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THE City of Sydney Stra-
tegic Plan proposes to put
between. 360,000 and
400,000 jobs in the 315
acres of the Tank Stream,
midtown and Brickfield
Hill precincts of the cen-
tral  business  district
(CBD) by the year 2000.

The CBD .of Sydney is already

by far the most highly capital-
ised piecé of real estate in the
whole of Australia.
. Capital hivestment currently
involved in making the &entral
area work includes not only the
surface circulation “system and
the buildings in the CBD itself,
but also the underground rail
system, the extensive reaches of
road and rail lines, the Harbour
Bridge and other transport facili-
ties necessary to carry the uni-
directional peak loads towards
the centre each morning and to
carry them home again in the
afternoon.

The plan envisages that
central aréa employment will
grow by at least S0 per cent over
1 the next 30 years and puts forth
! {a number of proposals for
improvements in transport facili-
ties and for changes in the: land
j |use mix which will involve very
j |large capital expenditure during

that period.

The level of capital ex-
penditure required in total from
the public and private sectors is
| |not evaluated anywhere in the
i | report.
l . The cost per additional worker
in the CBD. will depend very
heavily on whether or not actual
growth in the year 2000 is of the
order presented by the planners.

If growth were to stop tomor-
row and were to be diverted to
other parts of the city and the
metropolitan areas, then capital
expendiiure related to central
area facilities could justifiably be
held at a low level.

On the other hand, should the
upper projection . of 400,000
workplaces by the year 2000 be
met, then a vast program of pub-
lic construction works and pri-
vate building will be called for.

Capital expenditures per work-
er will be of the order of three
to four times the average ex-
penditure per worker required to
provide a workplace anywhere
elsein Sydney. This is not neces-
sarily undesirable. .

A 'huge volume- of social
:sources will inevitably be in-
“volved, and the actual scale of
the required works program will
be highly sénsitive to the growth
actually occurring. .

It would appear that a major
effort should have been made by
the planners to test and validate
their predictions of central area
growth. :

Evidently the planners saw it
differently. The projections made
were. of almost a frivolous ma-
ture. They were simply - extra-
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polations of past trends.
* The past trends are based on
data of dubious validity because
certain important variables were
operating on the growth rate
during the 1960s which cannot
be expected to operate in the
futare, 7 : s
The sericusnesss with whic
the planners took their growth

In a study of the City of Sydney Sirategic Plan—an examination which
informs the area of urban planning and focuses on the problems facing
all city planners — DR JOHN PATERSON, managing director of John
Paterson Urban Systems Pty Ltd, of Melbourne, argues that while the
plan is excellent in many of its details, it is completely lacking in economic
logic, and presents no real quantitative support for important choices
which were made by the planners. Te chniques of evaluation are available
and are well known in the profession. It seems remarkable, Dr Paterson
says, that no significant effort was made to determine whether the plan
was economically viable and, if viable, whether it was socially desirable.

projections is perhaps indicated
in that they command as much
space in the report (one page) as
do views of the Queen Victoria
buijlding interiors circa 1898,

I am in no position to say that
the projected growth will not be,
achieved, However, I believe
there are good reasons to doubt
that it will.

It would involve a rate of
growth of central Sydney which
is wot being matched in other
large cities in the world at the
present time, Sydney may be
unique, but if so, the planners
have some responsibility to tell
us why.

. From a reading of the report
it would appear that a funda-
mental variable in determinin

the level of central area growé

.was not evens considered -when

the projections were made. This
was the future demand for pre-

- mium office space, e

The plan lays heavy emphasis
on_reducing CBD, floor space
ratios to a low level and then
permiiting bonuses in return for
certain desirable forms of activity
within buildings.

Intuitive

Consequently the provision of

shops at ground level, or cin-
emas, or plazas, or contributions
to the pedesirian circulation
system earn floor space ratio
bonuses.
This implies that the planners
take the view "that private
developers will be able to let the
office space created at a sufficient
rent to cover  the cost of
office space and to pay what
amounts to a direct subsidy to
the building space applied to
non-office uses. Again this may
be true.

