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If gentrification is defined bihe combination oimarked revalorisation of landlisplacement of the
occupantsand congquentclass transitio, how are we to understand thiedevelopment of the
Melbourne dock? land uses were transformedrom low-value industrial to highest and best office/
residential/retail and sale pricestarted at twice the metropolitan medianThe dock workersare
gone,with the massive restruct@redeploying some of themsiownstream But what to make of the
change in class charact®nequarter of the apartments at Melbourne Docklands an®ccupied
andothers arecrammedwith studentspaying exrbitant rents Drug busts andie occasional dead
body arelending the area a distinctlyoir feel. Recent #orts by the state development authorityhe
City of Melbourn@nd a Docklands developgr2 W ¢ gre@ihciisGg@eshat the first round of
NBE ISy SNI (A 2 guiteRhk degireniesul®s SodldAtgrbidentinitiative be considered
secondattempt at state-spansored gentrification, or ithe transformation of Docklands a different
process altogether?

Gentrification generalised

Thegenerally accepted;ontemporary definition of § y i NA F A O pradhcBioyi of spiace oK S
pr2 ANBAaADSE & Y AHEwdrtF, 2002083 YRiecifidzilyStheEpgocess identified by
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three features: thaevalorisation of landcl?2 @ dzZNB 2 T { Y A { K Q a), displademepiof m dhpc 8

its formeroccupants and/ouse valus (Marcuse 1985anda conspicuoudransition inclass

character(Lees et al 2008The termis applied taresidential transformation and its commercial and

retail equivalentsRose 1996; Zukin 199&hdinvolves adaptive reuse of old buildingandthe
introduction of new buildDavidson and Lees 200&ven where there is no direct displacement,
regenerationthat resuts in land value increases ahiyjherreturn land usesan beconsidered
gentrification.As Smitharguedin 2002 the expansion andeneralisition of gentrificationinvolves
governments assistingrivateinvestorsinto higherrisk quarters wheresometimesthere are no
prior occupantsRedevelopmentof public housing estatelsy construcing private housingn their
grounds for example, oof industrid areasthroughrezoningto mixed usesignificantlyincreags
the exchange valuef these areasind changestheir sociceconomic composition.

Kipfer and Petrunig2009), Slater (2006) anDavidson and Led2005 among others argue that
changessuch as thesabsolutely constitute gentrificatigmotwithstandingthe absence oflirect

displacement. Téy draw onMarcuse @1985)useof the termWS E Of dz&d A 2 vy | NdrefdRA & LX | OS

to the exclusion ofow-income peopldrom a place they might have lived in (or worked or shopped)

had the placenot become gentrifiedseeShaw and Hagemans 2015 for moretbis discussion

In this context, how shouldie consideMelbourneDocKands and theentirely transformedclass
characterfrom its former use as working docRS he docksvere movedto the mouth of the Yarra
Riverthroughout the 1980spartly because ofltangingshippingtechnologiesand partly because
the land closer to the city centre was such high potentialalue. By the early 1990se vacated
landwasstill zoned industrial and in public ownershiale to the private sector andubsequent
rezonirg encouraged ighest and bestise which wasluly delivered in the form ahe globally
formulaicoffice/residential/retailmix. The offerings were uniformly higknt, with commercial and
residentialsales andentsstarting atmore than twice themetropolitan medianBy any measure
thiswasa substantiatapitalisation on the rent gap.
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The dock workers/ere gone by the timéhe land salesverelét NI yal OG0 SR> odzi AdGQa
much of a stretch to think of them as having been displaced innteedsts of this recapitalisation.

Ly Ftye S@Syisz W$RNDdarS0AY ly Igdvanty faitritvalud Bcredsgd) dearly
holds. So the second criterion for judging Docklands as gentrified is satisfied.

It was certainly the intent of thegditicians, the development corporation, the developers and the

marketersto presentDO]1 f I YRa +a (KS @S NHESMkhT396 Bronfionat WO | &

literature referred to thed O NB | (i kagerfronBspectacular. An urbamasis. A modern manl
(VicUrban 2005).
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wasteland into one of the most stunning city waterfront precincts in the world todég{rban2005)

But below the shimmering bluelwii SNBR 2 F G KS | NI A Zthet darkedBag golngi A 2 y & =

on.
Docklands described

Melbourne Docklands is dza G NJ £ A I Q & nefval Mdk& & dovedzbidarey AN Bectares
and, according to the development authority, will have absorl$dd.5 billionof private investment
with 20,000 residents and 60,000 workens completion(Places Victoria 2015).

