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SPECIAL ISSUE ON REDEVEIOPMENT

Hamer'a ﬂiﬂﬁ(ﬁent on Govermaent planning policy ia ceraection
with The Bill now before Parlizment included asome -defs on this
subjeﬂt This igpus will deal with three related topices-

I. 3hould we demolish 240 acres & yenx s
2, How dense should we be ?
3. An ea@say on the Housing Commission (i1 rewmod form)

First though, we cannot pass on without mention c¢f The Bill and
The btatement (Note:the two points underllned bhelow receive
gpecial areatment)

1/8/8 e e
wsll the Bill is before the House.
i "he debate is not yet under way,
1From prass reports it would seem: .
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Coxridors
Metrn-tovne with eentres of commerce 1ndu try & recreation
PTEﬂﬁ“wQ1AOﬁ of Yarra Valley

Greq th along maéin rail and road routes.

vre v co-ordinating State Planning Council
Provision for regional planning throughout the State,
3-{ia2 planning witn logal authorities given euiended powerd
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yhetnor i% is good to gettle 500,000 extr: im inner suburbs
‘Vhehior west and north should be developed s=quzl %0 south-eas’
vhetror 3% is sensible to have"sgtellites" =zt 2ilst Melton,

“unbury or whittleses,

i Deploxe .

sooears to _be no formulation of houuﬂ_g dewaity pol;gy
aprears to bs no indication of opting for public rapid
tr:neit rather than freeways for commuting,

fcave is,so0 far,no talk that what is needed *%c complement |
trs Qo-ord;natlon at top-levels is equivzalent
1c~ordinating machinery at local fo’f*‘ levels to
er.sure that all on-ths~-gpot authorific¢s zoncerned are
properly involvecd in local planning wni respond
croperly to local opianion on local ma+'+r”3

s ——

Regiors Afthough TCPB'e 5 ragions~---Geeidrs,iit.bourne, ;
Westeraport,X and Y have no% been adopted.it cannot be said
siizsr thnt the principle behind them has neen ahiandoned,
Gz= 9'"rggni course,is clearly qualified for & region. The
(i fore . roaches only %o the tip of Westernpoyvt and it
xouii 161 0 be still possible to have 2 Hornington=-Pen-
‘ugule -Jesternport region X and Y were for the remoter
future aIWﬂyo ““““““ L.
1iUBY Iemocracy The 8 foseless meh have not had to show which
i way thay jaced because Hhe "buck" has been paztved to yet
i cnother committee of enguixy. Is this all 2 face-saver for |
Toihets petulance,or 2 nrelude to an attack or demoacratic ’
plann. iz procedures ? Bclte should be carcful § There is ever
£23%¥ 07 -enning the MCC by 3 Jommissior . The lven mesds to
aprvind alv a little furltier and Cankeryi 2suld e running
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Lxercise No. I: Should we settle 500,000 in inner suburbs in 3o
| | Years 7

2/83/8 Hamer,in his policy statement,says we should, This will
mean,of course,a much higher density,and it will mean an
enormous area set adide for demolition and rebuilding,

The enormity of thie proposal can be gathered by
quoting the MMBW report from which,no doubt Hemer's
figured are taken, ' ' '

"500,000 more people accomodated in 8,000 acres
redevelopdd at a net density of 130-160 psrsons per acre=-"

"-=the density is about 3 times that 2t present
existing in the Cemtral Sector and very much higher than
in the surrounding area=-=" re=

"1f 8000 acres of high-density/development is to be
obtained over the next three decades,it would necessitate
clearing and rebuilding some 240 acres of land per year
whigh can be compared with the total redevelopment of some
132 acres by the Housing Commission to date, It should also
be pointed out that redevelopment on this scale althouigh it
will replace worn-out development and provide new housing
with 2 modern environment will inveolve considerable
disturbance to and relocation of the existing population"

"-=0n present indication & target of even one=-third
of this figure seems pptimistic, If the redevelopmmEnt target
is not achieved, then greater outward growth must occur--"

(MMBW "The Future Growth of Melb" )

3/8/8 pp I2-13)

Is Hamer's adoption of this stupendoug goal of
REDEVEIOPING 240 acres per year (if it could be dome) a
bold progressive project degigne’ to uplift the people in
FEEXINRRXAREXS the inner areas and relieve the sudurban
isoliation of younger coupleg in the outer areag ? Or is it
a heartless bid to obtain empty paddockas 2% cheap prices
for big developers for luxukry fiats near the city'a centrs
at the expensge of misery of tens of thousands mfR displaced?

