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Abstract
The current study is set in the Melbourne suburb of St Kilda in the City of Port
Phillip. St Kilda is an iconic Australian place name and has about it an individuality;
it is bohemian, culturally and ethnically diverse and very mixed socio-economically.
Nowadays however, that socio-economic mix at the low income end is under threat
from gentrification and a real estate boom that has driven affordability to record
lows, making home ownership and many rentals in the area only available to the
upper middle class and above.
As part of an ongoing affordable housing strategy, in 1996 the local council
commenced its most ambitious project, the development of a surplus council depot
site. This was to be a demonstration project of cutting edge ecologically sustainable
design built into a housing development with a salt and pepper mix of affordable
social housing and private dwellings with a range of price points.
As the project evolved it became apparent it was going to be unprecedented at the
local government level. The council master planned the site then entered a form of
joint venture with a private developer. The developer took possession of the site but
payment to council was largely in the form of housing units, purpose built to council
requirements.
This research was an evaluation of that project from first conception to postoccupancy. Using a social constructionist perspective to critique and give insight
into the project, the people and the political milieu, the aim was to determine
whether council‟s approach represented a successful model for the delivery of
affordable housing in the inner city, and if so, was the model transferable to other
councils and other site specific situations. Once the planning commenced it was
soon discovered that a hoped for mix of affordable entry points was not financially
viable. As such, the study was an evaluation of the generation of community and
some public housing.
For the evaluation to be complete, the study has necessarily been wide ranging in
its exploration, including: political complexities; conceptualisation and master
planning; risk; finance; and post-occupancy analysis.
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The findings of the study suggest the model was robust and financially successful
for council. The basic elements were considered transferable, but many lessons
were learnt that would most likely alter how this or any other council might
approach a similar project in the future.

ii

Acknowledgements
I would like to acknowledge the contribution made by a number of individuals and
institutions for their support, assistance and encouragement during this research.
First and foremost must be my thanks to Professor Terry Burke from Swinburne
Institute for Social Research as my principal supervisor. His guidance and ready
availability to discuss, argue and critique my thoughts and this work through their
many evolutionary stages has been both encouraging and invaluable. Similarly I
thank Associate Professor Kath Hulse from the SISR for stepping in to give a
thorough and constructive critique of the penultimate draft of this work in the
absence of my second supervisor. Also from the SISR I thank David Hudson for his
editorial expertise.
In addition to the above, acknowledgement must be given to the City of Port Phillip,
and particularly Mr Gary Spivak who acted as their representative for this Australian
Research Council Linkage research project. Gary‟s insight into the project and
support for my research was outstanding. He gave willingly of his time and inside
knowledge through regular meetings, telephone conversations and emails.
I would also like to acknowledge the financial support I received through a
Commonwealth Australian Postgraduate Award (Industry) scholarship to which the
City of Port Phillip contributed, and a top-up scholarship from the Australian Housing
and Urban Research Institute (AHURI). AHURI further contributed to the research
through a series of annual postgraduate symposia where other postgraduate
housing students were able to mix with academics to share their ideas and have
their research critiqued.
Quite a number of busy individuals willingly gave of their time to be interviewed and
the findings of this research would have been meaningless without their
contributions, so I thank them and their organisations.
Finally, I acknowledge the unconditional support given to me by my wife Margaret
who has had to tolerate a lot throughout this process.

iii

Student Declaration
I declare that this thesis:
contains no material which has been accepted for the award to the
candidate of any other degree or diploma, except where due reference is
made in the text of the thesis;
to the best of my knowledge contains no material previously published or
written by another person except where due reference is made in the text of
the thesis;
where the work is based on joint research or publications, discloses the
relative contributions of the respective workers or authors;
David Hudson of Swinburne Institute for Social Research proof read the
thesis and suggested various grammatical or punctuation changes.

