public debate over where the future housing for Sydney must go. It is time for the State Government to stop

indulging these NIMBY councils and make them part of the housing solution for Sydney.

To read AFR’s excellent analysis of Mosman, click here. Please note, this article may be paywall protected.

8. Reserve Bank Governor identifies the housing supply crisis
as a matter of national importance

Source: Twitter https://t.co/wrTWvML1Vh
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Dr Phillip Lowe certainly doesn’t get everything right, but the RBA Governor bluntly told Federal Estimates
this week that we are facing an ongoing housing supply crisis and this was impacting on the economy:

“We’re going to have 2% more people in the country this year. The capital
stock is not increasing 2% ... redesigning our cities and solving the housing
problem is the single biggest thing we could do, and that we need to build the
transportation infrastructure to support that.”

The Governor in his evidence also pointed the finger at the States’ planning systems and people who
oppose housing developments:

“So, there’s a lot of regulation here which is affecting the
flexibility of the supply side of the housing market.”

Governor Philip Lowe, Senate Estimates, 31 May

Almost every day there are articles, parliamentary evidence, reports and opinion pieces all calling for action
to address the housing supply crisis.

There is a overwhelming and broad social licence for Governments to act. But time is running out and there
is lots of talking, with very few signs of improvement.

One of the biggest problems is the banks not backing the delivery of housing supply. This, in turn, comes
down to perceived risk and APRA controls. Resolving this requires serious focus, involving Treasury, APRA,
the big 4 banks, the ABA and the property development sector. If this doesn’t happen, more and more
investors will look to other asset classes — only to result in an exacerbating crisis in housing supply and
affordability, with even more calls for increased funding for social and crisis accommodation.

9. New Appointments to National Housing Finance and
Investment Corporation

Carol Austin Richard Wynne Nigel Ray

Federal Minister for Housing, Julie Collins MP, has appointed a new Chair and two other new appointments
to the National Housing Finance and Investment Corporation (NHFIC).

Ms Carol Austin has been appointed the new Chair. Ms Austin’s career includes senior positions with



Contango Asset Management, Rothschild Australia Asset Management, Commonwealth Funds
Management, and the Reserve Bank of Australia.

The Hon Richard Wynne was the former Victorian Minister for Planning and Housing, and Mr Nigel Ray was
Executive Director at the World Bank, Executive Director of the Asia and Pacific Constituency at the

International Monetary Fund, and a long serving Treasury official including as Deputy Secretary.

NHFIC needs to play a pivotal role in addressing the national housing supply crisis so these appointments
are critical to the success of the Albanese Government’s efforts.

To read Minister Collin’s release, click here.

10. ANZ Core Logic Report — rents hitting hardest for those on
the margins

! WOUSING
AFFORDABILITY
REPORT

The report released this week showed the unprecedented growth across Australia over the past 12 months,
and the disproportionate impact such growth is having upon lower income households.

Whilst rents historically affect those on lower incomes the most, the report found that the recent spike now
meant that lower income renters required 51.6% of their income to service rent on a new lease.
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FIGURE 2: INDEXED MEDIAN WEEKLY
RENT VALUE - NATIONAL, DWELLINGS

Source: Corelogic

On the supply side, the higher inflation and higher interest rate environment had combined to “create
bottlenecks in the construction sector, and high interest rates have reduced demand for new investment
properties.”

It is a situation that the unwieldy, slow and cumbersome planning system has not just been ill equipped, but
made the situation all the more worse.

To read the report, click here.

11. Transit oriented development — Washington DC

The Bull's eye concept

Arlington county officials planned development to follow a Bull's eye approach, where the tallest and most dense
developments were within one-quarter mile of esach Metro station

T,

[source: Arlington County Virginia]
Made by: Francesca Mauri, Sara Ferrini

Another comparative urban renewal story that shows what can be achieved through transit-oriented
development.

Policy makers in Arlington County since the 1970’s adopted such an approach when the Washington DC
Orange Line was built.

Arlington county officials followed a “bull’s eye approach” where height and density was ascribed to
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developments within 400 metres of each metro station.

The success of the Arlington model is something for which Sydney could learn. Density, affordability,
location all come together to put housing where it is needed and where it is wanted.

“Current land use policies in many of the country’s most productive
regions are pushing residents out and creating astronomical
housing costs for those who stay... [C]reating opportunities to build
many more apartments on just the small amount of land near transit
stations could go along way toward allowing more people to live
where their best opportunities are located.”

Emily Hamilton, “How DC densified” Works in Progress, May 2023

To read more of the lessons from Arlington County’s embracing of transit oriented development, click here.

12. Auckland upzoning - lessons for Sydney?

Closer to home, Sydney could learn much from the experiences of Auckland, which since 2016 pushed
through the NIMBY noise and delivered more housing and put downward pressure of house prices
compared with other parts of New Zealand.

With the amalgamation of several smaller councils into one Auckland City Council, in 2016 Council upzone
around three quarters of its residential land are by abolishing single-family zoning. Subsequently the then
Ardern Government got involved, with the 2020 National Policy on Urban Development allowing, amongst
other things for high density around transport nodes.

The results?

Since 2016 Auckland rents increase 10-20% compared to 40% in Wellington. Houses prices rose 20%
contrasted with a 70% rise in the rest of the country.

The housing supply crisis has immense challenges — but there are jurisdictions across the globe who have
looked at and enacted policies that have made a difference. The NSW Government can learn from these
examples.

To reads the AFR’s Michael Read’s account of the Auckland experiment, click here. Please note, this link may be

paywall protected.

