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Dear Land Use Management Strategy Review Team, 
 
IAG1 welcomes the opportunity to make a submission to the Lismore City Council’s (the Council) review of 
Lismore Land Use Management Strategy – A discussion paper on growth and rebuilding in Lismore. 
 
Our purpose is to make your world a safer place, and we recognise that our role extends beyond transferring 
risk and paying claims. Our purpose drives our business to collaborate with the community, Government, 
industry bodies and other organisations to understand, reduce and remove risk, as well as to build resilience 
and preparedness. This results in better outcomes for the community and means fewer claims and lower 
premiums for our customers.  
 
The recent catastrophic flooding in Lismore was unprecedented and devastating to the community. At IAG our 
immediate focus was ensuring our customers were safe and helping them recover. For our vulnerable 
customers facing financial hardship, we also worked to identify the assistance that best suits their needs and 
offered free and confidential counselling. Our teams remain on the ground at the recovery centre in Lismore 
to support customers with their claims and to organise financial assistance and temporary accommodation. 
 
Since March 2022 we have received more than 1,120 claims from the suburb of Lismore (including East 
Lismore, Lismore, Lismore heights, North Lismore, South Lismore). We have a dedicated team managing 
these claims and have finalised 519 claims. Our partner builders are on the ground helping our customers with 
repairs to rebuild their lives, homes, and businesses. Our assessing and building teams have completed the 
majority of assessments and have attended 91 make safe requests for properties in the impacted areas. We 
have also completed the majority of motor vehicle assessments and finalised 209 motor claims (where the 
vehicle has been assessed).  

 
 
1 IAG is the parent company of a general insurance group with controlled operations in Australia and New Zealand. Our businesses underwrite almost $12 billion of premium per 
annum, selling insurance under many leading brands, including: NRMA Insurance, CGU, SGIO, SGIC and WFI (in Australia); and NZI, State, AMI, and Lumley Insurance (in New 
Zealand). With more than 8.5 million customers and information on the majority of domestic residences in our markets, we use our leadership position to understand and provide 
world-leading customer experiences, making communities safer and more resilient for the future 
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In addition to supporting our customers and communities after a disaster, we are dedicated to doing what we 
can to prevent this level of loss and distress from occurring again. IAG has long advocated that flood 
management and mitigation is essential for communities to manage the risk to life, property and prosperity 
posed by floods. It is critical that we all use the lessons from this event to strengthen Lismore for future flooding 
events.  
 
For more than 20 years, IAG has invested in a specialist in-house natural perils team, which has unique 
expertise in measuring natural disaster risk and understanding options to address high hazard characteristics 
of buildings and property. Our recent research publications have focused on quantifying the impacts of extreme 
weather and climate change on risk to property and include Severe Weather in a Changing Climate 2nd edition2 
(in partnership with the US National Center for Atmospheric Research) and Regional Sensitivity of Australian 
Flood Risk to Climate Drivers3. IAG has been a member of Floodplain Management Australia since 2012 and 
is a founding member of the Australian Business Roundtable for Disaster Resilience & Safer Communities4.  
 
We support the Lismore City Council’s review of their Growth Management Strategy 2015-2035 and commend 
the shift to including building back better following the devastating flooding experienced. We especially support 
the Council’s aim to protect and “de-risk” the CBD through mitigation measures and “de-populate” other more 
vulnerable areas. We provide the following comments on your recommendations for consideration. 
 
Recommendation 1: Support. 
 
Managed retreat enables access to affordable insurance 
 
We strongly support Recommendation 1- to relocate the most high-risk residential areas of North and South 
Lismore through a voluntary buy-out or land swap scheme. We understand there are high levels of non-
insurance or underinsurance in high-risk areas of Lismore and throughout the Northern Rivers Region of NSW5 
6. The main driver of higher premiums across Australia is higher natural peril risk7. The key driver of natural 
perils risk in Lismore is exposure to extreme flood, meaning other mechanisms such as retrofitting or improved 
materials do not have the same safety benefits as might be the case in other perils.  Therefore, reducing the 
exposure is the most effective way of reducing premiums.  
 
At IAG we want to provide affordable insurance to the Lismore community. We believe the private insurance 
market remains the most effective and economically sustainable solution to ensuring the maximum number of 
Australians can cover themselves for the risks they face. High premiums or areas where there are high levels 
of non-insurance or underinsurance are a signal that the risk in this area is too high. We have long advocated 
that reducing risk, and in some cases relocating people from the highest exposure, will allow the private 
insurance market to continue as intended and to offer affordable insurance to all Australians. Reducing the 
risk in Lismore by relocating high risk parts of the community to areas of low or no flood risk will allow us to 
provide access to affordable, sustainable insurance for the community. 
 
