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Part | Socia and Affordable Housing Framework 2006 - 2009

Introduction

The City of Melbourne acknowledges that affordable housing has arole in contributing to
socialy and economically sustainable cities. Affordable housing provides people with choice and
opportunity, and ensures that cities are inclusive and equitable. Housing affordability is more than
simply about providing accommodation; it reflects how local government operates, engages with
and provides for its constituents. Without the stability provided by affordable housing local
househol ds cannot access employment, education, health, transport and other services.

Healthy local communities have a diverse range of households with different incomes — this
diversity is what makes communities vibrant and sustainable. En thereis affordable
housing in the City of Melbourneis an essentia action for Col il its goals of athriving,
diverse and sustainable city.

The City of Melbourne can improve availability of
and accessible housing for al people in recogniti
socialy, economically and environmentally sustainabl

The underpinning principles are that:
1 Housing isabasic human need that ca

wellbeing;

2 ion, physical ability or sexua
preference hasaright te to enable their participation in
community life;

Affordable housi 1 i &5 ble to appropriate services and facilities for

2 development and maintenance of community diversity
d Affordable Housing Framework, to encourage social

municipality.

Council’sam isto improve access to arange of housing options across the municipality for
households that cannot secure appropriate housing, whether due to design, cost, quality or
location.



Objectives

To expand the amount and mix of social and affordable housing options within the City will:
Build socid capitd;

Encourage community harmony, social integration and inclusion;

Support economic vitality;

Encourage equitable access to the City’s resources and facilities;

Integrate social, urban and environmental planning; and

Support, promote and develop partnerships with State government, non —government
organizations and the private sector for improved housing outcomes.
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Responsibility for Implementation and Monitoring

The Community Services Group of City of Melbourne has respoj
implementation and monitoring of the Framework.

ity for oversight of the

Strategies and Outcomes

The strategies and outcomes outlined below have
that Melbourne City Council has committed to for im i nal Housing
Satement 2005 and dign with City Plan 2005— 09 whi
inclusive and engaging city, and an innayati

The Social and Affordable Housing Fra ‘ 7 ge of best practice
solutions and identifies five mechanisms th Y i ilitate the provision of
social and affordable housing:

A number of strategies are proposed, linked to each of the five key mechanismsidentified above
to achieve Council siongand goals as stated in City Plan 2005 -2009 and the Inner Regional
Housing Statement 20

Rationale

The isswes facing the City of Melbourne in 2006 are the following:

Continuing decline in affordable housing stock as a proportion of al housing in the
municipality. Thisis reflected in market increases in rental and purchase price and in the
reduced supply of low-cost accommodation and socia housing. The challenge of
maintaining Council's longstanding support for residential diversity in light of such pressures
requires planned involvement and intervention in the housing market;



Changes have occurred in Commonwealth and State government policy environments
characterised by increased targeting of services, devolution of responsibility for affordable
housing outcomes and limited resources to respond to increasing demands for assistance.
Reduced access to income support, employment, education and training, public housing and a
range of other socia support services as aresult of these policy changes has increased the

vulnerability of individuals, and families and consequently increased pressure on community
cohesion;

Thereis potential for increased socia exclusion for individuals and groups who have ahigh
priority need for access to safe and affordable housing and related support services;

Thereisincreasing disparity within the City’s neighbourhoods in terms of socio-economic
advantage, access to recreation, social and cultural activitiesand support services.
The neighbourhoods of Kensington and Carlton are hometo a proportion of people on
very low incomes compared with an increasingly aff luent f Southbank, Docklands,
East Melbourne and the CBD; and,

Council recognises that those who are most margi erms of accessto
appropriate housing will benefit from compreh ving quality of
life. By enhancing the housing and supports i
possible to tackle community issues and strength

Definitions
To encourage awhole of Council approachto and affordable housing
across dl policy areas within Council the SoGia ing Framework 2006 - 2009

Well |ocated housing, app! a/given household, Wherethe cost (whether
mortgage r

Exceeding sehol ds under housing stress, parti cularly in the lower 40%
of the

Social HOU:

Not-for -profit d managed for the primary purpose of meeting social objectives
such as affordabl € onsible management, security of tenure and good location in

relation to emplo

: Vices. The term encompasses public housing and includes housing
owned or managed by

community.



