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Notes from Meeting with Erwm Graf - 16 2 71
March 17, 1971 IR

Bigger bonuses for 1arger retail stores (junior department stores
approx1mate1y 40, 000 sq, ft. =~ in-one ‘store covenant so that
these will not subdivide). Erwin already has a tenant lined up

for the Anthony Horderns 31te (70 000 sq. ft. Junlor department ,

store)

Erwin Graf feels that no bonus is needed for small shops, while
a blgger bonus is needed for larger department type stores
which are lower rent payers. He also strongly believes that
retailing is a feasible proposition only on three floors,

Keith Campbell of Hookers has office space figures that were

—presented to Gorton,

& Réelewds, During 1969/70, |
6.1 million sq, ft. gross office space was commenced in Sydney
and North Sydney. However, the demand in these two areas is

.1, 7 million p,a,  As a result many of the large developments -
" will be postponed over I:the next 3/4 years because of the '

surplus supply. The meeting at which these figures were presented

was attended by Levy, Graf, Baker, Lew1s and Strasser.

- Higher densities should be encouraged in re31dent1a1 areas,

PR 5 : 1 outside the Central Spine, ' However, E, Graf believes.
that in order to encourage residential development within the
Central Spine, the relatlonshlp between office and re51dent1a1

g 1 49

Office development should be d1scouraged from the industrial

. zones accordmg to E. Graf.

Same base and maximum level should be set for the entire

County Centre zone. E. Graf:.concerned not with the bonus
' system, but rather the maximum level to which he can develop

any site.
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Re: Council's Strategic Plan for the City of Sydney.
Reference Letter 4/11/70 from Alderman Andrew Briger.

Dear Sir,

Thank you for the opportunity given to this Association to
contribute its views to assist the Council in the pPreparation
of its Strategic Plan. .

closely associated with the construction industry and, becausa
of the seasonal close down, we shall not have been able to
-+ complete ocur submission before‘Monday, January 1llth, 1971.

.. However, we are, as an Association, firmly of the view that
‘there should be an_involvement of all sections with interests
‘in the city, in an objective study and we look forward to
there being established machinery for a dynamic and constructive
interplay- between those responsible for planning and members of
this Association, all of whom are concerned in the financial
implementation of planning proposals. What we are seeking is
that there would be meaningful interchange between the planners

to the City Councii. The Association's views on certain of these
ﬂAES matters were set out in the letter of 23rd April, 1970 to the.
t_ - Right Honourable The Lord Mayor of Sydney, and the attachments
2 \
il

to that letter, .

will evolve in response to pressures of social and economic
growth. The topography of the City of Sydney and its

relatively small geographic size together with natural features
such as the harbour and environmental features such as the parks,
will influence the form of growth, and the commercial importance
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szt , alfecting the amenity of the OTTUL e
ang e, :

¢ i.ns of leasable floor space occasioncd i.-. el
;;rr;éCOrsr wider 1ift lobbies, more spaciousjtg;;;'yu
;;cilities and rest rooms, has an economic Pressupe,. », .,
reducing these amenities to a minimum, Under the ... .. "
system, any space given over to the§e faciiities is ﬁéiuﬁ
available for the earning of lease income. In a net flony
ratio, these aspects of design are freed of economic preg ...
in relation to annual and continuing return. With reforene
to the external facade, the Pressure to obtain the maximum
area within the boundaries of the owred land militate
the provision of external expression, which could wel] add

to the interest and variety of the city scope. Some of our
members have advised that,having instructed their consultants
to attempt to produce a building of greater interest and
architectural merit, and having been prepared.to spend some
additional capital to achieve this objective, have found in
carrying out final calculations, that the long term loss of
net leasable area has such an effect on the economic return,
as to force them, regretfully, to abandon this worthy desire.
In addition to the views set out in this letter and in the
letter of 23rd April, 1970 and attachments sent to the Right
Honourable The Lord Mayor, the Association has the matter of
the Strategic Plan under further study and will furnish
further views to Council as soon as possible. '
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THE PADDINGTON SOCIETY

s

R Box 99 Post Office, Paddington, New South Wales 2021

Progress Report No. 4 by the Paddington Society to the
Local Planning Scheme Committee of Woollahra Municipal
- Council on the preparation of a plan to preserve
Paddington as an area of special architectural and
historical interest. '

5.30 p.m. Tuesday, 8th December, 1969.

l.. This Report is to be read as a continuation of
Progress Report No. 1 dated 25th June, 1969,
- Progress Report No. 2 dated 19th August, 1969,
‘and Progress Report No. 3 dated 1llth November,
1969.

2, ° With this Report are the following drawings

- . embodying suggestions for the area to the east
.~ and west of the Oxford Street Neighbourhood

" Business Redevelopment Zone.

TR Dwg. 1 Amended - Preservation Area 40 chains to 1"
% ! Dwg. 2 Amended - Final Plan of '

Lo Redevelopment Zones 40' to 1"

% Dwg. 5 - Suggested Control

. Section (Building Envelope) for
Residential Redevelopment Zone.

- 3. As stated in the last Report we think that special
. - consideration must be given to the blocks fronting
Oxford Street (and at present occupied by shops)
to the east and west of the Neighbourhood
Business Redevelopment Zone. Special consideration
is necessary if change is to be encouraged in
- these areas with consequent change leading to the
- redevelopment of the Business Zone.

- At present these blocks are all zoned Residential
2G or Preservation Area. We are of the opinion
- however that these shops are not worthy of
. Preservation particularly if this would prevent
- the revitalisation and redevelopment of the
- shopping area in a more concentrated form as
- shown and described at Meeting No. 3.
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Therefore some form of residential redevelopment
of these areas would seem appropriate with a plot
ratio bonus to encourage this redevelopment to
happen. We do not think redevelopment of these
areas is likely under the present regqulations and

. plot ratio in the existing buildings are already

probably slightly in excess of this ratio.

-We therefore propose a special residential
.- redevelopment zone within the Preservation Area

which would have a maximum plot ratio of 2:1

“H,for sites in excess of 10,000 sq.ft. in area.

The overall form of the buildings which replace
the existing shops is regarded of great

- importance. We have therefore drawn a building

envelope section to fit the sort of development

which it is thought would be most desirable.
‘New buildings would not have to conform exactly
~to. the control envelope but would have to fit

within it and this would give considerable room
form.

The building envelope suggested aims to satisfy
the follow1ng conditions:

,é; . Keep the heights of new buildings fronting

the northern side of Oxford Street fairly
uniform and approximately the same as the
tallest buildings there at present;

"b;7 qkeep this new facade close to the street

and more or less continuous for the full
length (compare our previous recommendations
about the Paddington townscape character);

‘4""c;' break down thie height at the reer of these

-blocks to a height similar to that of the
existing terrace houses which they would
~adjoin.

- The extent of this Redevelopment Zone is shown

on Dwg. 1 Amended. We propose that new buildings

.would contain a mixture of flats and town houses
- of various sizes. 100% site coverage would be
- allowed provided balcony or roof terrace bays
~made up for the loss of open space at ground
-level (see Dwg. 5). :

veWe have also given con51derat10n to the other

two shopping areas in Paddington, Fiveways and

.the shops near the junction of Goodhope Street
‘and Oxford Street. : :

Eowe
Sow

-to the designer but still achieve the most desirable

4
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lLDlNG NERS AND @NAGERS SOCIATION OF AUSTRALIA LIMITED
/ / N.S.W. DIVISION ...P Z E :E ‘
50 Nicholson Street, St. Leonard Teloph 4392627 — 4392701 — 439-2620. g‘ :Z‘
Postal Address: Box 458, Post Office, Craws Nest, 2065. WM/(CW

27th January, 1971.

