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Sell MORE '
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' EVERY DAY

USE THE CLASSIFIED
ADVERTISING SECTION OF

Facts like these are too important to ignore: Buyers and sellers turn *~
first to the Herald because they find a bigger selection. The Herald
carries Real Estate features six days a week, conveniently classified under
specialised headings that make it easy for home-sellers, flat-seekers,

land or factory buyers or those readers interested in station and

farm properties, to find exactly what they want. And remember, the
Herald has 809 home-delivery; people like the Herald, and trust

it . . . and respond to the advertising in it.

| ' FOR EXTRA PUNCH and EXTRA SELL

THE SYDNEY MORNING HERALD ¢ BROADWAY, SYDNEY ¢ B0944
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KILLEN AND THOMAS PTY. LTD.

Established 1911

Real Estate Agents, Auctioneers and Valuers

Directors: Head Office: Drummoyne Branch:
A. D. CLIFFORD, F.R.E.I, QR.V. ) . : .
R. J. BENTLEY, F.R.E.I, Q.R.V. 44 Margaret Street 199 Victoria Road
0. WENDELL BILL SYDNEY ’ Drummoyne
H. G. CLIFFORD, F.R.EI, QR.V. BX 5637 WA 2358
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LEGAL AND COMMERCIAL STATIONERS
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LOCAL GOVERNMENT AND REAL PROPERTY FORMS
ACCOUNT BOOKS AND : OFFICE REQUISITES
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130-132 CASTLEREAGH STREET, SYDNEY

J. MACGREGOR DUNN & SON

A. F, Dunn Est. 1901 - A. R. M, Dunn

LICENSED AUCTIONEERS, REAL ESTATE AND .
" BUSINESS AGENTS
PROPERTY MANAGEMENT, RENTS COLLECTED

T.&G. BUILDING, 28 WOODLARK ST. LISMORE
PHONE: 5088
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THE PUBLIC TRUSTEE

ESTABLISHED FOR THE .PUBLIC BENEFIT ON  1st JANUARY, 1914 —— SINCE
WHICH DATE ASSETS TOTALLING £80,000,000 HAVE BEEN ADMINISTERED, AS

ATTORNEY OR AGENT
EXECUTOR, TRUSTEE, = ADMINISTRATOR

Full Information and FREE BOOKLET may be obtained on application to his AGENTS — THE

NEAREST CLERK OF PETTY SESSIONS OR TO
THE PUBLIC TRUSTEE, 19 O’CONNELL STREET G. H. BEALE,
(BOX 7, G.P.0.), SYDNEY Public Trustee
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Institute Offices:
30a MARTIN PLACE, SYDNEY
N.8.W.

Telephones: BW 8625 - 8626 - 8627

OFFICIAL ORGAN OF THE REAL ESTATE INSTITUTE OF NEW SQUTH WALES
Telegraphic Address: “"ARESIA”, Sydney 3

Board of Munagemeni, 1960

President: H. GORMAN.
Vice-Presidents: A. ). CLIFFORD, D. L. DALZIELI., 4
Hon. Treasurer' W. DUNCAN.
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FINANCE AVAILABLE .m

‘FOR ! . : = [ ﬁ‘; ::: 1]

Subdivisions | = ::: .-g | L

_ Erection or Purchase of Factories or Office Buildings F [0

Development of Commercial Sites ;:‘,,;4."'_," _‘;.;f‘ o0

Leasing of Commercial Buildings \ £ g

~ Erection of Home Units o R TS [l

- Home Improvements v S0

o o | 4 I

AUSTRALIAN GUARANTEE CORPORATION LTD. =eus
.A'usfralia's longest established Hire Purchase Company
in which the Bank of N.S.W. has o 40°%, shareholding.

o

For further information phone BL 5215

or cull_ A.GC. LOAN DEPT.
9th Floor, 27 O’Connell Street, SYDNEY.

City Representatives: . . ("OOK, S. B. DAWSON,

L. H, MOORE, C.B.E. Suburban Representa,txves.‘ M. 4. DAVIS, J. B. B. FORSYTH, D. R. McLENNAN,
I D. ROWSTON, G. F. WAITE, W. WEIGHT. Country Representatives:
{Wollongong). Council of the Valuers Division—1960: C. S. BOYNE (Vice-Chaivman), A. T. AULD, A.

W. CARROLIL, R. DIMOND, E. G. MILLER,
Secretary:

. KON, HICKSON, D. W. HIGGINS, J. 1. LIGHTFOOT,

H. C. WELLS (Newecastle), J. N. KING
. MOSELY,
R. A. PARNELL, A. H. TAYLOR, G. T()Mlu.

V. COLLINS.

The following Committees were appointed at the first

STANDING COMMITTEE: H. Gorman (C.), A. D.
Clifford, F. P. Cook, D. L. Dalziell, S. B. Dawson,
W. Duncan, D. W. Higgins, Lyle H. Moore.

MEMBERSHIP: D. W. Higgins (C.), D. L. Dalziell, M.
J. Davis, J. R. B. Forsyth,-S. F. N. Hiekson, J. E.
Lightfoot, D. R. MecLennan, E. D. Rowston, H. C.
Wells; J. N. King. )

MULTIPLE LISTING: H. Gorman (C.), E. D. Rowston,
W. Weight, H. E, Wilson (Gosford), D. Wedd (East-
ern Submbq) C J. Trenty (Northern Distriets).

JOURNAL: 8. B. Dawson (C.), M. J. Davis, S. F. N,
Hickson, J. E. Lightfoot. )

FINANCE: H. Gorman (C.), W. Duncan, Lyle IH. Moore.

EDUCATION: S. B. Dawson (C.), H. Gorman, Lyle H.
Moore, co-opt. Dr. J. F. N. Murray and the Secretary
of- the S.U. Extension Board

CONSTITUTION: H. Gorman (C), A. D. Cilifford, W.
.~ Dunecan, 8. . N. Hickson, J. N. King, W. Weight,
- H. C. Wells.

- FEES AND COMMISSIONS: D. W. Higgins (C.), A

meeting of the Board of Management:—

DISPUTES: A. D. Clifford (C.), D. L. Dalziell, W,
Dunecan, D. R. MeLennan, W. Weight. 4

D. Clifford, ¥. P. Cook, D. L. Dalziell, J. E. Lightfoot:

FUNCTIONS: A. D. Clifford (C.), M. J. Davis, J. R. B,
Forsyth, S. F. N. Hiekson.

LEGISLATION: D. W. Higgins (C. ), D. 1. Dalziell,
S. B. Dawson, W. Dunean, J. R. B. Forsyth, H. C.
Wells.

PUBLIC RELATIONS: D. L. Dalziell (C.), M. J. Davis,
J. E. Lightfoot, D. R. McLennan, W. Weight. 4

BUILDING INDUSTRY CONGRESS: REPRESENTA-
TIVES: D. L. Dalziell, S. B. Dawson.

FEDERAL INSTITUTE REPRESENTATIVES: S. B. $
Dawson, H. Gorman, Lyle H. Moore, A. D. Clifford,
E. D. Rowston, D. L. Dalziell. 4

FEDERAL INSTITUTE INTERVENING COMMITTEE:
H. Gorman, 8. B. Dawson, F. P. Cook.

CUMBERLAND COUNTY COUNCIL: W. Duncan (C.). §
D. R. Melennan, E. D. Rowston, W. Weight.
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Hoffman & Aldenhoven

4 SIGNWRITERS AND SIHLKSCREEN PRINTERS

FOR SALE SIGNS, 18’ x 12’’, 12/- EACH

4 25 and over 11/- each. 50 and over, 10/- each.

Enguiries: 99-7063

Or write:
13 EMERALD STREET, NARRABEEN

VEHICLES
Buy new vehicles, up-date your existing
business fleet with ASL Finance. Available
under Hire Purchase or Lease Plan.

REAL ESTATE

First and second mortgages available on
vacant land, homes or all types of buildings
to help you buy or extend.

MACHINERY

Hire Purchase or Lease Plan available on
fDI" Lo all kinds of office and industrial equipment,

fixed or portable.
every need!

ASL

has the right
Finance Plan
Ask for u Representative to call and explain to

you the udvantuges of using ASL FINANCE to
help your business grow.

ASSOCIATED
SECURITIES
[IMITED

In which the Royal Bank of

Scotland and The British Wagon

Company Limited have 40%
ownership.

BRANCHE
27 OConnell St., Sydney. BL 5281
14 Regent St., Kogarah LW 2202
6 Queen St., Brisbane. 2-1991
408 Collins St., Melbourne. MU 4064
148B Collins. St., Hobart. 2-533§

SUBSIDIARIES:
Associated Securities (S.A.) lelted
68 Grenfell St., Adelaide. 8-7183

Tasmanian Finance & Agency Co. Ltd. §

1488 Collins St,, Hobart. 2-5335
and at Launceston, Burnje, Devonport
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WH ' THE WORLD'S LEADING
[R L ARCHITECTS & BUILDERS,~
SPECIFY...

AN

The  best-enginecered  accordion  doors  are

MODERNFOLD . . . and only ‘MODERNFOLD

offer a comiplete range . . . MODERNFOLD Vinyl

covered,  WOODMASTER natural timbers and

SPACEMASTER “BUDGET” Vinyl covered

models.

The range of heavy quality Vinyl coverings is

extensive; the Woodmaster timbers are beautifully

~ grained, real timbers.

8. Complete steel frames are structurally sound; nomn-

tarnishing and designed for lasting service.

Strength increases with size — and there’s no size

limit. MODERNFOLD ACCORDION DOORS

can be made up to 20 ft. high and 60 ft. wide.

5. Full range of tracks with ball bearing frolleys for
smooth, effortless door movement.

6. New SOUNDMASTER retards more sound than
any other make of accordion door.

7. Stacking can be concealed in‘pockets, if desired.

8. MODERNFOLD doors can’ be transferred from
one’ track position to another with simple track
switches. )

9. MODERNFOLD makes special ciirved doors to
order. .

10. Floor tracks (not usually needed) are available

where specified.

MODERNFOLD doors are backed by engineering

know-how, technical service, installation service

and after-sale service,

# Refer - Trade File. Service No. 14-C-1 or send coupon for
personal copy.

® Above right: Good use of space-saving Modernfold accor-
dion ‘doors was made by Architect Stewart Handasyde, .at
The Sunnyside Kindergarten, East Malvern, Victoria.

@  Right: Architects Bates, Smart & McCutcheon chose a
Modernfold door for at-will division of the Visitors’ Din-
ingroom of the Vacuum Oil Co’s. new building, Melbourne.

AT

mE:
FOR YOUR

REFERENCE

-

L4

s

11

------------.-'--------mn-ﬂ---2HH-_-—-------nn_------—---------------1

To OVERSEAS CORPORATION (AUSTRALIA) LIMITED
MODERNFOLD DIVISION, 234 Ballarat Rd., Braybrook, Victoria. 311 0451

Please send Architect’s and Builder's Fact File of MODERNEOLD Accordion Doors.
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THIS WAS THE ‘S"CENE ON THE PLATFORM in the Assembly Hall, Sydney,
convention of the Real Estate Institute of New South Wales.

2T oney

STATE INSTITUTE oOF

on the opening day of the golden jubliee
Standing at the microphone is Mr. Warren McDonald, chairman

of the Commonwealth Banking Corporation, during his address on “Real Hstate in Australia’s Development”’. The others on

cthe platform are (left to right): Mrs. A. D. Clifford, Mrs. D. L. Dalziell, Mr. D, 1. Dalziell, Mrs. W. Duncan, Mr. H. A. Gorman,

Mr. W. Duncan, Mrs. H.-A. Gorman and Mr. Liyle Moore.

' CONVENTION WAS A LANDMARK IN THE

HISTORY OF THE INSTITUTE

The Real Estate Institute of New South Wales celehrated its golden jubilee this year with a highly successful
three-day convention in the Assembly Hall, Margaret Street, Sydney, on October 18, 19 and 20.

This first convention of the institute
wag officially opened by the Hon. N. J.
Mannix, M.I.A., Minister of Justice.

On the first day Mr. Warren McDonald,
chairman of the Commonwealth Bank-
ing Corporation, addressed a fine attend-
ance of members and delegates from all
parts of the State and vigitors from
Victoria, New -Zealand and Britain on
“Real Estate in Australia’s Development’.

On the succeeding days experts in
their fields delivered addresses on sub-
jects of special importance to the insti-
tute and to its members.

The addresses were followed by dis-

cussion periods in which those present
asked question of the speakers and raised
problems.

Both the addresses and discussions
were considered of such value that they
should be placed on permanent record.
The Board of Management decided,
therefore, that the whole of this special
jubilee issue of the “Real FEstate
Journal” should be devoted to the pro-
ceedings of the convention, which are
reported in the following pages.

At the conclusion of the convention
the golden jubilee dinner of the Real

Estate Institute was held at the Went-

worth Hotel, the principal guest being
the Hon. N, J. Mannix, M.L.A., represent-
ing the Premier, The Hon. R. J. Heffron,

The toast of the Institute was proposed
by The Hon. R. R. Downing, M.L.C,
Attorney-General.

The Board of Management offers its
thanks to all those who contributed to
the undoubted success of the conven-
tion and to speakers, members, delegates
and visitors who ensured that it was
indeed a landmark in the history of
the institute. )
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Proceedings of Golden Jubilee Convention

TUESDAY, OCTOBER 18 — CHAIRMAN, Mr. H. A. Gorman. Official opening by
the Hon. N. J. Mannix, M.L.A., Minister of Justice.
Australia’s Development’’, Mr. Warren McDonald, chairman of the Commonwealth

Banking Corporation.

Address: ‘‘Real Fstate in

MR. GORMAN said: On behalf of the
Real Estate Institute of New South
Wales T extend to you a very cordial
welcome to our golden jJubilee conven-
tion, T think it is appropriate to

make some reference to the reasons for

this gathering, the purpose of the con-
vention.

First of all, it is a ecelebration of
the fact that this is the 50th year of
activity of the institute. We can look
back with a certain amount of pride.
Wo have set standards. 1 think I can
say we have set THE standards for
people engaged in real estate agency.
We have set standards of ethical con-
duet and fair remuneration. We have

set standards in customs and dealings’

which, in our activity of over 50 years,
have been incorporated in the law, and
we have played a major part in the field
of education so that all those who take
up this profession shall have the henefit
of the experience and knowledge of
those who have gone before.

The occasion is, too, a mark of our
respect to that foresighted group of
men who gathered together 50 years ago
and started this organisation, that
group who saw the need and value of
such an organisation to the public and
to members engaged in real estate.

Secondly, I think it is a time to look
ahead and see what we have yet to do.
Never has there been so much activity
in real estate in this country as there
is to-day. Those wise men who were
our founders in 1910 would not have en-
visaged the conditions that prevail now
and the changes that have occurred, even
in the last three or five vears; changes
that have introduced new ideas, new
concepts, new techniques, new problems.

So that we ean know something about
the future we have adopted a programme
for this convention which will give us
the opportunity of hearing what the
leaders in various fields have to say, of
discussing some of these new ideas and
problems and, overall, getting the pie-
ture of the future to whieh to apply our
experience and our knowledge.

MR, H. A. GORMAN

Thirdly, it is the intention of this
convention to make our activities known
to the public. We are entitled, and in
faet feel, it is a duty to make our
activities so known, when some aspect
of real estate is touching nearly every-
one in this community in one way ox
another, the vendors: the purchasers,
the landlords, the tenants, the investors,
and so on. We want the public to know
that through our members we plan for
ethical conduect, efficient and experienced
service and the ideals which enhance an
honourable calling.  We want them to
know that the badge of membership of
this institute is the mark of an agent
pledged to the principles created by
those founders 50 years ago.

We are delighted to have with us to-
day Mr. Shoebridge, from England, who
is seeing if we have any new ideas, or
any answers to old problems, which he
can take back to England. We have
eight agents from New Zealand who, T
think, have the same objective in view,
agents from Vietoria and a splendid

gathering of our own members from as
far away from Sydney as Lismore.

Finally, we are honoured by the pres-
ence here to-day of Mr. N. J. Mannix,
M.I.A., Minister of Justice, and by
Mr. Warren MeDonald, chairman of the
Commonwealth Banking Corporation.
Myr. Mannix to officially open the con-
vention, and Mr. Warren Mc¢Donald to
give us the principal address.

Mr. Mannix, as Minister of Justice,
administers the Act under which agents
are licensed to practice and has a lot
to do with other Acts which concern us.
He is very closely concerned with the
practice of real estate agents and we
are very grateful to him for coming
here to-day.

MR. MANNIX: I want fo thank the
institute for the invitation to open
this golden jubilee convention. The
programme you have set yourself for
discussion is of matters which are vital
to our progress and development. In
your sphere particularly so much of
Australia’s future depends on the way
in which we develop, basieally, the land
and seek better economical use of all
our services to meet the needs of the
rapidly-expanding population.

I must congratulate the institute also
on its celebration, on its Golden Jubilee.
Naturally we are not so much con-
cerned with the past 50 years as with
the next 50 years. Perhaps in Australia
more than in other countries we can
look forward to a glorious 50 years,
when we look at the commercial devel-
opment which has taken place even in
the last ten years and the multiplica-
tion of that development which must
antomatically follow in such a young
and prosperous country.

It was announced only a week or so
ago that Australia’s population increase
in the last 12 months was by almost
250,000, and that 72,000 of that increase
was in New South Wales alone. An
inerease of 72,000 is 6,000 a month,
1,500 a week, and just over 200 a
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WHY FRY? HOW'S THE WEATHER IN YOUR HOME?

>X<Instal an Electric Room Air Conditioner HAVE SPRINGTIME ALL THE TIME

You can free your family from weeks of summer sweltering indoors
(and warm them in winter) with Electric Room Conditioning. It's so easy
to instal and operate. You select your own climate by a twist

of the dial. The comfort comes immediately, silently, reliably. And

home life becomes so much more pleasant . . .

In our climate of extremes, an Electric Room Conditioner is a necessity,
not a luxury. The Sydney County Council will gladly guide you
in your choice of a unit. Just phone 2 0259, extension 256, for this

assistance and for details of the easy terms offer.

% An Electiic Room Air Conditioner

Keeps the room cool.
Reduces humidity.
Cleans the air.
Reduces noise {windows
are kept closed).
Circulates the air.

o Ventilates the room.

o Warms in winter,

THE

PHONE 20259, EXT. 256
QUEEN  VICTORIA  BUILDING
GEORGE SIREET, SVONEY

$C 327.60
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COMMONWEALTH INSTITUTE OF VAL[IERS

(INCORPORATED)

NEW SOUTH WALES DIVISION

REAL ESTATE VALUATION

The 1961 Lecture Courses of the Commonwealth Institute of Valuers
(Inc.) N.S'W. Div. will commence on Friday, 3rd February, at ANZAC
HOUSE, COLLEGE ST. SYDNEY. 125 Lectures covering Principles

and Practice of Valuation, Law Affecting Real Estate Valuation, Land
Surveying for Valuation, English Expression, Building Construction,
o Economics and Land Utilisation.

PARTICULARS AND ENROLMENT FORMS ARE AVAILABLE FROM

~A. A. GEEVES, F.CA.

REGISTRAR, COMMONWEALTH INSTITUTE OF VALUERS

51 PITT STREET SYDNEY

+*e
+*e

PHONE BU 6438 PHONE BU 6439

December, 1960

REAL ESTATE JOURNAL

Page 419

working day. These are new units
going into our economy, all to be housed

“and fed and to take their places in

commerce and industry. It is funda-
mental to onr future, not only that that
rate be maintained, but that develop-
ment to maintain it is done the right
way. In Australia where, from a de-
fence point of view, we are so depend-
ent on others, we can build up our own
greatest defence by putting the maxi-
mum effort into our own development.

The proper development of Australia -

is perhaps our greatest strength and
our greatest defence. So, when we look
forward to the next 50 years we must
have confidence in that future and the
willingness to take a risk where a risk
must he taken. The general prosperity
of the nation as a whole will make for
the direct prosperity of each one of us.

Conventions such as these are really
an important part of our democratic
way of life. Parliament cannot hope,
particularly in these days of many Aects
and regulations and red tape, to be the
forum where all the problems of the
community are diseussed, so a conven-
tion such as this is the parliament of
real estate. The proposals, constructive
ideas and suggestions that emanate from
convention such as these are readily
accepted by the government of the day
for consideration, because it is only
from the submissions that you make in
this way that the Parliament and the
government can get a true appreciation
of those things that are of such vital
concern to you. We can see that it is
from the practical point of view that
you bring forward the ideas of what
vou feel should be done in such
matters.

I notice, and I am quite happy about
it, that you have not got the Landlord
and Tenant Act on the Convention. I
do hope that your institute and your
members will take the opportunity of
making your submissions before the
Committee of Inguiry which the Gov-
ernment has set up to examine the Act
and all the ramifications of landlord
and tenant relations in this State. T
hope that you will be able, and T am
sure you will, to make eonstructive sug-
gestions for streamlining the various
processes which are really an after-
math of war legislation, which have
been carried on, but which now do need
careful analysis and review.

Another matter which, of course, will
be very topieal in the next few months
is legislation to provide title to home
units. You have, no doubt, carefully
examined the pro forma Bill tabled in
Parliament last year. We have been

very pleased as a government with the
reaction to that pro forma Bill and with
the many submissions and suggestions
that have been made. They have been
so comprehensive that, when the Bill
is resubmitting to Parliament before
the end of this year it will be an
entirely new Bill, although based upon
the draft.

When Torrens title was adopted, many
felt it was too much of a codification
of the titles to property, that it just
would not work, when the old system of
title, of your bundle of deeds, -had stood
the test of time, and that the Torrens
system could not take its place. Time
bhas shown that that has not been the
case and to-day, of course, Torrens title
is the answer in regard to titles to
land.

THE HON. N. J. MANNIX

We can look around Sydney to-day
and wonder whether the investor was
investing in bricks ‘and mortar or in
the land wpon which the bricks and
mortar were erected. We see so many
examples of properties that have stood
50 or 60 years and now, because of the
high land value of the developing eity,
the land is worth many times more than
the building erected on 1it. -

When we think in terms of the next
50 years we are moving into a new
era so far as land titles are concerned.
In introducing the home unit legisla-
tion, or Strata Titles Bill, we have used
some vision as to what the future
holds, because there we will be giving
a title only to bricks and mortar. There

will be no land to relate it to direetly -

in respeet of each individual unit, and
consequently it will be something new.
I do feel it will play an important part

in the cyele of development.

