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OFFICIAL COMMUNICATIONS SHOUL‘D BE
ADDRESSED TO THE TOWN CLERK. °

’ TELEPHONE: 2 0263

E3X 1591.'G,P.O., SYDNEY, N.5.W. 2001

[

TELEGRAPHIC ADDRESS.
UITBIS” SYDNEY T,

y
!

THE COUNCIL OF THE CITY OF SYDNEY

Mr. G, Clarke, TOWN HALL, SYDNEY, N.S.W.
U S C Pty, Ltd.
gﬁaglozi”’cems orpozation Pty. Lid., 5th_September, 1972.....

M.L.C. Building, rRererence. DICTa VS ..

Victoria Cross,
NORTH SYDNEY, 2060.

Dear Mr, Clarke,

Attached is a copy of a letter of 30th August,
1972, from the Institute of Real Estate Development concerning the
Institute's review of the Strategic Plan.

A copy of the Institute's review is also
attached.

Alderman Andrew Briger, Chairman, City
Development Committee, has asked that the review be referred to.
you for your comments.

Yours faithfully,

J.H. LUSCOMBE,
Town Clerk.

Attach:
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. " The Town Clerk.
. Sydney Clty Councll

Dear Sir,

istandard of development in Sydnéyuihé4@con51dered, in depth

| I have enclosed a copy of this Institute's review on this plan.

‘on. its- merlt.:

Mﬂ&?TFFKFTEEdl.EQEQAL.Eﬁ%??&??iEDEﬂlElﬁDﬁ'hEﬁ@T

175-183 Castlereagh Street, Sydney
Telephorer 612267~

Addrfgg’:a’;’c;rmsmndenca fo Secretary o

N . Box 5071, GaPO SYDNE\’Z .

Townhall
SYBNEY 2000

This: Institute in a:

e, nggrn for the type and
the Sydney Strategic Plan produced for th City Counc1l.
Indeed whllst we applaud-the effort belng made by our
city authorities to deal with, the great need for; and the :
effect of development in this area, we feel there 1s room for
comment and some criticism. - & , -

Rather than simply dlrect such. cr1+1c1sm to your counc11,

The conclusion in this review. attem to point to the 1nadequac1es
of the plan. o _ | g ,

| f"
I request that you in turn will. con31der and accept thls commentg

'Yours falthfully

- B © . Beverley Kemp
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1. PURPOSE OF REVIEW

This review was undertaken with thc narrow objective of

assisting the deveiopers through basic understanding of the

simple elements therein to deal with the various propositions
offered by wéj/of ciéy,siteS'fréh time to time and assess these
proposifions in the_light of the Strategic Plan governing future

development. -

Ve ﬁelie&e that the Plan as it is today will be reviewéd
ama checked “6ver the years, and so cannot be looked upon as a
3Statement_br set of rules setting out guidelines for future
developmeat, but unders?anding of the Plan gives the generél

‘idea of basic pfinciples upon which the city will develop and,
- 2

also will assist generally infjhe selection, purchase and

development of-sités with optimum fulure potential.

o, INTRODUCTION TO THE PLAN

The Council of the City of Sydrney (based on its present

7boundariés) has called in a firm of consultants, namely

Urban SystemS‘Corporation,Pty. Limited in association with -
McConnell Smith & Johnson and W. D. Scott & Co. Pty. Limited

to provide an over—all strategic and éefinitive sﬁatement to.
become;the basis of fubure action to develop the City of Sydney
according to well conceiyed plans with ﬂue'rééérd to future,”
growth, The main object;vé'of Council was to set out a guideline

of orderly development of the city to the year 2000. Some of

the main concerns were floor space ratios; parking space;

'separation of vehicular and pedestrian traffic; preservation

dfihistorical buildings; sufficient-provision for recreational
faéilities; pollution control and emnsuring an increase in
permanent résidents within the confines of the city of Sydney.

For the purpose of this plan the city ﬁas divided into a number
e B s

. . - , eEsm— . .
of precinrts and essentially..the area of the various precincts

SR s

isbto he developed according to the pguidelines in the Plan,
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3. TIE PLAN IN A NUTSHELL

THE FBUR,OEJQI%IVES : MANAGEMINT ®
ACCESSIBILITY
DIVERSITY
ENVIRONMENT +

<

Obj. 1 - Management :

To foster economic growth by firm guidelinés and direction

‘to'manage the city as a system of environmental areas through -

% policy of administration to provide leadership in
policymaking for development
*  policy of setfing out city structure éccording.to

r

environmental areas conmected with netﬁork df'transport

26‘.

facilities and open spaces '

¥  poliecy of inceﬁtives’and'contributions'to prdiidé
‘inventives for the many diverse types of.deveiopment
i
to ensure growth of predetermined environmeital areas
- % . policy of finance, seeking long range capital

projections ané programmes.