Part I| Background

I ntroduction

Affordable housing plays a key role in contributing to socialy and economically sustainable
cities; affordable housing provides people with choice and opportunity, and ensures that cities are
inclusive and fair for people from dl socio - economic levels. Housing affordability is more than
simply about providing accommodation. The availability, location, cost, size and design of
housing have significant influences on how a society operates, engages with and provides for its
constituents. Without the stability provided by affordable housing local households cannot access
employment, health, transport and other services. There can be impacts on local industries such as
manufacturing, retail and hospitability services that rely on lower paid or a casud, part-time
workforce. There are clear economic and socia advantages for work ese industrieswhen
housing is located near to their employment.

Vibrant and sustainable loca communities have adiverser |ds with different
incomes— this diversity profile is at the heart of Council’ i age the City’'s

Despite the fundamental importance of housing affordabi
wellbeing, affordability has become proly i
city areas with pricesincreasing closer to
people with lower incomes.

resident and community
increase, particularly in inner
cing housing options for

Loss of social divers 7 i ognized in the Inner Regional Housing
Satement 2005 asthe 1 hiousehol ds, those requiring crisis

2001 — 2004 and
from 2006 — 2009

elop a Social and Affordable Housing Framework for the next three years
eCts current needs, trends and opportunities.

Importance of SOcial and Affordable Housing

As housing for low income individuals and families becomes less affordable local communities
develop enclaves of advantage and disadvantage, resulting in social and geographic segregation
in and between suburbs.

Promoting and working to retain housing affordability within and across a municipdity is
relevant to any locd government. The impacts of inadequate supply and loss of affordable
housing fall into four dimensions: social; spatial; economic and environmental.



(1) Social dimension of high housing costs can result in:

1 High construction costs which force affordable housing to the fringe of municipalities in
areas of poor amenity; this can affect employment access and prospects, health and socia
connections,

2 Difficulty for social housing providers to acquire stock — particularly in areas close to
transport, education and health and community services which can result in socid
segregation, community breakdown and loss of connectedness; a further impact is the
substantial increase to the cost of delivering support services;

3 Financia hardship for low to moderate income households as families have limited funds to
pay essentia living cogts;

4 People being pushed out of their local communities, causing families to lose sociad and
community networks; and,

5 Overcrowding affecting the health and wellbeing of householder

(2) Spatial dimension relates to the creation of concentrations income householdsin areas

of high affordability and the corollary, higher income househ

this undermines social cohesion, cresting division or polarizat mmunity members
based on residential location. In turn this can lead to crig iors, and therise
of exclusive communities making it difficult for dive to thrive

s ) local area
aswell as support for a population that can sustain ava f € i ivitieS. This effects
the competitive advantage of businesses that need to attra ployees with particular skills.

(4) Environmental dimensionlinks envi
improvements in the construction of socid a
understanding of housing affordability recog
on-going living costs for householders, ensuri
= efficient use of insulation, building
orientation, high energye (rate aterials and appliances.

expenditure implications for local government
homel essness support systems, aswell as
of the community.

g to this problem relate to widening income inequality particularly
the real incomes of pe ho are renting. There is evidence that the real income of people who
are renting especialy in the lowest two income quintilesis falling behind the rest of the
population and failing to keep pace with inflation. Other important factors are limited public
housing opportunities and increasing numbers of sole person and sole parent households who are
particularly vulnerable to high housing cost burdens.




The following figure sets out the income ladder of housing choice benchmarks devel oped
by Swinburne Institute for Social Research (Burke 2004).

Figure 1: Thelncome Housing L adder

Household

or Personal Home Purchase Rental

Income
Can afford adwelling price of

$100,000 $580,000 Can afford rent below $770
Can afford adwelling price of

$90,000 $483.000 ford rent below $640
Can afforda dwelling price of

$80,000 $406,000 elow $540
Can afford adwelling price of

$70,000 $304,500 $405
Can afford adw

$60,000 $261.000 rent below $345
Can afford adwelling price of '

$50,000 $217500 Can afford rent below $290
Can afford adwelling price of

$40,000 $145,000 Can afford rent below $190
Can afford adwelling price of

$30,000 $109.000 Can afford rent below $145

LA .
cess public or community
. No affordable market Nothing affordable
an access public or community Nothing affordable

housing but still a problem once
allocated adwelling as (a) even at 25
per cent of income households will not

$10,000 have enough to live on and (b) the
rebated rent is not sufficient to achieve
viability for housing providers. No
affordable market provision

Source: T Burke (2004) Swinburne Institute of Social Research




The City of Mebourne has little private affordable housing stock in either rental or purchase
markets. The Inner Regional Housing Statement 2005 estimated that 17% of al private rental and
home purchasers are in housing stress using the measure of more than 25% of income on private
rent.