Thig is a complex question 2nd before you answer
quiclkly "yes" or "no",or even "yes-and no" pleass atate
what you think is a desirable density for inner Melbourne?

4/8/8 Some of our readers,we know,2re convinced followers
of J2ne Jacobs and will therefor back her idea of high
dengity for city vitality., These same readers however would
probably also back Jacobs! for rencvation of sound buildings
apg distinct from wholesele gemolition and project-estate
rebuilding, Both of thess Jacobs'® ideag,perfectly feasible
for New York can not apply wholesale and simultaneously to
inner Melbourne.

5/8/8 1f we are going to_have anywhere near Jacob=type
densify we will have to have wholesale demolition and new
construction, Conversely if we ars to have gradugl renovation
and_gradual reconsgtruction,we will never live to see the
Jacoo-type density on any scale and it _is doubtful i1f our
grandchildren could.

6/8/8 For the size of its population,Melbourne is about the
broadest city in the world,but not the broadest-minded. The
"broad mind" of the ordinary citizen derives from his
opportunigy for frequent,varied jhigh-class,rich social and
cultural contact,and this is precisely the value of a great
city., But Mumford with his concept of the need for "implosion"
to draw together again the functions of the city’s centre
scattered into the lifeless suburbs by the urban-"explosion"
equally with Jacobs demands & reversal of present trends,

Let us switch then,for & space, to ask the question
What density do we have in lMelbourne and what density should
we have ?

Exercise No 11 How Dense Are We ?
How Dense should We Be 9
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How Dens? Are We ?
How Denge Should We Be 9

7/8/8 Jane Jocobs ("Deathr and Life of Great Mmerican Cities"
author#ns) makes it clear in her book she ig not dealing with
the 1ifs of suburbs nor with villages or towns,or moderate-size
cities but with "great-city" lifs.

Have we ever had quite such a thing in Melbourne?

In the I9th. century there were numerous double~sgtorey
terraces,row-houses ets in Fitzroy,Collingwood,Carlton,
Richmond, k28t Melbourne North Melbourne West Melbourne,South
lfelbourne,and Port Melbourne. The 3~storey terrace was a
rarity, ' ' '

descrivbgince then howsver and leaving aside St, Kilda, could we
not/ilelvourne more as a complex of suburbs than a great city?

The older inner areas of comparable American cities,
by contrast,seem to be 4 or 5-storey walk-up terraces,flats
cr Zpartment houses,and with many more higher elevator flats
and much earlier than they appeared on the Melbourne scene,

8/8/8 Now Jacobs advances "exuberant diversity in the city's
streets" as the goal to be struggled for. And of the four
conditions she advances for thias,density of housing is one.

"The district must have a sufficiently dense concentz@tion
of people,for whatever purpose they may be there, This includes
people there because of regidence " {p.213)

(Incidentally,remember her distinction between “"over-
crowding" equals too many people per room,and "density" equals
the number of home-units per acre. )

Now differences between America and Augtrelia on
traditional densities in their old city or near-city areas do
not necessarily nullify the Jacobin principles,

9/8/8 Query for Jacobites:-

I. Is the problem for Australian cities,not so much
preserving high densities,as creating high densities
that we have never had ?