There is little activity to-day in the
provision of homes for rental purposes,
another item on your agenda for dis-
cussion. There are many arguments as
to why this is so. I feel that with the
move towards investment in home units,
necessary in a metropolis such as this,
with proper title and acceptance by the
lending institutions, that purpose, in
another 30 or 40 years, those home units
could well be the properties then avail-
able for rental.

T will look forward to the report of
the addresses the experts will give you,
and of your discussion, so that we can
learn something of what is in the minds
of you people who are so closely as-
sociated with the people of Australia.
You know the pulse and the thinking of
these people, and you can pass that on
to us in a construetive way, so that we
may be able, on behalf of the people,
to legislate properly for their protec-
tion.

T want to wish you well in your
golden jubilee convention. I do hope
that it will be the forerunner of many
more conventions where you can ex-
change your ideas and ecarry sugges-
tions forward, not only for the publie
but for the various levels of Government.

It gives me very great pleasure,
therefore, to declare your golden
jubilee convention open, with good wishes
for its success.

MR. GORMAN: Myr. Minister, on be- -
half of the institute, the guests and ali
our members, I want to thank you very
much for your generous, encouraging
and inspiring remarks. Your comments
on the future are most pertinent to us,
because we feel we have a very great
part to play in the future of this de-
veloping country.

We will be diseussing things like the
Landlord and Tenant Act, and directing
attention to the problem of rental ae-
commodation, housing, and accommoda-
tion for commerce, too, on a rental basis,
which seems to us to be rather poorly
supplied in regard to the present needs.
We will, too, be making representations
to the Committee of Inguiry in respect
to the Aet.

I would like to assure you that the
services of this organisation, its kmow-
ledge and its experience are available to
you and to the government whenever
and wherever you feel we can be of
assistane. '

It is only a relatively short time since
you became the Minister of Justice and
so responsible for the administration of
our Licencing Act, succeeding our old



Page 420

"REAL ESTATE JOURNAL

Dééembér, 1960

~ and very respeeted friend, Mr. Dowling.

In that very short time your attitude to
the things we ave trying to do and to
our problems has been very sympathetic
and understauding, and for that we
thank you very much indeed. T ask
you to accept our very great apprecia-
tion of your coming here to-day.

Now it is my great honour and pleas-
ure to introduce to you Mr. Warren Me-
Donald, who is to deliver the prineipal
address of this convention. Of Mr.
MeDonald I must tell vou that he is the
son of a building econtractor, was born
in. Tasmania and had his education at
Launceston Grammar School. ~

He started his working life in eon-
struction as a cadet in the Tasmanian
hydro-electric scheme, hecame a shire
engineer in Vietoria and, in 1925, mi-
grated to Canberra, supervising con-
struction of the early housing. He
started on bis own again as a eivil
engineering contractor, winning, at the
age of 27, his first major project, the
construction of the federal highway from
Goulburn to Canberra. Then, a few
vears after, he formed the company so
well known in major construetion work,
Mc¢Donald Construetions, which is now a
part of MeDonald Industries which, on
behalf of the greatest industrial enter-
prises of this eountry, has earried out
a tremendous amount of major eon-
struetion work.

Mr. MeDonald, at the outhreak of
war, went into the A.LF. as a sapper

<and returned, after periods in the Middle

Kast and the Paeifie Tslands, with the
rank of DBrigadier. On returning to
civil life he spent a deal of time de-
veloping pastoral intevests and, in 1951,
was appointed to the National Airlines
Commission, which operates T.A.A., and
was chairman of the commission from
1956 to 1959. His outstanding serviees
resulted in his being made a C.BE. in
1957,

Notwithstanding an already busy life,
he finds time for even further interests.
He was clected president of the National
Heart Foundation and is a Fellow of
the Australian Institute of Manage-
nment, and recently was appointed for
three vears to the new Council of the
National University at Canberra.

His attitude to public life can be
summed up in his recent statement:
““Throughout my period with T.A.A. T
have concentrated on ways and means
of developing Australia, partieularly the
expansion of air services and develop-
ment works. My new job as chairman
of the Commonwealth Banking Corpora-
tion affords me a similar opportunity?’’.

We are, therefore, most honoured to

have with us such a distinguished Aus-
tralian, with such vast experience and
background, who can speak to us with
great authority.

MR. WARREN McDONALD: Mr.
President, members of the institute and
ladies and gentlemen, I would ask you
to dismiss quite an amount of the hyper-
bole and exaggeration that you have just
been listening to. Perhaps some of the
statements are founded on fact, but I
come before you to-day to address you
on a rather difficult subject.

I thought, I know bankers and real
estaters have a lot in common, but at
the moment the ome thing we do not
seem to have in common is finance,
which seems rather extraordinary. But
times change and T am quite sure that
this present credit squeeze will not be
of very long duration. The tightening
of the belt will be good for us and we
will go forward in this  country in a
comparatively short time to greater ex-
pansion,

As the Minister stated, it is not so
much that which has been done in the
last 50 years as what will be done in
the next 50 years. This country is, one
might say, bursting at the seams with
expansion, and I do not believe any-
thing can ever stop it. We are suffer-
ing some problems at the moment, due
to excesses of one kind or another, but
it ix good to tighten the belt occasionally,
and it even improves the figure.

The institute has come a long way
sinee it ‘was established 50 years ago.
It will not be long hefore members of
the Real Estate Institute will, T believe,
have the same standing in the profes-
sions as many of the older professions.
With that recognition of your business
as a protfession comes also a degree of
responstbility, and T am sure that all
vour members realise your responsibility
to the publie.

Your profession, in common with

others, is facing the problems of living
and advancing in an age of ever-
increasing specialisation. This must be
met by an active programme of educa-
tion for all persons within the field of
which you are engaged. It is pleasing
to learn that the Institute is actively
interested in the training of estate
agents and valuers and that its current
course of lectures has attracted a record
enrolment of more than 500 students.
That is an extraordinarily good record.

There seems to be every reason, now
that a start has been made, that edu-
cation should be gradually broadened
and raised to higher levels. In addi-
tion, in sueh a profession, it is neces-

sary that studies should not stop with
o course, but become a continuing pro-
eess  thronghout your business years.
Only the real estate mar who is well
versed and. thoroughly informed on his
subject can - give wise advice to ‘the
people, many of whom are very genuine-
ly troubled on their particular problems

It is essential for the progress of
your profession that it always be held
in the highest repute. Tt would be wrong
to refuse to recognise that, in the eyes
of many laymen, this has not always
been the case. I would like to sug-
gest that the short term view of profit-
making can, at times, have long range
repercussions which ean be damaging to
the real estate agent individually and
to the profession as a whole. An estate
agent who deals, for instance, unethical-
ly in property, purely to take advan-
tage of an opportunity for quick profits,
cannot expeet people to continue to have
a high regard for his voeation.

Do not think that I am indicating
that your profession is filled with such
people. It is not. It has no more a
percentage of unethieal people than any
other profession. But I think you will
all realise that it is the men who break
the rules who cause the damage, how-
ever few they are. .In the past there
have been cases where estate agents have
become involved in court actions and the
misuse of trust funds. This is to be
greatly deplored and T am sure the in-
stitute is very conscious of the neces-
sity to create a definite division in the
public mind between agents of this type
and institute members.

I would like to make this suggestion
for your consideration, which I believe
is finally possible, because I do not be-
lieve from my own knowledge that the
number of those who fall by the way-
side is great. I think your institute,
if it has not already done so, might
give some consideration to the sponsor-
ing of a guarantee fund for the vietims
of operators whose principles are not
in keeping with the standard of your
profession. Very often, as you know,
when the offender is brought to book he
pays for it, but I am more concerned
with his vietim who is left lamenting.
I would hope that the institute would

be able to sponsor some form of guar-

antee. These people who are injured are
those who cannot afford it and so we
should see that they are looked after.
I ounly offer this suggestion in a spirit
of helpfulness to see what your reac-
tion to it is.

That leads to the question of licens-
ing of veal estate agents. T realise
your institute is giving constant atten-
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It is with pleasure that the Board of Management announces that
a further Course of Lectures in |

REAL ESTATE and VALUATION PRACTICE

will be conducted in conjunction with
THE SYDNEY UNIVERSITY EXTENSION BOARD

commencing on

TUESDAY. 26th February, and WEDNESDAY, lst March, 1961

in the Institute Rooms, 30A Martin Place, Sydney

i

Because of the greater demand for training, the Board has decided to increase its facilities by arranging for
TWO classes to be conducted weekly from the dates abovementioned, each of two hours’ duration, which, “will
terminate in June, whereupon TWO more classes will commence and will terminate in November.

By special arrangement with the Sydney  University Extension Board, examinations in Part I of the Course will
be held in August for students enrolled in the first two classes, whilst examinations for those enrolled in the July
classes will be held as usual during the currency of the general University Examinations in Nevember or December.

; Tlmetable syllabus and Enrolment Form will be avallable from the Secretary,_
- Real Estate Instltute of New South Wales, 28 Martin Place, Sydney (Phone

”BW 8625 ~ Miss Todd) early in January, 1961.

‘Fees for Part I — £10/10_/ - ‘payable upo’n enroliment

Students ,pi‘eviously enrolled in Parts I and II and now eligib],e;foxfleni"elment‘ in Parts II and III respectively, -
will be advised in the very near future of arrangements for their classes. '
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tion to this problem, and’ there is very
little I can suggest that would not al-
ready have been  thoroughly discussed
and examined. To my mind one of the
important points to be considered is
the natural consequences of my earlier
remarks on-education and study, that
licences should be granted only to those

‘people who are fully qualified to handle

real estate. *This would, in my opinion,
be most necessary to enhance the pro-
fessional status of the real estate
agent. .

In the business life of our eommumty

‘the winds of change are prevailing in

the field of real estate, just as much as
in" ‘other fields of activity, The real

estate picture is characterised by con-
- stant change, but probably nowadays in

Australia -more than. ever before. It

would také a gathéring of very wise
men, supported by the best experts in.

the land to analyse accurately what
is  happening to real estate to-day, and
the reason for it. - As T am not an
expert-‘and have no pretensions, I am

‘not proposing to answer that question,

but I hope the Real Estate Institute
gives it wide consideration. However,
there are certain aspeets of the pieture
in which I have'a special interest at
the moment in my association with the
Commonwealth Savings- Bank, which is
controlled- by the “corporation on ac-

count of its lending en housing.

Any look at the position of real estate
to-day brings to the ‘surface what has
been = described as the land boom.
Whether this is the correet name for it
or not I am not going to argue. It is
a subject of very great controversy be-
tween people who ean argue very logi-
¢ally "on both sides. ' Tt is such & con-
tentious subject that I would hesitate to
go deeply into the ‘great majority of
these arguments in an expert assembly

“such ‘as this.. However, the subject is

such’ an - important - one in our eom-
munity that it is necessary, before dis-
cussing the possible ‘effects of the pres-

.ent situation, to see if there has nof

been in recent times an excessive rise in

‘suburban land prices with a consequen-

tial very bad effect on the economy. The

- starting point of any such examination

must necessarily be statistical evidence.

Official - government statistics show
the basie wage rose by 350 per cent. be-
tweed 1939 and 1959, in comparison with
511 per cent. for suburban land. Tt is
sometimes - said that basic wage rises
are not'a true guide to the rige in the
standard of living and that the average

male earning -rate should be used. If .

we use: ‘that-rate we find, however, ‘the
inerease .is 355 per cent.— little ‘more

MR. WARREN McDONALD

than the basie Wage,‘ and a great deal
less than suburban land. As a matter

of interest, city land has risen by 286

per cent., and the ecost of huilding by
about 400 per cent. This latter figure
has, of course, risen considerably be-
cause of higher standards of ﬁmsh and
provision of: amenities.

T am not so very concerned with pro-
vision of commercial buildings in big
cities. These are erected by develop-
ers, men with money and vision and,
whatever the rent that may be neces-
sary, in most ecases it is a very small
percentage of the turnover of business:
I believe that the schemes that have
been mooted in Sydney are just as good
a measure of preventing inflation as

_buying shares on the Stock Exchange.

I do not know whether the finaneciers
take that view or not, but I believe that
the commercial buildings that will be
erected in the City of Sydney, whether
at the Quay end, through the eity, or
around Central Station, will all be good
commereial ventures, given time. The
commercial men and finaneciers ean, in

‘the main, I think, be trusted to look

after themselves.

These are useful figures hecause they
show that city land, predominantly nsed
for commereial purposes, has had what
might be deseribed as -a natural rise
when viewed in an inflationary context,
whereas suburban land has had an ex-
cessive rise. The point about all this
is that suburban land priees relate direct-
ly-to housing and the efforts of home-
seekers to solve their pressing problem.

“These figures cover a period of 20

years, but in regard to homes, suburban
buildings, there is another problem. Aec-
cording to official statistics the unim-
proved” capital values in New South
Wales, partieularly in the Cumberland
County Couneil area, rose by 120 per
cent. in the last five years.. On the
other hand the average male wage earn-
ings rose by less than 30 per cent. Even
allowing for the influence of change of
land use it seems obvious, then, that
over the last five years, suburban land
values have risen at a much greater
rate than in any similar period since
World War II and out of all propor-
tion to the general rise in the price
levels of wages angd commodities.

As a matter of interest, in the same
five-year period building materials rose
only 22 per cent. whiech, on the sur-
face, is actually less than the rise in
the average male earnings rate.

We have taken ouft some statistical
examinations in the Commonwealth-
Savings Bank, mainly because of our
interest in home building . and home
lending. The bank averaged out the
land valuation of 50 applications for
loans received for each year from 1956
to 1960. Relating the cost of the land
to total value of properties we find
that, in four years, whereas the value
of land in 1956 was one-seventh of the.

~value of the property, in 1960 the land

was one-quarter of the value of property.
You have, no doubt, discussed the im-
plications of these figures.

~ Before examining them I might men-
tion that a rise in land values goes
band in hand with a rise in national
prosperity of the kind that we are ex-
periencing to-day. If the rise in land
values is a normal effeet of increasing
national prosperity then nobody can have
any real quarrel with it. But the statis-
ties show that the rise in suburban land
values has been too rapid in recént
years. An excessive rise in land values
causes finaneial hardship to the genuine
home seekér ‘and, in great particular,
to the home seekér in the lower income
group. '

Apart from the eifects on. the ﬁnanees
of the individual the problem of rising
land values is of concern to lending
authorities, becanse it reduces their
capacity to help genuine home seekers.
The more the home seeker has to pay
for his land the less “equity he ecan
provide in the total cost of his home.
Consequently . the available money can
only help “fewer and fewer individuals
or, alternativély, which we would hope
to avoid, the standard of homes tends
to-fall. '

' This is regrettable, because in the past
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the lending authorities of the kind I~
have in mind have done a great deal
to help home seekers. From the figures

I know the Commonwealth Savings Bank  huilding homes on the-blocks and there- -

alone; sinee the war, has fnanced the

_ construction. of about 120,000 homes in -

this country. - It is 51gn1ﬁeant however;
that ‘loan applications to the Common-

wealth Savings Bank to-day continue to-

exceed the finanee available and that the

~_average customer is still the average
: There is no doubt that
similar circumstances apply with all the

other major low rate lending authori-
ties.

I think very much the same problem
© exists in other capltal cities.,

Home
seekers are endeavotring to solve the
problem by working harder, longer,
working overtime, and in many cases
young wives work for some years after
marriage in order that, with their hus-
bands, they can pay the necessary de-
posit to build their homes. I do not
think that is necessarily a good thing.
We should aim in this country for the
breadwinner, the husband, to be in such
circumstances that he will be able him-
self, with the necessary help of his wife,
to find the money to make his deposit
to build his own home.

When we come to look for the causes
of the rising trend in land values we
are again bedevilled by arguments and
counter arguments. The growth in popu-
lation and industrialisation in and
around the major seaports is undoubt-
edly the major cause, but it is not al-
ways the case. Quite recently I was in
Tasmania, where land in a town of
very considerable size compared with
New South Wales cities, well away from
the city, was selling for £1,500 a bloek.
The reason there was industrialisation
and the lack of good building land, and
that is. what you have in Sydney. The
growth of population and industrialisa-
tion has caused problems in this eity and
I mentioned this in my official report to
the bank only a week ago.

It does seem- undeniable that opera-
tions of a speculative nature are. con-
tributing — people who subdivide and
sell, -or hold the land against a price
rise. I am not criticising the activities
of those subdividers who are genuinely
developing land for resale, putting down
roads and kerbs, clearing land and, in
some cases one must admitf, installing
water supplies, sewerage and the like.

Looking at statistics, when you buy
a block of land in subdivided areas to-
day, you probably buy with it a lot of
the services which some years ago you
went without or waited years for the
couneil to put down your 'road and so

~on. - But the developers are, in my
opinion, doing a good job and it is very
pleasing to see the developers are now

by helping the construction of the
Homes,

I have not a gTeat deal of time for
those people who buy and ‘sell land. for
quick profits, without any thought of

development, ' because all - the evidence

péints to the probability that their land
will rise-and so they hold on to it and
Walt for the profit. Human nature heing
what it is- all of us might be ineclined
t:o think . this is good  business, but it
iy, not helping- the community.

There are those buyers who acquire
land to hold simply as a hedge against
the possibility of a fall in the value of
money. In isolation, there may not ap-
pear to be anything very reprehensible
in these kinds of activities, but they
all add to demand for land and tend to
stimulate the'so-called.land boom.

Even if it were considered desirable
the imposition of sanections or controls
on individuals in felation to dealings in
land would be most unpopular and per-
haps unworkable, and ecertainly. unde-
sirable. Stabilisation of the value of
money might reduce demand through
taking some of the hedgers and the quick
profiteers out of the market. Also it
might be possible to legislate for mini-
mum deposits for the purchase of land
on terms.

Basically, however, the problem of
suburban land values should, to my
mind, be tackled through the supply
side, and in this regard I would like to
put forward the following suggestions.

It has frequently been said that the
answer to the supply question lies in
the hands of the government and the
planning authorities, because they do not
release quickly enough land that is ripe
for residential development but is tied
up by zoning regulations. I am not
going to debate this question. It ecould
become quite controversial. Enough has
been said about it already, and there
are very many responsible people who do
not agree on the issues involved. My in-
tention is to take a somewhat broader
view, I hope, in relation to the Sydney
of the future, and to suggest what
might be called a long term solution to
the land supply problem. ;

~ Cumberland County Council estimates
that the population of this area inereases
by about 36,000 people a year. Sydney
will be 2,500,000 in 1972, 2,860,000 in
1982. By the year 2000 it could be
over 3,500,000. At that stage I don’t
think I will personally be interested,
but a lot of people will be. But the

trend is plain, and it contains within it
a warning ~— that if we don’t get busy
and put our house in order now eur

“headaches will multiply as each year

goes by.
. The overall picture shows that Sydney
is still one of the most thinly-populated

* big cities in the world. Inits 500 square

miles there are 1,863,000-0dd inhabi-
tants, compared with 8,000,000 in Lon-
don’s 693 square miles. In Paris there
are 5,000,000 people in 185 square miles.
It might, therefore, be logical te econ-
clude that the answer to Sydney’s land
problems will come through higher den-
sity housing and prevention of what the
town planners call the untidy suburban
sprawl.

I have grave reservations about the .

practicability of preventing the spread
of "suburban development around Aus-
tralian cities, becaunse the average Aus-
tralian — I think perhaps because of
climate or perhaps for other reasons —
seems to be wedded to the idea of his
own cottage on his own plot of land.
Whether he liked to garden or mgw the
lawn or not I do not kmnow, but the
average Australian does like his own
home and his own bit of land, and I
think it is not a bad idea.

And, as a matter of interest, I have
seen it reported recently that medical
authorities abroad are inelined o blame
high density - development rather than
cigarettes for lung cancer. I do not
know whether this will help the tobacco
people, but I have read this report from
abroad and perhaps we ean bring it to
their attention.

There will be high density housing
near the city centres, becanse forces are
already engaged on this problem in this
city. In 1956, the proportion of flats
built in proportion to houses was 4.3
per cent., but by 1959 this had risen
to 19 per cent. The development of the
home unit idea is playing an important
part in the housing of people. The
home unit builders are riding the crest
of the wave at the present time, but I

still believe that higher density housing

will not solve the problem of the Aus-
tralian home seeker, particularly those
in the lower income bracket.

As I see it, then, we shall in the
future have a much bigger area around
the city of Sydney developed with the
same sort of suburban housing that is

at present typical of most of our capital -

cities. In other words, to accommodate
this population of 3,500,000 — they have
to live somewhere — we shall have to
go farther out; and then the guestion
comeés, where do we get-the land?

- Now Sydney is a difficult place for
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sell. and Harwood. Somekof ‘these are

still prominently active—in the-business —|

selling field to this day.' .

Although the outbreak of war some-
what curtailed its activities, the Associa-
tion has moved from strength to strength
in the post-war years not only numeri-
cally, but in reputation, and was instru-
mental in obtaining official recognition
for a scale of commission which was
Gazetted in 1945 and has remained vn-
changed. to the present day albeit that
on the passing of thé New Aect in 1957
the scale ceased to be statutory and was
adopted as its customary and authorised
seale” at  an Dxtraordinary - General
Meeting.

- For several years past the Board of
Management has. adopted the procedure
of circularising existing members as to
the names of applicants for membership

in' addifion to the normal requirements

of references, licences, etec. This and
the practise of personally interviewing
all applicants to ensure that only agents
who swere known and prepared to con-
dnet themselves honourably and ethical-
ly would be admitted as members.
Applicants must also satisfy the Board
that ‘they operate from proper business
premises and do not regard business
and real estate agency only as a part-
time oceupation.

“Applicants are also required to
pledge themselves to observe a strict
Code of Ethies and the Associations’
Commission Secale.