Urban Systems Corporation Pty. Ltd.,
2nd Floor,

M.L.C. Building,

Victoria Cross,

NORTH SYDNEY, 2060.

Dear Sirs,

I reply to your letter 7078/G5 dated 14th January, 1971 and with this
letter send copy of my letter of 23rd April, 1970 to the Lord Mayor and
copies of the papers sent with that letter.

In this office we hold several files of letters concerning the matters
which your Company is investigating for the Council of the City of
Sydney, ‘and thereforei suggest that one of your senior staff pay a
visit to me so that I can give to him—copies of papers as selected by
him.

Please telephone me in the afternoon at 439-2620.

Yours faithfully,

6C
PC L. Mok
) N EXECUTIVE DIRECTOR
s &
e
Encls. %& €3
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23rd April, 1970.

Dr. E.H. McDermott,

The Right Honorable the Lord Mayor of Sydn@y,
Council Chambers,

Town Hall,

Georgs Street,

SEYDMEY, 2000,

My Dear Lord Mavyor,

Centzal Business Dizitrict of Svdney

A3 Executive Diregtor of the Building Owners and Managers Assoclation
I write at the direction of my Executive on behalf of all members. We
request that the formulation of revised policies in regard to floor space
ratios and index numbers be deferred until the problems have been
studied in more depth by experienced professional and other psors

including some membere of my Assoclation.

To this letter I attach coples of a brief summary of the meeting held on
Tuesday, 14th April, 1972 at which you and some other Aldermen attended
to hear the views of soms owners and archiiscts. I also attach copies

of some papers and lsiters prepared previously in the hope that your
Council will not decide these matters without further investigation.

I propose to send copiles of this letter and the attachments to the daily
press and the building indusiry press - put wiil not do this if you advise
not to do s0.

Yours sincerely,

,
[
[ 3
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23rd April, 1970

- Dro EoHo f‘.ﬁ@ﬁ&m@_ﬁ,

The Right Henorable the Lord Mavor of Sydnev

Ettachments are as follows:-

1.

12 c&}pi&g of the Fresident's letisr of the 16th
May, 1969 to the Acting Minister for Local
Covernment

12 coples of the Intsrim Report io the Siate
Executlve by the Technical Commitise on the
8in July, 1569

12 coples of letters (two) from Mr. Powys to
kir. Morton of 14ih July, 1969

12 copies of memcrandum of the Lith July,
135% on tha recommended dafinition of nett

area

12 copies of “Floor Space Ratio fcr control of

" gsize of buildings in the Jity of Svdney?.

SRRV ITERTESE
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BUILDING OWNERS AND MANAGERS ASSOCIATION OF AUSTRALIA

16th May, 1969.

The Acting Minister for Local Government,
Local Government Department,

State Office Block,

Phillip Street,

SYDNEY. 2000

Dear Sir,

Proposed Ordinance - City Site Ratio

Further to the opportunity you so kindly afforded us to
obtain details of the proposed amendment to Clause 45 of the City
of Sydney Planning Scheme Ordinance relating to Floor Space Ratio,
this Association has under study those details of the Minister's
decision supplied to us by letter of 18th April, 1969.

A copy of the preliminary report of the Technical Committee
is enclosed.

The study is incomplete because of the relatively short time
that details of the proposal have been available to us, and we
should be grateful if you will consider this submission as an
interim report.

Its salient points are:-
| M De s

* There is no constructive statement indicating the type
of environment sought for the Central Business District.

* Restrictive statutory planning measures, drastically K¢
‘3’-&4 7Y, 4 9% ﬂ-aﬂ-b

reducing the City Site Ratio from a basic 10: 1 to 6:1

will pot create a better City., ' ..\p g %j; .
*  Realistic opportunities for site aggregation to 60,000 Evew daes
square feet are difficult for the private sector to achieve ,\ 0 W W
(DED,V "glu._o X)a,oﬂ_

- gontinued - ";-O"Mem’ &/
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The most likely product of the proposals would be an

_unattractive imbalarce, with large new office buildings A-OUME ? /
tending to be elevated and interspersed with buildings 0-0-6(_/
‘of more conventional design. ﬁ 4

There will be an upwards pressure on rental levels and mau

a downwards pressure on land values. M

The City of Sydney will be made less attractive than m
_Melbourne to major office users and business firms. i

The report suggests constructive action as follows:-

There will be economic pressure to renovate exisﬁng y R
buildings rather than redevelop new ones with consequent \———mm"""
There should be an objective study towards the preparation]

of a Master Plan for the City; all Sections with interests

detriment to the City's appearance.
| v
in the City should be invited to participate. —_—

Consideration might well be given to a public enquiry fP ‘ ‘Z ’ E .
oL

on the existent and future needs of the City, such as
the Royal Commission in 1909, some of whose recom-
mendations your Government is now implementing.

M N
There should be only one_authority to deal with the
matter of Site Ratios. The whole of the machinery w I

ma_sures for dealing with Development and Building
Applications badly need rationalising and streamlining.

i .

Our study is continuing and, in the meantime, we would

be ready to attend on the Minister if it is felt that fruitful
discussion could ensue, after study of this interim report,
towards the primary objective, a better City of Sydney.

Yours faithfully,
-R. O. POWYS,

President.

{ Copy to
The Premier and Minister for Public Works. )



th July, 1969.

INTERIM REPCORT TC THE STATE EXECUTIVE
BY THE TECHNICAL COMMITTEE

PROPOSED ORDINANCE - CITY FLOOR SPACE
RATIO

BROAD PLANNING CONSIDERATIONS:
== GCralomanl

We still do not have a "design brief" or "performance specification" e*& @b\eeiuiu
which sets out the objectives sought to be achicved by those who ~

drafted the Crdinance~—From press statements by the Minister and

the Chief Pianner, we have concluded that a major matter concerning

the planners is existing and possible future congestion, both of

pedesirians and motor vehicles within the Central Business District.

The primary ebjective of the proposed reduction in Site Ratio must be
to reduce the numbers of people present in an area because of the
limitation of floor space on whick: they could be accommodated for
whatever purpose the building has been erected. However, the
requirements for central city planninc are so sophisticated and
compiex that the crude use of plot ratio over the whole area without
any complementary grappling with specific problems appears to us to
be a clumsy method not in the best interests of the city as a whole.
It was not originally part of our mandate to consider the metropolis as
a whole, apart from the central city area which is subject to the
proposed reduction in Site Ratio. However, to grapple with the
realities of the Central Business District, it is necessary to look at
the total picture.

TRAFFIC PROBLEMS:

The Buchanan Report emphasised that, whilst pedestrians are
important to the life of a city, motor cars are not. Most of the traffic
plarning evident in the City of Syduney is directed towards facilitating
the flow of motor traffic at the expense of pedestrian traffic.
Rectification of the problem of motor traffic can only fall within the
public sector of planning. Members of this Committee have seen

in other parts of the world that faciiitating the ingress of motor
vehicles to the city has not solved the traffic problem, only made

it worse. Los Angeles is a shining example of what not to do!

Large progressive cities in other parts of the world have now turned
their attention to improvement of the public transportation system.

A strong inclination towards rapid transit underground gystems, such
as in San Francisco, Montreal, London, Rotterdam, Munich and many
other Furopean cities, is world wide.