City of Mebourne Snapshot

The following information provides a snapshot of key demographic and housing characteristics
which impact on the availability and access to affordable housing in Melbourne. (See Appendix
One for Data Tables)

Housing development, particularly new dwellings proposed over the next ten yearsin the City is
expected to lead to a substantial increase in the population. However erage numbers of
persons occupying each dwelling will remain low, mainly one and person households.
(Appendix One: Table 1)

Population Summaries (Appendix One: Tables 1 and

1 Growthin 15 —29 years age group by 5% (199
associated with development of student apar

2 Magor growth aress. Southbank, CBD, Dockland
development; and

3 Household size will remain small, 1

45% to 2011,

The expected population growth is driven bygstude i ion and young adultsin
their late teens and early twenties seeking employme ities in the City. The City aso
atractsalarge numbq of S migrqnts priga S u_dyi ngin th_e CBD and

n by 5% across the municipaity and is
housing development in Southbank has led to a major
ent development haslead to population increases in the

the former onwedlth Games Village site. (Appendix One: Tables 2 and 3).

I ncome 1996—200 ppefidix One: Table 3)

6% decline in lowdncome; less than $200 per week households;

7% increase high income; more than $1,000 per week households;

Low income areas: Parkville, Carlton, North Melbourne and Kensington;

20% reduction in low income households in Kensington; reflecting increased gentrification;
12% increase in low income households in CBD; and

Docklands concentration of high income households, 62% over $800 per week.
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There is evidence of mgjor changes in the income levels of residents of the municipality. It is
notable that there is a significant decline in the population with income below $200 per week and
a corresponding growth in higher income households especialy for households earning $1,000
and over per week.

The concentration of lowest income households remains in Carlton and Parkville. This high
proportion of the population on low income is linked to the high proportion of fulltime students

who reside in these two areas due to their proximity to a number of tertiary institutions.

A substantid reduction in the number of people on lower incomes appears in Kensington, which
shows the number of households on the lowest income has reduced by amost half. Kensington
also has a significant increase in households earning more than $800 per week. This may be
linked to housing redevel opment both of public housing and new dev ents at Kensington
Banks and the redevel opment of existing housing stock. Interestin been anincrease
in low income households in the CBD which may be linked to t in student housing.
Docklands is one of the more affluent City of Melbourne subi %% of residents earning
more than $800 per week and a very small proportion, 9.39 $200 per week
(Appendix One: Table 4).

Private Rental Affordability (Appendix One: T

1 Median rents higher than Metropolitan mediansi
median rents higher than metropolitan median rents
1 bedroom flats by 41%
2 bedroom flat by 54%

2 bedroom house 22%
3 bedroom house 54%
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2 Median House pric&$470,300 in 2003, an increase of 135% 1993 —2003;

3 Maedian Unit pricevas $313,750 in 2003, an increase of 77% 1993 to 2003;

4 69% low income purchasers are in housing stress according to Inner Regional Housing
Satement 2005; and

5 Home purchase affordability declines with proximity to Central Melbourne.



Policy Context for Social and Affordable Housing Development

There has been areal decline in Commonwesdlth funding of public housing, alongside the
Victorian government’ s shifting of resources into a large-scale modernisation and estate renewal
program (Kensington and Carlton public housing redevelopments in the City of Melbourne).

The redirection of Commonwealth funding into private rent assistance has not been accompanied
by areview of the different costs of rental housing according to location. Rising house and land
prices have negatively influenced housing affordability. The category of affordable rental housing

supported by rent assistance has been pushed to middle and outer ring suburbs where lower value
rents properties are more available. However, this redirection to outer suburbs results in higher

transport costs and reduced access to services and employment for hou

The Victorian government has developed a solid policy framewor
affordable and social housing: Melbourne 2030-Planning for
Regional Housing Satement; State Planning Policy; Housin
development of the Office of Housing, housing associatiol

moting the development of
le Growth; the Inner

Affordable Housing Policy Framework. Moreover, i
generated incentives, subsidies or planning tools aimed

5 a comprehensive policy outline and actions
a@iegic response to housing within the

Asoutlined previoudly, the City of Melbourne has a solid basis for Council activitiesin relation
to affordable housing development and a number of opportunities have been identified for further
exploration.