1 know of no precise estimate
of the average rental implied by
the floor space ratio codes shown
ja the plan and attendent docu-
ments. However, it is likely that
a rent of about $12 per sq ft
may not be too far from the
mark in the commercial core.

While a certain amount of
office space has been let at these
rates, particularly during the
boom years of the late 1960s, it
is now questionable whether, this
premium market ig growing at

“any considerable rate.

The success of North Sydney
and other decentralised office
@areas supports this assertion.

From an economic point
view, the’ CBD proposals in-
volve a heavy cross-subsidisation
of non-office uses by office space.

If there is a large enough mar-
ket for office space at the rents
necessary to pay this premium,
then the plan could succeed.
Otherwise it must fail,

This would appear to be a
vital point for the planners.to
have evaluated. There is no evi-
dence in the réport that it was
considered.

The Jack of economic evalua-
tion, indeed the complete lack of
any effort to put numbers to the
fimplications of the plan, runs
tight through the report.

1t is intriguing, for example, to
observe the pedestrian densities
implied for the street system by
the number of people proposed
to be working in the CBD and to
contrast this with the perspective
sketches in the report which
show largely deserted streets with
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a few cars and a handful of
pedestrians standing around in
picturesque attitudes. .
The gulf between implied
numbers and stated concepts
makes one wonder about the
research and analysis undertaken
in the formulation of the plan,
The planners argue passionate-
1y that office development should
be concentrated in the Tank
Stream area of the existing cen-
tral business district. This may

be so and it may be that strong

social arguments can be made in
support of the proposition.

The only effective argument
actually made in the document,

however, is that, from a trans-

port point of view, it is easier to

cater for southward extensfon of

the existing CBD, than it would
be to engineer for development
at Woolloomooloo or Pyrmont or
other locations. ;
Appendices to the. report in-
dicate that the transport facilities
required within the proposed

future CBD will be extremely
“expensive to construct, yet office

development in the Woolloo-
mooloo basin is ruled out simple
because of interchange problems
of the Town Hall Station,

No effort is made to work out
the relative cost of providing
interchange facilities at Town
Hall as compared with construct-
ing pedestrian and vehicle move-
ment systems and the ~model
interchange facilities implied by
proposed concentrated
growth in the central area.

Other aspects of pedestrian

- circulation, discussed in a highly

general way and in terms of
novel technologies, appear in fact
to have been given scant atten-

tion from a quantitative point of
view. The William Street (boule-

vard) precinct is a case in point.
The road is seen as a major
traffic artery and engineering
problems are recognised as likely
to arise from heavy traffic flows
of conflicting north-south, and
east-west vehicles. Yet the walk-
ways on either side of this major
traffic artery are conceived to be
suitable for a grand boulevard.
The environmental effects,
noise and air pollution, of a slow

moving traffic stream on the

pedestrians ‘promenading on the
boulevard _appear not to have
been considered.

The flanking buildings, pro-
posed to present a continuous
frontage of hotels, shops, show-
rooms and entertainment uses
linked by subway arcades under

the streets and topped by hotel,

entertainment and- consulting
rooms, offices and residential
uses will doubtless provide an
impressive built-up strip between
Kings Cross:-and College Street.
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Can we afford it—and do

It may however, be predicted
that the principal pedestrian
flows along the boulevard will
be peak flows emerging from
the offices, shops etc over a 20-
minute period in the late after-
noon and converging on Museum
Station,

Back-of-the ‘envelope calcu.
lations suggest that footpath
widths of something like 10
metres would be necessary under
crush conditions to carry such a
volume of pedestrians in the vis
cinity of Museum Station. Stair-
ways in the station of approxi-
mately 15 metres will be re-
quired.