Whilst this is a matter which only the Government can plan for and
take constructive action, an investigation should be made into a
Yransfer system between bus and rajt at periphery stations of Sydney's
underground system. If this is impossibie because of intor—
departmental jealousies . then a transfer system for busecs might be
undertaken to reduce the number of buses travelling partly loaded
within the crowded city streets, both within and outside of peak
hours.

- coniinnesd -



Interim Reporif@il the State Executive by C h
the Technical Committee Page 2.

Proposed Ordinance - City Floor Space Ratio

TRAFFIC PKCBLEMS: {Cont.)

We would be happy to make constructive suggestions to appropriate
officers of ii.=2 Transport Departme:t as to what is effectively and
officiently done in other parts of the world - separation of paedastrian
and vehicular traffic.

Long range vians ghould now Be smbarkad upon for the s At
vehicles and pedestrian movement, Strong cncauragemeny coulid be
“giver by way of incentives ifitc Ratios ity Rates and@and Tax -
@rﬂ woome Tax iTIhe Commonwealth Tan be brought to the par‘ty'. - to
encourage the provision of pedestrian through-links, in areas of
greatest cancentration, for mdesﬁ‘ian movement,

away from the existing streets and traffic.

In addition, the central city arca is affected by the fact that the
metropolis of Sydney contains an important maritime port and that
railway goods handling facilities are close to the central city area,
thus ix terminglin , with the central city traffic, goods anc warchousing
Activities. Because of changes in material handling facilities and
techniques and because of the incidence of rating and taxing arising
out of the U.C.V. concept, thare has been some reduction in ware-
housing activities and movement to peripheral locations where goods !
handling go2s on at a single level. Without an intensive subjective
study, all we can offer is the cominent that daily observation indicates
that any reduction in traffic on this head has not shown any marked
improvement in relation to the traffic problem.

The trend towards major suburban shopping centres and thc complete
lack of convenient 1nner—city _pariing facilities has completely inhibited
the growih of shopper traffic i the central city area. Conversely,
there has been very little falling off in the numbers of shoppers
reculnﬂg ‘pedestrian movement in the city to undertake comparative
—sho stinct from dally-needs sno
t wouid be completely typical for tha central city shopping 1o cater
for specialised and luxury goods involving the comparative shopping
activity. Comparative shopping postulates a good deal of pedastrian
movement between stores to enabls this activity to be carried out.

The through movement of vehicles in the retail precinct has been given

_aﬁgﬂgz_pnonty than the requirement for shoppers to circulate in that
particular area, and in our first repori we referred to the great number
of obstructions that had been piaced by various public authorities
within the space available for pedestrian circulation.

Wiihin areas given over primarily to office usage - where the greatest
detrimental effect on property values would occur from a massive
radustion in Site Ratio - there is an intermingling of through vehicular
traffic, service vehicular traffic and pedestrian traffic. Because of a
requirament for the provision of car parking space on individual building
sites ,» there has been a facilitation and encouragemernt of the use of
individual motor vehicles for mop executives for the journey to
\\N_CL):_\_.,, Many of these vehicles are not otherwise used during the day.
'In tizse areas the bulk of nedcstrlan and r_movement occurs
in the 3 ] : i3e there is
maximum pedestrian movement in the streets at lunchiime, but this is
not as concenirated as the morning and evening peaks because the
direction of travel is not concentrated but diverse at the luncheon
period,

- ccontinued -
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Interim Repo#;thc—: State Executive by ()

the Tezhnical Committce Page 3.

Proposed Ordinance - City Floor Space Ratio

CONCLUSICN ON THE EFFECT OF SITE RATIO PROPCSALS
ON TRATFIC PROBLEMS:

[T‘ne concensus of our opinion i3 that the problem thought to be solved

i

by the reduction of Site Ratio is that of exlisting congastion, and the
problam sought to be averted is that of anticipatad future and increasing
congestion. We do not believe the solution of so complex a problem

f 13 to D2 found in the crude solution proposcd.

In our opinion, the intcrests of our mombers and those of the State,
city and nation are co-incident, in that we wish to sece preserved in
the centrai area of the City of Svdney a vigorous eccnomic entity
capable of planned and orderly grovth. We have offered to co=~operate
and aweit eagerly some indication from the responsibie autherities
that they will reciprocate by inviting us to participate appropriately

in a thoughtful, responsible and forward-looking plan.

CONSTRUCTIVE SUGGESTIONS:

In our view the problem has to be tackled broadly and imaginatively
within the following four broad headings, narrowing dowrn tc sub=-
headings:

1. Growth of the Work Force. ‘/

2. Transportation to and from the central city /
arca.

w

Movement of goods, passengers, pedestrians
within the central city area. |/

4. Identifiable geographic areas of the city
devoted to particular usage.

1. Growth of the Work Force.

Authoritative study has already been done on this particular matter.
The whitc collar work force is growing at approximately twice the rate
of the work forcc generally, and axperience both hers and overseas
indicates that in the affluent society this growth will tend to increase
rather than decrease, despite the introduction of electronic data
processing and other aids which, at first sight, might be expected to
effect a reduction in the white collar work force. Expcrience has
shown in the United States that, during the first burst of enthusiasm
for E.D.P. machines, there was a slight flattening in the growth rate of
white collar workers, but the white collar industry adapted itself to
these new tools quickly, extended the range and diversity of its
activities and grew at an even steeper rate than before. As a
corcllary of this greater use of machinery for performing routine tasks,
there has been an upgrading in the status of the people concerned with
this equipment, bringing in its frain the natural human desire for more
prestigious accommodation; the nect result of the various influences at
work has been the emergence of the need for a greater area per worker
than was evident previously. Studies in this field have set the growth
from a pre-war average of approximately 60 sq.ft. per office worker to
the present norm in the order of 180 sq.ft. per office worker.

The conclusion can be drawn that the white collar worker force will
grow and wili require an increasingly large area of office space for
its accommedation.

- continued -



Interim Repor’;;che State Executive by C\
the Technicali Committee ' Page 4.

Proposed Ordinance - City Floor Space Ratio

CONSTRUCTIVE SUGGESTIONS: (Cont.)

1. Growth of the Work Force. {Cont.)

As a matter of normai business, the private sector will endeavour to
provide this space to meet a market demand, in the area where it is
most dasired by the people seeking it.

2. Transpcriation.

Some excellent work has been done on the "Journey tc *#ork *, but
this needs a further study in relation to the central citv area. The
underground railway system is the major factor in providing a
transporiation facility, but thoere are other trends emerging in relation
to development in the peripheral dormitory areas of the citv which
could well emerge as providing a major loading on the road zystem.

In our view thers is a 'crying' need for an authoritative comprehensive
study of the public and private sectors engaged in the transportation
of people tc and from the central city arca.

If it is the intention, whether avowed or not, of those secking to
impose this unrealistic Site Katio to force suburban cffice development,
then within the total study of the city there should be forward plans
prepared indicating what is necessary to cope with the journey to work
to whatever arecas are designated.

3. Movement through and within the Central City Area.

This problem is related to three principal heads:

(a) Goods.
(b) Passengers.
(c) Pedestrians.

(@) Goocds.

We have referred earlier to the importance of goods handling on the
edge of the central city area and to the importance of Sydney as a
maritime terminal port, with all the ancillary distribution network
concentrated within this relatively confined area. It has been our
observation that there is littie, if any, correlation between the
decisions of the Maritime Services Board on the important matters with
which they are concerned and the not less important matters of planning
an amenity which are the concern of the Councils administering

Habour shore municipalities and, indeed, of the State Planning
Authority itself.