Community support and timing are vital to success  
 
Based on our experience in New Zealand post the Canterbury Earthquakes, we understand that relocation 
from extreme flood areas can be a very difficult issue for for communities to face. We support the Council 

 
 
2 Available at https://www.iag.com.au/severe-weather-changing-climate 
3 Available at https://www.floods.org.au/client_images/2128563.pdf 
4 http://australianbusinessroundtable.com.au/ 
5 https://www.abc.net.au/news/2022-03-05/brt-flood-insurance-story-lismore-nsw-climate-change-extreme-wet/100881434  
6 Figure 12.2 p271 Northern Australia Insurance Inquiry - Final Report - 30 November 2020.pdf (accc.gov.au) 
7 Northern Australia Insurance Inquiry - Final Report - 30 November 2020.pdf (accc.gov.au) 
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working with the affected communities to ensure any decisions around relocation are place-based and 
community-led.  
 
We further support the Council’s plan to complete a cost benefit analysis to support this strategy and make a 
case for the State and Federal Governments to fund such a project. We support the Council in advocating that 
a decision on this is made by the governments and implemented quickly, as we know it is particularly 
economically effective to relocate soon after a disaster event and have seen this done successfully in other 
countries with similar risk levels.8   
 
From an insurance perspective, we support either voluntary or mandated relocation, acknowledging there are 
benefits and drawbacks with either option. As the Council has indicated it will support voluntary relocation, we 
suggest the Council also consider and create a plan for managing community members who remain unwilling 
or unable to relocate. In our experience following the 2011 earthquake in Christchurch, the designation of 
mandatory red zones which prohibited rebuilding homes was a contributing factor to the success of the 
program and enabled a timely relocation of those residents. In the absence of a similar decision to prohibit 
rebuilding on this high-risk land in Lismore, the relocation of the community could be a lengthy process. We 
suggest the Council work closely with those who should relocate to understand any barriers or hesitancy to 
ensure the voluntary relocation process is completed as quickly as possible.  
  
We would be happy to discuss our experience in relocation after the Christchurch earthquake further with the 
Council, if this would assist the process in Lismore.  
 
Recommendation 2: Some concern  
 
If the CBD stays where it is, it will remain expensive to insure.  
 
We appreciate the Council have social, historical, and economic reasons to keep the CBD where it is or to 
transition slowly to another location. However, it is our recommendation that the CBD work towards relocation 
as soon as possible as the CBD remains in a vulnerable position and at high risk of flood. We understand that 
there is limited potential to raise the existing CBD levee, and complications due to flood risk from the local 
Browns Creek catchment. Flood mitigation in the CBD would therefore be unlikely to achieve significant 
improvements to the affordability of flood insurance. However, we welcome the CSIRO examining mitigation 
options and would be happy to work with CSIRO as they complete this study. 
 
We believe private market insurance is also key to any business success. We recently commissioned a report 
by SGS Economics & Planning, The backbone of regional and rural economies: small business and 
community resilience. We commissioned the report to explore the impact of natural disasters on small 
businesses, regional communities and the role insurance plays in economic recovery (report attached). The 
key findings from this report are: 
 

1. For households and businesses to acquire an adequate level of insurance, they need to have a 
comprehensive understanding of the risks they face under their individual circumstances. For small 
businesses this is especially important as they often do not have the means to withstand periods of 
reduced customers or staff unavailability. 

2. Small businesses are often un-insured or under-insured, and are not always aware of their risk 
exposure, particularly that the costs of business interruption may be as high or even higher than the 
direct damages. 

 
 
8 https://www.genevaassociation.org/sites/default/files/research-topics-document-type/pdf_public/frm_canada_web.pdf 

 



 
 

Page 4 of 5 

3. There is a pressing need to increase investment in risk mitigation for small regional businesses to 
prevent damages and interruption, which has a flow on effect to the economic prosperity of regional 
and rural towns. 

4. For the two case studies explored (Townsville floods and Black Summer bushfires) on average, 
between 65% and 72% of total economic impact from the floods and bushfires is attributed to small 
businesses. 

5. Without insurance, it is possible that economies, and especially those in regional and remote areas, 
may never fully recover from a natural disaster, as damage leads in some cases to a permanently 
impaired productive capacity in the long term. 