0bj. 2 - Accessibility

:  To improve éccess to and ease of, movement thpough,the'city
by modernisation of public'transport to creatgvén integfated
system by vhe policy of,fbads byﬁassing the city, #reation of
peripheral parking and policy of co-ordinated pedestrian traffic

flow.

Obj. 3 =~ Diversity :

_ To conserve ﬁnd_increase the diversity of,comuhity,activities'
thro#ghbut the city by’policy of - |
* igcreasingnretailing and tourism
% inéreasigg‘cdﬁunity services . - SRR

% Smramoeactng Portlidtne Pra 2ot orrwme oarnd laawywning .




Obj. &4 -~ FEpsaronment I: .

* To conserve, enhance and improve the physical exvironment

of the city.

¥ To preserve places or structures of historic or Architecﬁurgl
significance, '
* To maintain urban design for improved appearance of the city

and create harmony with its unique typography and character.
x. To foster open spaces through extended . network of boulevardes,
blazas, promenades, playgrounds, etc.
* - Pollcy of pollutlon control to reduce n01se, pollution of air

and water. ;

The above objebtives were'based-on,%he needs and demands of
B ) I3
the comunity living and working in the city, and to ensure the

continued and efficient growth of the city to cater for ever

increasing population, both in a commercial and residential sense.

~The Plan must obviously take into consideration a complex set

of forecasts and predictions of population and business trends -

governing the pattern of growth and the rapidity of growth of the .

city. Such forecasts are extremely difficult as there are a large
number of unpredictable factors which are the basis of such

projections,

-~ [

It is interesting to note that'during thghperiOd of 1850 to
1890 the population of Sydney grew from less than 60,000 to over
400,000. During this period were built the tightly packed
terrace h;uses of Paddington, Balmain, Glebé, Wbolloomooloo;—‘

Surry Hills, ete.’

Towards 1900 and 1914 this population doubled and the million
mark was reached. During_ﬁhis peiidd in 1909 a Royal Commission

was called to attempt the first formal plconing of Sydney and its

Subarbs, _ e
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While i.l;his brié:f summary we cannot d. with the findings
of the Royal Commission in 1909, it is interesting to nofe‘£he
tremendous chénges influencing the pattern and rate of growth not
envisaged at that time such as the advent of the motor car and‘its
effect on public transpoft then planned for‘up to 60 years ahead.
Also the demand for the type of housing then assumed; since

totally changed. - .

- The number of motor vehicles registered in N.S.W. in 1909 was
4,000 approximately, while in 1970 the number stood at almost
two million,
A |
During the last 20 years, the whole structure and pattern of

[

activities of the city has fundamentally changed with a significant

shift-in balance of function from a monocentric metropolis to a

highly specialised activity centred mainly around national and
international commerce, with a decreasing importance or significance

as being centre of activities of the local and regidfal population,

The most significgnt'aspeét of the Straﬁegic Plan i3 the
Floor Space Ratio Code (F.S.R.),as adopted by resolution of Council ..
in December 1971, -
The F.S.R. and the Parking Policy, Parking Control Code,
which was Gazetted in July 1971, wvas firmiy adoptéd in
Decémbér»1971 and these recommendations have far reaching effect

on any future development in the areas concerned.,

Basis of this Code

To implement the ofjectiﬁes, policies and action priorities
of the Plan, basically derived from the following policies and

action priorities :-

* Firm buidelines for city development based on efficient

adminiciration, research and planning, and provision of various
maps, such.as ihe City of Sydney Plannins Scheme Ordinance

Map, Footpatﬁ“Widéning Man, Pedest:ian Network Diagrégj
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. bodies, etc.

Precingd Map, Presérvation chiéter'én ap, and detailed
Developmeﬁt Control and Action Plans, Height Restriction
Map, Parking Policy and Control Code.

All these are to be ievised;from time to time and be available.

\ . ‘
. /7 i - "] M -— T
oL - of
I's "y

Concentrated and effective exercise of City Governmenﬁ:

functions curréntly,handled-by various bodies.

7 Guide for future planning,schemeé of the city as a total

env1ronmenta1 area integrated by efficient network of

transport facilities and open spaces.

Careful definition of development control and planning and
S

‘promulgation of same to assist developers, Governmental

Concentrated commercial life in form of highest péssible

density in the central spine district. .