It is our considered opinion that thers is requirement for a study in
depth of this particular aspect of handling of those goods not necessarily
for the central city area.

Another important matter contributing to the city congestion is the
goods handling within the central city area itself of goods destined
for the retail precinct and for the office and such warchousing and
manufacturing precincts as are still within the central city area.

In many places throughout the world, goods handling takes place
outside of the times normally given over to shopping and office
activities. There are many examples which can be quoted and which
would prcbably be known to the official Planners, in any event. A

- continued -~
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the Technical Committee Page 5.

Proposed Ordinance - City Floor Space Ratio

CONSTRUCTIVE SUGGESTIONS: (Cont.)

3. Movement through and within the Central City Area. (Cont.)

(8) Goods. (Cont.)

process of education and regulation in this direction would do a
great deal towards alleviating the congestion problem of the roads,
with the consequential effect on pedestrian movemernt. Such a study,
and the decision on regulation, can only be undertaken by the Public
sector.

b) Passenger Movement,

In our opinion there are two phases to this question of passenger
movement within the central city areca. These are:

(1) The journey to and from work.

(2) Moving around the city on ordinary business,
shopping and the like.

@)
A major passenger handling facility for the journey to and from work
is the suburban rail system, and a great number of arriving and
departing passengers reach the stations as pedestrians rather than
passengers., However, there is a sufficient number of people
requiring transportation within the central city area, either as a
transfer to or from the trains, or as a passenger in a bus which has
a torminal destination within the city proper, to indicate the necessity
for a study in depth on this head alone.

We believe that an analytical study of the passengers carried through
certain sections of the bus routes which traverse the city, allied with
an effective transfer system, would enable a great deal more efficient
use to be made of a lesser number of buses with consequential reduction
in the road space occupied by these most useful vehicles.

(2)

A somewhat separate consideration attaches to passenger movement
within the city, either of people arriving by bus from outer suburbs and
travelling to a destination in the city, shopping or for business
consultation of one sort or ancther. An effective transfer system at the
periphery of the central city area should enable a great reduction in
the number of buses traversing the central city, mostly empty for a
great deal of the day. We do not believe that it is beyond the wit and
imagination of those concermed with the city transportation system to
devise an effective system, if they are given the task of doing so.

If it was decided to adopt a transfer system, it could well be practicable
to look at the design of those bucez whose sole purpose would be to
operate within the central city area, where the grades, turning circles
and inclinations of the road surfaces could be pin-pcinted with
exactitude and vehicles produced, we would suggest, with a much
lower passenger platform and more ready accessibility - and much
better passenger comfort cn those hot, panting days when the city
traffic sometimes grinds to a standstilll

(c) Pedestrian Movement.

The problems related to pedestirian movement are different in the
office areas from those in the retail precinct. Such problems as
presently exist relate principally to the area between Martin Place

~ continuod -
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Proposed Ordinance - City Floor Space Ratio

CONSTRUCTIVE SUGGESTIONS:  (Cont.)

3. Movement through and within the Central City Area. (Cont.)

(c) Pedesirian Movement. (Cont.)

and the Quay, and occur only twice a day, at the morning peak flow
from the dormitory suburbs to the central city aréa, and the afternoon
peak ebb from the central city area cutwards to the dormitory suburbs .

Ideally there should be a complete separation of pedestrian and motor
vehicular traific, but, realistically, we have directed our thoughts
towards what is achievable rather than what is desirable. It would be
achievable to obtain, within a measurable period, a complete re-
alignment of footpath widths at ground level and to double footpath
widths with a head clearance of, say, not less than nine feet.

In our earlier report we have already referred to the fact that in our
opinion the ordinance as presently proposed would give rise to some
buildings setting back and some remaining on their present

property alignment. This gap-toothed effect would not provide an
effective clear way for pedestrian flow, and would do nothing to solve
the realities of what problem does exist. Accordingly we believe that
the sensible and practical thing tc do is to determine the street

lines by re-alignment to cater for the necessities of pedestrian flow
and this is something which, provided a realistic ordinance is
introduced, property owners may well, in the majority, be prepared
to accept.

4, Geographic Considarations.

By world standards, Sydney has a very small area in its central city,

from Central Railway to the Quay and from Hyde Park to the Docks at

Darling Harbour. Considerations and decisions which may be correct
in other cities with geographically unlimited city centre areas would

not be right for Sydney.

The city centre is divided intc three fairly readily identifiable
segments, the centre one being the retail precinct which generally has
as its northermn and southern boundaries King Street and Park Street
respectively. North of Martin Place to the Quay is the “desired"”
office precinct which alsc contains Government sectors. South of
Park Street, the only worthwhile office developments are semi-
Government authorities,

The problems of peak pedestrian flows at spéciflc times of the day
are not as intrusive in respect of the retail precinct as they are in
respect of the office precinct. In the retail area, as well as
consideration of the possibility of a blanket re~alignment to double
footpath widths, consideration might also be given to the very strong
encouragement of internal pedestrian facilities being made available
within the blocks bounded by the existing streets. The activity of
comparative shopping need not necessarily be pursued in the existing
street pattern, but could well be pursued off the street pattern and
within the curtilages of existing holdings, provided that access was
given from cne set of premises to the next. Commercial enterprise
has already taken some steps in this direction and the proposed
Centre Point Development will have an effect of alleviating some of
the congestion at one of the worst spots of congestion in the city,
the corner of Pitt and Market Streets. It should be remembered

- continued -
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CONSTRUCTIVE SUGGESTICHS: (Cont.)

4, Geographic Considerations., (Cont.)

that one of the main reasons for congestion in this location 1s a wedge

of stationary pedastrians waiting for buses at one of the busiest
ret o . T

At the northern end of the city, main congestion problems arise in the
vicinity of Wynyard Station and particularly in Hunter Street. The
once prejected underground pedesirian tunnel from Australia Square to
Wynyard concourse would provide major relief in this regard.

Pedestrian through-links need to be available from, say, 8a.m. to

6 p.m. Mondays to Fridays, except Public Holidays, and from 8 a.m. to
12,30 p.m. on Saturdays and need not, for practical purposes, be
availabice outside of these hours.

Major buildings already exist in the area with their facades already
taken up to the existing footpath boundary alignment, and it may well
be necessary to consider extensive notice being given of the require-
ment to re-align.

It is in the southern end of the city where a forward-looking plan,
boldly implemented, now would be capable of realistic achievement
during the inevitable future re~development of this presently
relatively depressed area of the city.

In respect of improvement in pedestrian movement, there could be two
areas of attack:

(1) Setting back at the existing footpath alignment;
(whether by colonnading or by cantilevering or
by setting back of the whole of the facade, is a
matter upon which the Committee are not vet in
unanimous agreemant).

(2) Providing through=links through the actual
buildings themseclves.
(These would have the effect of taking
pedestrians right off the existing street pattern
and passing them through the buildings. In
some locations it may even be considered
desirable to pass pedestrians above the street
level, even at relatively high levels of the
buildings. These internal circulatory facilities
need only be available within the hours stated
above).

OBSERVATIONS ON SITE RATIO CONSIDERATIONS:

1. The Ordinance as presently proposed would not make any
effective contribution to the alleviation of any existing pedestrian
congestion, nor the prevention of any future pedestrian congestion,
because it would give rise to piecemeal setting back and leave

%ottlenecks created by the existing footpath widths.