As regards internal affairs the Asso-
ciation endeavours to serve its members
by means of a quarterly bulletin and
personal advice on problems which may
arise from time to time and from ever-
inereasing publicity for its member.
The Association also has a very ecare-
fully-prepared contract of sale (avail-
able to members only) the current edi-
tion of which creates the agent stake-
holder as regards deposit eliminating
the previous formula of authorising the
agent to aceount for the deposit ‘‘forth-
with’”” which was found to operate
adversely against a purchaser in certain
circumstances and which previous con-
dition has been widely used by non-
members for purposes of self advantage
to the detriment of. the buying and
selling public and right-thinking agents,
and our vocation generally.

C A, MURPHY

PreSIdent
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NCE AGAIN we extend to Members and their Staff,

Seasonal Greetings and all Good Wishes. Your continuing
“support of our expanding organisation is fully appreciated
and we trust merited by the faithful apphcatlon of our policy

of ‘‘doing a good job at a reasonable priee’’

H. W. POWELL & CO. PT Y. LTD.

EXPERTS IN ALL TYPES OF PEST CONTROL

Head Office: 72 Pitt Street, Sydney - - - - - BL333b%
North Side: 383 Pacific Highway, Artarmon - - JF 6321:%
Parramatta: 103 Maequarie Street, Parramatta - - YL 6184
82 Keira Street NEWCASTLE GOSFORD DISTRICT
WOLLONGONG B 1105 29 Brunkers. Rd. Wamberal: 292
162 Katoomba Street Broadmeadow
KATOOMBA - 413 61-5278 WYONG
WAGGA WAGGA HARDEN Phone: Kanwal 62
Phone: 6445 Phone: 186

ATTRACTIVE DESK SIGN

PHONE BW 8625, or write:

The Secretary, Real Estate Institute of N.S.W.,

N

28 Martin, Place, Sydney‘
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The Real Estate and .
Valuation Practice
Course

Because of the greater awareness on
the part of members of the need for
technical training for themselves and
their staff, and on the general shortage
of trained real estate personnel, the
demands upon the Instjtnte’s training
facilities are “increasing “@nnually. In
addition, with the added requirement,
gazetted to come effective from st
September last, that applicants for
licences under the Auctioneers, Stock,
Station, Real Estate and Business
Agents’ Acet are required to have an
educational qualifieation, being a pass
either at the examination conducted by
the Sydney Technical College or the
Sydney University Extension Board fol-
lowing ‘Part T of the Institute Course
of lectures in Real Hstate and Valoa-
tion Practice.

In order to meet the demand this
year the Board has decided to conduect
a total of four classes in Part I, each
of which will be limited to approxi-
mately 160 students.

The first of these classes will com-
mence on 28th February and 1st March
and two lectures will be delivered each
evening so that the duration of the first
part of the Course will be halved
although the syllabus and number of
lectures will remain unaltered.

The Extension Board has arranged to
conduct examinations in August as well
as November to facilitate the qualifica-
tion of applicants for licences.

The basis time-table for Parts II and
IIT of the Course will not be altered,
although it is possible that some special
arrangements may be required if any
more than the wusual proportion of
students seek to pass from Part T to
Part IL '

Time-tables and enrolment forms will
be available from the printer and will
he distributed early in Jaunuary, 1961.

The Business Brokers’
Association of N.S.W.,

Although it is only in recent years
that the general public has become to
any extent aware of the existence of the
Business Brokers’ Association of N.S.W,
and has comé to’ respect its member
agents to an ever-inereasing extent, the
origins of the Association go back to

the years before the outbreak of World
War II when, in 1934, a group of
agents banded themselves together in an
effort to eliminate malpractices and gain
the respect of the licensing authorities.

The first major step forward occurred
in 1937 when, on July 17, the then
Governor, Lord Wakehurst, granted the
Association a Licence permitting it to
apply for incorporation under the 1936
Companies Act, without the addition of
the word ‘‘Limited’’ after its name.
Three days later, on the 20th July, 1937,
the present Association was duly inecor-

L. J. Hooker [{Hj
CLIMITED e

Corporation  Limited

BANKSTOWN

MAROUBRA

INTERSTATE OFFICES

“ Australia’s Leader

‘- Now with 41 Real Estate
‘A Division of L. J. Hooker Investment Offices at your Service.

HEAD OFFICE: 98 PITT STREET, SYDNEY. ’PHONE BW 8401

370 Chapel Road

porated, and on 27th August of that
year held its first General Meeting in
the hall of the Real Estate Institute.
Those attending this meeting com-
prised the signatories to the Memoran-
dum and Artieles of Association, namely
Messrs. P. S. Freer (elected its first
president), W. Williams and W. J. S.
Walshe (viee-president), J. T. Doule
(Treasurer), 8. A. Gormley, G. W.
Palmer, H. P. Murrell, A. J. Scott, E.
Howlett and W. J. Beattie and, amongst
other interested agents present, were
Messrs. S. E. Turtle, Bell, Mooney, Rus-

in Real Estate”

70-0327

BONDI BEACH - 138 Campbell Parade FY 3371
BONDI JUNCTION 494 Oxford Street FW 3300
CABRAMATTA ' 198 Cabramatta Road UB 3234
CARINGBAH The Kingsway LB 7015
CASTLECOVE Headland Road JY 2978
CHATSWOOD 444 Victoria Avenue JA 8621
CRONULLA Cronulla’ Street 523-0251
CROW’S NEST 411 Pacific Highway JF 2018
DEE WHY 631 Pittwater Road XW 5196
DOUBLE BAY 354 New South Head Road FM 1008
EASTWOOD 6 Hillview Road WL 2327
EAST RYDE Dress Circle Estate Office

GORDON 793 Pacific Highway IX 4521 ’
KING’S CROSS 107 Darlinghurst Road 35-4251
KINGSFORD 526 Anzac Parade FF 2255
KINGSGROVE 254 Kingsgrove Road LY 9702
MANLY 9 Sydney Road XU 1171

Cor. Bolton & Hunter Streets FJ 6326

NEWPORT BEACH Barrenjoey Road XX 1514
PARRAMATTA 48 Macquarie Street YL 8835
" RANDWICK 21 Belmore Road FX 6754
STRATHFIELD Strathfield Square 76-0591
TOP RYDE Regional Shopping Centre WY 1993
NEWCASTLE 880 Anzac Parade 2-5111
QUEANBEYAN 222 Monaro Street - 10
WOLLONGONG 186 Crown Street B 1273

A-G-T-: Canberra: 37 Northbourne Avenue, J 3255
VIGTORIA : Meibourne: 162 Russell Street. FB 1901, And at Toorak Village.

Q“EENSLAND: Brisbane: 270 Queen Street. 31-1441. And

branches at Chermside, Stone’s Corner, Toowong, Palm Beach, Surfer’s
Paradise, Tallebudgera Garden Estate and Coolangatta.

SOUTH AUSTRALIA: Adelaide: 17 Pirie Street. W 6652

TASMANIA: Hobart: 50a Murrayvrgtiréet. 27-641

- Representatives in Great Britain and United States of America.

December, 1960

REAL ESTATE JOURNAL

Page 423

the planner, covered in its inner land
with ravines and cliffs and rocky shores.
But I believe the Real Estate Institute
would be doing a real service for the
fature of Sydney, and for its members,
if it were to devise and put its weight
behind an acceptable scheme under
which the Government could extend, on
an economically sound basis, railway
electrification through a lot more of the
country lying to the west of Sydney.

I have in mind the land, good building
land, that lies between Blacktown and
Richmond, which is apparently ideal for
building blocks and at the same time
closer than many of our present resi-
dential suburbs to some of the most
important industrial eentres of New
South Wales.

Railway transport is still the most
efficient way of moving large bodies of
people in a given time.- You only have
to see the millions that are moved daily
in London, New York, Paris, and even
Moscow. Even the Muscovites like to
move their people quickly. They have
possibly the most modern and efficient
underground rail serviece in the world.
Incidentally, it was designed and built
by British engineers.

I think railway electrifieation, widely
extended to the countryside, would
make much more land available. The
process of obtaining this land would
have to be worked out. I believe the
institute could assist the government in
obtaining and purchasing land and sub-
dividing it in this area to make land
available at reasonable terms to the
home builder who is in the lower in-
come bracket.

Our suburban development in these
areas would be comparatively close to
the city. It would still be much closer
to the city than the suburban dweller
of outer London or outer New York,
and we would spend less time than he
does in his train going to his work every
day.

The development of more industry in
these outlying suburban areas would be
a major factor contributing to their at-

tractiveness. People would be able to.

live closer to their work. Dandenong, in
Victoria, is a case in point, Industries

. are situated in ideal surroundings and

people are living within a very short
distance of their work.

The problem of housing our growing
population of young people becomes
more urgent every day, and we would
like to see them all have a fair chance
to finance their own homes on income
that dad brings home or should bring
home every Friday night. I would hope
that the estate agent may be able to

assist the government to bring about
conditions whereby the lower .income
group of workers can get cheap building
land.

However, as well as responsibility,
there is the aspeet of self-interest to be
considered, not necessarily by agents in-
dividually, but by the institute and the
profession as a whole. Governments,
whatever might be their shortcomings or
whatever their parties, always tend to
think idealistically. I suppose this way
they get votes and support. This ques-
tion of cheap, suitable building land is
currently exercising the minds of many
people associated with all political
parties.

It follows, then, that if some respon-
sible private enterprise body does not
find ways and means of bringing about
the conditions I have mentianed, it is
only to be expected that governments
and their instrumentalities will eome
into the picture. I ean think of no
better group of people to apply their
collective minds to the problems than
you people, the realtors, whose experi-
ence gives you speecial knowledge of it.
Your activities and livelihoods would be
the most directly affected by widespread
government control of land values,
through, perhaps, use of the powers of
taxation and resumption. I would like
to see the problem of future develop-
ment and planning of outer Sydney
solved by private enterprise, your In-
stitute, rather than by the government
or any other body in power.

Maybe in this address I have concen-
trated too much on the one problem of
suburban land values in the Sydney area.
However, it is, to my mind, one of the
most pressing problems of the day, de-
manding the immediate attention of all
those who have a responsibility toward
our younger people and a wish to help
them. Furthermore, it is typical of the
land problem in other capitals.

There are more facets I have mnot
found time to touch on, and I regret
to say that I have not had time to talk
on rural land and its development. In
this T have a special interest through
the Commonwealth Development Bank,
which is different from any other hank
because it assists the small man to de-
velop his property so long as he ean
show that he knows his job, knows

what he is doing and will be able to

pay back the money loaned.

Reverting to Sydney, there is need, in
redeveloping” the foreshores, to keep in
mind that Sydney is a major port whose
facilities must be maintained and im-
proved, and need to recognise that urban
decentralisation must- go hand in hand

with greater utilisation of our valuable
inner city areas.

I do not think that the development of
our inner city areas is a problem. You
have all heard of the schemes that are
mooted. Whether they start this year
or next, commerce and industry is
capable of looking after that side of it.
They will be built, and they will be
built in' the years to come, according to
demand.

Australia is in the midst of its great-
est period of expansion, which requires
planning and the proper direction of
money and effort. Every group has a
role to play in this expansion, but none
more so and with more telling effect
than the real estate agents. It is to you
people I think, more than to govern-
ment and semi-government authorities,
that the community looks for guidance,
planning and orderly control of rveal
estate development.

I congratulate your institute on hav-
ing achieved 50 years in this continent.
In your future years, the near future
years, while you will have many prob-
lems to deal with, I think your past
experience renders you the most capable
to advise the government and authorities.

T think you have to be and should be
quite determined to take up this chal-
lenge and to see that your advice and
the advice of the institute shall never
be selfish, but in the interests of the
people and the community at large. If
you do that I believe you will play a
great role in the future development of
our country, a role which you are well
fitted to play.

MR. LYLE MOORE, a past president
of the institute, thanking Mr. Me-
Donald for his address, said:—

Mr. McDonald was born in Tasmania.
What an extraordinary island that is!
I suppose that if you take it on a square
foot or square inch basis, Tasmania
turns out more big Australians than any
other part of Australia. For instance,
Prime Minister Lyons was a big Aus-
tralian -— a Tasmanian. Mr. MeDonald

. is a great Australian, a big man —

Tasmanian. I also was born in Tas-
mania.

Mr. McDonald has thrown us a few
challenges in his address and T think
it is not inappropriate to say something
about it at this moment. He referred
to the question of this institute pro-
viding funds to meet defaleations by
practitioners who have done the wrong
thing. Mr. Mc¢Donald pointed out that
it is not the average member or prac-
titioner who causes this sort of trouble.
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It is the odd one, but he makes things
difficult.

There was a time when this institute
did very seriously think that it should
form a fidelity fund of its own. to pro-
vide protection to the publie in . rela-
tion to any of its members going astray,
but nothing came of it. In later years,
as you know, when the Council of Auec-
tioneers, Stock and Station, Real Estate
and Business Agents of N.S.W. was
formed, the Government licensing body,
such a fund was created and to-day
£10,000 is the guarantee over individual
licences, in case anvone should not do
the right thing.

Now, this is my own view, no one
else’s, T have often thought that per-
haps that might bhe wrong. T have
helieved that the real estate man who
builds for himself a well-justified repu-
tation for honest dealing, fair play,
complete reliability, is entitled to publie
support bhecause of those factors. T

have also felt that because the public

know that anybody who has a licence
has a backing of £10,000, it can lead
to a little bit of looseness in where
business is placed. That may be a
thought that might have escaped atten-
tion in other places.

Mr. MeDonald referred to the high
cost of land to-day, and the increase
of 120 per cent. in land value in thisg
State during the last relatively few
vears, This institute and our Federal
institute have given great thought to
this problem. We have said that the
reason people pay high prices for land
and build new buildings is that that is
relatively the only field in which fairly
cheap finance is available.

The policy seems to exist that you must
not lend money, in ordinary eireum-
stances, against already built houses. By
so doing a vast reservoir is left un-
tapped, the biggest reservoir of the whole
Iot. We think it would be better for
people to buy an already built house at
a cheaper rate than to go to the expense
of buying a new hounse all the time.
They are just one or two aspects that
have caused us concern already.

It is a very great pleasure for us to
say to Mr. MeDonald, thank you for
coming here to-day. T am sure we will
all think very sertously on what we have
heard to-day during our deliberations at
this eonvention. The fact that we are
able to attract such a person of Im-
portance in our community as Mr. Me-
Donald is not due so much to the work
of our institute hoard of directors as
to those who, over the years, have built
cn edifice of our institute which to-day

commands the respect and confidence not
only of the government and authorities,
but the public.

It is very gratifying to see here to-

- day many of the people who have played

such a part in the building of our in-
stitute over the past years. I am glad
to see, for instance, that our present
president’s father, Mr. Alwyn Gorman,
is here to-day. His family has played
a great part over the years in ‘the
institute. I am glad to see Brigadier
Rabbett, one of the old members of
Raine and Horne, who played a part
many years ago.’ [ am glad to see my
own auctioneer, Mr. McKenzie, whose
father was a member of the first Board
of the institute.

During the years there has been a
continuous stream of service given to
the institute by people who have not
only dedicated themselves to its work
but also had a verv clear view of their
public responsibility, so that we do
command respeet. It is a very great
thing that we do have an influence on
government and banking thinking, that
very often banks do come to us for
adviece and guidance.

I have just had a couple of experi-
ences that indicate that the banks are
rather quick to seize on the good guid-
ance given to them by the real estate
practitioners. Just before the turn of
the century my own company occupied
premises in 5 Moore Street. That is
where the bank of which Mr. MeDonald
is president is now in operation, on the
corner of Martin Place and Pitt Street.
As the years went by my company had
to find other premises and was oper-

ating in 15 Martin Place, which recent.
ly has been the subject of a takeover by
the Commonwealth Bank. The judg:
ment of the real estate praectitiones
has always been pretty good as to
sighting.

I would like to express to Mr. Me-
Donald on behalf of us all our very
sincere thanks for coming here to-day,
for the address he has given, and to
assure him that we are- grateful.- - It
is very appropriate that a banker should
open this eonvention, one so closely as-
sociated with the development that goes
on in our country. Behind all the ex-
pansion and progress there must always
be the money to pay for it. - There must
always be the Institutions that provide
the finance that makes these things
possible. '

Progress and development are the
everyday objectives of each and every
one of us in our profession. As the
vears go by we hope to play an ever
inereasingly important part in the de-
velopment of Australia, as technicians
in this particular field. The institute
does not feel that it should rest upon its
oars, that what we have achieved is
sufficient. We believe that our members
should be assisted to play their part by
providing them with the facilities and
the tcehnical knowledge to enable them
to match, stride by stride, our better
organisations, so that we will have a
broader basis on which to build our ser-
viee to the community as time goes by.

So we are delighted that you ecame
to us to-day and set a standard for our
discussions on the widest possible basis
of our nation’s great development.

WEDNESDAY, OCTOBER 19 (Morning) — CHAIRMAN: Mr. S. B. Dawson. ‘
Address: ‘‘Local Government Planning’’, Professor Denis Winston.
Discussion period. Address: ‘‘Development and Realisation of Subdivisions’’,

Mr. W. V. Lightfoot.

THE CHAIRMAN, introducing Pro-
fessor Denis Winston, Professor of
Town and Country Planning at Sydney
University, said:—

Professor Winston studied architee-
ture at Liverpool University, and plan-
ning at Harvard. He came in 1948 from
Southampton, England, where he was
Borough Architect, to the first Chair of
Town and Country Planning in Aus-
tralia, at Sydney University. His De-
partment is one of the London Town
Planning Institute recognised schools

offering courses leading to a Master’s
degree as well as a diploma.

Professor Winston is town and country
planning adviser to the National Capital
Development Commission, responsible
for the planning and development of
Canberra. He is town and country plan-
ning adviser to the N.S.W. Department
of Loeal Government, consultant to the
Snowy  Mountains Hydro - Eleetric
Authority, site planner for the Aus-
tralian National University. He has
geted as a  United Nations technieal
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Quick Pictures... Quick Sales

The Polaroid Self-Developing Camera gives sales a lift.

Long used by American Real Estate operators, the Polaroid
self-developing camera is now being used with great success
by local Real Estate men like Mr. F. R. James, of Sunshine.
As the Polaroid Camera delivers photographs in 60 seconds,
Mr. James is able to give prospective buyers a photograph
of the house or houses they are considering while they are
out ‘‘looking around’’. Ideal for them to take home and
think about. Sometimes he photographs a block of land and
superimposes on it a house which the prospective buyer
has admired. This enables the buyers to get an idea of how
the house will look in the street. Tt also gives the buyer and
Mr. James something tangible to discuss, and the cost of such
service is negligible on an ordinary house sale. The Polaroid
Camera itself is not an expensive item, and may be written
off in 12 months; yet it will serve you well for 10 years,
which is its guarantee period. The Model 800 costs ‘on]y
£83/15/-. The Polaroid Land Camera is a comparatively
recent invention, coming onto the market in the United
States only some 12 years ago. [t was developed by Dr.
L.and, who also developed Polaroid Tenses, hence its name.

HOW THE POLAROID CAMERA WORKS

The basis of the camera is that it develops and prints its
own pieture in 60 seconds. Add to this the great advantage
of being able to see one picture at a time: no waiting till t}}e
whole reel is exposed. Other advantages of the Polaroid
Clamera are that the print is permanent, almost post-card
size (3} in. x 4} in.), is glossy and sharp, thus it can be
used for newspaper reproduction.

No professional photographie skill is required in operating
the Polaroid Camera, it is simplicity itself. There is only one
lial to set and the fast film enables photographs to be taken
on the dnllest days. Many husinesses have found that office
juniors can easily use the Polaroid Camera.

NEW HIGH SPEED FILM

Many potential buyer would like to see the inside of the
house offered for sale, hut perhaps have not time to visit
actual sites, so why not supply them with interior photo-
oraphs?  With the new 3000 speed film this is.possib'le.
Polaroid pietures can actually be taken by match light with
this ineredibly fast film. Further developments of this idea
are photographs of rented premises which can be sent to
absentee owners to show them the necessity for certain
repairs.

Enquiries from Country clients can also be effectively dealt
with by supplying photographs of the type of houses that
interest them. A whole wallet of photographs may only eost
you up to 25/- to prepare, and this is a very smz}ll item
on a sale of, say, £8,000 to £10,000, But what is most
important, a tangible service such as this often clinches the
sale for the one who gives it.

THE POLAROID
SELF-DEVELOPING
CAMERA

COPY SYSTEM FOR BIGGER OPERATORS 3

Another type of Polaroid film gives transparencies and,
with the aid of a copying machine, many ecopies can be
made and sent to various offices.

INSURANCE AID

Possibly one of the most effective uses of the Polaroid
Camera in business 1s its use in connection with Insurance
elaims. A photograph of the damaged property supports an
insurance elaim, and 1is appreciated by most Insuranee
Companies.

With the Polaroid Camera such photos are taken with a
minimum of fuss and next to no costs are involved.

Further applications of the Polaroid Camera are numerous.
In fact just about any section of Real Estate business ean
he efficiently aided by a Polaroid Camera.

This camera is on sale in all major centres throughout
Australia, fili’is available in every major centre, and acces-
sories sueh ds light meters, flashlights, close-up attachments
and filters are readily available. You will want to use your
“‘Business Camera’’ during the week-ends to get 60 second
pictures of your own home and family because it is, without
doubt, the real family camera.

Polaroid T.and Camera, available from leading photographic

dealers, are distributed throughout Australia and New Zealand

by Greenson Photographics Pty, Litd., 110 Little Bourke Street,
Melbourne. .. ) ’



REAL ESTATE JOURNAL December, 1960

Those.

Mr. A. D. Clifford, Mr. Max Collard, Mr. G. Morley, Mr. S. B. Dawson, Mr. Justice Else-Mitchell, the Hon. N. J.

Mannix, M.Ii.A., Minister of Justice, Mr. H. A. Gorman, the Hon. R. R. Downing, M.L.C., Attorney-General, Dr. J. F. N. Murray, Mr. J. J. Wa.tling,

Mr. Lyle H. Moore, Mr. R. 'W.- Askin, Mr. D. L. Dalziell.

