By CHRISTOPHER JAY

A DETAILED examina- d

tion of plans for the devel-
opment of the planned’
growth centre at Albury-
Wodonga, released on
June 28, underlines the

way  the - three Govern-

ments involved have avoid--
ed facing up to the essen-

tial  strategic’ _decisions
which” will have~ to be
niade.
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" ia, and a design that would fend

.| relatively easy access to: the river

- { flood plain itself, avoiding an ob-

.| connections: between < the © ex-

‘[with . traffic lights, - crossroads

| Will 68_the _existing” AlBury and

.J.centre, which is just south of the |/

Plans  showing  possible’ Canberra, will be a city largely
developments of the Albury-Wo- based = on  private enterprise
onga . area, on the border developments. :

In Canberra, with its control
over. the placement . of depart-
mental office buildings, the
administration has been able to
enforce a pattern of dispersed
development, such as the office
developments in the Woden Val-
ley.

between NSW and Victoria and
just ‘west of the large Hume
Weir, show a neat balancipg of
areas. between NSW and Victor-

to create another Canberra, on
the Murray River.

What they don’t do is to nomi-
nate where the future city cenire
is likely to be, or to develop a
pattern of growth which will
avoid pressures for removal of a
lot of the existing buildings al-
ready in Alburv and Wodonga.

What the designers have done
is to provide for what is
cssentially a one-corridor city
wrapped around the flood plain
to the west of Lake Hume. in
roughly the shape of a horseshoe.
open to the east,

One variant is the dispersed
plan shown in (he accompanyin
dlagram, wEicH‘sHSﬁIa: ¢ forgot-
ten as_soon as  possible, The
Other, which Is the preferred
plan, is similar but with the out-

peak hour motorists converging
on one central area, at the ex-
pense of making it very difficult
to get any reasonably heavily
trafficked  public  transport
routes.

It also means that public ser:
vants. from different departments
who wish to meet during the day
often have to drive miles across
town to, get together.

By way of contrast, private en-
terprise development in Albury-
Wodonga would tend to cluster
in the existing centres, given' the
population distribution implied
by the published plans.

This avoids the prko‘blem of.

Albury-Wodonga plan avoids

The existing built-yp area, in-
cluding some very attractive and
pleasant’ buildings, 'is generally
one or two storey development
— not high enough or dense

‘enough ' for “commercial <Centre

development in a city of 300,000
or more people.

If it is to be the centre for
commercial  development, it
follows there will be .strong
pressures for demolition of a lot
of the buildings, and replacement
by higher density development,
probably up to 12 storeys once
development is well under way.

Either a lot of attractive real -
estate will be demolished — at a -
time when there is likely to be a
general shortage of accom-
modation and demand for exira
buildings — or draconian con-
trols with the inevitable conflicts,
representations to Governments
(with three of them involved)
and indaequate commercial re-
sults; wilk be imposed. - :

To. avoid this problem, de-
centralisation - growth  cenire

lying ~ settlements - brought . in
closer - tg < th ift * areas;.. of
dévelopment: R R

- The - preferred” plan provides
for "eight area’ ¢centres, . “stiung
along a. transit “roufe: runaing |
around the " flood ” plain, each
serving an aréa- of devéelopment
separated by relatively. narrow
greén strips. 7 ool .
‘The: idea. of ‘locating - several
settlement - "areas * around = the
flood plain to.the. west of the
Hume Weir. is sound - planning
policy so far as. individual areas
are concerneds. © .- L L
_The area generally provides an
atlractive - living * environment,
with .views. éver the -river and
flood plain- from some parts, and

and’'the Hume Weir from most
of the proposed urban develop-
ment parfs.. " .G o

. The town planners, as was to
be expected, haye ensured there
will. be nod development on. the

| vious - nfistake which™ has been
made with a large pumber of
other Australian settlements.,
i The. horseshoe . . shape also
| makes it easy to provide good

tremities 'by. simply Trinning a
couple of roads throvigh open
.counlry across the flood plain,
with little risk that subsequent
development - along " thése links
will slow down (raffic movement |

and pedestrian crossings.

I: .Tbalrogpjg__\gﬂh this strategic
layout; which- comes’ out - quite
obviously n_the preferred plan,

is'that the ¢znire of development

‘Wodoriga urban areas. . )
"With the present builf-up area,
the town centré of Albury is a
series of streets on a grid pattern
just north of thé river, bounded
by a very attractive park on the
west, with development siretch-
ing along the Hume Highway to
the north. in the direction of La-
viagton. - S .
The Albury town centre is
Lopnected 1o the Wodonga town

river, by a causéway and bridge. |
« - Thé preferrcd- pian, hag. three-{-
.dlea, centres along the corridor
to’ the noith and edst of Albury>
and another three along the cor-
ridor south and east of - Wo-
donga.