. Provide incentives for diverse-tjpes of profitable development

and ensure provision of maximal public facilities.

Ensure maximum space about buildings.

.

:Agstheticvappéarance and character to suit.the overall

env@ronmental object for the various Preciacts.

L

Through F,.S.R. and Development Control Code (D.c.c.) for

each Precinct, by.regucing the;baée ratiorbut‘alternative}y

granting bonus ratios,fto obtain a diversity of uses most -

appropriate in the Precinct.
Obtain specified public facilities.
Obtain financial conf;ibufions to achieve'objectives.

5 . ey
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T : Accessibili’ "‘,f: T R . .

‘A vital issue to ensure ease of movement within the City.

Parking :ri‘i'; . o

il
'

Ensure that a network of parking stations will be created
.on the frlnges of. the clty in order to regulate and eventually
‘,completely eliminate use of prlvate transportrlns1de the

eommerclal prec1ncts.

Prov1de tran portat1on system from perlpheral parklng

;’facllltles by means of Mlnl-buses, mov1ng footways, etc.

’

"Pedestrians : - h »
Lcadestrians ¢ » _ _

Ensure an 1ntegrated city-wide pedestrlan flow synchronlsed 'uv'é

_w1th transport 1nterchanges.

Diversity ‘3@

Ensure development of . rapld increase in the 01ty 8 r881dent }'l
T p0pu1at10n by protectlng exlstlng re51dent1al areas. through more
attractlve facllltles and. preservatlon of commerclal developments

f1n these areas.

N i Retailing & Tourigé s S

~p

Malntaln and rev1tallse retailing, entertalnmenu, tourlst

; attractlons and convention facilities w1th1n the clty.

* Environment 3 L I o

Through adequate bonus 1ncent1ves, protect and preserve places

.of hlstorlc -or archltectural 31gn1flcance.




“y

. e N <

EROE O PR o

‘The P]. necessitated the 'carefulvdis.v‘ior_l of the city i'ﬁtor'
33 Precincte, based‘on'a careful analysis of the most suitable
type of developments to ensure optimum‘overall results of a growing
‘and efficiently functioning city.

<

On the attached Schedule is a List of the City'frecincte. , bé

L, FLOOR SPACE RATIO CODE (F.S.R.)

Priﬁbipal Elements of the Code :

' o . 7
The basic F.S.R. is specified for each particular Precinct,

and this in turn regulates and governs the fype, deneity and

 volume of development within thevrespective preciﬁcts.

i

Bonus floor space is offered as incentive to 1nc1ude certaln

elements requlred by the basic Plan. Max1mum.F.S.R. is fixed for
development in each Precinct. This cannot be exceeled notwithstanding

combination of bonus elements.

Definition of Bonus Elements

Bonus No. 1 =~

Provision in development of facilities, act1v1t1es or services

ue g. Public Hall, Theatre, Cinema, Bating House, Concert Hall,

Church or in some desirable precinct, a unit of residential

development. ) - _ ' | &
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'Bonus No, 6 o~ .

Bonus No, aI'-- ' . ‘l’
Through sitevlinks, plazas and terraces, to create city-wide

pedestrian network, comprising on-site footpath widenings and -

through site pedestrian links with off-site pedestrian subways,
v . _

e -

‘bridges and provision of'esdhlators servicing pubiic'pedeétriaﬂ

facilities.

Bonus No, 3 _—

; Underpasses, overpasses, and escalators. To assist further

with pedestrian movement.

Bonus No, 4 -- .
----------- 0

§
Required or approved publlc amenlty such as publlc uOlletS,

women's amenity centre, child mlndlng centre, llbrarles, publlc

telephones, etc.

Bonus No. 5 ==

Financial contributions to Council "Parking Stations Fund",

In order to limit commuter car parking under individual

- commercial offlce bulldlngs, it is proposed to develop a maJor

system of public car parklng systems on. the edges of commer01al

Precincis; thus development inside these congested commercial

areas should contribute towards the cost of this system ofvparking

. stations. : St

- t

Preservation of historic places or structures.

The-‘Scheme calls for preservation of-all buildings of historic

or architectural significance. Thus by transfer or sale of develop~

ment potential to another site accompanied by transfer of title to

the historic place or siructure to an apprdfed body or authority
guaranteeing its preservation, Council will allow transfer of

floor space by way‘of bonus varying according to Precinct.

L R e BRRNCS. i
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“and according to the Scheme submitted.