(left to right)

THE GOLDEN‘ JUBILEE DINNER of thé ‘Real Estate Institute of New South Wales at the Wentworth Hotel, Sydney, on October 20, 1960.

at the top table are

December, 1960

REAL ESTATE JOURNAL

Page 425

expert on planning and housing in the
Middle East. :

Professor Winston has served as Fed-
eral President of the Australian Plan-
ning Institute and was awarded the in-
stitute’s Sydney Luker Memorial Medal
in 1957. He has contributed a lot to
planning schemes in this State, and to
the training of planners.

PROTESSOR WINSTON said: If you
are a professor in a university you get
some ‘very peculiar letters in the mail.
One that arrived yesterday had no ad-
dress and no signature. At first it was
a little bewildering because it was
chiefly quotations from Isaiah, Proverbs,
and Habakuk, whom I had not looked
into before, and from the Songs of
Solomon. Somie of it, perhaps, has some
application to this morning: , :

Some ‘of it- T took personally;  the
first extract, from Habakuk, which says:
“Woe to him who buildeth the town
with blood, who establishes a e¢ity by
iniquity’’. T thought this must be aimed
at me, although it is a very tiny eity,
this place at Jindabyne, his place that
we are playing about with now, and it
did not seem to be verv iniquitous at
all.

But then I thought, Oh well, perhaps
they know what is going to happen to-
morrow morning — because of the second
quotation, which is from Proverbs and
says: ‘‘Speak not to the ears of fools
because they will despise the wisdom
of thy words’’. T thought that is per-

- haps a little hard on you folk here.

But then there is something, I think
definitely aimed at me rather than yon,
or perhaps both of us, something alse
from Proverbs, which says: ‘‘Remove
not the old landmark and enter not the
field of the fatherless’’. Ther, in case
T was not getting the point of these.
the fourth: has” notes to help me. I
think this oue is particularly for vou
people rather than me. Tt says: ‘“Wor
unto - them that join house to house’’
(flats and home units) ‘‘that lay field
to fleld’’ (with no public open space)

And then the final one, which T sup-
pose is for all of us: “Woe unto them
that decree and righteous deeree that
they may rob the fatherless’’. Well,
I thought, that may be something to
do with Cumberland County Council, the
Valuer-General, or perhaps Mr. Hills
country town. To put in a proper
scheme to keep the river out of the
High Street in times of flood would cost
more than the annual hudeet of most of
the small eountry towns of the country-
himself. Anyway, that is the sort of
correspondence T got yésterday when T

was beginning to think what I might
say to wvou here to-day, and perhaps
there is something in that for all of us
By loeal government planning I do
not know quite what was in your mind
when you put this title down for me to
think about and talk about. 1 was nol
sure whether you were referring to the
sort of planning, local government plan-
ning, where there have been these take-
over bids that are happening to. the
city of Sydney. and .the councils of
Woollahra and Randwick and Waverley,
or do we just mean the suburban plar-
ning schemes with which we are all in.
volved one way or another. D
In any ecase, whatever was in your
mind, I thought it would be useful to
have 1n mind what are the particular
trends of the moment, what are the kind

:of influences in development and in loeal

government?.  That is - worth while

“having in our minds when thinking of

the direetion that things might, or
should, or could take. I think you will
that one of the most obvious

agree

PROFESSOR DENIS WINSTON

trends of our time in almost every field
is- towards bigger units of “operation.

Whether it is famous firms like
Hookers and Civil and Civie or famous
nations like America and -Russia, ' it
seems as if the big possibilities lie more
and more with the big institutions. - A
hundred years ago France, Italy, Fng-
land, Holland and Spain were powerful
countries. - To-day Russia, China, and
America dominate the world. If you
want a Holden car, or a Falcon car,
or a hydrogen bhomb you ean no longer
make it in the backyard as you used
to he able to muke some quite important
kind of products.” Tt needs all the re-
sources of a vast organisation to make
most of the important things of to-day.

So in development also you do not
stand much chance if it is-a matter of

three little shops on a triangle of land
wedged between a funeral parlour and a
panel beater. You have to bring such
small parcels of land and sueh multiple
ownership into one parcel before you
:an resubdivide the area, balance the
high cost of the front land with the
cheaper cost of the baek land, and have
enough manoeuvring spaee, both in land
and finanecially, to allow you to give
away :enough of the site:for the neces-
sary parking. to make it a business

proposition. :
It 1s rather the same with a small
side. They cannot even keep pace with

the kerbing and guttering and street
lighting and so on, and so business and

" people move to the higger centres, and

the little place dies on its feet. ,

That is the pattern, I suggest to you,
and it is the pattern all over the world.
New.York and London. 10,000,000, Tokyo
more than that now, and Sydney, Mel-
bourne, Brishane and Adelaide hetween
them with more than half the popula-
tion of Awustralia.” There are a few
healthy country centres like Wagga and
Tamworth, and sn on, and then the smal-
ler places getting smaller and less pros-
perous.

It takes bigger resources to do hig
jobs to-day than it used to do relatively
The cottage hospital is all right to-day
if you have measles, but as soon as you
get something serious you want to be in
to the biz places in Svdney or Mel-
hourne, with fhe specialist’s attention
and the expensive equipment. To be

“able to afford the gpecialist and the ex-

pensive equipment you have to have a
big place where the equipment is kept
up and shared by numbers of people to
make it an eeconomie proposition. The

- trend, therefore, is in this aspeet of

things I am talking about, large scale
operations and large scale areas of de-
velopment.

Now a second trend, that I hope you

~will. agree with me is pretty clear, is

a trend fowards wuniversalisation of
ideas, of styles, of fashions, and stan-

dardisation of things in general. With .
worldwide almost instantaneons com-

munieations, radio; TV, magazines, films,
all these things meant a levelling up, or
a levelling down if yon like, an ironing
out of ideas and customs and a levelling
of the market demands. so that Hawaiian
shirts and Walt Disney films, and Kodak
cameras and Seoteh whisky are in de-
mand and are available from Sydnev to
Siam and from John o’Groats to Japan.
These mass wmarkets can onlv. be sup-
plied by mass production. You cannotf
have your Holden ecar two inches wider
or higher than other Holdens,
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One of the reasons for our failure in
the housing market is that we have, for
all sorts of reasons, partly refused
and partly failed, where we have tried,
to adopt the only possible methods for
rapid, quick and multiple production.
The little builder building three ent-
tages and then going bankrupt ean ne
longer  eontribute really importantly te
the provision of the numbers and quan-
tities of houses at the prices that are
in demand in our State of exploding
population, Tt is a day of Levitt towns
and the big scale enterprise.

In office development we are already
adopting the standard bays and the
standard floor height and we are buying
standard curtain walling for standard
frames. But our approach to the hous-
ing problem is wrapped in a kind of
sticky eocoon of sentiment, as well as a
good many kinds' of interests that are
very hard to break down because they
are very old and well established and
Lave long associations.

The aeroplane industry ¢an modify
it<elf and change because it is not in
so ancient and historic a groove as the
housing industry is.

Now, in a world of increasing stan-
dardisation, mechanisation, uniformity,
anything individual, unique, hand made,
hecomes of partieular interest and value;
it has no significance for people. Simi-
larly, the price of a tailor-made suit,
the price and demand for things like
oil paintings, the cost of seats for a
live theatre show, of a good individual
meal in a good restaurant, the mnewly
arisen interest in old stone buildings and
old iron work in Sydney.

‘All these are reflections of a very
natural longing for something different
from the inevitable mass produced kind
of world that we are in and have to
learn to live with. In a uniform world
there is a longing for something
different. ‘

Secondly, in a mechanised environ-

ment of concrete and steel and glass and
duco, - nature, trees, grass, flowers,
shrubs, the beaches, all are appreciated
_in a way that they have never been
appreciated before and are more neces-
cary for our ordinary kind of mental
health than they have been before.

Following on that line of thought I
would draw your attention to the grow-
ing importance of amenities in all the
broadest aspects of that word. Tor
example, take the case of the shop-
keeper. His goods are very much the
same as those sold in other shops.
Whether it is the Arrow shirt or Kel-
loggs breakfast food, it is very mueh
like the goods sold in the other shops.

His wages are very much the same, his
prices are very much the same., So
what ecan the shopkeeper do to make
his-shop profitable?

His greatest area for flexibility, in
which he can do better than the other
man, is giving extra comfort, conveni-
ence, charm and .pleasantness to the
operation of the shop. Therefore the
parking facilities, the trees around the
front of the shop, the niceness of the
shop are becoming much more important
business. than years ago. Hence, of
course, the American shopping centres
and all the other developments we know
about.

The industrialist is in very much the
same case. The price of his raw ma-
terials, his union wages, his transport
costs, the price that he gets for his
goods at the finish — the range, the limit,
is very narrow there. His greatest op-
portunity is in getting better efficiency,
better productivity, a low staff turnover,
less absenteeism from work. So he has
to make his factory a good place to
work, a niee place to work, a place
where people will choose to come and
work rather than go to work for the
other man, and will he content to stay
and work.

INDUSTRIAL ESTATES

You can see that in every industrial
development around the world. That is
why in England they call them indus-
trial estates, the new and better estates.
In America they call them industrial
parks, which is merely evidence of the
trend T am talking of.

The most rapidly growing single in-
dustry to-day is the tourist industry.
With full employment, better pay, longer
holidays, better pensions, better educa-
tion and more knowledge of other places,
through films, TV, magazines, and with
easy, quicker and relatively cheaper
means of travel, more and more people
want to'go to more and more places and
they have a much bigger choice of where
to go. Of course, they choose the nice
places, the pleasing places, California,
Florida and, if we are sensible, Sydney
and Perth, Tasmania and Queensland,
and all the other grand spots we have
in Australia. .

So not only for holidays, hut for
working, for settling, for living, people
are making a choice. They are looking
more intelligently at the whole set-up.
They are saying, ‘‘Why should we live
here when we can live over there in a
much better environment? From all
sorts of angles— and these are only
three angles that I mentioned —

amenities are big business to-day in a
way that they have not been before.

Now this brings me to the loecal gov-
ernment side of my title, and the trend
here is evident. That it will increase
is inevitable, and therefore we have to
learn to live with it. Look, for example,
to the figures of the number of ecivil
servants in Washington at the time of
Roosevelt, the man they looked upon
as a lift wing Socialist, and the number
there to-day under Hisenhower, who is
a free enterprise type and against
building up government. Just see how
the government in Washington, where
they are trying not to build wp Gov-
ernment, has been built up.

In Australia, as you know, we cannot
move without government help of one
kind or another, whether it is roads
and railways, parks, or erection of hos-
pitals er universities. All these and
many more things are forming the back-
ground, the sinews, the very framework
of the economy, the framework within
which we must all funection. For all
these things we are entirely in the hands
of government activity of one kind or
another.

In faet, our whole so-called free
cconomy is a highly controlled economy,
with its wage awards, its subsidies,
tariffs, quotas, licences and exchange
and banking controls. We have already
a controlled economy, but we like to
pretend that we have not. So it seems
to me, as I sometimes put it, that we
are walking backwards into the future,
which is not a very wise or safe
proceeding.

Physical planning is the thing that
concerns us most here. It is the old
story. The old days of horses and bul-
lock teams were slow moving and the
traffic control was sketehy, but you ean-
not afford to have sketchy traffie rules
with modern traffic moving at to-day’s
speeds. You certainly cannot afford to
do without tight controls at a place like
Mascot airport, for example, and life
in general is getting much nearer to
Maseot airport than it is to the old
coaching stations of 100 years ago.

Tt is the same with any aspect of life.
We may all believe that the best gov-
ernment is the least government, but as
life gets more complex, more fast
moving, as buildings get higher, and
traffie thicker, we know perfectly well
we have more and more need for build-
ing by-laws, parking restrictions, fire
restrictions, zoning regulations and all
the rest of it.

In your own week-ender in the un-
spoilt bush, if you ean find any un-
spoilt bush, you would not expect to
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MR. LITCHFIELD: First of all, you
do have in the housing group in the
consumer index three separate items:
home ownership, to which they allow
6.8 per cent.,, as with percentage of
basie wage; rent of privately-owned
houses, 2.3 per cent.; rent of govern-
ment-owned houses, 2.7 per cent. Mean-
ing that the housing group is a debit of
0.8 per cent. in the consumer index.
Food is 323 per cent, and miscel-
laneous, such as TV licences, news-
papers, private motoring, ete., is 23.8
per cent.

The other point you mentioned was
attracting the investors with only six-
and-a-half per cent. or seven per cent.
I put that in as a guide. T feel that
property could come back into its own
and occupy its place in the community.
People’s minds are being altered to con-
sider it the finest security you ecould
have. In the old days everybody liked
to own a little property. Pride in own-
ership, as well as the security you get
from mother earth itself, is something
that will appeal to the people.

I know on the property market the
investor has had a knock over the past
20 years. Some investments, as you
suggest, should have a higher per-
centage return, and tfax deduction is
good. T mentioned that land tax should
be abolished from rented homes. T think
the authorities should abolish special
property tax, which one pays on divi-
dends and rent. Your suggestion of a
concession linking it to Commonwealth
bonds is a very good one and one the
government should seriously consider.

If private enterprise could resolve
this housing problem it would be far
cheaper from the government point of
view, and so release public money for
schools and roads and other matters
needing the money. I hope an appropri-
ate and correet note was made of your
remarks and Mr. Dawson’s because they
are matters which add considerable
weight to our case when it is put
hefore the inquiry.

MR. J. R. B. FORSYTH (Willough-
by: Assuming the government will not
agree .to lifting rent control on con-
trolled premises, would you favour an
overall inerease on 1939 figures, say,
35 per cent. I think you favour bring-
ing the pegged date forward to, say,
1957 V.G. You mentioned this feature
would be suitable on pegged premises.

MR. LITCHFIELD: In our own in-
terests and in the publiec interest we
should not think in terms of alterna-
tives.. I do not think altering the

pegged date will get you very far. It
is Jjust another stop-gap measure, of
which we have had many since the
National =Security Regulations were
brought in in 1940. ‘

You will get over the immediate diffi-
culty of the pegged rents by getting a
rise in rents, but that pegged rent will
eventually be out of date. As regards
percentage of increase, that will be
anomalous, because rents now out of
proportion will still be out of propor-
tion. (etting back to a free market is
the only way to inerease accommodation.

Certainly your suggestion would im-
prove the lot of the landlords as indi-
viduals, hut I do not say it will con-
tribute to resolving this problem of
rental accommodation. Tt is clear to
me that we must get back to the free
market, with proper protection for both
landlord and tenant.” Let us forget
about thinking of these regulations. Do
not be like the lady with the eorn who
kept paring it down. Cut it out. Then
we can operate economically on a free
market basis.

MR. F. J. FOY (Victoria): The gov-
ernment of your State should be com-
mended on their forward move in having
an inquiry into this problem affecting
the whole community, In Vietoria our
own government, some years ago, I think
three vears, had an inquiry on this
subject.

You might be interested to know that

my own institute has been working on

practically the lines you suggested. In
other words, while we control rents it
should be possible for the landlord and
tenant to agree on a rent, but either
party should have recourse to a fair
rent court to have rent set, but on
curvent capital value. Since April this
year that has been in operation. The
landlord and the tenant could agree,
but on a special form. Otherwise rent
is set by the court on current capital
value.

I would like to say emphatically, that
since April the operation of the amend-
ment to the Act has worked remarkably
well and exceeded the expectations of
the most optimistic advocate of that
amendment. Some people said there
would be drastic repercussions. They
have been proved wrong. I repeat that
the operation of that amendment has
exceeded the expectations of the most
optimistic of its advocates, which is
important when you are considering
amendments in this neighbouring State.

I would also like to offer on behalf
of my institute any assistance at all in
giving examples of operation of the

amendment in our State, because we want
to help our neighbouring State in this
forward move. That is what we are

here for. We will be only too pleased

to do anything we can to help and we
wish you every success.

The expectation of applicants for
these special forms was great. There-
fore the - institute immediately had
printed 75,000 and, working on a basis
of three forms per applicant, 25,000
forms have been prepared. Approxi-
mately 15,000 of those were handed out.
Quite a number of them were with--
drawn. - I do not know how many are
still in. T

They are withdrawn by reason of an
agreement being signed, even between
lodging and the possible date of the
hearing, the reason being that people
have signed agreements on reasonable
rentals. They are quite content to
sign the agreement, as they know the
landlord will sign the agreement at a
figure less than the court would fix at
present-day values.

MR. LITCHFIELD: Thank you. We
are very appreciative of your offer of
information that will be of great use
at the inquiry,. We will avail our-
selves of your offer. :

MR. W. H. WISEMAN (Mosman):
Would Mr. Litehfield have any idea of
the increase of rents under 5A, as most
pegged rents are on an average? Also,
have you any idea of the number of
5A restrictions that have gone through?

.MR. LITCHFIELD: 1 am afraid I
cannot answer that. I have no statis-
ties on it, but no doubt statistics are
available and I think perhaps we could
get them for Mr, Wiseman.

CHAIRMAN: I do not know whether
we could get the statistics. T under-
stand they are rather hard to get, but
no doubt by the time the inquiry comes
on more information will be available.

For Sale Cards

ARE AVAILABLE
from the Secretary’s Office
PHONE: BW 8625

Price: 2/6 per doz.
20/- per hundred
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. MR, W, WEIGHT (Dee Why): Deal-
ing at suburhan levels for an investor
in suburban shops and flats, newly-con-
structed property, what would you con-
sider to-day to be a reasonable net
return for the investor to accept?

MR. LITCHFIELD: The investor to-
day is looking for as high as he can
get because of the risks involved in
putting his money into real estate. Eight
per cent. is quite common. In older
properties they look for a higher rate,
where, in a growing suburb, sometimes
they are content with a little less.

Before the war the average real estate
investor of a professional nature was
happy, after everything had been taken
into account on that list T have given
you, with five per cent. or six per cent.,
but to-day they are looking for eight
per cent. or ten per cent. In most
cases they are looking well into the
future and will buy at higher rates in
the hope that rents will be lifted and
they will get ecapital gain as well as
income gain.

In the suburbs some sold as low as
five per cent. In the city some were
lower again. There is no general rule.
It is all a matter of merit of property
and loecality and type of investor. If
we can get the investor back he will be
satisfied with lower returns.

MR. K. B. CHAMBERS (Sydney):

What are your views on the cirecum-
stances where a person owning a ten-
anted property wishes to take possession
and he or she does not own the pro-
perty in which they are living?

MR. LITCHFIELD: I think if a man
owns a property he should not only
own it, but control it. If you own
property and have no alternative ac-
commodation, T would say you are just
as entitled to get into it as the tenant,
" who claims to stay there.

CHAIRMAN: Having regard to his
statement that he feels that the Land-
lord and Tenant Aet should be com-
pletely serapped, what would Mr. Liteh-
field consider increases in rent would be
if that was the ecase?

MR. LITCHFIELD: The increases, if
my suggestion of new regulations came
in, would be six per cent. on present
day capital value of the property, plus
all the outgoings. Rents would go up,
certainly, but that would be worked out
on individual properties. They could
double in some instances, where they
have been held down rigidly. They

could more than double. Some of the

rents, you will agree, could stand
doubling, and in some shop properties
mentioned, could stand trebling. I think
it the logical approach is made to
amending the Aect, rents will level out
and become stable at the highest level—
higher levels than to-day. Doubling or
trebling, in some cases, would not hurt.

MR. S. B. DAWSON (Sydney): The
Landlord and Tenact Act is substantial-
ly a political matter and we, in advo-
cating its abolition, have a number of
things to overcome. Rent control was
lifted on all new residential premises in
1954 and all new commerecial premises in
1957, so to say that the investor has
no incentive to build premises for let-
ting is not strictly correct, because he
could get market prices for it. It is
happening. We have seen it in land
trust and other organisations investing
in real estate, and they are getting sat-
isfactory returns on those properties.

But that has produced a good argu-
ment for lifting of land sales control,
becanse in most types of investment
property in Sydney to-day the ceiling
you could obtain for office accommoda-
tion in new premises is £2 5s. or £2
10s. a square foot and for new flats in
various distriets, is so muech.

We have fixed the ceiling to which
rental could go in any particular dis-
trict. Now we can go to the govern-
ment and say, ‘‘You know how far the
ceiling ean go. What are you fright-
ened about? The more you release
from fair rent eontrol the greater tend-
ency you must have to lower that
ceiling.’’

Residential flats becoming vacant in
1957 were let out under H5A for 12
months at what we thought was a high
price. They have eome on the market
since and been relet at lower prices
than before. We are building up a
quantity of evidence to demonstrate to
the government what the ceiling is. If
we can demonstrate that there is no
fear of this ceiling going to unreason-
able limits we have a good case to
answer. Their argument is that you will
have the landlords lifting rents to a
level where no one can afford to pay.

We know we will always have the
pensioner with us, and the type of per-
son who cannot pay full rent. That is
what the Housing Commission and the
government are for, to provide for those
people. We all pay for that, but there
is no reason why the landlord should
subsidise the tenant who is capable of
paying.

The political angle is not such that

any government will lose votes if the
Act were lifted to-morrow, because the
swinging vote is very small and it will
be unlikely that any party’s vote will
swing from one to the other. The real
problem is that if it happens in one
man’s electorate he might not get the
pre-selection vote again. We must
show the government there is no fear
of any major boost in rentals. They
have a level and a ceiling to which they
can go, and in this we might accom-
plish something.

MR. H. 0. GORMAN (Sydney): I
was interested in what you said about
the new commodity price index in lieu
of the C Series. You mentioned that
that ineluded rent of private housing
and government housing. I think it is
worth while to stress that point, be-
cause I believe that we have three, or
at least two, distinet levels of rent.
First, the strongly-controlled rent of
premises built in 1939 or before and
subjeet to the-full measure of the con-
trol. Second, government housing built
since the war and prior to the alterna-
tive Act relating,to new private housing.
Third, private housing now free of con-
trol, as Mr. Dawson mentioned.

The longer this situation goes on the
more odious becomes the comparison.
On one side of the street we have the
house subject to the full measure of
control. Down the end we have the
Housing Commission development on
level of rent of 1952, and on the other
side of the street the brand new de-
velopment of flats not subjeet to any
control at all. The longer the new de-
velopment continues so there are more
and more people, perhaps, being satis-
fled. But those unforfunately not sat-
isfled, owners of places built in 1939,
are not getting anywhere at all. The
whole basis is out of balance.