2. There is a penalty for high-rise buildings related to the area of
leasable floors occupied by lifts, and this penalty would be especially
imposed by taking the Site Ratio in relation to the gross area of

- continued -~
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OBSERVATIONS ON_SITE RATIO CONSIDERATIONS: (Cont.}

buildings, thereby further inhibiting Building owners from setting back
and creating more space at ground level. As high buildings provide more
_area at the sireet level, there is a strong argument for relating what-
ver Site Ratio is finally decided upon to the net and not to the gross
rea of the building. '

. The Committee are aware of the problem of vehicle congestion,
and, as set out above, consider it a matter which should be attacked by
the Public Authorities in the broadest and most comprehensive way.

4, The Committee believe that effective action could be taken to
make pedesirian movement easier throughout the whole city by re-
aligning to cater for pedestrians, even if such re-alignment wes
related to a limited height only,

5. The Committee believe that the Site Ratio should have a relation-
ship to the net usable area and, if this definition was acceptied, would
direct itself to a close definition of the meaning of ‘net usable area’'.
Very broadly the Committee would exclude lift-shafts, fire stairs,

lift lobbies, ;'}g{latio,\’n_%gss\c{a\g’e{, toilets and other spaces not ,\,;2 W .
actually used for the conduct of business.

6. As a compromise suggestion for the reduction of the existing
Site Ratios, the Committee put forward a suggestion that there would
be graduated bonuses for size of site, scaled from 10,009 sq.ft. up

to éTDOO sq.ft., with special consideration being given to any site
proposal in excess of 40,000 sq.ft.

The scale suggested is as follows:

Up to 10,000 sq.ft. permissible building X"
times usable area to once the site area, with
graduated scale for sizes up to a maximum of
"X" to one at 40,000 sq.ft. site area.

Note. We envisage that these site ratios would
be in relation to the original site area, that the set
back at footpath level would be made available free
to the city and be preserved by covenant on the
site, so that the benefit of Site Ratio would still
attach to any further re-building in decades to
come. Cutside of the compulsory set-back we
envisage that there would be further bonuses
attaching to the provision of space made available
for open Plazas and useful pedestrian circulation
through-links or other areas, at the rate of, say,
four times usable floor area to once the arca made
available.

OTHER RECOMMENDATIONS:

7. The number to be substituted for "X" could well be different for
different areas of the city. The determination of the actual site ratios
could only realistically be made AFTER completion of the recommended
studies.

8. In gencral terms the Committee were in accord with the proposals
fer mixed development, but suggest that in the interests of clarity it
should be defined that only those parts of mixed buildings designed
(and eventually built) for overnicht or longer human habitation should

1 [ B T 2T, s ]
20 norsidered to be residontial. .
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OTHER RECOMMENDATIONS: (Cont.)

9. For the reasons put forward in the first submission and in the
general interests of orderly development, the Committee considers
that development approvals should be given a life of five to seven years.

10. During the period of ‘lifa' of an existent development approval, an
owner should be able to aggregate adjacent lands and have a
consolidated development application considered under the same terms
of reference as existed at the time of granting of the current development
approval,

11. Amendments to existent development approvals sought as a
refinement of a current development approval should also be considered
within the terms of the original approval.,

12, Car parking and plant room spaces as approved shouid be excluded
from measurement area, as well as walls, columns and the like.

For the purpose of comparison, annexed is a copy of the density
conirols set out in the Melbourne Pianning Scheme for the Central
Business Area and dated 1st October, 1964,

13. The Committee have not yet completed study in depth of the
residential zonings proposed, but in broad terms we would recommend
that, in order to provide greater incentive for the re~development of
old residential areas, the floor space ratio for the following districts
should be four to one:

) The whole of the residential areas of the
Potts Point, Kings Cross and Darlinghurst.

(2) Any other areas where sites can be assembled
of such magnitude as to enable neighbourhood
re-development, because they are in ruins or
can be consolidated into one ownership,

W.J. Gately,
CONVENOR.

8th July, 1969.



AN EXURE EQTECHNICAL COMMITTEE'S REPORT DATED
8th JULY, 18¢¢

EXTRACT FROM MELBCURNE PIANNING SCHEME
OF 1st CCTCBXR, 1964

DENSITY CONTRCL.

With a view to eventually achicving a better distribution of development
throughout the Planning Area ad o prevent undue concentrations of
development, it has been provided that, except as sct out below, the
plot ratio of any new or enlarged building shall not sxceed tne following
valugs:— '

Commercial A Zone -~ Industrial bulldings 2

Other buildings 10
Commercial B Zone = All buildings 10
Commercial C Zone = BAll buildings 12
Retail Zone - All buildings 8

Piot ratio is defined as the ratio of the total floor area of the building,
excluding floor area used for scrvices, parking and certain other
purposes but including all external walls and all internal walls and
partitions, to the total area of the land on which the building is erected.

It is also provided that where immediately before the Scheme comes into
force, there existed on any land, buildings which had a plot ratio
exceeding that otherwise permitted in the zone, such buildings may be
replaced by buildings witha p -t ratio not exceeding the value at that
date.

Also, in the circumstances set out in the following table, the plot ratio
may be increased by an amount calculated by dividing the area of set
back or arcade by the total area of the land and multiplying by the
appropriate numerical factor set out in the table. That is, if -

A
a
N

area of the land
area of set back or arcade
numerical factor

nonon

]
then the plot ratio may be increased by a x N
A

Circumstances Numerical
Factor

(1) Where no land is reserved in the planning scheme

for the purpose but at the request of the Council a

building is set back at surface level from an

alignment to permit the widening of a street lane

or passageway and right of carriageway is given

to the pgblic over the land then made available. 8

(II) Where a building is set back from the street

alignment a distance of not less than 20 feet and

the land between the street alignment and the face

of the building is developed and maintained as a

concourse for the pedestrian public, 8

(ITI) Where an arcade or passageway having a clear
unobstructed width of not less than 18 feet and availakble

to the pedesirian public during daylight hours except on
Saturday afternoons, Sundays and Public Holidays is

provided to the approval of the Council. 4

- continued -
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ANNEXURE  (Conte )

Circumsgtances Numerical
Factor

(1V) Where as set out in the Planning Scheme or ag

requested by the Council ths ground floor of the

building is set back a distance of 10 feet or more

from the street alignment to form a colonnaded |
footpath for the pedestrien public. 3

RETATL ZONE. Special Condition,

To prevent undue discontinuity of shopping |frontage which can
adversely affect business, it is provided hat, in the Retail Zone
where land in the same ownership has a frontage of more than 16 feet,
no portion of the ground floor frontage exceeding 16 feet or 50% of
the frontage whichever is the lesser shall |be used for any purpose
other than thet of a shop. Unless otherwise permitted by the Council,
the minimum width of any shop shall be 10 feet and the minimum depth
20 feet.




Lth July, 1969

The Honourable P.H. Morton,; M.L.A.,
Minister for Local Government,
State O0ffice Block,

SYDNEY, 2000

Dear Si'["

Proposed Ordinance ~ City Site Ratio

Further to my letter of 1l6th May, 1969 to the Acting Minister for
Iocal Government, this &ssoclation has continued its study and

a further progress report of its Technical Committee will be sent
to you shortly.

The more developed consideration of the Committee has confirmed
the salient points and constructive suggestions made to you on 16th
Maye These following additional matters are sutmitted:

Salient pointgs

X There is need for study in depth of the growth
of the white collar work force in relation to space
needs and location within the metropolitan area
generally and the Central Business District in
particular.

p' 4 There is need for studies in depth related to:
. Goods handling generally, including
ghip, rail and road, affecting the
Central Business District.
. Pagsenger transportetion to and from
the Centrsl Business District, and
congideration of a transfer system.