' B4  The Wooloomooloo Precinct

Bonus No, 7 -- 9

E-lect’ pedestrian circulation improvgents.
Comprising elemer.is of the pedestrian network which cannot
berreferred to directly or identified with specified sites;-

Council may in due course publish sdhcdules,listing elective
N - A -

pedeétrian circulation improvemenES'and will indicate the bonus

floor space which may be awarded for their provision.

,Sbhedules of Permissable Floor Space'Ratios and Use By Precincts

In the case of the 13 Precincts listed below, Council will

determine permissable floor space ratios as and when necessary,

Q\ﬁ
[

For the remaining Precincts of the City, the permissable

flooxr ratios are set out on the attached Schedules.

-

A3  Civic Precinct :

A6  Macquarie Precinct

A5 Westerﬂ Parking and Business Frecinct
A7 Rocks Precinct

A8 The Ultimo Precinct

A9 Part of‘the'Railway'Precinct, being thatlland zoned "Specialrnsgs“

B2 The William Street (South side) Precinct.

1

B8 The Taylor Square Precinct

B9 The Rushcutterszay Precinct

vCS Moore Park, comprising Open Space

C6 The Showground Precinct

E2 The University - R.P:A.H. Precinect.
KK

5. PARKING POLICY & CONTROL CODE FOR NEW DEVELOPMENT:

- The projections of this policy reveal that:

1. Overall demand slightly reduces over the next 30 years -
amount on site will increase by some 50%.
2. Kerbside space is phased out over the 30 years to some

300 spaces, allowiﬁg for economic use of road system and

relieving congestion.

3. Off street parking is gredually igéreased by some 7000 spaces

g S0 7 M R DA S e et B it N e )
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over 30‘yéars and includes provision of 2,000 spaces for

- short term visitors:for business and shopping purpdses

. f
’ P !

(compensates for loss of kerbside parking?. h
4, However, substantial decline in off street parking in fringe
areas owing to demolition of ‘existing buildings, expressway

encroachment, etc.

+ B Projections requireiperimeter parking in the order of
16,000 spacés; { : .
6. Short term projection ofisome 3,500 parking spaces to be

provided by 1975, mainly in perimeter.parking stations.

Our preseunt road system is presently operating to capacity

,iﬁ peak hour, and whilst the capacity of inner areas can be expanded

with improved traffic management. and diﬁeréiOn of through traffic,

"~ the scope for increase is not very great.

Our present Central'Businesé.District workforce is
some 230,000 and has approx. 29,800 spaces (this covers visitor,

commter, kerb and offstreet parking). It is estimated that by the

year 2000 there will be a workforce of some 560,000 which will call

for a parking capacity of some 45,500 spaces.

The present.average density‘of offstreet parking is about
60 spaces per acre of site area. It is estimated that an oﬁérall
average of 75 spaces per acre of site area.could be ailowed in .
eaﬁh new development. ¢

The figure of 75 spaces per acre of site area will vary

between the three main  areas:

! " Tank Stream 50 spaces .
“Midtown 50 spaces
Brickfield Hill © 100 spaces

The Code calls for all residential flat buildings,

hotels, motels, and Service stations, to have all necessary parking

,provided on site. -

The provision of'3,500 parking spaces in perimeter

parking stations can be maintained provided adequate provision

is required of developers for heth.on site parking within their

el B . R EES Sty S
¥ o - M, T B i

T -~ Thame,

T e

s R R ol

T e

R RS0




R

\ . .

projects and for'their'contribution to total requirement. This
requires a total parking prov151on by developers of about 6,000

spaces over the next 10 years, and a further 10 000 spaces over~the

- following 20 years. ‘ B o

The Code calls for one third to two thlrds of parklng for
new development to be on 51te, and the remainder. on perlmeter (as |

provided above) or elsewhere.

The present policy of 1 space per 1,500 sq. ft. of gross

. floor area would lead to over saturation within a few years. To fully

cover the needs of the area, a proposed basis ofroﬁe space for every
2,000 to 2,500 sq. ft. of gross floor area should satisfy the needs
of commters, and perimeter parking stations to eover the one third
balance notlcovered in developments would be subject to levies upon .
developers to contribute towards their provision. It is considered
that an appropriate levy'ﬁithin the city would be $2,500 to $3,060
per space, This would then leave Council to cover the needs of 7

chort term parkers and any short fall in commuter needs.

We would here point out that the "Gross (or Total) Floor ... ..

Area" upon which assessment is made is defined as

including: internal walls, staircases, lobbies, corridors apd
toilets, "

but.excludes: 1ift shafts, vertical service ducts,,any parking.or

- loading area or ramp, area for accommodation of meehan-

- dcal or electrical plant or equipmehﬁ servicing the'

building.