Ensuring the continued availability of affordable housing is a key issue and challenge for many
municipalitiesin Australia and oversess. Like Melbourne, many municipalities recognize that
strong vibrant communities are created by ensuring a diversity of resident mix in terms of
lifestyle; cultural background; age variations, employment; education; and income levels. In order
to sustain avaried and rich community, municipalities all over the world have identified the need
to take a proactive gpproach to ensure a diverse range of housing in terms of style, character, size
and cost.
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Supply and demand incentives for development of affordable housing have been

developed in Australia and overseas. These incentives work to stimulate the devel opment

of affordable housing by reducing the cost of the development either at construction

phase or reducing ongoing costs. Figure 2 below provides a summary of these incentives.

Figure 2. Government Demand and Supply Affordable Housing Incentives

Supply incentive
Capital subsidies

Primary Provider
State & Federal
Government Local

Examples
? ? Socia Housing Innovations Project(
SHIP) - Victoria

Discounted land

State, Local Government

Density Bonus

Loca Government

Planning
Concessions/Trade
Offs(eg car parking)

Local Government

Land Tax exemption

State Government

Stamp Duty Exemption

State Governme

Inclusionary Zoning

State, Local Govern

Government Grants

g Associations— Victoria

? ? Housing Trusts. Non-profit Companies —

Port Phillip; Brisbane City and
Queensland

Examples

Commonwealth Rent Assistance

? ? Hume City Council waiveratesfor a
social housing provider

? ? YarraCity Council waive planning fees
for social housing developments

charitable status
including GST
exemption

Victorian Women’'s Housing Association land
purchase and construction GST exempt

Maintenance and
management support

Local Government

Macedon Ranges Shire
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A number of these incentives can be undertaken directly by local government. In other cases the
role of local government could be to advocate to State and Federal Government for development
of mechanisms, planning tools and incentives which will stimulate the provision of affordable
housing.

Council role in addressing housing issues

The development of Council’ s third Social and Affordable Housing strategy provides an
opportunity to build on past achievements, consolidate existing strategies and identify new
directions and initiatives which will improve the availability of sufficient affordable housing to
sustain adiverse, vbrant community.

Loca government can play a significant role and influence the directigfi@hbousing through
various mechanisms and processes. The following five key Councildinctions have been utilised
as the basis for developing strategies and actions for the Social ¢ ordable Housing

Framework 2006 — 2009:

1 Planning and Service development: Influencing

through the planning system; for example, de age diverdity in
2
3

opportunity to provide leadershif L

of desired housing outcomes; for ] i : about socid, affordable
4
5

housing aresas, coordl nating serwoes for
3ng such as rooming houses, and providing

Social and Affordablelousing Framework Strategies and Outcomes

The City of Melbou y'Plan 2005 - 09 identifies the Council vision for an inclusive and
engaging city and an inAOvative and vital business city. Future population projections indicate
significant growth in Melbourne and in particular an increase in the number of households. The
City of Melbourne aims to attract a diverse population which will enhance creation of a vibrant
and prosperous city.

The overdl goal and vision of the Social and Affordable Housing Framework is to ensure that
appropriate housing is available to meet the diverse needs of a population in terms of size, cogt,
location, safety and accessibility. The following Strategies and Outcomes provide the basis for
devel opment and implementation of arange of actions to achieve increased provision of socia
and affordable housing in the City of Melbourne.

12



1. Planning and Service Development

Strategy 1.1 Plan and develop opportunities for the creation of social and
affordable housing by community, private and public sector.

Outcomes

Provision of resources such as land and annual support to Melbourne Affordable Housing Inc.
(Inner City Housing Trust) will ensure the development of socid and affordable housing in the
City, and enable the housing association to investigate social housing development options
including conducting of feasibility studies.