There"is a sharp contrast
between the vague concept of a
pedestrian promenade or boule-
vard, and .the reality of a 10
metre wide stream of pedes-
trians, 20 _:to 30 people, walking
shoulder “.to shoulder at high -
‘speed during the peak hours.

I believe that many people
would find this a frightening
prospect rather than an appeal-
ing one. Yet, as far as can be -
told, the interchange problems at
Museum Station have not been
evaluated and are not seen to be
in any way significant as were
the interchange problems at
Town Hall. - »

High /ggnts?

The functioning. of areas oute
side the CBD -appears to have
received no real thought what-
soever. Hunches or intuition by
the planner seem to be the sole
basis for the highly specific pro-
posals made for particular pre-
cincts in the plan.

A case in point is the
Woolloomeoloo area. Woolloo-
mooloo is undoubtedly ripe for
redevelopment. It is undoubtedly
going to see a major rise in the
density of activity because of the
already committed development
of the Commonwealth Centre
employing 15,000 people, if for
no other reason,

Substantial interchange facili-
ties will thus be required within
the city rail loop to handle
passenger flows to Woolloo-
mooloo,

The plan however forsees
Woolloomooloo as suitable for
predominantly residential usé.
The mnature of the Woolloo-
mooloo precinct will be substane
tially changed when the Eastern
Distributor is constructed,

If the CBD grows to over
360,000 workers as intended,
then for four hours a day the
eastern distributor will be occu~
pied by three lanes of virtually
stationary traffic, seeking parkiog




‘'we want it?

7. places in and around the cenfral land values, noise, bustle, ‘con-
Larea, T AT T
. Woolloomooloo is in a de-
" pressed basin where wind move-
. ments are relatively slaggish. It

nof, considered.
The' mid-fown precinct 1 seeri

- atospheric pollution —densities - €Xciting,  intenise,  specialised,
" ill limb 10, very high levels 33 diverse. and interceting. shapesey
least im the am and pm peaks centre in thie nation. . :
..and in"all’ probability for long ..
.. periods during the day in the hot maintaining . a' to!
- months, * . .
;- This-may not matter for air. :
conditioned offices with double three levels. We are mot told
glazing. but would preclude all what degree  of cross-subsidisa-
but the most highly capitaliseq tion from- -other forms of land
- forms of xesidential development use or in-the form of rate or
singce air-conditioning throughout land tax -concessions. would be
will be required.in such.an envi. _Tequired 0 gaket
- ronment.: - - oo " | o — m——is

air of sthree
- million. sq ft of retail selling
Space over -an average of at-ledst

-..~and

fusion and restricted access is

- It is ‘quite’ likely that if
semployment. in-the céfitral area
-Were to stop growing right now,
then refailing' may; in fact,find a
new equilibrium’ and thus find a
‘permanent place in the Central
Area system. o |

It seems highly ‘unlikely, on
the-other hand, that at the activi-
ty densities proposed - for the
Tankstream and Midtown areas,
there will be a sympathetic envi.

- ‘roninent for ‘low- infensity uses

. such as retailing’ in the central
core. - :

.. The Midtown and Tankstream,
precinets haye both become more
specialised in their natures and
have seen rapid change. n uses,

rants, and -other ni
-activiies, together with some re-
tailing, have however found theip
" way 1nto other parts of the city
’ in - particular into Kings
Cross, :
In the large cities of the West-
ern world the bright lights area
is rarely combined with the main
- commercial office area; Yet for
some reason the Sydney planners
appear to have decided, " in the
: face of all evidence to the con.

g g OWDL prec * vl trary, that this is an appropriate
* can be predicted that noise and Y Potentially the largest, most. oL P

- mix of activities for Sydney.