The2011Australian Bureau of Statistics (AB®nsus counted 5,789 residetsDocklands$n 4,006
dwellings. A recent demographic profitg City of Melbourne (2013) showele median personal
weekly incomeo be $1,060, compared with $711 in the broadaunicipality By2014 there were
5,272 apartments756,059sqm of commercial and retail spaa@nd53,268workers(City of
Melbourne 204). The top three industries aréniance andnsurance businessservices and pblic
administration andsafety (City of Melbourne 2014).

Figure 1 shows apartment sale prices at Docklands. Apart from a few exceptions, ihegimea
standard minimunof $400,000.In 20@®-3, when sales begaithe median price was $800,000.

Figurel. Apartment sale priceat Docklands19922014(source: [Ral Estate Institute of Victoria database)
Docklands: Apartment Sale Price 1992-2014
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This can be compared to sale prices in otierasof Melbourne.Figure2 shows apartment sale
prices in and around Fitzroy Stre&t Kilda, which can be consideraue of the moregentrified
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parts of the inner cityThe standard minimum is $100,008200,000, thouglit is increasing. Around
2003, the median apartment price asa bit below$400,000¢ half that of Docklands

Figure 2. Apartment sale prices in and around Fitzroy Street, St Kilda2029%source: REIV database)

Fitzroy Street St Kilda and surrounds: Apartment Sale Price 1992-2014
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Figure3 shows the areas in and around Gertrude and Johnston Streets in Fiathyof which are
gentrifying Theyalsomaintain a standard minimuraf $100,000- $200,000 Around 20@, the
medianapartment price was $400,000

Figure3. Apartment sale prices in and around Gertrude and Johnston Streets, Fitzroy2099gource: REIV
database)

Gertrude Street and surrounds: Apartment Sale Price 1992-2014
] - .
1,400,000
1,200,000
1,000,000
P ]
8 ]
-2 800,000
£ 4
<Q 3
& 600,000 -
400,000
4
200,000 5
o
S
Date of Sale
Johnston Street and surrounds: Apartment Sale Price 1992-2014
] - .
14000004 | o S 5 s s ¥
] g :, .’¢ "
3 . . e E . .
120,000 s . o e . e e, :
4 * *
T . M . ‘:wo.‘ w * o3 Pere e .‘:0 . g Sy
(bl 4 . . . *” B e P . LR :‘
. TR % Wt e | 1 B Ol R
%
L 800000 . IS R e e e TR, O R Ny O
] 5 o Set o ve :
v I O T I A A tn e T N 8 TR YIRE
2 ] i ¥ . (RO . e ~ 73 L&A R RA
& 600,000 . . § . & o i oot ’§ p
il - : ‘. 7’. ”,’ . P30, &
I *3 P LY R + 3 Y G te
] vo 04 °, R XIE RIS (S AES
400,000 *p g0 4 203008 o0 ol o
P8 3 R PRI 33 X0, K02 7 TAL o
1% 2ty &2 .“.0 .‘\2.’ '\¥ RO Pt .:“.‘§!n K e, .
3 Tt N od Y Oy 2D 2 o 0 e . % - + . i *
LR Rtk P AT LB T TR IR T e e LT T e W]
] b4 . e s » » . * .
1 . b N I . . . % .
0 T T T T T T T 1 T T T T T T T T T T T T T T
3 $H S\ S ) N 33 N2 Q & N .3 J &} X 2
ARG A N S R M. M I G R I I G e
Date of Sale




State of Australian Cities Conference 2015

DoO | f I gvRiGrisatioNJ

In 20, Docklands apartmergaleprices started at twice t priceof apartments intwo gentrified

or gentrifying areas of inneMelbourne.Unlike in St Kildaand Fitzroythough, where median prices
havemaintained asteadyupward trajectory, median prices at Docklands, right fromlleginning

went into aslow declineAs early as 2004he Real Estate Institute of Victomdserved thathe first
re-sales of Docklands apartments were not reaching their original pifceperty advisordegan
NEO2YYSYRAY3 3l Ayald Ay@SadyYSyd LINRBLISNIASa i
apartment for $715,000 against a purchase price of about $900,000 in latec20Qiks of about 20
LISNOSy G SEOf dzZRAYBLO2aGaé¢ 0621 1StAYy wunnn