To read more on the efforts of Auckland to increase housing supply and place downward pressure of prices,
click here.
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The uproning impaoct of a policy change in Auckland
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13. Urban Taskforce presents at careers night at Sydney
University

Last week CEO Tom Forrest presented to University of Sydney and New South Wales Commerce Students
at the Real Estate Investment Student Association event on the challenges and rewards of the property
development industry. A lot of great conversations with the next generation of budding property
entrepreneurs and risk takers!
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14. Council Watch
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Penrith and Liverpool release Draft Aerotropolis Development Contributions Plan
On top of the new HPC charges, the Sydney Water proposed infrastructure contributions and new BASIX
requirements (not to forget biodiversity offset costs), now come two new section 7.12 plans that will apply a

contribution rate of 5.5% to development within the Penrith LGA and a rate of 4.5% for Liverpool LGA.

The cumulative impacts of levies, proposed and actual, are having negative impacts of the feasibility of
developments.

Given a number of changes made to the 2020 drafts, the plans are being re-exhibited.

Due to the high levy rate being sought, the plans will need to be approved by the Minister for Planning and
Public Spaces.

The drafts are due to go on public exhibition in Mid June.

See stories, 5,6 and 7 for details on Randwick, Hunters Hill and Mosman.

15. Other News



NSW Coalition to oppose Labor’s new regional

(¥ infrastructure charge
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housing supply.

The Government will need the support of the Greens
and possibly other cross benches to get this
legislation through Parliament.

If the Bill does pass, at the very least an amendment
should be made to ensure the incidence of the new
levy is at the occupation certificate stage, rather than
upfront at the construction certificate stage we costs
are high and cash flow tight.

To read the Shadow Minister’s press release, click
here

The Bill has been referred to an Upper House

Committee for review. Urban Taskforce will be
making a submission.

16. UTA in the news

CEO Tom Forrest was interviewed by 2SM and syndicated across regional NSW on what the State
Government need to turn to address the housing supply crisis;

“...The State Government needs to take control of large projects that are going
to deliver large numbers of houses. In the past they have just handed back
those to councils, but that system has simply failed...

The State Government needs to take responsibility for the delivery of large
what we call high yield, high value projects. Often, they involve multiple
approvals from State Government agencies...”

CEO Tom Forrest, 25M, May 31

Channel 7 interviews Urban Taskforce on the need for greater density

Channel 7 NEWS interviewed CEO Tom Forrest backing the Minns Government moves to increase height
and density around transport nodes and ensuring a fairer share of housing across the Sydney basin.
To watch the snippet on the Channel 7 NEWS facebook page, click here.
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NIMBYism all about restricting supply to thwart demand and keep prices high

SMH’s Michael McGowan spoke with CEO Tom Forrest on the need to share the housing load across
Sydney.

“At the most basic level, the increases in prices in the east, north shore
and 25 kilometres from the CBD has been greater than the average

... That means there’s demand and if there is demand and the prices are
still going up then it means supply is not meeting it.”

CEO Tom Forrest, SMH, June 1

To read more, click here. Please note, this link may be paywall protected.

Sydney needs Infrastructure to underpin housing.

“It's very expensive to keep going further and further out in terms of
the provision of the water services, the roads, the transport. That's
got to happen. But we've also got to see a greater utilisation of the
existing infrastructure, particularly where there is capacity”.

CEO Tom Forrest, ABC News Radio, June 1

URBAN TASKFORCE

MEMBER NEWS

*Please note, the links used below may be paywall protected.

“...Builder and developer Built has teamed up with investment manager Investa on a $400 million brown-to-
green venture that aims to transform a portfolio of jaded city buildings into boutique office space with high-

rating sustainability credentials...”..read more...
-AFR, June 1

The CEFC has congratulated community housing provider St George Community Housing for receiving
international recognition for its landmark social and affordable housing project at Gibbons Street in suburban

Sydney Redfern."...read more...
-CEFC, June 1

“... Lendlease’s Mr Connor said governments should “seize the opportunity to cut red tape and speed up

the supply of housing.”...read more...
-AFR, June 2


https://urbantaskforceaustralia.createsend1.com/t/r-l-tttrjhkk-l-yh/
https://urbantaskforceaustralia.createsend1.com/t/r-l-tttrjhkk-l-yk/
https://urbantaskforceaustralia.createsend1.com/t/r-l-tttrjhkk-l-yu/
https://urbantaskforceaustralia.createsend1.com/t/r-l-tttrjhkk-l-jl/

“... In April, Aland broke ground on a $375-million twin-tower apartment and hotel complex on the NSW
Central Coast. Ground works have begun on the 5656sq m parcel which will house the two, 28-storey
towers to be known as The Archibald, after Archibald Acheson, the second Earl of Gosford...”... read more
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-The Urban Developer, June 2

DISCLAIMER: All representations and information contained in this document are made

in good faith. The information may contain material from other sources including media
releases, official correspondence and publications. Urban Taskforce Australia Ltd accepts
no responsibility for the accuracy of any information contained in this document.


https://urbantaskforceaustralia.createsend1.com/t/r-l-tttrjhkk-l-jy/
https://urbantaskforceaustralia.createsend1.com/t/r-l-tttrjhkk-l-jj/
mailto:admin@urbantaskforce.com.au
https://urbantaskforceaustralia.createsend1.com/t/r-l-tttrjhkk-l-jt/
https://urbantaskforceaustralia.createsend1.com/t/r-l-tttrjhkk-l-jr/
https://urbantaskforceaustralia.createsend1.com/t/r-u-tttrjhkk-l-r/
https://urbantaskforceaustralia.forwardtomyfriend.com/r-l-2AD73FFF-tttrjhkk-l-y