__________________________

____/____/_______

Ron Aspin

iv

Table of Contents
Abstract ____________________________________________________ i
Acknowledgements __________________________________________ iii
Student Declaration__________________________________________ iv
Table of Contents ____________________________________________ v
Index of Figures ____________________________________________ ix
Index of Tables _____________________________________________ xi
Chapter 1___________________________________________________1
Overview of Research Themes and Design _________________________1
Research design _____________________________________________________ 5
Methods ________________________________________________________ 11
Theoretical approach ______________________________________________ 12
The thesis overview _________________________________________________ 19

Chapter 2__________________________________________________23
Government and Markets – A Socio-Political Context _______________23
Introduction _______________________________________________________ 23
The rise of economic liberalism _______________________________________ 25
Economic liberalism and the welfare state ______________________________ 27
Economic liberalism and the private funding of infrastructure ______________ 37
Gentrification and housing affordability as drivers of a housing strategy ____ 43
Economic liberalism and community housing ____________________________ 49
Conclusion ________________________________________________________ 53

Chapter 3__________________________________________________56
The Case Study: Background and Introduction_____________________56
v

The City of Port Phillip _______________________________________________ 58
A snapshot of St Kilda _____________________________________________ 60
Local housing activism in St Kilda ___________________________________ 64
Finding a role for local government in social housing ______________________ 65
The formation of Port Phillip Housing Association _______________________ 69
The case study – Inkerman Oasis residential development _________________ 72
History of the site _________________________________________________ 73
The evolution of a project __________________________________________ 75
Conclusion ________________________________________________________ 84

Chapter 4__________________________________________________87
Conceptualisation, Master Planning and Risk _____________________87
Introduction _______________________________________________________ 87
Local government, risk and partnerships ________________________________ 87
Legislative frameworks and guidelines for risk management _____________ 91
Risk management at state government level ____________________________ 92
The nature of risk ___________________________________________________ 93
Consultants and risk assessment ____________________________________ 97
Risk allocation _____________________________________________________ 98

The state, the market and local area partnerships _________________101
The evolution of a development model ________________________________ 106
Evaluating development options ____________________________________ 107
Balancing control and risk _________________________________________ 109
Tendering ______________________________________________________ 111
Conclusion _______________________________________________________ 115

Chapter 5_________________________________________________117
Finance __________________________________________________117
Financing the vision ________________________________________________ 118
The historical and political context __________________________________ 118
Funding the feasibility study and master plan _________________________ 120
vi

The role of the state ______________________________________________ 124
Other funding sources ____________________________________________ 128
Controlling costs _________________________________________________ 130
Private funding and partnerships _____________________________________ 132
Contract of sale and financing _____________________________________ 134
The cost of unforeseen risk: construction, Henry Kaye and market changes 135
The bottom line ___________________________________________________ 144
Socio-political explanations __________________________________________ 148
Conclusions ____________________________________________________ 149

Chapter 6_________________________________________________152
Stakeholders’ Insights _______________________________________152
Local resident and business surveys __________________________________ 153
Project specific stakeholder interviews ________________________________ 159
Relationship with the state ________________________________________ 159
Land use _______________________________________________________ 160
Project management _____________________________________________ 161
The project model _______________________________________________ 165
Outcomes ______________________________________________________ 168
Interviewees‟ perspectives of lessons learnt __________________________ 174
Post-occupancy survey______________________________________________ 178
Conclusion _______________________________________________________ 184

Chapter 7_________________________________________________185
A Local Government Approach to Achieving Affordable Housing in the
Inner City ________________________________________________185
Introduction ______________________________________________________ 185
Research objectives ________________________________________________ 187
Limitations of the study _____________________________________________ 191
Researcher bias ___________________________________________________ 192
Final analysis _____________________________________________________ 194
vii

Politics and the economy __________________________________________ 196
Local area politics _______________________________________________ 198
The role of market forces _________________________________________ 199
Model characteristics and transference ______________________________ 199
Theory and power ________________________________________________ 201
Theory and the role of the individual ________________________________ 202
Future directions __________________________________________________ 203
Final thoughts _____________________________________________________ 204