N Pasgsenger movement within the
Central Business District.

. Vehicular movement through the
Central Business District

~ continued -
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The Konourable P.H. Morton, M.L.A. 14th July, 1969.

Pedestrian movement, at peak hours and
throughout the day.

Correlaticn of all of the above.

A clear definition of "Mixed" development is
suggested.

Crderly development requires:

A longer period of life for Development
Approvais, suggested five to seven years.

Provision for aggregation to and refinement
of existent Development Approvals.

Site Ratio needs to be related to net leasable area
to achieve best results.

Bonuses for size of site should be graduated from
10,000 sq.ft. to 40,000 sq.ft., with special
consideration to sites above 40,000 sq.ft.

Special bonuses should attach to the provisions of
useful pedestrian facilities in areas of great
congestion.

There should be some provision for compensation
to property owners adversely affected by change
in Site Ratio.

Further study is needed of residential zonings,
tentatively 4:1 is suggested for Potts Point, Kings
Cross and Darlinghurst. This might be extended to
other areas where site aggregation may be achievable,
sufficient to enable a change of depressed
environment. .

The report emphasises the urgent need for constructive action, some
ef which was previously recemmended to the Acting Minister:

1.

The involvement of all Sections with
interest in the City, in an objective study
towards the preparation of a Master Plan.

~- continued -~
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The Honourable P.H. Mortor,, M.L.A. 14t July, 1969,

Zo

The simplification of machinery measures

so that only ons body's dzcision is neccssary
in respect of a Devalopment Applicatior and
one in respect of a Building Application.

The taking of a rcalistic decision on the
matter of Site Ratioc.

The expeditious complstion of plans for
Woolloomooloo and tha Quay.

The fixing of the term life of Development
Approvals at, say, seven years.

As our study is progres sively completed, we shall make further
submissions to you in the sincere hope that you will accede to our
No. 1 recommendation above.

Yours faithfully,

{2gd)

R.C. Powys)
PRESIDENT



cCPY. 14th July, 1969.

The Honourable P.H. Morton, M.L.A.,
Minister for Local Government,

Stete Cifice Block,

SYDNZY, 2009,

Dear 3ir,
Proposed Crdinance = City Site Ratio

Following our discussion this morning, the Association would like to
urge consideration of the following matters in relation to the City Site
Ratio. "Me should like to put these proposals forward on the assumption
that a promulgation of new regulations based on a 6:1 index is inevitable
but without prejudice to the case we believe we have made for a wider
consideration of city problems.

1. We would recommend strongly that the ratio refer
to net areas rather than gross areas. The net area
is the usable area and this determines the population
that is accommodated in the city, and it is more
logical to use this area when considering the cffect
of congestion.

A gross floorareacalculation penalizes a tall
building as against a squat building, due to the
greater percentage of floor space taken up by -
services in the taller building. Use of gross
ratios will result in squat buildings covering
the whole of their sites as against talier
buildings covering part even of their sites
which is to be preferred.

2. We would also recommend a reduction from 50,000
sq.ft. to 40,000 sqg.ft. in the area of site required
to obtain maximum site ratio. We would also
recommend that there be a graduated scale so that
a 10,000 sq.ft. site would rate a 6:1 ratio with
graduated increases in the ratio as the site area
increases.

3. In our previous submission we proposed that the
life of development approvals should be extended
and we would like to repeat this recommendation.

. It is impracticable to put together major developments
within short periods and a short time limit on the
large number of applications approved in the last
few months would cause developers and managers
to throw impossible burdens on the building industry.

While we believe that the proposed Ordinance is not in the city's best
interests, we suggest that the abovementioned amendments would
reduce its disadvantages.

Yours faithfully,

(Sgd)
R.C. Powys)

PRESIDTN™
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E BUILDING OWNERS AND MANAGERS ASSOCIATION OF AUSTRALIA LIMITED
N.S.wW. DIVISION
50 Nicholson Strect, St. Leonards. Telephone: 439-2627, 439-2701.

Postal Address: Box 458, Post Office, Crows Nest, 2065.

FLOOR SPACE RATIO

FOR CONTROL OF SIZE OF BUILDINGS IN
THE CITY OF SYDNEY

1. On Tuesday, 1l4th April, 1970 a meeting was held with representatives
of the Council of the City of Sydney, of Building Owners and Managers
Association of Australia Limited and of New South Wales Chapter of
the Royal Ausiralian Institute of Architects to discuss proposals for
not changing the existing policies in regard to floor space ratio control
of future designs for buildings, particularly those in the central
business disiri~* of the city.

2. More than fifty people were present at the meeting to hear addresses
by Mr, R.O. Powys and Mr. W.J. Gately of B.O.M.A. and by Professor
R. 1T, Johnson of the R.A.I.A. Other representatives of building owners
and architects expressed the views of these bodies.

3. The Floor Space Ratio means that a figure ("index number") should be
adopted for all sites in the city area and that such figure be the
multiplier of the number of square feet of site (land) area to determine
the number of square feet of useable building floor area that could be
built. ' '

4, For some completed buildings the index number had been fifteen and
in a few cases more, Some few yeazs ago the Height of Building
Advisory Commiitee and the State Planning Authority decided that the
maximum index number be twelve, providing some defined bonuses
were offered by the building owner. These bonuses could be the setting
back of the building from the sireet or boundary building lines to
provide arcades or throughways, or the provision of open spaces or
increased space for movement of pedesirians at street level, or the
provision of car parking spaces and adequate areas for the loading
and unloading of commercial vehicles.

5. The basic index number proposed for most new buildings is six com-
pared with the present index number of ten for a site with only one
street frontage, or at most up to twelve for a site with more than one
street frontage and planning areas in order to obtain bonuses as
described in 4. :

6. An important consideration in these matters is that the Council of
the City of Melbourne (and some other Capital Cities in other
States) offer more attractive bonuses or incentives in floor space
ratio and index numbers than do the proposals for the City of Sydney.
The inevitable result could well be that companies investing in
city buildings, particularly head office buildings, will leave Sydney
for other capital cities, where the restrictions on floor space area
are not so stringent.

7. All the people who spoke at the meeting urged that action to revise
the current policies of various authorities such as the Department
of Local Government, the State Planning Authority and the Council

- A - T
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of the City of Sydney, be deferred until much more detailed studies
have been made by experienced architects, town planners, engineers
and others, and particularly by the group that employs everyone in
the building industry - namely the building owner.

This paper has been prepared by the Building Owners and Managérs
Association of Australia Limited - N.S.W. Division.
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Plot Ratio Control. "

As directed by the Committee, following are the details of the
controls on plot ratios as contained in the Council's (Central Area)
Planning Scheme 1964,

In the Scheme, "Plot Ratio" is defined as meaning the ratio of
the floor area of a building to the area of the land within which the
building is or is to be erected.

"Floor Area" means the sum of the area of all floors of a
building or where more than one building is situate on any
land of all buildings including the floor of any basement,
messanine or attic, and the horizontal section of all walls
at floor level including the portion of any party wall
comprised in the building, but excluding any part of such
building used for housing mechanical equipment provided for
the better enjoyment of the building or set aside as a
loading dock or provided for the parking of vehicles.

The attached plan shows the maximum permissible plot ratios that
have been adopted by Council for the Central Area. (Some small areas of
different zoning within a block have not been shown for the purpose of
clarity).