2, Would this be acceptable to Australian "traditiong"
and conditiong %

The writer ma2kes no bones @Zhout his opinion:high
density is better because it provides the potential of a richer
social sporting,cultural life...a2lthough it is vital to sound
democratic planning principles to give individuals a choice
of low or high,

10/R/8
Some figures (more are needsd) to help you get the
problem onto & scientific quantitative plane;-

I. New York's average dwelling density is 55 units per net
residential acre (Jacobs p.217)

Greenwich Village (New York--where Jane Jacobs lives) manages
to house people from densities ranging from 125 to above
200 dwellings units per acre (Jacobs p.227)

North Bnd of Boston--averaging 275 dwellings per acre (p229)
20
2."Very low densities,6 dwellings or fewer to the net acre can
make out well in suburbg---"

"Between I0 and 20 dwellings to the acre yields 2 kind of
semi-suburb--~destined to becoms grey areag ---

"Above these semi~-suburban densities,the reality of city 1life
cannot be evaded,even for a short time---people who live near
each other geographically are strangers to one another and
always will be strangers---rather abruptly---an entirely
different kind of city settlement exist s--~unfortunately--
densities high enough to bring with them innate city problems
are not by any means necessarily high enough to do their
share in producing city liveliness, safety convenience and
interest. And so,between the point where semi-guburban

character and function are lost,and the point at which lively
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di erpity and pwublic life can Jhwewiy 2arige 1.3 @ racye
caE @ity dengitiem that I ehali oali Yin bhatwe-m?
dfn-lfAeﬁn ”hey are fit neither for cuburban life nor
for city iife.They are fit,generally for nothing but
trouble, The 'in-between' dezsities extend upwards to
the point, by definition at which genuine ciuv 1ife can

ph 4

stez flrurishingam-“
"Iny3 point varies---1 can finu oniy one eiuy disztrict
with yitelitythat has well u-¢ev JCD dweilings per acra
--=tne egcepa from 'in-betwoen' densities prebally
lie: somewhers around the fi ure cf I00 dwelliinge to an
ROt @emnl (Jacobs ppa22-227%
Jacobsf criticism of Mumforxd:
"Some planning thaorist: enli foy urban variety
ané livelinessg,and simultancously pres’ri in=neiween’
dengities. For example--<Lewis amd A1 G =Y uﬂh girezt
function of the city is--=to pevmit, indeed t«¢ ancourage
znd ~neite the gredtest potentisl number of westings,
«neounver z,chellenges,betweer #.1 porsons,cligyes and
grouns---' In the next paragwayp:: howaver e astigaites
city arsts vocupied at cdensitisza of 200 teo 70 pPrrucas
PEr foré--=-gpnd recommends--4ce sitier not nign sy 5han
00 wxr a3t wost,in quarters Jor chililless peopls 125
PErELng par uera* Densities <& 10U ;4-&1rs par aors
me3an dwelling-unit denasities z‘tﬁa PAnge O0F 2t
rer zcra, Urbanity and 'in-lisi=esnt evai*-es 1% La thias |
c2n be combined only thﬁoret1c¢“ly;uhLJ gre “neioirpatible .I
:
¥

._Q‘
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‘1‘ trls

becauge ¢f the economics of geneovab .z ity diTersity"

Tacoba py 2E3-224)

(.8r Jacoba! Definitiong
u.fy:f~om here-on we g.ivs [ gony per 2ot as well

a g uw{ iznpa per acre, bee:irss gome figursy “re

L;@; Fed one wayﬂsome th» otner ,Our resonsiruetion
fvom ona aet, of figures to ths o'her---yinur3 necessary
--=ig on tha basis of 3 psreons ner dwelling.¢.T
Jicobs above "IAO p erSOnE==In D4 t“’i];ﬁ’ undt
dﬂ1Slt¢Qh in range of 250 per agrsn)

Aversge
fwelilings Persons

nar par
BOre Acre

Stiburb a = 1) s g )

Semi-suburb RLORORY 3C =00
iIn-between? city cU=300 H0 =300
Vital city - 100~ = 300=~-=

Aol vovrne Comparisons
Coullield 4.7 14 .4
North Melb (before demeclition) I7.6 48,7
Nozth Melb (Housing Cort at )