6. With a changing climate and growing population, more Australian communities are exposed to more 
intense and more frequent extreme events. Insurance plays a vital role but investing in preparedness 
will be essential. 

 
As insurance is key to small business success and regional town economic recovery, we believe it is key for 
the CBD to be relocated to a low or no flood risk location as soon as possible. Then the private market can 
respond with appropriate insurance to protect these businesses.  
 
A Government reinsurance pool in Lismore may not address insurance affordability. 
 

 The current Northern Australia reinsurance pool is not yet operating, we have not seen proof 
of concept. - We acknowledge the Federal Government has committed to the cyclone and related 
flooding reinsurance scheme to reduce premiums in Northern Australia. We are actively working with 
the Treasury and the Australian Reinsurance Pool Corporation to implement this. However, it is not 
yet in place and the methods for this scheme to reduce premiums in Australia have not yet been 
proven.  
 

 The ACCC recommended subsidies not a reinsurance pool - The ACCC completed a three-year 
inquiry into insurance availability and affordability in Northern Australia. They did not recommend a 
reinsurance pool to reduce insurance premiums. Instead, their recommendation for improving acute 
affordability issues was: 

 
“Recommendation 8.1 - If governments want to provide immediate relief to consumers facing acute  
affordability pressures, they should consider direct subsidies over other measures”9 
 

We understand Lismore and flood risk is different to the high cyclone risk and affordability issues in 
Northern Australia. However, we like most insurers in Australia are national insurers and regardless 
of the peril, our methods for calculating premiums remain the same, we identify the technical price 
based on the available risk information. When risk (flood or cyclone) is high, the premium will reflect 
this.  

 
 A reinsurance pool is designed to work on a large scale, to avoid concentration risk, not a small 

part of one suburb/city of even region. - The premise of the Northern Australia reinsurance pool is 
that the Government runs as a cost neutral (over time) reinsurer and can offer reduced price 
reinsurance to private insurers. The reinsurer still needs to price premiums based on risk and given 
the recent flooding events they would still need to charge a high reinsurance premium to insurers.  

 
We suggest if the CBD must stay where it is for the next 20 years, then the ACCC recommendation of a direct 
subsidy would be the best option for people in the CBD to obtain insurance. However, we highly recommend 

 
 
9 Northern Australia Insurance Inquiry - Final Report - 30 November 2020.pdf (accc.gov.au) 
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relocating the CBD earlier to reduce risk and allow people to afford and have access to private market 
insurance.  
 
We also suggest the Council completes a thorough social and economic analysis of the options for relocating 
the CBD and take into account such factors that would need to be considered to keep the CBD where it is 
such as the cost for mitigation, cost of ongoing insurance subsidies/reinsurance pool, and then future cost 
when it relocates to new land. We suggest a thorough analysis is completed to highlight all the costs and 
benefits of a delayed relocation.  
 
Recommendations 3,4,5,6 and 7: We support. 
 
Additional comments 
 

 Ensure land planning controls are reviewed - Land use planning, development controls and 
building standards are the most effective tools available to reduce the impact of flooding across 
Australia. The decisions that govern how flood prone land is developed now will continue to impact 
the resilience of Lismore for generations to come. We believe the first step to protect at risk areas is 
to have a requirement for land planning and building codes to consider natural disaster resilience and 
natural disaster risk now, and into the future. 
 

 Make flood mapping and risk data available to people in Lismore – Although most people in 
Lismore are acutely aware of what risks they face now; we suggest that in the future, this information 
is made available to people who move into the area. We believe on a national level, accurate flood 
data should be open and accessible for all households and businesses. On a local level, the Council 
could also consider how they communicate flood risks to any new residents in their city.  
 

 Preparation – household preparation for flooding and evacuation is key to staying safe in a flood 
emergency. At IAG we have worked with the Australian Red Cross to develop the Get Prepared app. 
It is a simple, easy to use app that helps people access information and tools to complete an 
emergency plan on their phone. The app can help people prepare for emergencies by storing key 
contacts and emergency actions in one place. It is available for download on the RedCross webpage 
https://www.redcross.org.au/emergencies/prepare/get-prepared-app/ 
 
 

IAG welcomes the opportunity to provide a submission to the Lismore City Council Land Use Management 
Strategy Review. We would be delighted to discuss the issues raised in this submission in more detail. 
Please contact Naomi Graham, Principal Public Policy, and Industry Affairs at naomi.graham@iag.com.au 
 
 
Sincerely, 
 
 
 
Julie Batch  
Group Executive  
Direct Insurance Australia 
IAG 
 