Socia and affordable housing targets will be identified to provide imp
transparency for devel opers and monitoring of achievements.

or Council,

The City’ s vision, rationale and capacity to stimulate social an
be effectively communicated through forums held with the pri

le housing growth will
evelopers, financiers

of affordable housing projects and initiati

Outcomes
The type, location, design, density and af ili i the City will be influenced
by inclusion of the social and affordable he isi n the Municipal Strategic

Statement (M SS) and the Planning Scheme.

development of affordable and social housing stock will be improved through development of an
internal socia and affordable housing Working Group.

The City will create the capacity to take a whole of Council approach to development of
incentives and facilitate partnerships with private developers and social housing providers
through employment of a social and affordable housing devel opment officer.
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3. Advocacy, L eader ship and Education

Strategy 3.1 Advocate to all levels of government about the needs of current and
future residents for affordable housing and related support services.

Outcomes

The City’s capacity to promote socia and affordable housing devel opment and integrated tenant
support will improve through advocacy for changes to State and Federal government legidation.

Access to housing for low income households will be improved through advocacy for increased
Federal government commitment ard resourcing for public housing growth and private rental
subsidies.

Strategy 3.2 Utilise communication and promotion nities to raise

awareness of social and affordable housing issues:

Outcomes
A dynamic, vital, socia and economically sustai
increased awareness by key stakeholders and the gen an increase

An inclusive and engaging city will be a i in the availahility of socia
and affordable housing and increased com

Strategy 5. Ensure that housing and support services for residents in the
municipality are responsive and integrated

Outcome

Support services which are responsive and integrated with housing provide stability, and assist
people to improve their lives through services, including enhanced education and employment
opportunities, will be delivered at levels appropriate to community needs.
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Appendix One: Data relevant to Affordable and Social Housing

Table 1 Population projections and household size by suburbs

Household Househol Populaﬁo Household
Population Dwellingssize Population Dwelling Size Dwelling Size

Suburb 2001 2006 2011
Carlton 9,432 5,136 204 11510 6,741 8,014 2.03
CBD 7,698 5,494 1771 12929 9,746 11,186 1.77
Docklands 138 76 172 5,183 2.11
East Melbourne 3,774 2,185 1.85 4,736 1.84
Kensington 4,775 2,317 219 5,224 2.21
North Melbourne 7,038 3,501 2.05 8,414 , 2.06
Parkville 5,400 1,722 211 6,865 2,414 2.10
South Yarra - St Kilda
Road 5,404 3,186 1.79 3,272 1.80
Southbank 4,383 2,577 2.05 6,306 2.00
West Melbourne 2,631 1,018 23 1,719 2.25
City of Melbourne 50,673 272,212 1.98 86,162 48,200 1.97

Source: id consulting
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Table 2 Ageby Neighbourhood

1996 2001 1996 200Y4 1996 200 1996  2001Total
0-14 0-14 [15-29 15-29 30-44 30-44 |45-59 75+ 1996 2001 Change
Carlton 1094 1060 4015 5599 1810 210 287 9033 11047 22.30%
CBD 285 749 1400 6163 1798 146 224 7526 11678  55.17%
Docklands 0 115 0 786 0 0 58 0 2818
East Melbourne 365 324 1283 1174 1153 253 171 4871 3939 -19.13%
Kensington e 663 1081 1274 1169 116 129 4136 4312 4.26%
North & West
Melbourne 648 947 3283 4544 1843 284 343 8070 10434 29.29%
South Yarra - St
Kilda Road 391 411 2081 1621 556 498 6299 5415 -14.03%
Southbank 13 439 1224 3477 30 95 2239 6745 201.25%
Parkville 519 334 3300 3081 551 257 6386 5282 -17.29%
City of
Melbourne 4092 5287 17667 27668 y 2146 2220 45253 61670  36.28%
9.04% 8.56% 39.04% 44.86% 23.05% 21 7.20% 4.74% 3.60%
Source: id consulting
Table 3 Weekly Income by Neighbourh 19
$200- $600- $800- Not