I doubt whether you will be able to
encourage the return of the true in-
vestor if you only offer him, under
present circumstances, a net return of
one per cent. over bank rate. That
would pay us six-and-a-half per cent.
or seven per cent., whereas in the new
constructions it is eight per cent. and
more. I am wondering if you will get
the impetus that this needs by just sug-

gesting it should be scrapped and get .

this above bank rate. I would like your
views on, perhaps, some tax system on
the income earned from private housing
by private individuals. T think we could
offer some further stimulus, as the gov-
ernment does when wanting to raise
Commonwealth loans, by giving rebate
of ‘tax. . :

‘and. exports.
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have to eomply with a very rigid build-
ing code, but when you come to build-
ing the A.M.P. building in Sydney you
know perfectly well you have to be
very particular what you do; and most
of us would want it that way. )

I remember when I was in Ireland
vears ago in a small village 1T was in
the local, and when I had drunk suffi-
cient of the very good local brew I said
to the landlord, ‘“Would you mind
telling me where the gentlemen’s is
pleage?’’ The landlord said, ‘‘Sure,
sir.  You go through that back door
there and when you get out it is any-
where between there and the horizon’’.

Now, of course, that is a delightful
way of life and it is all right when
there are about a dozen houses in the
village and the next village is about six
miles up the road. We know it will not
do when you come to the great cities.
In fact, of course, the rules and regula-
tions we submit to are the price we
pay, the necessary, inevitable price, for
all the advantages of civilisation.

Now how does all this directly affect
loeal government planning? What does
it all imply? While life becomes in
most ways  more standardised, more
monotonous, more regimented, more
mechanised, people. are naturally be-
coming more hungry for the unique, the
interesting, the charming, the natural,
the beautiful. The people who can pro-
vide those things are going to make
money out of them.

Eceonomically, people are more able fo
move, to choose between one thing and
another, between one shop and another,
one residential area and another, be-
tween cities, regions or States; the place
where they live, where they work, where
they go for a holiday, where they spend
their money. That again means that
prosperous firms, prosperous shops, pros-
perous areas, have to be on their toes
to provide things that are going to at-
tract people. '

Making places nice is pretty simple
language, but that is pretty simple good
business, too. But places cannot be
made nice and kept nice without rules
and regulations of all kinds. In the
modern world you simply have to have
more and more of these for health and
safety, as basic requirements; and even
more to make your place the attractive
place it has to be if it is to be a pros-
perous place. .

There are different levels of govern-
ment appropriate for different funections.
The Federal Government ecannot look
after kerbs and gutters and the muni-
cipal - council cannot deal with imports
There is always room
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for debate as to where the borderline
should be drawn. Some people think,
for example, that education should be
a local and not a State funection, while
some say that the Commonwealth
should look after the main roads instead
of the State.

But, broadly speaking, one could, at
a given time, build up an appropriate
hierarehy of authorities. One knows
that certain jobs cannot be done at a
certain level. The big jobs cannot be
done at the bottom level, as it were.

Generally speaking, the more you can
hand down your powers and responsi-
bilities from the centre to the regions
the greater the number of people that
have a say, and the nearer you can come
to making the decisions in the same
place as the actions which follow those
decisions — the more you can do that
handing out and handing down and dele-
gation of responsibility lower and lower
down the line, so the healthier your

“total democratic set-up will be.

OVERALL SCHEME NEEDED

Now all this means therefore is that,
especially in the matter of physical
planning of factories and parks, streets,
playgrounds, housing areas and shopping
centres, that yon must have an overall
scheme behind their location before you
get down to the actual scheme and how
vou do the individual bits and pieces.
It is in the areas of the local govern-
ment where the things are to be built
and they should have the greatest say
on these things.

In New South Wales the local authori-
ties are the responsible planning
authorities. That is what I am advo-
cating should be the case, but why
is it not working out properly at the
present time — because it is not work-
ing out properly, is it? ‘

At present our planning organisation
is unjust to individuals. Tt is hamper-
ing good development and it is ineffec-
tive in stopping bad development — and
I am speaking advisedly and after a lot
of thought. But, as I said, .planning
is in the hands of loeal authorities,
where I strongly advocate it should be.
What is wrong? That is an excellent
tepic for discussion and I hope we will
be able to discuss it, becaunse if this con-
vention could offer some constructive
suggestions in this matter it would be
doing a very important public service.

But if you think I am getting away
from the hard part of the talk, which,
of course, I am, T will put out just four
suggestions to start you thinking and
I hope, later, to start you talking.

First of all T suggest that the system -
of loeal government finance, whereby
funds have in the main to be extracted
from real property owners only, is inade-
quate for the growing responsibility of
loeal government to-day. More money
must be made available. Without it
local authorities cannot even pay for the
proper calibre assistance, let alone earry
out necessary improvements. But I
suggest that that money eannot be found
merely from the minority who happen
to own real property. In other words,
it is a matter of tax as well as rents.

Secondly, everyone knows that while
individuals suffer beecause of local gov-
ernment planning and development ac-
tivities, a lot of people benefit. Parks,
sewerage, paved roads, street lighting,
bus services, schools, ete., ete., build up
the value throughout the whole area.
Part of these increased values, that
have acerued through public activity
should, therefore, be recouped to pro-
vide full and prompt compensation for
the minority who are genuinely injured
through local planning schemes.

Thirdly, T suggest to you that it is
not sufficient for the local authority
merely to stop developers from doing the
wrong thing; they must be in a posi-
tion to help them do the right thing.
One way in which they could often
assist is by a greater use of their re-
sumption powers to make available land
in the right places, and of the right size
and at the right price for development.

Fourthly, and finally, a small sug-
gestion, Mr. Chairman. Perhaps there
are too many estate agents on local
councils.

THE CHAIRMAN: Thank you very
much, Professor Winston. I am sure
that what the Professor has said has
provoked much thought. The matter is
now open for discussion.

MR. K. HURST (Beecroft): Could the
Professor give some -of the reasons why
the standardisation of housing has not
succeeded ¢

PROFESSOR WINSTON: I give two
reasons. The first is that, as in so many
of the points I have been putting before
you to-day, we pretend, or try to pretend,

“that it is not happening. While we

are doing everything to organise stan-
dards and unify the standard parts and
pieces, because we know that is the only
way to build at all, at the same time
we are putting on gables and painting
green doors on this one and a red door
on another and so on, in order to
conceal and disguise what we are doing.
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In other words we are not being
honest. We cannot go the whole hog
and say the individual home is a man’s
castle, ete., and we supply the home
to everybody else, and at the same time
we are deceitful with everybody and
ourselves. We cannot push forward as
fast as we should,

Secondly, we have never got on to
this job on a big enough scale. If
you want to produce a Faleon ear you
know how many millions you have to
spend before you produce the first one.
Then, to justify that expense, you have
to produce millions and millions of Fal-
cons. Up to now nobody has done this
in building.

We have got the confidenece in our
long-term planning and programming to
Jjustify the big sums that must be put
into it. We are still in the hands of
people who have been building houses
since Pharaoh and building cottages for
labourers of the Pyramids and are still
doing it that way instead of the way
General Motors or Ford do it.

"MR. R. H. WEBSTER (Canberra)
asked how public authorities could be
prevented from committing acts of van-
dalism in the course of their work.

FROFESSOR WINSTON: The only
way you could stop anybody, whether a
publi¢ authority or a private developer,
the only way you could stop spoliation,
is through the growth of a vigorous
public opinion, because the politicians
dare not go very far ahead of public
opinion.

[lach authority, each developer, each
man building something, has so many
headaches. It is unfair to expeet him
to go outside his own special. field and
make it more expensive and then get
hehind beeause he is mucking about
with trees and such. It is too much
to expect people to rise to unless there
is public opinion.

It is coming. It is now arising.
Fortunately we see letters in the papers
about it. Only that high level, active
publiec opinion will make it possible
for people doing the big jobs to develop,
divert money from their main task, do
things they should do.

People ask, ‘‘How many houses have
yvou built?’ mnot, ‘‘Are they mice
houses?’’ To provide shops and child-
ren’s centres you have to have opinion,
violent if you like, so that, in spite of
the frightful housing problem, we can
build less houses and save more trees
and the like.

MR. W. V. LIGHTFOOT (Sydney):
It has been proved that you ecan mass

produce houses on a relatively small
number of plans. For instance,’ six
house plans, used in reverse, with dif-
ferent pitehed roofs and aspects, are
sufficient to diversify a 100-home estate.

I think the real reason is that there
is not sufficient end finance. People can
build houses and make them look indi-
vidual, but they cannot ‘afford to be
left with them on their hands. Pur-
chasers will. buy if there is finance:
Houses have been sold on an estate I
know at the rate of 25 a week-end,
on long term finance, 30 years, and the
1epayment is over 30 years, and on]y £2
deposit is requlred

MR. R. J. SHOOBRIDGE (Britain):
What does the Professor think of the
limiits to which the planning authorities
could control matters of taste? He did
refer to the various coloured front doors,
and it is easy to visualise a row of
attractive houses in ‘which most of the
occupiers exercise individual taste. They
have different _coloured front doors.
But, say, one man “wanfs purple with
yellow stripes.

PROTESSOR WINSTON: The es-
sence of the question is how far can
local government go in controlling or
guiding taste. It eannot go very far
for two reasons.

Firstly, becausec we are in that kind

of transition period in which people
do not agree as a community on mat-
ters of taste, on what is good or bad.
That is not normal. In great periods
of the world — Gothie, Greek, Roman,
cte. — people in general who read or
thought at all agreed in principle on
the way to do things. That is why we
have such wonderful squares as in Bath,
although they were built by ordinary
people, no different from us in that
respeet.  They built so well because
there was an over-riding agreement as
to what they should look like. In this
changing period to-day we have not got
that. You cannot push very far ahead
when the community disagrees. .
“ Secondly, it would be dishonest to
say that most of our authorities have
the knowledge or technical ability to
give leadership which would be accepted.
First of all build up a knowledgeable
public opinion and build up stronger
and better ecalibre leadership of the
duthority, so that when a lead is given
people will be inclined to accept it.

MR. F'. P. WEAVER (Roseville): We
have relatively few examples of project
building in Sydney. = On the North
Shoré we have a very successful one

employing no more than eight or nine
plans for roughly 800 or 900. . We have
been told that these houses are worth
£5,000 or more. Where does the over-
all town planning authority come into
the picture, or does it?

PROTESSOR WINSTON: I am not
familiar with the example you inention,
but, in general, the planning authority
nmust come in on project building in a
very big way, because the bigger the
population assembled in one place the
more will be the demand for the kind
of house assembled there. The more
will be the demand for services, which
are going to be a burden on the tax-
payer and which have to be provided
to make that community suitable for
living, such as schools, playgrounds,
telephones, postal services, sewerage,
transport arrangements and innumer-
able other thmgs that ‘come f10m the
publi¢c purse.

Therefore the demands ‘give the plan-
ning authority the right' to say, before
the project gets down to detail, ‘‘Could
we provide the water and electricity and
transport services, “ete?’’ It must be
able to say,'‘‘Can this plaee be ser-
viced at a reasonably economie!price?’’
suppose we had an effective green belt
and there were wide areas of country-
side, and suppose a ploposal came for
a very extengive projeet in''the heart
of this eountry. Quite apart from the
cultural or aesthetic viewpoint, it might
be necessary to say, ‘‘To get the neces-
sary postal services, water, ete., that far
out is too much of a burden. We will
not allow it.”” This is going on in
England in new estates.

Jan they be serviced economically? I
think 1 have said enough about postal
services. You must have schools con-
venient to shopping centres, with suffi-
cient car parking facilities to make
them satisfactory. They have to be
sufficiently close to the working places
of these people. If this was & unified,
consolidated area. on the periphery of
the eity and the workplaces of -its
people were in the factories and offices
of the ecity, think of the load it would
bring to your transport services.

All these things should be considered,
and that is why the planning authorities,
from top level to local level, must come
strongly into the picture.

MR. R. W. PATON (Sydney): Does
the Professor suggest an additional tax
for loeal government purposes? Does
he suggest that shopkeepers, fenants,
hotel licensees, flat dwellers and multiple
tenants in flat buildings should be forced
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the rent without anybody’s consent, and

the - tenant could go to the  court -to-

have it determined if he thought the
landlord was too harsh.

But what did we find in those days.
You would inecrease the rent five shil-
lings or ten shillings and the ‘tenants

would say they would not pay that,

but if you renovated the kitchen or the
bathroom they would pay you the five
shillings.

Sometimes” & tenant would go to the
fair rent court as soon as he got the
notice. I remember 1 was a young lad
clerking in-our Petersham office. We
would get a tenant making an applica-
tion to the fair rent eourt and the man-
ager would send me down. I would
say we would fix up some sort of a
comypromise, hy not increasing the rent
so much, or by doing some repair, and
the tenant would agree to w1thdmw the
notiee.

OPEN TO NEGOTIATION

That system worked very well then
and it wounld work just as well “to-day.
It would not have worked in wartime,
I admit, but they were speeial circum-
stances. - That would restore, then, to
tenants the right to go to the fair rent
court 1f they felt they were being harsh-
ly treated, but it would not prevent
negotiations or a settlement between
tenant and landiord and it would get
rid of that cold war that T told you
was developing.

What should the determination take
into account 1f it goes to the court?

(a) A net return to the landlord, I
would suggest, as a debating point, of
one per cent. above long term govern-
ment bond rates, based on the current
fair market value of the property at
the date of the application —mnot some
pegged date, where you have to get a
retroactive valuation, where you have to
guess or might not be able to be proved.

(b) Rates paid to municipal and
other public authority bodies.

(e) Proportion of land tax paid by
the owner. Not treating it as it is
to-day, as a single holding, but a pro-
portion, because we want to get the big
investor  back into the market. Or,
better -still, abolish land tax altogether
from property that is built on and let
out for renting purposes.

The land tax was originally brought
in’ to break up bhig estates, but it now
applies to land, even if it is only 20
feet frontage, which eould not possibly
be re-subdivided if “it is of certain
valde. So allow the proportion of land
tax paid by the owner, or abolish it. -

(d) Allowance 101 repairs and main-

- tenanee; -

(e) Allowance for management,

(f) Allowance' for loss of rent and
vacancies, based on: circumstances ac-
cording-to the state of the market:

(g) "Insurances paid —fire;, public
risk, plate f’”ldSb and WOIkPI‘b compen-
sation.

(h) Depreciation and obso]eseencc on
buildings and-fitments.

That would be a pretty broad outline
of the' new ‘legislation. . In addition a
new code for obtaining possession of
terianted property, with' a mnot too
literal interpretation of the p10\isions
of “alternate aceommoddt\on, is badly
needed.

We know' the ridiculous lengths to
which this alternative accoramodation is
heing taken. If the tenant does not
want to leave he ean bring up the
point that it is not exactly the samec
size in squaré: feef, that the rooms are
not cxactly the same size. I say that
is earrying it-a bit too far. It may
he necessary for the time being to allow
for alternative aceoniiodation’ - heing
provided, but I say it should not be too
literally interpreted.

EVIDENCE FOR INQUIRY

I hope I have opened the discussion
sufficiently to give a lead to members to
debate this problem and so crystallise
some ol the evidence which may bhe
placed before the forthcoming inquiry
into the Landlord and Tenant Act.

I congratulate the Institute on set-
ting aside £1,500 to sce that the case
of members and the public is presented
properly in this inquiry, and I am very
happy to be able to give a lead in
some sniall measure this afternoon to
the thinking.

There is more in this problem than
the  mere rights of the landlord or
tenant. The social and economie reper-
cussions likely from a wrong solutlon
are inestimable.

Three points must be kept in' the
forefront of our thinking: Harmony in
family life, based on the home, means
harmony in the nation. If you strangled
the traditional investor you would
stimulate inflation. If you killed the
developer you would irreparably damage
the building trade, which could lead to
wrecking the’ economy.

THE CHAIRMAN: I am sure you
will all join me in thanking Mr. Litch-
field - for his fine contribution to . our
convention. He opened up a consider-
able amount of new :ground and, this

ingquiry on the Landlord and Tenant Act
will - be' taking place-very shortly. It
might be intéresting if you- will state
whether. you agree or disagree with
some of the ideas put forward by Mr.
Litchfield, -and you might like to ask
him some question, or put forward some
ideas. -

‘MR. P. J. MANSELL (Visitor): Mr.
Litchiield mentioned certain commodities
taken into account when arriving at the
(¢ Series Index, but I now understand
there ‘is another Series- Index, whieh
takes into account commodities = other
than those you mertion.

Would you give yohr view with regard
to-shop’ propéity and the Landlord and
Tenant Aet where shops ‘aré not
bm(keted with dwelhngs“’ v

MR LITCHFIELD: The first ques-
tion is' very pertinent. = Those of you
who have ‘studied these things réalise
that ‘they have found the C Series is
ot quite suitable to present day condi-
tions, and it is a sign of the times
when you find you have to alter that
index. ~ They have now produced what
they call the Consumer Price Index.
That* containg quite a number of very
interesting - items  whieh “were’ not in-
cluded in the € Series Index.”

I mentioned that the list of items has
been extended to include home owner-
xhlp, pnco of new hou%oﬁ, rates and
(111(11110" water and sewer age, and repairs
and maintenance to houses. The pre-
vious series only ‘included rental of
privatelv-owned houses. Now we have
rental of privately-owned houses and
government-owned houses, weekly pay-
nients for houses loaned by State Gov-
ernment authorities, washing machines.
TV 'sets, radios, private motoring and
heer and other additional items, such as
household supplies and equipment.

In reply to your second question —
rentals of shops where no dwelling is
attached. ~ I think that should be
amended, and the sooner the better.
These prices are pegged, the same as in
other shops, on the economics of ‘the
suburb, which have been pegged back
to 1939. The suburbs have expanded
and business has expanded, and I think
the shopkeeper comes in with those
people who T mentionéd were willing 'to
pay more rent. But, though willing,
they cannot ‘offer, nor can the landlord
aceept, an inerease. It is-a great thing
for the shopkeeper to make hay ‘while
the sun shines, beeause he gets great
capital increase. in- h1s busmess at the
landlord’s expense.
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lieve the accommodation problem.

These men have imagination, fore-
sight, ideas and courage, but above all
—and, mark you, this is what makes
them” what they are-—they co-ordinate
their ideas with aets and produce rec-
sults, and that is what we want. There-
fore we should praise and support these
nen as modern pioneers in land develop-
ment and utilisation and thank Heaven
that we have men of this calibre oper-
ating in the ecommunity.

To the erities of these men and to
the snipers joining them I say they will
eat their words; that, in years to come,
when all the development now planned
for our major cities is completed, they

will proudly say, as St. Paul of old said -

of his beloved Rome, ‘I am a citizen
of no mean city’’. That is what we
will all be saying when these developers
have completed their task, and it will
not be long.

" Will the proposed government cor-
poration to¢ buy and subdivide land help
the housing problem?

Because the government “has contrib-
uted in sueh a magnificent way to re-
lieving, in a limited way, the problem
of tenanted accommodation through the
Housing Commission, it does not neces-
sarily follow that a venture into land
subhdivision and realisation will reduce
the price. of land or increase rented
acecommodation.

RISKS DEVELOPER TAKES

What I am certain it will do, is edu-
cate the government to the practical

‘problemis of the purchase of land for

subdivision and disposal and make them
realise the risks and responmblhtles the
developer takes,

The resumption may not be as easy
as they think. They will create fric-
tion in the community between land-
owners and the resuming authorities, in-
volve both parties in costly legal pro-
cesses. Many knotty legal points will
be raised and have to be settled, which,
if settled against the government, will
not make the land cheap. You know
that the Commonwealth must resume on
just terms because that is written into
the Constitution. It is claimed the
State can resume at any price and on
any terms, as the State has not a writ-
ten Constitntion.

Be that as it may, someone may
challenge that claim in the courts. The
result may be similar to that during
the land sales control, of Thystlethwayte
v.. Kuringai Shire Council, where the
Privy Council held that the prineiple
of an allowance for retention value for

a property resumed under land sales
control applied to a State resuamption
as well as a Commonwealth one. The
decision went against the State and it
cost 40 per cent. more for that land
than they bargained for. So problems
like that will crop up, causing delays,
and may make the land not as cheap
as they think.

The public authorities should keep
out of land speculation and eonfine
themselves to what is being done now,
that is releasing Crown land for home
building, but in larger parcels. They
should use their powers to break up
landlocked areas, as Ryde Counecil is
doing, buying up backyards with big
depths, roading them and releasing them,
as Manly Council has done at Clontarf.
They ran a street through some of
these properties with 1,000 ft. depths
and made areas available for building.
Many other councils are doing the same,
and they ave confining themselves to
doing those things. Otherwise we will
have political and social turmoil with-
out any compensation benefit.

NEED TO BE DRASTIC

What, then, ean be done in a prac-
tical way to resolve this problem? I
have pointed out some of the difficul-
ties, what not to do, to get the builder
and investor back into the real estate
market again. Well, how do we do it?

I think we have to be pretty drastic
about this, not like the old lady who was
confinually going to see the doctor to
have her corn treated. Finally she
asked the doctor could he not do some-
thing to prevent her continually having
the corn shaved and pared down, and
when the doctor said he could cut the
corn out she exclaimed, ‘‘What, cut out
the corn I have had for 20 years. Not

_on your life, doetor!”” = That is some

people’s attitude to the legislation, to
cutting out the legislation we have had
for 20 years. They say, ‘“No, do not
touch it.”’

We must do as the developer does
when a building has fulfilled its pur-
pose and outlived its usefulness. He
does not pateh it up continually, but
pulls it down and re-erects an edifice
fo fit the present day and generation.
That is what we have to do with our
legislation. Therefore I say scrap the
present rent eontrol regulation, which
was introduced as a wartime measure
and has now outlived its purpose and
usefulness and is not adaptable to to-
day’s conditions, and introduce a new
Act to meet the present day needs -and
circumstances. .

"The principles of this new registra-
tion should be:—

1. That landlords and tenants be at
liberty freely to regotiate the rent of
the property without regard to a pegged
date. This pegged date is a very
vexatious thing and as time goes on
these pegged dates are getting to be
more and more of a problem. You
who have to do retroactive valuations
know the pitfalls and anomalies that
can arise.