- By flying in ‘the face of
economic forces instead of at- i
... - ¢ tempting to bend and channel
It is- held: to belcapab_le of
{a)]

m, the planners haveé enstired
““that the plan will fail to see rea-
- lisation, E
-Planning can do much: to
mould the urban environment. It
cannot and should not attempt to
create  patterns  which  lack
economic justification. )
“Economic* ig used “heére not

“ewpey inthe sense—of maximising pri-

over recent years. Hotels, testati
ghtlife type 4nd

‘sidisation, quantitative restrictions

.ceived - aesthetic and political

-plan, rather than

vate gain, but in the sense of |
making efficient use of total:
social resources, both public and
private, ‘

The Sydney strategic plan is |
very much like Australian rugal
and tariff policies. It proposes a
vastly expensive and uneconomic
structure and devises various |
manipulations of the market,
prohibitions, restrictions and sub-
sidies in order to confirm the
dubious projectives from, which
that structure derives. :

The ungainly and uneconomic
result - which emerges in due !
course crashes under its own
weight, but only after extensive
waste . Of community: reséurces

painful and expensive re-
thinkings, R

Australia is in ‘the process of |-
rationaliging  its agricultural
economic structure and fn the
process of rationalising the
tariff structure. Let us ‘try. to
avoid building into. oui cities the
ungainly economics of cross-sub-

and controls based on ill-con-

judgments, S
The Sydney strategic. plan is
long on imagination and short on
economics and - arithmefic. It ;
would appear likely. to crash in a o
short time because the anomalies
I have indicated will emerge as ‘
attempts are made to implement )
it- ' o
It is to be hoped that the Syd- ' ’
ney City Council will be quick to
recognise failure as weaknesses |
in the logic of this -particular
planning in| |

general?

On the other hand, the firg oorem Tt R S i e

- Woolleomooloo precinct offers a;
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i o, sl 3 || st s by 5 ;
-it puts them in close proximity |-

. Tents of $6 and $8 a sq. ft., very
-muich less than the rents which .
. would be required in the CBD,
. _ 'The planners may not regard
. it desirable that low costr;gﬂ‘ice
*-accommodation should be. avail.
. able in the City of Sydoey. How- !
€ver; no real arguments are -
presented for this view.

|
.. It would seem inevitable that | 1 Il

- both to central Sydney
I(;'xllﬁCross. I
- This' brings me to"

to lie behind the
land use which the plan

if low cost office use is restricted | | | may conSider the uses- thought |
in Woolloomooloo it will simply |/ i appropriate; for the central area,’
cross the bridge to North Sydney | § |  Central ares retailing in Syd.
and other points on the North | mey has been stagnating for
Shore, where.  commercia] | many -years. A ..pumber of];
redevelopment is already strongly | i Teasons for this are advanced in'f
under way, { the report, of which competition | |
i

. Woolloomooloo. would appear
to be capable of atiracting hotels ;
and other types of uses which i
can only be attracted to the CBD 5
by means of heavy cross-subsidi-| |

safion from premium office . The hypothesis that central | |
space, if at afl. P . -@rea retailing ‘may be declining’
Woolloomosloo * would there is no real econom-

appear to be capable of attract. Ic justification for this

-ing hotels and other types of

* major point of criticism- of the /
plan. Some strange and totally ||
untested preconceptions appear |-

ind the combinations of J
|

foster. By way ‘of ‘example, we |

from ' suburban " centres, - high.
operating costs, high land tax |-
and rates, and congested traffic |
g::;imons are the most impor-|

*\ activity in an area of premium
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“and to |
@ - fimal | |

seeks to |

- hiigh {-"

type of

uses which can only be attracted
to the CB_D by means of heavy j
cross-subsidisation  from pre- }
mium office space, if at all. !
One would have thought that
accommodation of this
mixed with low-intensity offices. i
. and_other forms of lang use :
which would not be able to find | -
a place in the high cost central i
area, would have been com<|. §
_plemen_tary»‘iﬂ their activities to | . |
the Kings Cross ™ precinct and
would . have strengthened the J
night-life of that area.