Hotham Estate] 4I1.5 103.3

(Not.e:Hotham Estote includes one Eowatoray high-rise

anig 4-storey walk-ups,but therse iv 0% open space)
{Figures from "Hi:n 1nvir’“-nﬁ atudy of
Family Life in Flals'=-<03! ovansgon, Wart in
and 0'Neill Melht Tuiv.Press $£2,75 at p.24)

(Nofa:theae 1igures use 3,5 p2r dwelling,not 3)

21¢ inner suburbs {
Birthemn i western suburibs (
l:ictern & southern euburb' (
{Meib & Metre, Flonn

Surveys and.%na,p;nu

HiBW's proposgals for aver e
in 3000 2eres "redevelojpm unt

- -
(Phe Tuture Srot: of Meib p 2.



72 5o 197

5.lelhourne Comparisons (cont.)

Average
Dwellings Persons
per per
- acre acrs

Typical Densities of Different-Type Buildings

low to Medium
Single ox 2-storey houses

(4 .tached,pairs or attachec) =I3 =50
Yadium

Three or four storeyv

(houses,pairs or walk-up flat) =30 =105

edium to High
(Iow elevator flats

(three to seven flats) =45 - 150
g

High elevator flatse
(sevent to thirty storey flats)70--

N

-

N
i}

Trend towards Higher Tensity in jfg. 21'In®

e L ETD

Melsourne is in fact being re-2uilt, some 30,000 to
40.000 walk-up flats on some 900 acres. Bui this is
rexuilding wrongly.

(¢iss of mome remarke by Grahame Shaw,Seminsz:s In
Heioourne Gprewl--see Irregular 38/3/7)

Tigurss of flats and houses 1966-07
Flats built Houses built
10,133 22,126
{fryegulor 12/7/8)

5, oomments on Above Figures

Tha highest traditional Melbcurne inner=gsuburban
densities were only 30=-80 people per acwe,rougily
aghivalent toc Jacobs! ngemi-guburbs’. Toe highest
typs modern Melbourne densiiies e.g the Roxth lMelbourns
Boundary Rd. "Hotham Estate" Housing Commission
densifies is 163,3 people per acre, Thiw density,
conz.eting of a 20~-storey high-rise cnd numerous four-
storey walk-ups is based on 30% npern space,’d degree
«F troublescme emptiness whizh would make June Jocobs
thpow up her hands in horror, The otb.or typs of
pralhcurne privately=built high-densiily aigh-=xuzone
T1lats in ‘foorak and South Yarra sre said to averzge
ahont the same,namelyl(0 EEEXEER® persons pal 2cye,
s1eve nearly maximum advantage has been taken of the
Unitorm Building Regulations® sité requirenents,

ihia,you will note is approimately the maximum
dens.ty also which the MABW advinces Ffor futurae
redevalopoent areas,

Trus,with &1l present, and contewlatsd future
denpities,the best Melbourne will be dble to produce
160 persens per acre is quits low in the Jaoubas®
gcale of sick vin-between' city densities, of 60-200
PEroinNs per acre,

1126/0 Diagr o on Relative Densitiea

Fewrrlenf ip an overlapping diszgram to give you z
Latter mindtp-eye Tiew. e have kept the densicies

fizares thooughout ae housing units par alre

~

mibotlbeionieucn * IRl
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Unit s Definitions Dengitiies Places
Agé% Building  Suburban /?7
Types Types
0 N
Iow ‘ecast-couth Caulfield 4.7
5 Suburbs 1-2 ‘ north=west
B Storey
I0 Semi old
= e = inner
15 Suburbs q =l suburbs  North  17.6
; Medium - lelb,o0ld
20 3 3-4
X Walk-
25 3 Up
30
Medium
35 to
46 & High )
' | -7 North lielb 4I_ -
: ifte Commigsion
45 N
N
N ~ MR 3
50 %[ "MBYW Redev.area 50/
N High New York(av 5
55 "In-Between' N Lifts o York(aver) ,55
60 - £ /
30 - Ve
65 LT
e
70 g o
b
LS 7
?5 {,}3 B -
530 ((OV b g
D ~
©“r -
&5 L Q\Q’ z
(0\/ v
90 ” W, 7
DV~
95 s
i00 ~E§““4&’J300b3' watershed
5 3
e
110 £
k:‘_‘j
115 R
120 R
125 = Greenwich Vill, I25
S oyitaln (min,)
130 Ry City
X : - .
. 3 2 inches Yelow this page
135 |1 Creemwich Vill
45 K (max,-~200)
4 NS 7 _inches below thig page
> Boston North End
45 B9
145 3 ( 275)
N
15 )
150 §:
159 i
150 B
In5 &i
]
[
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12/8/8 1f you have par-digested the avove figures, return,
please,once again to our first exercise:~