Take 1939 pegged rates. Some of the
valuers, magistrates, advocates, were at
school at that time and now are ex-
pected to interpret the conditions of
those days. Soon we will have people
who were not born in that day detel-
mining those things.

Those of you who were in busmess
in 1939 will remember that before that,
during the depression, we had a Rent
Reduction Aect, where all rents were
reduced by 22% per ceat., or 4s. 6d. in
the pound. When the depression lifted
the Rent Reduction Aet was abolished.
Landlords were at liberty to put their
rents up. But you who were in busi-
ness then will remember that many
landlords said, ‘‘Well, he has been a
decent tenant, he has not worried me
much, he has laoked after the property.
1 will not disturb him, but if he goes
out I will put the rent up.”’

That went on until 1939. Then we
had pegged rents under the wartime
regulations, which means, in many in-
stances, that rents were not pegged at
1939, but at 1932. So a valuer to-day,
in looking for comparable rents in 1939,
has to make investigations to make sure
that that rent was a genuine 1939, and
not a reduced rent on the 1932 level.

ON WRONG FOUNDATION

We know that now, but the time will
come when the valuer will not know
that .and will not be able to check, any-
way, what the position was. So pegged
rents.can be on entirely wrong founda-
tions. That is why I say that land-
lords and tenants should be at.liberty
freely to negotiate rent of the property
without regard to a pegged date.

2. That existing rent ean be in-
creased without permission first being
obtained .from -any aunthority. Ve:ry
drastie, I know.

3. That should a landlord or tenant
fail to agree, or the tenant claim to be
harshly treated, then either party may

“apply to a fair rent court to have the

rent determined.
The old 1915 act, which Opemted up
to about 1938, enabled you to inecrease
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to contribute something in tax rating
to assist local authorities to get the
finance they need?

PROTESSOR WINSTON: Frankly, 1
am a little out of my depth here. 1t
is not my subject. The only point I
was making was that the burden of all
the jobs having to be done is put on
the loeal authorities. We are putting
more, not less, on them, and the finan-
cial burden cannot be borne by rate-
payers only, who are becoming a min-
ority group in the community.

Wherever you look, whether in Eng-
land or Ameriea, people are looking for
ways and means by which the local
authority can get a bigger share of the
total tax of the whole community. In
America even the small places put a
local tax on certain items. In England
there are more and more hand-outs from
the central bulk grants to local govern-
ment, and that causes more and more
taking back to the centre of responsi-
hilities. We are not reduncing the respon-
sibility or authority of local anthorities.

I think tax money should be diverted
to local authorities. I do mnot think
rating, when people have property that
is not real property, is fair. A man is
not rich hecause he has a block of
ground somewhere. Pretty well off
residents who happened to be in the area
and paying rent are a good target.

MR. D. THORNE (Sydney): If is not
a fact that local government planning
is rather in disrepute because of the
aldermen who are responsible for mar-
shalling of ideas and gathering to-
gether of basic materials? Has the
Professor any ideas on increasing in-
formation to decrease the deficiency?

PROFESSOR WINSTON: I am sure
that there are so many aldermen present
that T would not dare to put that idea

forward. This is very largely a matter

of this public opinion I have been talk-
ing about. I do not think many people
know the amount of sheer hard work
and -the hours spent by councillors and
aldermen on their jobs in Australia, It
is grinding and they get no thanks, and
we all tend to say ‘‘Aldermen are so-
and-so’s.”’ T think that is part of what
is wrong.

We have to learn to build up the
aldermen, the councillors and the coun-
cils, if we are going to get men of the
calibre you are talking about. So, if
you want them you have to give them

‘honour. You cannot have it both ways,

You cannot say these aldermen -and
councillors are less than the -dust and

expect, at the same time, to get the
best men in the community to come
forward and work until midnight.

The heginning of it is public opinion,
and the building up rather than drag-
ging down of the loeal authority is a
very essential part of our system of
local government. We are in their
hands unless we have a corporate state,
which is a jolly sight worse. Therefore

‘we have to live with them, build them

up, and they have to have the kind of
money I am talking about, so that they
can at least pay for the people they
need on their staffs.

MR. A, GRAY (Maroubra): Is it
not a fact that to put teeth into loeal
government planning it is necessary to
have a betterment tax, particularly re-
lating to specific benefit gained, such as
water reticulation, sewerage reticula-
tion, ete.? How far has betterment tax
been taken overseas? How far have
they progressed? Did the New South
Wales Government relate it to the
County of Cumberland planning scheme?
If not, why mnot? Is it too late to
apply it now to a state in the embryo
stage?

PROFESSOR WINSTON: This mat-
ter of betterment tax, as many of you
know, is one of the most diffienlt and
thorny in planning. In England the
Uthwatt Royal Commission wrote a very
complex report on this subject. In

 England they swallowed the report and

it was taken so far that all develop-
ment value of land, all increasing value
of land in development, was recouped
back to the State. No inereasing valuc
of the land came to the owner except
for the improvements he put on it.

It failed because it seemed to most
people that the whole 100 per  cent.
increase should not be taken back, and
no development was possible. The mere
work entailed in subdividing and so pro-
viding no. return, and the paper work,
got them down. It was so involved
and so. weighty that it gummed up the
works. It broke down on two points.
The man in the street thought it was
unfair, and the machinery was too
clumsy. .

I see Mr. Fraser sitting there. 1
think there is still a provision that het-
terment can be got. Perhaps he can tell
you. The local and planning authorities
may still try to extract hetterment.

Before England admitted this 100 per
cent. turnback there were only two
cases in 100 years in which they were
successful in extracfing betterment. A
man can usually show elearly that he

has been injured. It is a clear case
where a road cuts across the corner of
his garden and the noise of the traffic
is heard in his living room., But any
benefit you get from a park a guarter
of a mile down the street is something

. you ecannot pin down to the individual.

Even more, if you had thick streams
of smoke and dirt in the air and sud-
denly, through striet planning pro-
visions and operations, and by going
to the surgent industries and saying,
“‘Stop, or we will go to court,”’ you
did elean the air, making it healthy,
improving the washing and gardens, how
difficult it would be to say to a man,
““You have benefited £100 this year
through clean air.’”” That is the prob-
lem connected with extracting better-
ment. '

The answer is: I has been tried but
nver been very successful. It is pos-
sible to operate it in New South Wales
at present, but, in the light of over-
seas experience, we must think of
another tack, an entirely different way
of doing the same job.

MR. R. R. KING (Beecroft): At
what rate are professional town plan-
ners being turned out? Can we expect
to see a significant rise in future of
town planning at officer level as distinet
from town planners or aldermen?

PROFTESSOR WINSTON: You are
not going to get many more so long
as they do not get more for their extra
gualifications. At present, in this very
fortunate and happy state we have in
Australia, if your are qualified in medi-
cine, engineering, surveying, ete., you
stand a very g‘ood chanve of making a
good living.

If, out of your enthusiasm — say
you ‘are an ‘engineer — you say, ‘‘I

~will spend another three years in get-

ting my Master’s degree in town plan-
ning,’’ you get very little increase for
that.: But yon will lose out, because if
you had tended ydur guns in your own
business as an engineer you could have
gone a lot further in that business.

Tt has to be recognised by the auth-
orities; from local government down to
councils and up to Federal Government
level, that if a man has a basic degree

‘in“ehgineering and goes on and gets a

degree in planning he should get more
money. Then we will get more_men in
the job.

MR. R. D. L FRASER: The Profes-
g6t did not toueh on the questlonvof

* why betterment was not included in the
“'Cumberland seherie. Tt might be inter-
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esting to know that in 1948 the County
Counecil did think of taking betterment
into the Cumberland scheme, and it was
widely talked about at the time.

The County Council, when its plan
was put on exhibition, took the trouble
to ask all the organisations interested
to come along, and it was opened nightly.
None of these people came, or very few.
The hall was empty night after night.
But on the night the Real Estate In-
stitute was invited it was packed, and
a very strong recommendation was
made to drop this idea of betterment
immediately. The Cumberland Council
was guided by this.

MR. J. 8. SCOTT (Hurstville): With
regard to high density housing and plan-
ning, and also as a comparison against
low density housing, and with this new
move to get strata titles, is there any
move, say, by the Housing Commission,
to develop projects on the hasis of
strata titles being given to people, the
same way as to detached ecottages?
Could it be feasible that finance be left
to our field, perhaps profit development,
as against all the banking money going
to the Housing Commission ?

PROFESSOR WINSTON: As to
whether the Housing Comwmission are
thinking of giving strata titles I would
say the answer is no, as, in their flat
development, they concentrate on in-
come groups which could hardly be ex-
pected to be in home units, because 1
do not think it is in their minds.
Secondly, all eounties and ecities are
having a business with regard to proper
title for home units. I do not know
whether this Institute is working on it.

Is this title for home units on the
way, or is it agreed that it is a valued
thing? I think it is well on the way,
and it will come very quickly. I should
imagine the Housing Commission would
be the last people to be interested be-
cause of the terms of their rentals, he-
cause it is the cheapest accommodation
to be provided.

MR. SCOTT: Mainly on the north side
our development schemes are going on
at the moment. 1 would like to get
your feelings and thoughts as a town
planner regarding high density schemes
and outlying low density projects.

PROFESSOR WINSTON: I do not
think it is ever the ease of high rise,
or low deusity, or medium density. I
think we shall want all of those things.
the maximum, all we ean get of hi_gh
density and medium density and the

highest you can get without lifts and
within the high density living area.
There are plenty of groups in the com-
munity who would be very glad of any
of these. Each of them serves a very
valuable serviece. As you come nearer
to the centre of the eity you build up
your higher density.

I do not think this is quite the whole
story, for two reasons. First, where
you have a high density development of
any kind and, size you have a lot of
people, and a lot of people-in any kind
of housing want space for tennis courts,
primary schools, irees and parks. In
fact, the tighter you pack them in those
flats — and the parks are their only
gardens — the more they want to walk
in the park.

From one point of view your density
should not vary very much as, given
so many thousand people, you would
want so many thousand acres for shops,
parks and the like. I think you should
not be so strong on this idea that nearer
the centre you pack them tighter, be-
cause you still have to provide con-
venient space for people on the ground
for parking, ete.

Secondly, it seems to me there is no
particular logic in thinking that, as you
live near the centre, you live in a home
unit or flat, or that if you live at, say,
Hurstville or Double Bay, it is not
logieal to do that. EKach of the dis-
triets in our main district centres, such
as Hurstville, can quite properly have
a community of home unit dwellings
associated with that centre.

In ene centre it would be more logi-
cal to put a high rise on the edge, rather
than in the main ecentre, because we
can supply the open space that should
go with it. Whether you put them in a
vertical strip or a horizontal strip they
still need space for schools, a walk in
the park, ete. In a flat you need more
space than in a house with your own

" garden,

MR. F. P. WEAVER (Roseville) :
What would be the appropriate amount
of responsibility for individual loeal
government councils in view of the
ideas given us about development? That
is, how far should each individual coun-
cil have the power to restrict develop-
ment of any kind or encourage develop-
ment of another? Look at the muni-
cipality of Woollahra,” then Waverley.
In Woollahra allotments of subdivisions
had to be fairly large, whereas in Wav-
erley they were quite small, as you will
see in publie buildings.

PROFESSOR WINSTON: 1 think
local: councils should have maximum

power to do what they like. In prae
tice that eannot be. They will not have,
and never have had. And there is
always this problem of where to draw
the line,

If the local council go into some-
thing the Health Department may say,
‘It is unhealthy. We have medical
officers qualified to tell us, and they
say it is unhealthy.”” And local gov-
ernment say that public opinion will
stop that development.

In other words, if a local council
suggests a form of development which
puts an impossible load on services, such
as the sewerage scheme, perhaps, which
would. be an intolerably uneconomie
burden, then someone has to say, ‘‘We
cannot offord it. It is the taxpayers’
money and we cannot hand it oubt to
you at the rate of three times moure
than we give to others’’,

Fconomy is always a limit on local
government. But, subject to that, if
they have good technieal staff and they
listen to them hefore making up their
minds on buildings, they should have
the maximum power possible. That is
the virtue of this whole government
system, that you can bash the ear of
your alderman, wherein there are all
sorts of benefits.

It would be difficult to see Mr. Men-
zies, but it is easy to see your local
man. If enough people express the
view that, in spite of high rise apart-

ments, they would like their area to-

remain low density, I hope that they
can achieve that.

THE CHAIRMAN, introducing Mr.
W. V. Lightfoot, said:—

He was educated at Sydney Church of
England Grammar School, joined 1. J.
Hooker 1.td. in 1936, and hecame man-
ager of the Kensington office, later Rand-
wick and Kings Cross manager and a

director of the company. 1In 1942 he

enlisted with the R.A.A.F. as a trainee
telegraphist and in 1945 was discharged
with the rank of Flying Officer.

In 1948-58 he was sales director of
1. J. Hooker Ltd. and became a Fellow
of the Real Kstate Institute of Ans-
tralia, He was also appointed an
executive director of Hooker Rex Pty.
Ltd., and in 1959, general manager of
Hooker Rex Pty. Ltd.

We have had the benefit of his advice
and addresses to the institute from time
to time.

MR. LIGHTFOOT: Not long ago
Professor Sir Douglas Copeland, when

- speaking of this country’s future, said:

‘‘ Australia faces its’ more glorious de-
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The Landlord and Tenant -Aect is, no
doubt, giving the government as well as
industry, grave coneern.

The government, being - the biggest
c¢nployer of labour, must naturally have
its eye on its' wage structure, bui fo
use rent control for the sole purpose

of keeping the basic wage from rising

is to ask the landlord to subsidise in-
dustry generally, whether private or
government industry.

It is not unusual, in the interests of
the community, to subsidise a particu-
lar industry, as in the case of the dairy-
ing industry, sugar industry and wheat
industry. - But this is not left to a
section of the community. It is sub-
sidised by the Treasury, which means
the taxpayer, or by a fixed price on the
commodity, which means the consumer,
or by both. Why, therefore, should one
seetion of the community — the land-
lord — be penalised to keep prices down?

The imbalance in property holding is
having an effect on the basie wage
already. Now  that two-thirds of the
homes are owner-occupied or being pur-
chased on terms, as against one-third
owned for renting, the new Consumer
Price Index, which is to veplace the C
Series Index, had the list if items ex-
panded to include among this, other
things :—

‘‘Home ownership — price of new
homes; rates and charges to local gov-
ernment authorities (including water
and sewerage charges) and repairs and
maintenance of houses.”’

It is worthy of note that, with one
exception, in those State which have
abolished rent control their basic wage
is not as high as that of New South
Wales, a State which has retained rent
control.

SUPPLY AND DEMAND LAW

The accommodation problem is gov-
erned by the law of supply and de-
mand, the same as any other commodity
on the market is subject to that law.
To attempt to overcome a shortage of
accommodation by reducing the demand
for housing is putting the cart before
the horse and will only aggravate the
problem by causing further overcrowd-
ing, stimulate rack renting and create a
black market in rented property.

This expedient of ftrying to reduce
demand was attempted during the war
through Land Sales Control, and you
older members well remember what hap-
pened to the property market in those
days. The only way to obtain more and
cheaper accommodation is to inerease
the supply: :

REAL ESTATE JOURNAL

Our economists are continually telling
us that the cause of high prices and
inflation is that too many people arve
chasing too few commedities and ser-
vices. The only way to rectify the posi-
tion, they say, is to increase produection
so that the supply of goods will equal
the demand. = Well, that applies to
housing as well as to anything else.
And how is this to be done with hous-
ing? you may ask.

First of all the attitude of some
people will have to change to two classes
of men who will operate on the pro-
perty . market, one of which is rapidly
disappearance from the scene altogether.
He is being driven out. I refer of
course to the investor and the developer,
or, as he is sometimes wrongly hranded,
the speculator.

INVESTOR DRIVEN OUT

I made reference carlier to the im-
balance in property ownership and
mentioned that only one-third of the
homes in the State are available for
renting. One veasou for this is that
the traditional investor in real estate
for letting has been driven out of the
market by wvent control regulations.
There is no doubt about that. You
gentlemen who have to sell these ter-
raced houses and Hats know that people
are not willing to put their money into
these things, or build flats or huild
terraces or cottages or semis for let-
ting while rent controls are in their
present form. As a vesult of this,
people, to ohtain a roof over theil
heads, have been forced to buy, even
when it is ineonvenient financially, o
for reasons of type of employment.

Owners find it wmore profitable to sell
their property when it hecomes vacant
or even before it is vacant, to a tenant
oceupier and to invest the proceeds elso
where.

Profit taking, or capital gain, has sup-
planted income return on the property
market. That is going on all the time
and adding to this very inflation that
we are being appealed to to try to stop.
Where the individual with a little
capital saved before the war would buy
a single cottage. or pair of semis for
his retirement, and where the profes-
sional investor would invest his thou-
sands in terraces, ov flats, or convert
large buildings for renting for the sole
purpose of a steady income, we mnow
find that each type is investing else-
where or has turned to the fetish for
capital gain.

So I say, eategorically, we must iry

to bring the traditional investor back

into the property market by lifting the
restrictions and encumbrances on pro-
perty  as an investment for income
purposes. ,

There are very few tenants who do
not believe the owner is entitled to . a
reasonable return on his outlay. We
have all had the experience of a tenant
asking for improvements and offering
to pay more vent. Many are prepared
to pay more but are prevented by the
vegulations from offering it, and land-
lords are prevented by the same regu-
lations from accepting it. :

Well that is the case for the investor
and I think it is essential we bring him
back into the market if we are going
to resolve this problem of rental
accommodation.

Now I ecome to the speculator. When
I speak of the speculator 1 do not mean
that person who 1is trying to corner
the market, whether it be the stock
market, the land market, jute market,
or any other market. I mean the Dus-
seldorfs, the Hookers, the Clementsons
and the dozens of other large and small
men who are really developing our eifies.

What is a speculator? The derivation
of the word gives us the answer. It
comes from the Latin ‘‘speculari,”” —
to spy out or observe. So he is a
man who spies out a site or observes
that a site has some latent or greater
use to which it is not now put, pur-
chagses 1it, develops and perhaps resells.
Often he gives the person who owns it
a very good price for land which the
owner himself cannot develop. Because
he foresees these things he is attacked
as a speeulator and spoken of as almost
an unwanted wan. :

ESSENTIAL TO ECONOMY

These men should not be eondemned,
but encouraged with their spying out
and observing. Fvery market has its
speculators, who very often make or
support the market, whether it be the
share, commodity or property market.
They are essential to a stable economy,
because not only of the support they
give a market, but because of the lead
they ean often give by their action and
foresight and experience. If there is too
much profit taking it is due in most
cases to other causes than the operation
of the speculator.

Remember the developer to-day is
(aking tremendous risks for very high
stakes. He carries huge responsibilities
and is, as far as real estate is con-
cerned, helping to increase the supply of
homes, offices, shops, hotels and all kinds
of commereial buildings needed to rn
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In this country we did not suffer any

_physical damage of any consequence as

a result of the war. We have never-
theless a very acute housing shortage and
a dearth of office and factory space
dne to the vigorous post-war -immigra-
tion policy, the natural increase of
population and the expansion of our

secondary industries, with the result of .

growth of our big industrial cities.

Coupled with these is the practical
cessation of home building during the
war and —now we are getting to the
meat of the subject — the wartime con-
trol of rents allowed to continue inte
the peacetime economy. Nearly every
country, in the world, whether belliger-
ent or neutral, had rent control and
building restrictions, and is now faced
with a similar accommodation problem
—and, of course, will have to find its
own solution. The problem can, I feel,
be divided into three categories: social,
economie, and political, and T shall deal
with each separately.

THE FAMILY AND HOME

Brifish way .of life is the family and
the home. If there is not harmeny in
the home; there is not harmony in the
nation, the nation suffers in having un-
happy ecitizens, inefficieney in their
work, and a lack of desire to take a
national interest in the welfare of the
country. . Harmony in the home, we all
vealise, is essential to a healthy, vig-
orous nation.

Uunfortunately there is overwhelming
evidence of the social ills arising out
of our accommodation problem. The
overcrowding in houses where two and
three families are living together, some-
times more, canses all sorts of friction.
In:law troubles, children being neglect-
ed “and not trained in the ordinary
decencies of life, let alone the social
graces that are required in a ecivilised
world, with a consequent rise in de-
linquency and erime, are only a few
instances. Our welfare workers con-
tinunally, with almost monotonous regu-
larity, point out to us the evils of un-
happy homes due to overcrowding.

The proceedings in our juvenile conrts,
our divoree eourts, our eriminal courts
all underlie this fact of the social ills
of our housing problem.

A most serious matter arises out of
this social aspeet. It is that the nation
is becoming divided against itself by
an almost cold war going on between
landlords and tenants. This is aggra-
vated very seriously by rent eontrol and
the reluctance of the government to

tackle the. problem in any other way
than in trying to patch up an old war-
time Aect which has outworn its unsefunl-
ness and is not now suitable to present-
day conditions. I shall say something
mare about this a little later,
Economically we are rapidly arising
at a state of imbalance in property own-
ership because people are forced to pur-
chase property to obtain a home, often
with heavy finaneial eommitments, that
they really cannot afford and are not
entitled to have foisted on to them.
That may be good for us as estate agents,
but that is not the way to look at it.
There are many people who should
not be expected to buy a home because

‘of their special circumstances. - These

people are school teachers, railway
workers, bank staffs, employees in in-
dustries with branches, all of whom are
liable to be transferred to loealities
away from where they may have pur-
chased. - They may be foreced to face
the problem of deciding whether to take
the transfer offered to them, sell their
home and go somewhere else, or forego
the transfer, lose the prospeets of pro-
motion-and jeopardise their whole career.

Also certain people in business on
their own aceount prefer not to pur-
chase but fo rent a home, if they can
get one, so that their eapital can be
nsed in their business. There are quite
somé big men who pursue that poliey.

I know .one man in the city, a big de- .

veloper, who does not own his own home
and never has, because he prefers to
keep his eapital intact.