Not everpne heeded this advice. In 23, only 24 percenbf the dwellingsvere owneroccupied.
Rental dwellings accounted for 43 percent, with the renradr33 percentinoccupiedCity of
Melbourne 2013) Some of tkse empty apartments gre newly onstructed andas yetunsold, and
because data is not collected on occupancy other than the five yearly ABS ¢evisich is not a
particularly reliable measure as it captures only one night in the censug; yeiardifficult to
determinepreciselyhow many investment properties anggurchased butnainlyunoccupied and not
for leaseon the rental market. However, methods suchexsminingwater NB (i | us&gé daa Q
allow rates ofwater consumptiorto be used as a proxy to determine vacant dwellinfisemost
recent research on this basis puts thember ofunoccupied dwellingat Docklandsat 27 percent
(Cashmore 2014TheABS 2011 gwsus put the unoccupied rate Brocklandsat 17 percentthe
2006 census had it &3.4percent (City of Melbourne 2013; 2008). ¢esns safe to concludiat up
to three-quarters of the apartments at Docklands are investment propertiesthadas many as
one-third of theseare emptyor, at best, short term rentals

Notwithstanding the dcline in sale priceshe rental returnson investment propertiegare high and
constant Figure 4 shows rental dafeom 2001.

Figure 4 Rental data at Docklands, 202014 (source: REIV database)
Docklands: Apartment Rent Price 2002-2014
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With a few exceptions, rents at Docklands maintain a déd minimum of around $400 per week.
The median rent is just below $600 per week.

1 The REIV database relies on real estate agents entering sale price and rental data. We can only presume that
the agent who handled the original sale that Wakelin refers to neglected to record it. The database is however
the mostcomprehensivesource of poperty data in Victoria.
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Thisdata can be compared with rents in the region of Fitzroy, Collingwood and Abbotsford for the
same period (figure 5).

Figure 5. Rental data at Fitzroy, Collingwood Abbdotsford, 200114 (source: REIV database)

Again, the pattern is clear: rents Fitzroy, Collingwood and Abbotsfostart at around half that of
Docklandsat $200 per weekAnd again, unlike at Docklands, rents are increasimthe early 2000s
the median rent inFitzroy, Collingwood and Abbotsfondhas half that of Docklands, at $300 per
week, but thedifferenceis clogng.

Clearly the redevelopment of Docklands constitutes a significant revaloriszitibe landand
deliveredsubstantial profitgo the original developers who capitalised on the rent gap. Indeed, the

sums paid to the state government by the first developers were in some cases well below even the
unimproved value of the land at the timespresenting really significant profits for tmefor more

on that story see Shaw 2012). They were the bigwintgidzf t Ay3 2FF a2YSOGKAy3 (K
investor sincéhas beerable torepeat.

Displacementfrom Docklands

Those who were most disadvantaged by the redevelopment were of course tlookensrkers who

lost their jobs in the restructure of the shipping industry. This cannot be attributed entirely to the
revalorisation of Docklands but neither is it unrelat@ther uses in thénterim period,between the

functioning docks and the redevéldy Sy 102 Ay Of dzZRSR Fdz2NYy A 1 dzZNS RS&AA3TAYy |
studios, circus and theatre performances in the old warehoumsed rave parties. These uses, most

of which were informal, and the socialtyeated use valuesf the deindustrialised lanat that time

¢ alternative ussthat tapped into and helped fuel St 6 2 dzhedirgyuliural productvity ¢ were

also displaced.
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Industrial work is long goneonly 3 percent of the workers at Docklands are labouyrersd these

are on the construction siteCity of Melbourne 2013). Professional/managerial positions count for

more than half the new jobs, and another 23 percent are clerical and admin workers.

Of theresidents, according to the 2013 City of Melboud@mographic profileDocklands has the
third highest proportion of peple earning a personal inconw more than $1250 per week (33
percen), behind only East Melbourne (@&rcen) and South Yarrg85 percent) ¢ the two richest