References ________________________________________________206
Appendix 1__________________________________________________1
Appendix 2__________________________________________________6
Appendix 3__________________________________________________8
Appendix 4_________________________________________________11
Appendix 5_________________________________________________24
Appendix 6_________________________________________________25
Appendix 7_________________________________________________34
Appendix 8_________________________________________________49
Appendix 9_________________________________________________52
Summary of local business interviews __________________________________ 52

Appendix 10________________________________________________55
Appendix 11________________________________________________70
Chronology of the Project Evolution, 1995 – 2005. _______________________ 70

Appendix 12________________________________________________73
Definitions of Terms Related to Affordability _____________________________ 73

Appendix 13________________________________________________76

viii

Index of Figures
Page
Figure 1.1

Locating the City of Port Phillip

3

Figure 1.2

Basic design for the case study

9

Figure 1.3

Schematic representation of the contextual environment
of the study

Figure 2.1

Real government expenditure on CSHA assistance and
CRA (1995-96 dollars)

10

31

Figure 2.2a

St Kilda occupations percentage change, 1971-2001

35

Figure 2.2b

Greater Melbourne occupations

35

Figure 2.3

Public and private economic infrastructure expenditure,
Victoria (1990 dollars)

Figure 2.4

Cheapest rental as percentage of income for three low
income groups, Melbourne, 1989-99

Figure 2.5

Changes in housing purchase affordability in St Kilda,
1988-2006 (constant dollars)

Figure 2.6

41

45

47

Median rents in St Kilda expressed as a percentage of
average weekly male earnings, 1987-2006 (constant

48

dollars)
Figure 3.1

Map showing the City of Port Phillip, St Kilda boundary
and Inkerman Oasis

Figure 3.2

An unrestored cottage stands in stark contrast next to a
modern contemporary house

58

59

Figure 3.3

A faithfully restored cottage

60

Figure 3.4

The 1960s-70s style two storey walk up

60

Figure 3.5

A St Kilda mansion converted to flats

61

ix

Figure 3.6

Cartoon highlighting the loss of diversity due to
gentrification

63

Figure 3.7

Mandalay flats

65

Figure 3.8

Esplanade Hotel

65

Figure 3.9

Artist‟s impression of the D‟LUX apartment complex

72

Figure 3.10

Inkerman Street council depot as it was just prior to
reclamation works

74

Figure 3.11

The recycled „Destructor‟ building

75

Figure 3.12

Blanche Street walkway looking west

79

Figure 3.13

Completed buildings showing the elderly persons wing

81

Figure 4.1

Two cartoons typifying the concept that the private
sector benefits from PPPs

Figure 4.2

Multiple relationships in the Inkerman Oasis project with
the City of Port Phillip as the locus

Figure 5.1

Median purchase and rental price for units in St Kilda,
1990-2004

Figure 5.2

Henry Kaye teaching a naïve property investor about
property rip-offs

Figure 5.3

Median unit prices in St Kilda postcode 3182 and the
Melbourne metropolitan area, 1988-2004

Figure 6.1

Local resident survey area and construction site

Figure 6.2

Examples of integrated art found on the Inkerman Oasis
site

Figure 6.3.

Inkerman Oasis sustainable design features

x

89/90

102

136

141

148
155
170
172

Index of Tables
Table 2.1

Public housing as percentage of total occupied private

31

dwellings in St Kilda, 1971-2001
Table 2.2

Changes in income, and median rent, unit and house

36

prices in St Kilda, 1994-2003
Table 2.3

Share of total economic infrastructure outlays by the

38

public and private sectors within Australia, 1987 and
2004
Table 2.4

Rooming house numbers in St Kilda, 1954-2003

49

Table 3.1

Percentage of occupied private dwellings under rental

62

tenure for the St Kilda statistical local area, 19712001
Table 4.1

List of consultant types used by CoPP during

98

conceptualisation stage
Table 5.1

Timeline comparing construction dates and median

138

unit prices with Henry Kaye events
Table 6.1

Key project design objectives

171

Table 6.2

Community tenant questions concerning affordability.

183

xi