INVESTORS DISCOURAGED

This imbalance is brought about main-
ly by the control of rents discouraging
investors from building or acquiring
property. for renting. You all know with-
out my telling you the position to-day
is that, nine times out of ten, when
a . property becomes vacant the owner
decides to sell and take the capital
gain to invest in some security other
than real estate. So good money is
being lost to real estate.

With this lack of property for rent-
ing purchasers are forced to arrange
finanee at high rates of interest and
often with the payments of  annual
preminms to provide collateral security,
so adding to the inflationary trends
which every economist and banker is
endeavouring to stop.

Politically there is no doubt ‘that
there are several major eonsiderations by
the politicians in any attempt to solve
the problem of the alteration of the
Landlord and Tenant Act.

There is the reaction on the vote of
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the electorate. The politicians have to
work out, ‘“Well, if we take this line,
are our political lights going to be
dimmed?’’ So they have to take into
acecount the effect of any amendment
allowing for a possible rise in rents on
the basie wage. I think that is why we
still have a good bit of the rent control
in its present form.

As regards the effect on the electorate,
we must realise that the question is not
one of Capital versus Labour, because
many small people who own one or two
properties could not be considered eapi-
talists, and are as equally affected as
the large property owner. The social
and economic consequences are too
serious for the problem to be solved on
a purely political argument of one elass
against another,

No sane, right thinking man will
deny that tenants must be protected
from the avaricious landlord or the
renter, but likewise the landlord needs
protection from the unsernpulons tenant
who shelters behind regulations, often
sub-letting at a high profit and becom-
ing a rack renter.

Fortunately both these clagses of

offender are in a minority but, although
a minority, they are like the footballers
who brawl on the fleld and spoil "the
game for the rest of the players and
spectators, who suffer from the penalties
imposed, though themselves:innocent of

the affair. So the voter should decide’

the position with logiec and without hias
or rancour,
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cade, full of adventure and develop-
ment’’.

We real estate men are fortunate in
our chosen voeation and in the fact that
we form the vanguard upon which Aus-
tralia depends for its development. It
is we who must ensure that it is plan-
ned, orderly and methodieal and yet that
it keeps pace with the demands of our
rapidly growing- population, which con-
tinues to expand purposefully, both
throngh migration and natural inerease.
Al fields of development wmust be

equally balanced and housing must

mareh hand in hand with commereial
and industrial building.

Since the war we have seen a
veritable transformation in development.
Stately new office buildings, splendidly
architectured factories, one-stop shop-
ping centres, have gone forward to-
gether with modern hotel constrnetion,
medical centres and Olympie swimming
rools. Drive-in picture theatres have
flourished and been followed by drive-in
banks and even drive-in restaurants.

No sooner have motels ecaptured our
attention than squash courts become an
integral part of our snburban pattern.
Big Bear appeared at Neutral Bay, and
now we are faced abruptly with the
rumble of ‘the American bowling centre.
This is all very ecxciting, and planners
and developers must be on their toes in
these effervescent years to ensure Aus-
tralia’s marech on to even greater
greatness,

My task to-day is to speak to you on
one aspect of development, that of ac-
quisition, planning, development and
realisation of subdivisions. A developer
confronted with an en globo area will
he quick to determine whether it would
be attractive land and saleable in sub-
division and, if so, a complete analysis
will be undertaken.

Besides details of the loeations and
area of land concerned, it is essential
that he has the following information:
Zoning and town /planning require-
ments of the area; Valuer-General’s
valuations and rates; council require-
ments in development, such as minimum
size of allotment, tar-sealing of roads,
drainage, sepfic tanks, ete.; and what
might be expected to be available in
public ufilities, such™ as gas, water,

electricity, sewerage and telephone.

At this stage a competent surveyor
will be called in, who will design a pro-
posed subdivision, making this as eco-
nomieal as possible commensurate with
good town planning. He should ho
skilled in determining the drainage ve-
quirements of the area, the filling which
might be necessary, and should then be

able to arrive at an estimate of costs
along the following lines:—

Road construction and drainage: the
figure can vary between margins of £4
and £12 per lineal foot, according to
cireumstances and to the requirements
of the council or shire concerned, and
these vary quite considerably.

Survey fees, which are caleulated on
the basis of £10 per lot and thus include
marking out of lots, drawing plans and
supplying copiés to the various authori-
ties and agents.

Engineering fees, which are calculated
at six per cent. of the road construefion.

Drawings; clearing; {illing.

MR. W. V. LIGHTFOOT

To these costs the developer must
then add the following: Rates during
the period of holding; land tax; interest
on capital involved; a management over-
head; legal costs of purchase and sale;

the selling- costs, that is agent’s com-

mission and advertising (as a rule of
course quite a substantial sum must be
provided for advertising over and above
agent’s commission, which is a mimimum
rate); discounting of terms contracts
(this is a major item in budgeting);
sundries (developers sell suburban land
on terms of two or three years at six
per cent. simple interest but, in order
to bhave that money that is tied ap in
the terms back in the system, they must

get out a discount paper, and that costs:

12 per cent.; and there is a magin of
six per cent. there which is a charge
against the developer).

An estimate will then be made as to
the timetable of capital usage during
the development of the estate from
acquisition to final disposal, so that the
average capital employed can be deter-
mined.

As soon as it is produced the pro-
posed plan of subdivision will be
handed to a competent loeal real estate
organisation for them to price the re-
tail blocks, taking into consideration the
improvements which will have to be
effected. The estimate should ineclude:
Period required to realise; estimated
proportion of cash sales to terms sales;
prices as ecash sales; price as terms
sales; if terms sales are recommended
the deposit and repayment period sug-
gested. These items must be taken into
consideration when assessing the yield
on average eapifal. - '

At this stage it will become the de-
veloper’s responsibility, in the light of
all figures submitted, to decide whether
the margin of profit is adequate,
whether all possible contingenecies have
been taken into account, and if the ac-
quisition should be proceeded with. TIf
so negotiations to purchase should then
be ecarried on and, if agreement is
reached as to price and contraects pre-
pared, the purchaser should ensure that
there is a clause in the contraet permit-
ting entry and development as from
date of contract.

If the vendor is carrying terms it will
be essential for the developer to reach
some agreement with him whereby, in
return for the release from the mortgage
of individual allotments as sold, or in
blocks of say 50 at a time, for ease,
the developer will make pro rata redue-
tions in the mortgage.

Planning: In the past long delays
have occurred in the planning stage
because of the lack of co-operation
between developers and the relevant
authorities. To-day more and more
is there a tendency for the anthori-
ties, local government and the rest,
to get together with genuine develop-
ers around a conference table and
iron out problems which, in the past,
have often brought both sides to logger-
heads and an exchange of letters of
a no eompromise pature. After all, we
have a common objective, perhaps often

“lost sight of which is the best possible

economic development of our ecity and
country in the shortest possible time.
Here I would like to mention that
the Department of Loeal Government is
farther driving towards a solution with
its three phase land release policy,
recently announced, which will have the
effect of speeding release and at the
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same time providing good, high grade
development. As announced, the first
phase covered county planning: and de-
lineation of development areas in general
terms, The second phase covered: the
preparation of a development control
plan which is to be a broad ocutline of
major loeal requirements. The third
phase is the development plan itself,
a detailed and precise plan for each
development area, prepared hy the de-
veloper, who would also be required to
install services.

Owners are to be encouraged to co-
operate in joint submission or, through
agents, to obtain approval by Cumber-
land and loeal authorities and accept-
ance by the Minister. It was stressed
at the time by the Department that co-
operation between Cumberland and Local
Government . and ~ developers  was
cssential.

Now, with a realisation by tlLe big
developers that a development should
have an aesthetic as well as a monetary
value, much time and thought is given
to-the subdivision of aercages to ensure
that :—

1. An adequate pereentage of the
total land area remains and is, let ns
hope, developed as parkland and reere-
ation area, often equipped with swings,
kiddies’ slides, ete. Usually this com-
prises about ten per cent. of the avea,
but it ean vary according to the topo-
graphy of the land. Tt is dedicated to
the council. Alternatively, councils ave
empowered to aceept ten per eent. of
the value of the area in ecash, Tt is

interesting to note that in Queensland -

the figure is only five per cent., while
in Victoria parkland is actually paid
for by the Government.

2. The street planning is pleasing and
so designed with curves, cul-de-saes and
crescents that new vistas are constantly
opening as one drives along — a far
cry from the dull and dangerous old
days of straight roads and right angle
intersections. This type of design also
discourages through traffie, eneourages
the driver to skirt the area, reduces haz-
ards, and is safer for the echildren in
the area and is the pattern of new towns
in England.

3. Bach allotment is of sufficient size
to give a home-designing architeet some
scope. Im this regard loeal councils play
their part in fixing minimum areas, vary-
ing in different loealities. It should be
noted that sowme eouncils, particularly in
working rmen’s suburbs, are requiring
allotments of ridiculously large minimum
areas. Both rates and upkeep will be-
come unacceptably high,

4. Sub-gtandard homes in inferior

materials are not erected beside high
quality homes, so that the standard of
an area is maintained. This is usually
atfected by covenants, which can also
control outbuildings, feneing, ete., as Mr.
MeDonald said yesterday, to maintain a
standard. I think it can be expected
that the trend is in the other direction.
Australians do like their plot of ground,
but I do not think they want a tremen-
dous lot of it. We must remember the
influence of New Australians, who are
used to smaller areas and like them, and
they will be the mark for flats and
home units in the new development areas
in Sydney. They represent, I believe,
one-third of the population growth.

5. Tar-sealed roads and kerbing and
guttering are provided. This is covered
by loeal government ordinances, of
course. Some subdividers go further
and provide footpaths. There is one
small point that would be of great as-
sistance — if the reguirements could be
modified to allow the roll type of gutter
used extensively abroad in Sydney
where there is not a heavy run-off on
the tops of ridges and so on. The
advantage of having that gutter is that
no provision need be made for a ecar
crossing. Now the diffieulty in putting
in kerbing and guttering is that we do
not know until the buyer tells us which
side of the house he wants to put his
car track, and that becomes an addition-
al expense to him in building; only a
small one, but an expense.

6. Gas, light and water are provided.
The relevant authorities co-operate wil-
lingly enough. Sewerage is always a
problem. The ridiculous stage has been
reached in most areas where the only
possibility of sewerage connection in the
foreseeable future is for the subdivider
to install at his own expense and hand
the installation over to the Water Board
on payment of £1. It is time provision
was made for the developers willing to
do so to advance the total cost of in-
stallation, interest free, and be reim-
bursed by the board at some future
date (the Board of course cannot take
that any longer because, I believe, the
whole of the sum must be allocated for
the particular year. Otherwise they
would get less funds to develop sewer-
age in another area.

Another point worthy of comment is
that in some arveas, far out of reach of
sewerage for many years, the Water
Board is resisting suggestions hy devel-
opers, supported by Cumberland County
Counceil, that sewerage treatment works
be installed at the developer’s expense,
to be handed over by the developer to
the board if required to do so. We, for

one, would like to see some fresh think-
ing on that one,

7. Site "drainage is adequately pro-
vided for by means of inter-allotment
drainage. Such drainage is often pro-
vided by the conseientious developer
beyond the point of minimum coune.l
requirements. ‘

Now as to the third phase, that is
development. It is important to re-
member that as soon as a purchaser is
committed to a vendor time becomes the
greatest single factor in the cost of
production, and unless turnover is
achieved within the period estimated the
percentage yield on capital invested will
drop to an uneconomic level. In one
hypothetical example, involving 100 lots
and an expenditure of £80,000, a delay ot
three months in the time of develop:
ment reduced the yield on average capi-
tal by nine per cent. You don’t need
too many months of delay in a develop-
ment to find that your profit margin is
disappearing.

AFTER THE ACQUISITION

Once an estate has been acquired
and planned in aeccordance with the
council’s planning requirements, devel-
opment proceeds in the following
manner :—

1. Surveys are undertaken to obtain
information for road design. ’

2. The subdivisional roads and drain-
age system is then designed, based on
council requirements. This is normally
done in close co-operation with the coun-
cil’s engineering staff, with the object of
overcoming any design problems prior
to the submission of the final engineer-
ing drawings.

3. Once the road and drainage de-
sign is  completed a  construction
schedule is determined, hased on normal
construction times and sale require-
ments. '

4. The construction of the estate is
then proceeded with, either by the lot-
ting of a eontract, or by the developer’s
field staff and a sub-contract system, ot
a combination of both in certain cases.
These alternatives offer a very satisfac-
tory flexibility in that, for straight-
forward work where timings are readily
determined and difficult extras to con-
tracts are not antieipated, a prime con-
traetor can be utilised. However, on the
other hand, where timings are tight or
extras are expected, the developer’s field
staff and sub-contractors can be readily
engaged without the use of detailed
specifications and they ean be emploved

. in a manner which would possibly not

he satisfactory to a small contractor.
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basic ‘rent is formed out of mnine per
cenit, ‘or ‘ten ‘per wcent. of capital cost

. of ‘providing the ‘space, and there is ‘a

percentage ‘of the turnover on top of
that. This may not come here, but it
is guite a significant trend over there.

MR. G. L. FAIRCHILD (New Zea-
land): It is common now, with ‘the
diversity of the shopping area going to
outer areas, that these shops are devel-
oping, not necessarily higgledy-piggledy,
but oft-times must the same size. Is
theére any planning in these shops rela-
tive to the space required?

Secondly, we find that no provision is
made for the professional side of life
in these ecentres. Naturally the shop-
ping centre is the heart of the ecom-
munity and we find doctors, dentists,
veterinaries, ete., hunting around for
space. These chaps do just sueh an
essential service to the community as
the retailer.

Another point that should be brought
to mind is to entice the vetailers of
that particular centre to make provision
for mothers with children, a kindergar-
ten or creche, places where they ecan
leave their prams and that sort of thing.
I think it is a point overlooked by
planning authorities, who have the last
and final say in shop construetion.

MR. FRASER: 1 made up my mind
half-way through that I could not answer
that, so I do not even know what the
second question is. Certainly the size
of the shops is not in my line. We are
engaged in metropolitan planning and
that is pretty broad planning. We do
not get down to the actual size of
shops.

As for the provision of professional
space, that question supports what 1
tried to say. A shopping centre is a
lot move than that: it is the heart of
the community; it is a place where you
expeet to find a post office, municipal
council hall, theatres, lawyers, doetors,
dentists, ete. T am afraid this is where
the modern centres let us down. and
for that reason it is wrong for a new
shopping centre which does not provide
these things to compete with an exist-
ing centre which has these things.

I think that is entirely wrong. It
tends to pull people away from not just
an economic shopping centre, but from
a social centre as well. T think that a
social and economic centre, with its pro-
fessional offices, should be protected as
long as it serves the publie. )

If we have these new centres they
should lay on things they do not
ordinarily do. The big Ameriean
centres, Northland, Eastland, ete,

occupy 100 acres space and have space
for 5,000 cars and have all these things
I have mentioned. I think they have a
theatre and a place for children to
play, -eomic stations to amuse children
while their mothers shop.

MR. YEOMANS: As far as size is .

concerned the comprehensive and well-
planned development does naturally
recognise that different retailers need
different accommodation. In the well-
planned centres we generally get a
proper market analysis and proper plans,
where these are considered, but if you
get a plan on the back of an envelope,
vou eould get that type of development.

T heartily agree with Mr. Fraser on
the second question. These shopping
centres which are existing ribbon de-
velopments being replanned must be-
come the core of the community. We
must get double use out of our land.
Because we are restricted in our shop-
ping honrs we should not shut off the
use of that land after hours. Other-
wise we have to provide another section
of land to provide for those other fune-
tions.

On the third question, the provision
of amenities. In. the new shopping
centres I think that the developer will
provide those himself, just as an attrae-
tion, because he realises that the longer
the shopping trip the more time he has

to expose the shopper to more wmer-
chandise. O

In the existing shopping eentres, why
should this be put on the retailer?
Why shouldn’t the community pay for -
it—=-a speeial rate over the whole
municipal area? The retailer’s margin
on his profit is a lot less than that of
other people in the community, and the
people who enjoy the facilities should
in some way pay for them. We would
have a better job than that knocked to-
gether by the display staff of the re- -
tailers. :

MR. B. ROURKE (Roseville): T
would refer the New Zealand delegates
to a shopping centre, whieh I inspected
on opening day, at Chadstone. That
has everything our New Zealand dele- -
gates have mentioned. It appears to he
complete. - It has professiohal space,
doctors, dentists, barvisters, veterinaries,
playground for children. It has a post
office and a branech of every bank in
Anstralia, and all the vetailers have
parking facilities.

I think the subject has been very well
covered by the planners of Chadstone.
and 1t is probably the only original
shopping centre in Australia whieh has
all those facilities, Tt is well worth
inspeeting if you have the opportunity.
We can learn a lot in planning original
shopping centres.

Litchfield. Discussion period.

¥ THURSDAY, OCTOBER 20 (Afternoon).—CHAIRMAN: Mr. D. L. Dalziell.
Address: ‘‘Accommodation — The Investor and the Public’’, Mr. C. O.

THE CHAIRMAN, introducing Mr.
C. O. Litehfield, said:—

He commenced in real estate in 1922,
He became manager of Richardson and
Wrench at Petersham in 1934 and a di-
rector of that company in 1952. He
was elevated to the position of deputy
chairman in 1959 and has, for the pre-
vious five years, been president of the
Commonwealth Institute of Valuers.

MR. LITCHFIELD: The subject this
afternoon is rental accommodation with
speeial reference to the investor and the
publie. This field is a very wide one
and T could travel far in this matter.

Since the days of prehistoric man the
bhuman hbeing has had three basic re-
quirements: food, shelter and eclothing.
Next to food the greatest of these is
shelter, or accommodation.

Just as that was the position in those
days se it 1s with us to-day. Although
we claim to be living in a ecivilised age
in this 20th century we all know and
should bhe ashamed that, in many coun-

tries at this moment, theve are people
without food, without shelter and with-
vut elothing, and there is a heartrending
seareh going on for these basic essen-
tials with the threat of gtarvation,
dlisease and "death ever present and
haunting these unfortunate beings.

We in Australia are very fortunate
and are thankful that we do not suffer
such a plight, but nevertheless we have
an accommodation problem of our own,
which we shall now attempt to review
and try to suggest a solution.

There is no doubt that this acecom-
modation problem is common. Tn most
cities of the world to-day there is a
shortage of accommodation, both as re-
gards housing and commereial premises.
This has been brought about by the
impact of the second world war on the
economies of the various countries. In
Europe it was felt by the destruction
of houses and factories during the war,
and the industrial revival and trade ex-
paunsion is the post-war boom.
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of the centre leased on opening date.
Why is that an advantage?

MR, YEOMANS: We find that the
best retailers sit on the fence. We
have only built a few shopping centres
here and they try to get in afterwards.
People who are already in there do not
want to sell and get out unless a rea-
sonable offer is made. Generally, also,
we are building our centres a lot faster
than the Amerieans. We have the ad-
vantage of picking the eyes out of
their ‘techniques and learning from
them. We are building twice as fast
as they.

Therefore your leasing programme
can never keep up with your building
programme and opening with a full
centre is a liftle bit diffieulf; also be-
catuse of the inability to get the right
retailers. It has to be full of the
right people who will give you that extra
guarter or half per cent. on retail. The
capital gain or profit made out of shop-
ping centres is not short term, but long.

MR. F. P. WEAVER (Roseville):
You mentioned the nature of the organ-
isation behind .a shopping centre pro-
jeet. You only touched on it. Could
you elaborate on that? The project is,

. T understand, developed by a company,

not an individual, and it progresses in
stages. Detailed plans are available
before the eentres reach the lease stage.
At what stage are those leased?

Also there seems to be a large con-
trol exercizsed by the developer. I am
not clear as to what developer means.
What is the general organisation behind
the project, in particular relating to a
co-operative approach to the whole
thing?

CHAIRMAN: You want a background
to the whole thing, starting with choos-
ing and buying a block of ground, the
pattern of the organisation up to the
point where the band plays, the doors
open, and eustomers flock in?

MR. YEOMANS: A developer is =»
person who develops land.” He is under
suspicion by every other person in the
community without any long term ob-
jective rvealisation of the funection he
is performing, beecause of the capital
available which was not available 50,
100, 200 or 300 years ago for the same
land development. He is also in the
public eye all the time. Fverybody
thinks he is making a buek, and quite
often he is not. '

Tn New York the Webb and Knapp
organisation were under a cloud be-
cause their speculatory development
projeets mortgage repayments were get-
ting too heavy. This has to he watched

by other development organisations. The
larger the works programme becomes
the more mortgage.

It is pretty hard to say how hig the
team should be. They must all be men,
because you have to send a man to do
a boy’s job. You cannot send anybody
to the local council with plans nor to
hunt out options. You must have an
experienced real estate agent who knows
his place in the planning team and does
not try to usurp anyone else’s fune-
tion. He must know when to enter
and when to withdraw, and concentrate
on_his job.

You have your developer, your prime
mover, the chap with the huneh who
envisages the complete thing. He is
interested in the financial returns from
the completed thing.. He has the or-

ganising ability to get the job done, to’

organise people.

You have your financial organisations,
They econtrol the timing of the money
and return from the project and analyse
that return. You have your market
analysers, your planners, your arehi-
tects, your agent for leasing. Besides
having experience in selling a lease and
bringing the discussion to the stage of
carrying it satisfactorily, he must also
have experience in retailing, to know
what the retailers want, so that pro-
cedure and time is not doubled, and
must also have a reasonable knowledge

. of the legal implications of the lease.

On top of that your building organ-
isation sees the project is constructed
on time and your promotion feam en-
sures that shoppers keep on going to
the centre.

MR. WEAVER: That does not an-
swer one guestion, that is, dealing with
the selection by the agent of suitable
lessees. Just what measure of control
does he exercise on behalf of the com-
pany ?

MR. YEOMANS: He is given a gen-
eral briefing on what type of tenant is
needed for a specific shop. He is to
ensure the egress of the retailer who,
because of his baekground, has the
ahility to draw and retain trade. The
agent studies his trade references, his
bank references, and so on.

T would say that the agent can bring
twa or three tenants to a final stage
where the final decision wounld be left
to the controlling group of the de
veloper. I do not think the agent shounld
go any further than separating the men
from the boys. If the agent draws the
talk too far some ramification of the
lease may come out at a later stage,
when one or two of the people meet

- the developer, which might place the

agent in a bad spot because he did not
explain something enough. He should
just bring it to the stage where bn
can say, ‘‘Here are two or three people
interested in the shop®’.