Suburb <$200 $399 $599 $799 $999 $1000+ stated

2001% 19969 20019 200171996 % 20019 19969 20019 19969 20019 19969 2001% 19969
Carlton 32 43 2 110 11 8 7l 5 4 12 6 12| 12
CBD 2 9 1 11 8 8 8| 5 q 15 18 25 43
Docklands 1 6 11 9 7l 24 217
East Melbourne 12 2 10 11 12 13 11 10 9 1 29 17 16 20
Kensington 23 4:’3 13 15 12 13 12| 9 11 £ 22 6 I 1]
North Melbourne 26 33 20 17 11 14 10 9 7 g 15 7 10 14
Parkville 39 49 15 11 8 8 7 5 5 4 12 6 14 2]
Southbank 17 17 1 8 10 15 11 15 9 10 26 20 16 14
South Yarra-St Kilda
Rd 16 22 11 15 11 13 11 1 10 q 30 16 12| 14
West Melboumne 20 33 15 17| 11 14 9 9 7l g 14 7l 25 14
City of Melbourne 24 30 15 13 11 12 9 9 7 g 18 11 15 20

Source: MCC data NB: North & West Melbourne combined in 1996
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Table 4 Median Rents Rental Report September 2005

METRO
MELBOURNE

CITY OF
MELBOURNE

DIFFERNCE

Median Rental 2005
&

Median Rents 2005 $

1 bedroom flat 185 26]] 41.1%
2 bedroom flat 220 340 54.5%
2 bedroom 21.7%
house 230) 280

3 bedroom

house 220) 340

Source: Rental Report September 2005 Office of Housing, Department of Human ServiceS

Table 5 Private Rental Availability and Median Rent By Suburbs

1 bedroom flat

Median No.
No. available rental

Median No.
available rental
2 bedroom flat

Median Metro rental

Median No. Median

available rental

available rental
edreom house

$22(

City Of Melb Mediar 340
Carlton North Nil

Carlton Parkville 188

CBD St Kilda Road 448

East Melbourne 82

Kensington * 5 25 $315
North -West

Melbourne

Southbank -

Docklands 45 $368

* Kensington also includes Flemington
Source: Rental Report September 2005 Office of Housing

, Department of Human Services
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Table 6 Public Housing in the City of Melbourne by suburb 2000 — 2005

Year 2000 2001 2002 2003 2004 2005
Carlton 1054 1054 1049 1042 1042 1042
CBD 1 0 0 0 0 0
Docklands 0 0 0

East Melbourne 7 6 6

Kensington 651 651 581 283

North Melbourne 286 286 286 286

Parkville 0 0 0

South Yarra - St Kilda Road 0 0 0

Southbank 0 0 8

West Melbourne 39 39 39 39

Grand Total 2038 2036 1969 1664

Source: City of M elbourne Pathway Database

Table 7 Summary of Public Housing Stock (including leas

in the City of Melbourne

—
Housing stock type Jun99-00 Jun00-01  Jun01-02  Jun 02-03 Jun 03- 04 Jun 04 -05

Separate House 94 96
Semi-Detached House 14 13
Medium Density 233 241
Flat, Low-rise 490 532
Flat, High-rise 1,044 1,061
Movable Units 0 0
Rooming House 88 88
Other 6 6 4 4
Total 2,285 2291 2,218 2,080 1,967 2,035

Source: Summary of Housing Assistance Programs 2002 - 2003, & 2004-2005 Office of Housing, Department of Human Services Victoria, Melbourne
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Table 8 Dwelling Type and Median Costs by suburbs

Carlton CBD Docklands East Kensingto|North Melbourne | Parkville | Southbank South West City of
Melbourn n Yarra |Melbourn| Melbourne
e e

Number of dwellings 6,098 10,415 1,824 2,669 2,703 1,659 4,673 3,252 1,255 38,440
Most prominent housing [Residential Residential Residentia| Residential House of Residentiz Residential Residenti House or]  Residential
type apartments apartmenty apartmenty apartment| townhouse apartmentg townhouse| apartments

(59%) (70%) (100%) s (65%) (69%) apartment| (92%)| apartmen (55%) (68%)

s (67%, S (83%)

% public housing 17% 0% 0% 0%) 09 0% 0% 3% 5%)
Per cent of dwellings fully 19% 20% 30% 36% 30% 39% 35% 30%)
owned or being purchased
Per cent of dwellings 69% 549% 389 54% 46% 49% 58%
rented
Unoccupied dwellings 9% 15% 4% 13% 14% 694 11%
Median rent per week $220 $29( $330 $224 $270 $250]
Median mortgage per $1,330 $1,30d $1,500 $1,096 $1,300 $1,350
month

Source: Melbourne City Council CLUE 2004
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