Although the underlying town | *
planning strategy is understood |
to be one of fair_ly equal
development of the various cen- | |
lrse, to spread variety over the | -
L;ljbie}n .ared, the: plain fact re-
mains. that "the’ cenlie of gravity
Will be the existing: Albury and
Wodonga Town, éenifes,

i Glven'a requjrement for rela-
tively equal ~ development on
cither side of the river, o satisfy
both the NSW and Victorian
Governments,  and given (he
single corridor design, it follows
inevitably that the existing town
centres, on each bank of the
river will be at the centre of the
development. .

This. makes them the logical
place for  private developers
Interested in getting in early on
the commercial and office
development action, This is the
more so in that Albury, unlike
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doctrine, as developed in Ausira-
lia, 1mplxes that new, city: centres
should . be - Iocaged some . way
away from  existing settlements

_(five’ miles_away, for' example)

and the existing town. developed
as. a, suburban centre,” ‘avoiding
the pressure for exlenswe rede-
velopment.

The existing built-up area, in
other words, should be used as a
staging post and supplier of
facilities during the development

stages, and the existing.buildings.

(usually mgl\,dmg a lot of histo-
ric interest) left more or less as
they are. :

" In the case of 1he Albury-Wo-
donga development, this means
that the city centre should logi-
cally be placed to the west or
north-west of the existing Albury
and Wodonga built-up area.

This would also make it
possible to design a new city
centre according to modern
designs, 10 ensure adegquate street
widths, properly.. plaged:. open
areas and level separalion cross~
ings.at key street junctions, to
avoid the  congested, canyon
-effects all too familiar in existing
capital city centres.

. ~1f the etisting built-up "areas
“are redeveloped, it means the
growth pattern will be effectively

constrained by planning deci-

sions originally made for a me-
dium sized countyy centre,

With development to the east
constrained by the Hume Weir
and its catchment area, and
industrial - ‘deévelopnmient . 1o~ the
south restricted by some relative-
ly hilly ground, the main thrust
of development could either be

north along the Hume Highway -
and railway links, or west along

the Murray River, and nornh-

‘west along the Urama Road

.which runs for miles through flat

country and could beconie the
Parramatta -Road of the  new
growth centre.

The c¢ity centre could logically
be placed somewhere along this
hne of development, or if river
views are desired, it could be on
the banks of the Murray west of
the existing town centres.

Effoits to avoid the develop-
.ment of a single city centre at all
are a curiously anomalous ven-
ture under Australian conditions.

The idea is apparently that
while a city of three million
people such as Sydney, or one
nearly as big at Melbourne, can
get by with single city centres,
smaller growth centres with tar-
get populations one-tenth that of
Sydney should be split up into a
multi-nucleated framework, to
use theplanning terminology.

TFhis is a recipe for fla menta-
tiol f 1HE Ty befoie 1t has ever
“Feveloped.

“TEiS a typical example of the
tendency by particular schools of
town planning thought to solve
problems by abolishing then.
The problem of designing a
central business district is solved
by not having a central business
district — just a Jot of people
stranded in suburbia.

This approach is developed by
analogy with European condi-
tions, - but on‘a mu;h larger,
motor-car oriented scale

In the’ central areas of cities
such as London and Paris, busi-
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ssential strategic decisions

ness  development is not as
copcentrated as it is in Australia,
where the central business dis-
trict ‘tends 1o be in a solidly
developed xcctansular pattern
limited in area.

In Lopdon ‘and’ Paris, central
city developments are spxead out
over an area delimited by under-
ground - raif networks, the Lon-
don Underground and the Paris
Metro, with refatively quick trav-
el axound this area, and develop-
ment concentrated around under-
ground stations.

With the proposed diipersed
centres developments in Austra-
lia, the scale is enfarged over a
considerable area of countryside,
with communiciations provided
bv the: private motor c¢ar trav-
ellmg along freeways.

The trouble is, the freeway
averages of 63-73 km/h, in off
peak (ravel conditions, are not
sufficiently above the 33 km/h
averages of a modern. subway

\ This opportunity

system to compensafe for the
greatly increased distances in-
volved.

~ The system does not provide
for the 25 per ‘cent or SO of a

growth centre’s population which |

is unlikely to have adequate
access to motor vehicle travel,
requiring provision of a pubhc
transport system ua\/ellms Iong
distances to move this minority.

It is a high energy city solu-
tion, in that it caters for dis-
:persed development, low density
housing and reliance on the pri-
vate molor car for (ravel to and
from work, as well as for the
weekend and local shopping
centre (rips which it is naturally

suited for.
should be
nken immediately, for a radical |

revision of the basic. sUralésic as-

'-sumpllons of this plan, recog-]i

"nisg 1he . necd .10 take . the
jpressure off ‘the existing built-up
areas of Albury and Wodonga,
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