Subject to sub-clause (2) hereof in the circumstamces set out in
Column 1 of the Table, the maximum permissible plot ratio can be increased
by the amount obtained by the application of the following formula, that is
to say = ’

Where A = Area of site,
= Area of setback arcade passageway or
flat, and
N = Applicable Numerical Factor obtained

from Column 2 of the Table

Then % X N = Permissible increase of plot ratio.

Mdlﬂa
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INCREASE IN PLOT RATIO

Column 1

Column 2

2.

Circumstances

Applicable
Numerical
Factor

(ii)

(iii)

(iv)

Where a building for the whole of its
face is set back from the alignment of
a street or lane in compliance with a
requirement by the Council for widening
pursuant to Clause 22 of the Ordinance.

Where the face of a building is so set
back from the alignment of the street on
which such building fronts that no part
of such building is less than a distance
of 20 feet from such alignment and the
land between the street alignment and

the face of the building is developed and
maintained as a concourse for the

pedestrian -public.

Where the face of a building situate on
land having an abuttal on each of two
intersecting streets is at or near the
intersection of such streets so set back
as to provide a concourse for the
pedestrian public of such an area as would
in the opinion of the responsible authority
Justify the application of the factor set
forth in Column 2 of this Item.

Where an arcade or passageway having a clear
unobstructed width of not less than 18 feet
and being so constructed that the entrunce
thereto from any street shall be at street
level is provided and maintained as a concourse
for the pedestrian public during daylight
hours except on Saturday afternoons, Sundays
and Public Holidays and the Council is of the
opinion that the provision of such arcade or

passageway is in the public interest.
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Column 1 Column 2

3.

Applicable
Circumstances Numerical
Factor

(v) Where as set out in the Planning
Scheme or as requested by the
Council the ground floor of the
building is set back a distance of 6
10 feet or more from the street
alignment to form a footpath
(whether colonnaded or not) for the

pedestrian public.

(vi) Where a building is comstructed on
land having in respect of each of
two intersecting streets the width
of which is not less than 33 feet
the alignmenf of the street as its
boundary and no mrt of such building 8
is constructed within 30 feet of any
boundary not constituted by the
alignment of a street and the land
between any such last mentioned boundary
and the building is maintained as a
passageway for the pedestrian public to

the satisfaction of the Council.

(vii) Where a building comprises or contains Such numerical
factor not
exceeding 0.5 as
the opinion that the increase is may be determined
by the responsible
authority.

two or more flats and the Council is of

warranted.

Except where the circumstances are those set out in Item (vii)
of the Table, the plot ratio shall not be so increased that it
shall exceed the maximum permissible plot ratio by more than

25 per centum thereof,
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HOME UNIT BUILDERS O°CONNELL HOUSE, 15 BENT ST.. SYDNEY, N.5.W. 2000
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REAL ESTATE DEVELOPERS TELEPHONE 221~ 1244
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The Town Clerk, M—Pu Rnta ‘OM gv gy
Town Hall, i ‘ AQ4 ‘ I b t — .5_ ; V‘% .

Svdney. N.S.,W. 2000.

Dear Sir,

Council's Strategic Plan for the City of Sydney

- Inreply to your letter of 4th November, 1970, the views expressed below
. largely stem from ‘this Company's deep long-term involvement in the provision
‘of high—density living accommodation, as well as from the profound convictions *
| of the writer in matters pertaining to City redevelopment especially where the
‘ .residential factor is concerned.

For many years there had been an ever-strengthening assumption that the urban
environment was an unsuitable one for people to live in, an idea intensified by

" the myth that the only suitable accommodation for a typical Australian family..
was a fully detached house standing in its own garden or potato patch. That
this idea is mythical is now surely borne out by recent figures which demonstrate,
at least in New South Wales, the enormous- proportion which home units and
flats now occupy of the total number of dwellings produced annually.

On its advent your Council announced its intention of formulating measures
which would "bring people back into the city". That this has not yet begun to .
happen to any appreciable extent would seem to owe itself largely to the fact '
that where zoning regulations permit any use other than residential, such use
will in ‘almost every instance offer the developer a greater profit incentive than
will the use of the site for purely residential purposes. In fact, the situation
has now arisen where sites which once seemed logically suited even for hotel
or motel use, generally regarded as a more valuable use than purely residential,
become more valuable even in fringe areas for use as commercial investment

7 projects once their price has passed a certain point

] i‘At first glance it would seem that the logical answer is to zone a greater
variety of'areas for residential use. Indeed, in the light of the curious conviction
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on the part of many planners and local authorities in-New South Wales th'at_
commercial and residential development should always be entirely separate,
this conclusion would not be a surprising one. It is difficult to see how

this fixation developed historically other than as an extension of the '
outmoded homestead idea described above, where residential enclave is seen
as enjoying a special status because of its total divorcement from any kind

of commercial or retail development, notwithstanding the loss in convenience
which goes hand in hand with this kind of separation. | "

Of' course, the above-described phenomenon is as illegical and undesirable
~ and as simply untrue as the myth from w_hich,it derives. This has been
proved in this Company's operation in places as far apart as Lane Cove and

Burwood where the fastest selling home unit projects it has ever constructed -~

have been those placed virtually in the middle of the shopping centres.

Where mixed retail, commercial and residential f is to occur in the 7P
heart of a city,there are various systems by which this.can be achieved so as '
to provide the proper level of separation in terms of suitability to and
acceptability by the various users of the individual projects. One of the best :
.examples in recent years has been the John Hancock Cenire in Chicago where o
"access to.each of the various functions in the building is_sgparated from access
to each of the others; thus the residential half of the building can be reached :
only from a vestibule which services no other part of the complex. This
. principle applies not only to the lower retail and commercial areas but even
to the restaurant and tavern on the 95th and 96th floors. Another example is
the United Nations Plaza in New York where access to the lower commercial
floors and the upper residential floors is respectively gained from separate
- streets. - ‘
This type of ‘project has not been attempted on a major scale in Sydney for many
years. Those which have been carried out have failed dismally in terms of the
above-described environmental factors. This ‘Company at present has under
construction at Bellevue Hill a small building of only eight storeys which
. precisely achieves. this object by placing retail shops on one street frontage
‘and a prestigious entrance to the residential project on another. This project .
could well serve as a model at least for suburban councils in demonstrating how
to bring people to live where the action is. It is pointed to here cmy in order
" “to demonstrate that if such development is possible within the limitations o
encountered in suburban development, it should present few problems within the
‘ City area. : » :
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Granted that such projects are possible within the city proper, especially on
a basis of block development where separate access can be gained by virtue -
of two, three or even four street frontages, aided by careful planning on the .
part of the developers and architects concerned, how then can incentive be
provided to persuade the developer to utilize part of his valuable site ratio for
purely residential purposes? The apswer, we believe, lHes in a basicall _
simple a; -that of granting site ratio bonuses for the addition of a residential
factor. For instance, a site with a commercial ratio of 10:1 could be granted a
K 22:1 ratio provided one-third of the total floor sy a5 devoted toregidential

use. The developer is then given a viable choice between "bringing people ,
back into the city" or of continuing to help transform Sydney into the nightly v
deserted commercial jungle which it has already become, and which present - '
trends and policies show little sign of alleviating. o

The argument that the offer of extra site density places ‘greafer weight of usage
on the site concerned simply does not hold water. This is because the major

- residential use.

especially where the b

gt.times outside the major commercial uses, and

Ieduces commercial use while increasing

residential use,

the addition of careful planning ensures a'more satisfactory
building to all concerned than would otherwise be the case.