To briefly summarise, this Parking Policy, and Control Code

will call for developers to provide parking at the rate of -

‘(a) One space per 2,500 sq. ft. of gross floor area in the inner

§
city area;

(b) One space per 2,000 sq. ft. of gross floor area in the
Woolloomooloo, Surry Hills and Klngs Cross area;

(c) One space per 1,500 sq. ft. of gross floor area for east of

T . ! < e, i S "
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(d) One space per 2,500 sq. ft., of éross floor area for the strip
gf land west of Sussex Street (which has been scﬂ aside for
providihg the bﬁlk’bfrcar parkidg’requireme;;s thﬁchanhot,bg
accommédated in the innér city area); and

(e) Parking for the areas c;mprising Civic Precincf, Macquarié1
Precinct, Ultimé, Moore?Paik, Showground, R.f.A.ﬁ. and Univers-
ity would be dealt withiby special investigation in each céSe,
as with the Tapl étream.aud'Rocks Area to be dealt with in

accordance with the Sydhey Cove Redevelopment Authority - ¥

Scheme.v

6. CONCLUSION:

‘great number of definitions and approaches identical or common L

wwk[l’withan added emphasis of finenecial support tc flew from any noew
.

It is fair to say that the Plan is a summary and admirable

refinement of a number of previous Plans. ‘ £

the proposals are fairly conventional, and inqludé*a/ ' - Fﬁ

with- the earlier Plans, or similar to proposals in other Cities

waere such plénning was undertaken, such as in the U.S.A.

T

The Plan is essenfialiy limited and confined to the
present street pattern in order to avoid major and long term capital

commitments through resumptions, etc.

Perhaps the greatest failing of the Plan is that it limits

itself (fqr Political reaSOhs)'to the perimeter of the present City

of Sydney wheﬁ, in fact, we believe that to assure optimum growth
O

the existing boundaries should he redefined more ih line as they

wefe‘prior to the dissection of the boundaries of the Greater

l
City of Sydney. The size, geography, typography and character of

‘the City of Sydney as define& at present will not allow efficient

long term planning to assure' the very principles the Plan is endeav-
ouring to achieve, i.e. a baianced growth of commercial as well as

residential areas. It appears that the plan will provide more of a

face 1ift than a.major departure from existing developmental trends

dev2lopiients to the expense—of developers.
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The basic essence of the Scheme, from our point of view, is:
"~ (a) A drastlc reduction of floor space 1ndex from 10 to 12, to an

average of 6 or 1ess w1th a complex set of bonuses offered in

- . . .
certaln clrcumstances, ER

. (b) Elimination and drastic reduction in value of small holdings.

(C) Definite bias towards developmenteof very large sites and through

offering bonuses for amalgamation of sites thereby ensure that

maximuh development can only be achieved through very large

projects.

From our point of view,this favours the very few major

-dev elopers, Instltutlons and Governmental bodles, reducing the -
uﬁchances of medium size companles to undertake in future a

development in the city on a profitable basis.

(d) -The bonus sys%em briefly outlined in our sﬁmmery of the scheme
. is only of use in cases of major development.” The whole

scheme has a depressing effect on value of real estate, and

it over estimaﬁes the earning power of city real estate.

There is an obvious disregard by therplanners‘of reasohabIer

“economic values to ensure sufficient incentives for developers

“bo produce the type of projects reqﬁired_over the years if

A

g

the Scheme remains as it is.

¢ 3
(e) The whole concept is based on perlodlc rev1s1on, therefore - é

the Scheme does not offer any state of permaneucy or stablllty
and it is no more than an attempt of volumlnous deflnltlons

and guldellnes,at,thelr-best.

"’Zf) ‘The Plan calls for an unacceptable burden to be carried by the
/ B

‘ ‘ private cector; spe01flcally developers to finance the magorlty

‘.w—-———'——\b

‘of necessary serv1ces, maklng developments even more unviable

economically. Turthermore, it is unllkelyrthat the private

sector will be able to provide, even if the Scheme succeeds,

such magﬁitude of funds over the years. -

R
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The new F.S.R,,suggestedrfinancial contributions, géneral

bonus system, androtheriimportanﬁ determinants represented
. ) i '
in the Scheme assume past real estate prices and rental

incomes. It seems to be overlooked that this reflects boom

years, and fqrecaéts cannot be founded on the results of the

L’Lu

past years. 'This—trend is now certainly changing, and it

was not so apparent during formulation of the Plan.

. ix!