Exercise No I (Cont,) Should we settl® 500,000 in inner
puburbs in 30 years ?

The writer thinks (at the moment):

Y58, We should set cut to do this.

But not by ~edeveloping 3000 acres at the rate of 240
acrus @ year ai an average density of I50 persors (350
dwellings per ucre) .

13/6/5  dere ars sume tentative alternctive suggestions:

1. Set out to rescue and renovate,say,2000 of the 3000
" geres at the rate of I60 acres a year,
2. On the reraining acres (I000) at the rate of & acres
per years-
(i) Experiment with one Jacob-style whopping-=high
dens.ty development in one area (aay,i25 <dwellings
375 people per acre) =-~aix timés the present
dena.ty of the old inner =reas.

(1i) The balance at a moderatly high density (which

would be really high for lielbourie) of say 80
dwellinge,240 people~-=four times the pressent
innar area density '

14/8/% 7t shou’d be appreciated that (except for point 2 (ii)
ihese proposals and those of the IMBW and the current
syrectise of the Housing Commissicn,all alike,continue to
soat Melbouwme into the category of Jocobs' sick "ian-betweed
sity category., Trouble is,Melbourne had = velatively high
czr-debsity before the modern trend towards nigher density
housing. S0, (unless people will zbandon thelw cars~~--hardly
likely %) wow the cars have Lo be housed w00, Car=-parking
iy therefor a limiting factor on the degres of high-density
which Australians are likely to tolsrate.

The writer however feels that a sick-city in-hetween
sensity would at lesst provide & change ¢f sickness from
¢ wafer~thin suburban spread ' '

pe_you_think that,in Australian conditions, densities
0¥ 20-1C. owellings per acre would be "trcuble’ &reds ? Or
‘o Wa huve,in Melbourne,different basic oceislogical
Ccatures Lo America ?

15/8/8 TTiiicliever way you answer this questicn,ind whatever
ire dengities finally adopted,regard should be had anyway
te permitting, even encouraging,high~-density shops, offices,
antertainnent enterprises and unobnoxicus factorises in
gufficiently close proximity to the high dengity nousing
10 comply with a workable diversity of mixcd rprinary®
wegy as near a8 possible to Jacobs! principles,

16/8/8 To n-ke up for the lack of older high-density low-
rens buildings to fulfil the Jacobs! presceription Tor a
miviurs of rentals,there could be a.subsidy for new but
cheaper-type low-rent general-purpose buildings.

17/6/8 (To round the picture consideration will have to be
given later to high-density policies for the pro,csed new
Tmetro~town" centres,and the connection between ti.ese,and

the inner areas and improved public trans.crt),.

12/6/8 But,vherever, the methods used to relecate people will

naed tuo be very different indecd to the present acguisition

processes of the Housing Commission,

Here is the acid test:would a politician or union leader
gupportins residential densities 4 times greater then the
pgeaent ianer suburbg survive his next election? Iz it too
"foyrign® compared to what the Australian worker has grown
accustomed bto ? Or do todam's youth want to live the same
FIRNY 3srtheir %r?ndfathers ?

_Unforx,unately it is not the youth or even young famili

¥iao have .o be reloccated, It is ilderl peopleyandhmg o iy

= A ra
Czn this be dong in a humane method ? We ccme to the Fésgﬁﬁf

cn ihe Hous Corami 8s i ; - ;
& Housing Commission to pose some of the issues involved

15/6/3