One argument often advanced against living in the city is that Sydney does not
. offer recreational facilities comparable with those of other major cities arcund
t’he‘worl .- This is the classic story of the dog chasing its tail. ‘Until people
~do move back into the city, there will be no incentive for entrepreneurs to
provide facilities such as one finds in Rome, Paris, New York or London; -and -
indeed such facilities would in turn not be able to be provided u‘ntil the State
Government realised that the second half of the twentieth century is here to stay
until the beginning of the twenty-first, and was prepared to legislate in respect
of the provision and licensing of entertainment facilities accordingly. ‘

it is our view, therefore, that any strategic plan for Sydney should write off most
of the area bounded more or less by Macquarie Street, Elizabeth.Stre_et, Park Street,
Clarence Street and Circular Quay as a irrecoverable commercial desert, but should
adopt such measures, many no doubt more stringent than the simple proposal =
outlined above, as would ensure that the same blight does not descend on those

vast areas of the city as yet to be developed.

—— e

Yours faithfully, ‘
'"HOME UNITS PTY, LTD.

==

S.King;
 Director.
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_Re balconies in Centra.l Syd.ney flats. -

Under Schedule T the whole area of & ba,lcony 1s mcluded in

: the ‘_Pota.l Floor Area. of a fla.t.wv

Thls practlce whlch is not. foll@wed by nia,ny other Lo*tmc:.ls,

f‘d:.scou.ra,ges the prov:.llon of mlconies by aevelopers. S
_Ln view of “the mporta.nce of prlvate outd.oor sp.ce (ba.lcony)

to the ' l:l.vea.bility of fla.ts I suggest tm.-t: the City Gouncil

” ; d_;be a,dv:l.sed. to change thls pmctlce a.nd. 1nstitu1:e condltions ,

. 'which would positively encourage tne prov:.smn of balconles.

- F‘urtlmr, sinoe the most usua.l pra.ot:.ce of cou.ntlng only ha.lf e

' of the ba.lcony a.rea. does not almys a.chleve the prov:.s:.on of,

DU la.rge ba,lconleS, I suggest tha,t the a.rea of balcony cons:.d.ered

~"1n tne‘if.‘otal Floor ﬁréa. be equa.l to 1/3 or even 1/4 of the

‘ ‘actual a.rea of ba,lcony.'

' "“:bucn a.pparent generosrby ea.n be expla.:.ned on a:b lea.st tWo T

':-_ground.s; - ’»

i 1. bydneys cl:umte 1s conduc:.ve to outdoor living, a.nd outdoor Eha

"?eatlngy enterta,inlng, sunba,k:mg etc.,, a,re some ot the soclo -

cultura.lly sa,nctloned a,ctivitges from which most :r]a,t d.wellers -
,,are de’barred a.t present.d' T | R x
2. the specmlly dense conditlons wn:.cn are chamcterlstic of |
the centra,l city a.na tne street bustle wha.on a,ttra.ct ma.ny of
i':the urba.nlt;esf ao mflict tne 1a,ck of privacy pa.rtcularly

outaoors, a.na a ba,lcony »uoonst:.tutes a. compsnsatlon.
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ADVISOR CHNICAL COMMITTEE ON MEDIUM D
SUGGESTED WORK PROGRAMME

1. ZTerms of Reference u"‘ J”“‘d“tﬁ -&M’"M—Q ’P\ U‘Du

Definition of medium density housing for the purposes of the committee.

suggested definition:
"A11 forms of housing other then detached dwellings AJATL'K«
‘ 10 and conventional flats and including existing housing .
e such as terrace housing® .

thadors howmtd, D, M )

2. Objectives n ma»smﬂb

i .
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To advise the Authority on:-

BTk AT A R L T ¢ e A

(a) the proper role of medium density housing in the

(b) the obstacles, if any, that inhibit the development
of medium density housing;

(e) ways of overcoming such obstacles and of controlling
the development of medium density housing,

3. Review of Existing Situation
(a) The forms in whigh medium density housing exists in

Sydney ANLA) ,
(b) Locations to which medium density housing tends to go
and why.

(c) Regulations affecting medium density housing f z (
| r . (a) Thadanand for medium density housing.‘k’tzg SNV
W (e) Attitudes to medium density housing by - et “”Sé Ul

q%ﬁli% ?i)) general public, ol 4 fo %@c«o]& “\_‘ \

ii councils,
iii) developers.

4, Possibilities .

() The appropriate role of medium density housing in the
Sydney Region = iy

gi) in the inner areas,

ii) in the intermediate areas,
» iil) in the outer areas -
C) Examples of geod developments)' dv

(1) in Sydney,
&ii) in other Australian cities,

iii) overseas. ]
pet ¢ )
?‘Mt

(a) Problems of attitudes, :

(b) Problems of [Tegulations, WM PeY 0(““,‘| 3( pNo.” >
(c) Problems ofW pov w
wthon.

) - .
6. Recommendations WL

=-000-

5. The Problems
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SYDNEY,

, \
Deaxr Sir' tora Jhﬁ 9%5%5

I refer again to the Division's letter of 26/10/62 in which it was
stated that the Division considered that the redevelopment of the centre
of the City of Sydney required the preparation of comprehensive bdlock
plans rather than piecemeal development proposale.

I am aware of the great opportunities whioh exist for redevelop-
ment in Sydney and in this regard the Division may kmow that earlier
this year I suepended the provisions of the Counnty of Cunbesl nd
Planning Scheme under section 342Y of the Loeal CGoverymaent .. 13
in respect of the lend bounded generally by Eridge Stree., Gu.iud
Street, Circular Quzy and liacquarie Street, which area is partiocularly
ripe for redevelopment. I also directed the Sydney City Council to
refer to me for determination all interim development applications
involving land in the area.

~ However, the primary responsibility for the planning of the City
of Sydney rests with the City Council, Although the Councll has
already prepared a scheme for the City of Sydnsy under Part XIIA of the
Local Govearmment Act, 1919, that scheme is primarily concerned with
land use and what, in my view, i®s needed in respeot of the Sydnsey Cove
area, 1s a scheme largely concerned with civiec architecture, although
questions of finance, land utilisation and acguisition, consolidation
of allotments and the redesign of roads must necessarily also be
involved. '

} I have emphasised to the Sydney City Council the need for eny plan

| for the Sydney Cove area to conform with the redevelopment of the City
generally. The Council's attention was also invited to the fact that
other parts of the City were also ready for redevelopment and I referred
particularly to proposals for the redevelopment of the St. Andrews
Cathedral site aend the proposal involving the Queen Viotoria bduilding in
which the Lord Mayor had a particular interest. I stated that it
seemed to me that %%glgg_gg;;ﬁgg_gggggiglﬁy which would integrate the
development which 1s now taking place a piecemeal manner with the
redevelopment schemes mentioned and the other areas which are ripe for
redevelopment is a matter of great importance and I commended to the
Council for its consideration the suggestion that it might engage an
eminent Architect/Town Planner to assist in the preparation of a
redevelopment scheme, :

The Division will appreciate that redevelopment proposals are
necessarily involved, particularly where land is held in multi-ownership
and I will appreciate any suggestions it may have for the practical
implementation of such schemes.

Yours faithfully,
(SGL
Binister for Loocal Government,

Dr. I, Boilean,
Honorary Secretary,
The Australian Planning Institute,
Sydney Division,
Box 45 PoOo.
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