CHAIRMAN: I think the agent
should say, ‘I have two or three people
who are prepared to take the shop, but
this one looks the best to me. Now it
is up to you’l

MR. S. H. BOYES (New Zealand):
My. Fraser, this morning, gave us cer-
tain figures as to the number of shops
per thousand of population. For ex-
ample, if there are seven shops per
thousand what should those shops rep-
resent? Secondly, what do you con-
sider is the ideal number of shops per
thousand people?

I would also like to ask Mr. Yeo-
mans whether he recommends fixing the
rent in leasing on these shops in resi-
dential areas, whether they should be
fixed on percentage of capital value or
whether on percentage of gross turn-
over of individual shops.

MR. FRASER: Those figures T used
are census figures taken in 1949 and
again in 1957. They are all retail
premises, including, as I mentioned,
establishments selling motor cars, motor
car parts and also petrol filling stations.
They also included big department
stores. To a certain extent they have
to be taken with a grain of salt and
they can be misleading.

When you get a particular area and
you know what that area is composed
of, it would be a better guide. If you
take an ordinary residential suburb

~with no big departmental stores and

you have a rongh idea of the extent of
petrol selling, these figures are a good
guide.

As to the ideal number of‘g}rg;)s, I
could not say. You might say that was
the case 25 or 20 years ago, when there
seemed to he more shops per thousand,
beeause in our older areas which werr
established up to that time we get
something like 12, 14, 15 shops per
thousand, whereas to-day it is less—
six, seven or eight. That, you might
say, if not ideal, is the accepted thing
at present.

Also, mentioning the number of shops
could be misleading, even in the sub-
urbs, because we are getting the super-
markets, which are much bigger than
the old style shop. Space is probably a
better guide than numbers.

MR. YEOMANS: Mr. Boyes, I think
both your questions have one answer.
There is a trend in America, where the
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Such items of development as lot
preparation and access tracks, which re-
quire a high standard of workmanship,
are invariably done by the developer’s
field staff, who are specialists in this
type of work,

5. Supervision. Where work is done
on the econtract basis it is essential
right from the pre-tendering period that
the tenderers are fully aware of the site
conditions and speecial conditions of the
specifieations, partieularly the require-
ments for completion of various parts
of the work to speecific dates.

All tenderers are advised to visit the
site with a representative of the de-
veloper and, prior to the letting of the
contract, the successful tenderer must
satisfy the developer that he is fully
aware of the implications of the speei-
fications and capable of performing the
work to the times laid down. The con-
traet documents allow for work to be
taken out of the hands of the contrac-
tor who is not preceeding to the time
sehedule. E

Extensions of time are not normally
permitted exeept in extreme eircum-
stanees, and the eontractors are required
to make up for lost time at either their
expense or the developer’s, depending on
the nature and cause of the delay. Once
the contractor starts work all necessary
survey and engineering information is
made available. The project staff is
responsible for the efficient running of
the construetion work, which must al-
ways include elose co-operation with the
council engineer. Claims are settled
quickly and extras negotiated as quickly
as possible.

Where work is being carried out by

the developer’s field staff and sub-
contractors the field engineer is respon-
sible for the general progress of the
work, while the day-to-day operations at
the site are normally the responsibility
of the construetion foreman.
. Where the composite method is used
the project staff ensures that the con-
tractor’s and developer’s forees work in
close harmony and are mutually support-
ing one another.

6. General. On large estates, which
are being developed in various sections
under the contract system, it is normally
efficient to construet the latter sections
by means of extending the contraet for
the first seetion on the basis of a
sekedule of rates type of contraet, using
the same contractor. The reason for
this is that the contractor, after com-
pleting the first section, is fully
familiar with the loeal construction re-
cuirements and is working at a high
pitch, and it is therefove preferable to

follow through with this contractor
rather than call for tenders.

Generally speaking it is not economic
for development companies to purchase
their own heavy equipment for filling,
road making, efe., as this is too apt to
lie idle between jobs. It is difficult to
get continuity for that type of business.

As a great deal of eapital is outlaid
in these ventures before any compensa-
tion inecome is available, should road
making bonds be required by loeal coun-
eils it is possible to have these put up
by banking authorities in return for
premium payments.

To ensure that ethical standards are
maintained in the retailing of sub-
divided land it is a good rule for a
developer not to allow submissions to
be made to the general public until
sueh time as the road making has been
completed and the bhoundaries of each
allotment pegged. This obviates any
possibility of misrepresentation hy over
enthusiastie salesmen.

More and more project building is
being ecarried out by the developer,
either within his own organisation or
through contractors or sub-contractors,
and spectacular results are Dbeing
achieved, both in cost saving and speed
of erection by these mass produetion
methods, plus prefabrication and general
tightening ¢ost control.

SIX BASIC DESIGNS — 100

In considering major project building
it is of interest to note that approxi-
mately six basic designs used in reverse
and with changes of roof piteh and
finish provide ample variety in, say, a
100-house project. It is helpful, too,
to move the buildings about a little on
the sites, so that the minimum build-
ing alignment from the street frontage
does not always remain also the
maximum.

The enlightened use of lighter ma-
terials, commencing with brick veneer,
through timber frame construction, and
more recently the concrete brick or slap,
developed from the old Monoerete, and
sueh variations as Begser Vibrapae, have
all had their influence in stabilishing
costs and giving us much more desirable
structures for our climate and natural
settings.

Thanks, I feel, in no small measure,
to the New Australian influences, we
are gradually shedding our prejudice
against non-brick homes, and to-day our
residential housing estates would rank
second to none in the world in quality
and appearance, while we have made
congiderable strides in coping with the

cost factor.

Now as to our sales. Many methods
of sale of subdivisions have been used,
the most usual being: Private treaty,
through large display advertisements;
and auetion sale, with the usual sup-
porting advertising in the -elassified
columns and elsewhere.

One of the most successful methods
of all in recent years is undoubtedly the
auction-cum-ballot system. By this
method approximately one-quarter of the
release is offered at anction on the usunal
terms, that is 25 per cent. deposit and
halance over three years at six per cent.
simple interest. Buyers for a new es-

- tate thus create their own market.

Subsequent to the auetion, and based
on the prices bid in open competition,
price of the remaining allotments are
fixed, and then the land is offered lot
by lot. If more than one person wishes
to buy a block at the fixed price, then
a ballot is held.

This double method of selling presents
opportunities not only to those who
prefer to compete at auetion but also
to that vast army who wish o buy by
private treaty, and that particularly -
means the younger brigade who are not
used to the great excitement and give
and take of auction.

It is interesting to note that up to
25 people have balloted for a single
bloek, which rather disposes of the sug-
gestion that this method creates boom
prices. If that were the developer’s de-
sire, he eould obviously offer the initial
release at auetion on say a ten per
cent. deposit over ten years at four
per ceunt. simple and sell a dozen blocks
by this method before fixing the re-
maining prices.

As a specific example of what T have
said perhaps you would be interested to
hear a practical case of how the Head-
land Heights Estate, Castlecove, Sydney,
was acquired, planned, developed and
sold.

This estate, together with land on
the adjoining Sugarloaf Peninsula was,
until recently, in the ownership of a
development company which had held it
for over 30 years and had carried out
a desultory development. In point of
faet it put 40 blocks on the market over
the 13 years, which is not a high rate
of development.

The company was currently attempt-
ing to force conclusions with Cumber-
land County Council regarding the
compensation for acquisition by them of
considerable foreshore fringe areas, and
getting nowhere. There was a dis-
crepancy between the V.G. of £60,600,
and the figure the company hoped to
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get, which was £250,000, so you can
imagine the negotiating was not getting
very far, .

A development company bld for by.

tender and acquired the whole of the
land, then struek a deal, by medivm of a
contoured model, plus a series of friend-
ly conference with the Cumberland and
Willoughby Councils. It first agreed to
sell the Sugarloaf avea— without at-
tempting a re-zoning—at V.G. plus ten
per cent. It then, by means of the con-
toured model, showed topographically
exaectly where the roads should fun and
where the residential zone line 5hould be
drawn.

It was then awreed that if the auth-
orities conceded in this goed town
planning — and quite a numher of acres
were being gained — the.-owning eom-
pany:would forego any claims for com-
pensation and dedicate the whole of the
fringe open space,, areas. .- Agreement
was thus reached. -

Then came the queatmn of a 24-acre
area. within the subdivision leased by a
golf  club— suspended - zoning — and

which the authorities wished to zone.

private - parks and  reereation area.
While the: .club wishes- 4o --vetain its
identity. the council desived the amenity
be not lost to the distriet; and -the de-
veloper realised that .its continued ex-
istence would -contribute in wno .small
mesasure to the. suceess of the subdivi-

sion. - It was not prepared to cede the,

area without compensation.

The idea was then seized upon that.
Cumberland County Counecil should re-.

lease a further more or less equivalent
number of acres— that is, equivalent in
realisation potential, not necessarily in
size — from open space for the ecom-
pany’s development and profit in return
for a further dedication, this time of
the old golf links.
again reaehed

A GIFT OF £250,000

As a matter of interest, when the deeds
of the golf links area were handed to the
Mayor ~of Willoughby- he commented

that he eonsidered he was-being handed

a gift of £250,000. T ‘might-add-that
the compensation area the company got
did not - realise £250,000 ~— very consid-
erably less. I think the ecompany cleared
about £10,000, so there was a loss, but

the overall pattern was right-in that the

golf links area was retained:
This underlines the desirability and
suceess  of the modern trend between

developers and the authorities to sit -

around a eonference table and iron out
the difficulties.

Agreement was

~Planning was then proceeded with,
having regard to the contour for home
sites, potential population density for
shop sites and desirability or otherwise
of higher density development. Here
the authorities themselves differed. - One
party looked for it to remain high den-
sity and the other purely home residen-
tial area, and eventually the high den-
sity -suggestion was dropped.

Development costs were expected to
be, and were;, very high, the ecost of
providing. sewerage alone being approxi-
mately £200 per lot.- An wunexpected

expense proved to be the erection of-

stone. retaining walls and the provision
of access tracks along easements to pro-
vide vehicular aceess to blocks consider-
ably above ~or below. road level.- But
this additional 'work has established the
high quality of the estate.

Total costs, including aequisition; to
place on the market approximately 520
home sites and six shop sites amounted
to nearly £1,000,000, or about £2,000
per block, .

INROADS INTO PROFIT

Redhsatmn prices have ensured a fair
profit margin, but sundry expernses, such
as agent’s  commission, legal costs,
stamp duties, rates and taxes during
holding period, overhead charges, in-
terest on idle capital, and last, but by
no means least, the discounting of terms
sales, make inroads into the gross profit.
In this case the topography was such as
to attract the individual home buyer—
complete with architect. The land, gen-
erally speaking, was not suitable for
project building.

An interesting addendum was the pro-
vision of boat shed lots, each 20 feet
by 40 feet, at high:water mark within
the open space area and with no par-
ticular planned aceess. It is intended
they only be offered to those people who
have bought home wunits on the block
and should be amenable-to them.

Another large area of 535 home sites
and seven shop sites, which are eur-
rently being developed, known as the
Dress Circle Estate, Easy Ryde, could
also bhe of interest to you. In this case
the company negotiated with well over a
dozen private owners-and also with Ryde
Municipal Council for a large area which
included an embargo section. It had to
evolve a seheme of development which
would satisfy not only Ryde Couneil but
also the Housing Commission; which had
considered extending their activities to
the area.

Within two years of the necessary con-
sents this estate has been fully de-

veloped as fo roads, kerbing and gut-
tering, footpaths and inter-allotment
drainage, while sewerage will, it is an-
ticipated, be completed by next Jannary.
Not only this, but the company has
also embarked on an ambitious pro-
gramme of home building. One hundred

houses are currently being erected, and.

in all at least 250 will have heen built
by this time next year, while seven shops
are being provided. Park and play-
ground areas have been dediecated, and
sites sold cheaply, and on long terms, to
the Roman Catholic Church and-:.the
Church of England.

I-"INANGE FOR PURGHASERS

In oxdel to make a suceess of this
development considerable eapital was, of
course, required, and it was also essen-
tial that end finance be made available
for home purchasers. This was ar-
ranged after negotiations with life as-
surance companies and banks.

And now, in this Melbourne Cup cen-
tenary year, I-should like to spend a
few minutes talking about racehorses.
Let us imagine we have just come from
a Black and White Ball where a colt
named Land Values, by Growing Met-

ropolis out of Development, hai heen

sponsored,

When you hear that the populatmn
over the last 50 years, of our inner city
area has fallen by 70,000 to a mere
150,000, you may think that our sire
Growing Metropolis has broken a fet-
loek.. But when we find that during
that period the populfmon of the met-
ropolitan area has risen by 1,250,000 to
2,000,000, we realise that, after all, he
has been a pretty healthy sire,

Our interest to-day is in what his
future role will be. Studmaster Rod
Fraser, Chief County Planner, tells us
that we can look forward to 3,000,000
people by 1990. We have taken 172
vears to grow to 2,000,000, but will only
require another 30 years to record our
third million.

While housing demand is strong to-

day there will he another surge point-

towards the end of this decade when the
post-war hirth hulge babies reach mar-
riageable age. 1In Australia in 1970,
compared - with to-day, persons in the
20 to 24 age group will have wisen by
61 per cent., those in the 25 to 30 age
group by 36 per cent., or, expressed in
another way, the ],336,000 persons in
their twenties to-day will have risen—
this is just in Australia—to just on
2,000,000 by then.

Homes in Sydney’s metropolitan area
are being built at the rate of 17,500
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‘MR. FRASER: I think there is a
danger in these old centres that have a

catchment that is not inereasing very:

mueh ‘in its population, and yet more
shops are added to them. FEither the
centre has to draw more people in or
something has to go. But if you ex-
tend the centre by overspilling into the
next street, with a modern centre, with
adequate parking, the emphasis will pass
from the old centre to the new and the
old one tends to become derelict. That
is why I think our development is such
an important thing, in partienlar old-
established centres that are not in an
expanding population area.

Redevelopment has to be done accord-
ing to a plan prepared by the eouneil,
but 1 think the business people should
be in it jointly with them, as the busi-
ness centre does have to play a part
in the planning, and te urge the coun-
cil to get on with the jobh. I do not
think the Chamber of Commerce is the
answer. The business people have te
be prepared even to contribute finan-
cially to the rebuilding and rehabilita.
tion of the whole centre, because it will
help them.

MR. K. G. HURST (Beecroft):
Would Mr. Yeomans consider that the
proposed original shopping ecentre at
Carlingford would be based upon market
research and appropriate statisties or
would it have been hased on a good
real estate hunch? Would he also tell
us whether that 1s an idealistic type
of development?

Surrounding that particular area you
have an original shopping ecentre at
Ryde, the new one for North Ryde.
and one to go into Carlingford. Could
Mr. F¥raser tell us what is liable to
happen to the shopping eentre at East-
wood?

MR. YEOMANS: I understand there
has been some preliminary research into
the Carlingford development. In early

stages, when I first heard of it, it was,

only a community centre. I think it
is still that size. If so, it is only the
size of Hpping and will have only a
little extra strength in the larger type
of store. :

MR. FRASER: In my organisation we
have a staff of town planning officers
who would regard that as an interest-
ing exercise that might take them a
couple of weeks to answer,

MR. K. B. CHAMBERS (Sydney):
Has Mr. Yeomans any experience of, or
overseas information or trends, as to

redevelopment of present fully devel-.

oped suburban - shopping centres in a
co-operative manner where it would be
uneconomical for an outside developer
to come and buy piecemeal the existing
property and existing tenants? Has
he had any experience of tenants and
owners combining to redevelop such an
original shopping centre as he describes?

MR. YEOMANS: I think it would be
pretty well hopeless, but there have
been a few pointers in the right dirvee-
tion. It is hard to get people to com-
bine when there is no compelling asso-
ciation, such as joint ownership of pro-
perty, or any threat. There have been
a few developers in America, in Toledo,
Ohio, and Springfield, Massachusetts,
where certain seetions of the town
around have been shut off from traffic
and it has been beautified, but there
has heen no large scale development.

Developers are frightened of being
canght. They get property and it takes
six months or a year to complete., Their
eapital is tied up and no one ean afford
to have eapital lying avound that long.
You get no help from civie authorities,
who really cannot help you at all. While
the counecil is prepared to spend for
public benefit they cannot help in this
way. In the U.S. they have the righi
of eminent domain and they ecan step
in and rvesurce land. But eivie anthori-
ties have not exercised that authority
to the extent where we can see tangible
results.

There is talk of tackling this in ex-
isting centres in Sydney. These talks
have been Iunch-time discussions only.
The Chamber of Commerce, your busi-
ness leaders of the community, wonld
prepare a plan and pay for it. They
would present it to the loeal council
and obtain that eouncil’s approval in a
reasonably specific way. Then the
couneil would completely step out of
the picture and would exercise its fune-
tion of approving building. specifications.
In that way we could see redevelopment.

MR. M. J. DAVIS (Yagoona): Do you
think the time is right now for a mer-
chants’ ‘tax to assist in development
of shopping centres and also a deprecia-
tion allowance on -buildings so as to
assist in redevelopment of shopping
centres or commercial areas?

MR. FRASER: I would not like to
say whether I agree or not, but it would
be a means of raising very necessary
finance for redevelopment of existing
centres. Finance, I believe, is not going
to come out of the local council’s pocket.
I think +the developer, or business
people if you like, have to help find

Page 459

that finance. If it comes by way of
tax on the businessman that may be a
way. It sounds interesting.

‘MR, YEOMANS: T think it should

be a tax on the whole eommunity, not .

on the businessman, Why should we
spend three hours on a Saturday when
we could do it in an hour?

CHAIRMAN: You would need the
power of the local couneil. If we
could come np with an answer it might
help things. On one hand they are
confronted with the faet that the shop
people who own the land are the ones
to benefit, so they should pay. On the
other hand. Mr, Yeomans suggests it
should be borne by the whole com-
munity,

MR. D. JOHNSON (Syduey): I have
heen intrigued by this apparent trend
to building shopping centres complemen-
tary to suburban areas. It seems to me
that the experience that has followed
Top Ryde proprietors offering ear park-
ing faeilities will show that such space
will never be adequate. I understand

that the Top Ryde centre is eomple-
mentary to the exxstmg shoppmg centre. |

Would Mr. Yeomans give his opinion as
to whether this trend of the two to-
gether is good or technically bad?

MR. YEOMANS: I think generally
that is the only type of development
we will see in Sydney. As you know,
Sydney is quite divided and split up
topographically. Tt has residential
pockets and is similar to San Francisco,
where a similar thing happened. On
the north side of San Franciseo you get
this infusion of a planned unit into
existing shopping areas. There is no-
where else for it to go.

Sydney is the same. Out at Banks-
town and Yagoona we have put shop-
ping centres reasonably anywhere, but
closer in, where the ravines and ereeks
go down to- the coast, are residential
areas pocketed. To provide good re-
tail facilities close to home we have to
bring this planned development into the
shopping centres.

This is a good way of eventually

foreing redevelopment over the whole
consumer area of the community, be-
cause the developer is doing a piece at
a time and should be forced to provide
a reasonable car park ratio of, say,
two to one. He is bringing something on
the merchandising side, he is bringing

parking and pedestrian space with him. -

MR. L. TOSH (Sydney): On the leas-
ing of original shopping eentres, unless
I am mistaken, Mr. Yeomans dld say it
was an advantage not to have the whole
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between the many conflicting interests
prevalent in any group containing large
tenants, small tenants, chain stores, in-
dependents and owners.

This effort to divert a shopper from
her established routine is recognised by
top merchants of the world as a major
undertaking. Convineing the shopper is
a continuing requirement. Curiosity will
be responsible for many people making
a first visit to a new shopping centre,
but the suceessful centre must bring
them bhack again and again. It seems
obvious that the combined draw of all
the participating merchants, through
the merchants’ association born of good
faith and eo-operation, can do this more
effectively, more quickly and more
cheaply than can the individual tenants
and the owner acting independently.

PROMOTION BY GROUP

+Because every visifor to a shopping
centre is a prospective customer of every
store it is of prime interest fo every
store owner to get people coming to the
centre and not just to his store. Every-
one eonnected with the centre should be
interested in advertising the ecentre as
such as well as merchandise in an indi-
vidual store.

.The shopping ecentre association, be-
sides offering group promotion, likewise

_offers its members an opportunity to

solve many mutual administrative prob-
lems such as employee parking and hours
of opening and closing. The point here
is that the advantages of the merchants’
association have to be sold by the agent

" when he is leasing.

We are in a wonderful business.
Everything is on our side as far as
the future is concerned. The rush to
the suburbs is eontinuing, and that rush
is the right type of rush for us. The
people who are going to the suburbs are
young people, people with children,
people in the better income groups —
and T do not mean high— who are
perfeet for the shopping centre market.

Expressways will be built; they will
reach out further to bring people from
greater distances. There are more and
better automobiles, there is the coming
trend towards two-car families, and this
is a faet tremendously favourable to
shopping ceentres. The retailers are ve-
ceptive to what we are selling in spite
of the fact that we still have a negoti-
ating job.

The ice has been broken with tenants;
the tenants have found that they not
only ean get into our centres more
cheaply than into a city store, but also
that the volume is satisfactory and the

“cost - of doing suburban business gen-

erally is more satisfactory to them than
the cost of doing business elsewhere.

The planned shopping eentre is one
of the few new huilding types created
in our time. It also represents one
of the rare instances in which a number
of individual business enterprises, in
banding together, are ready to submit to
certain overall rules in order to further
their ecommon welfare.

At the present time there are prob-
ably 750,000 shoppers in Australia
shopping in planned shopping centres.
This relatively small proportion will
grow rapidly, as eity growth and popu-
lation increases, with regulated, proper
town planning, requires this type :of
planned centre instead of ribbon de-
velopments.

Many centres will be poorly located
and inadequately planned. The amateur
developers will disappear fast; they will
either drop out of sight or else, by
making their mistakes and seeing them
through, earn the status of professionals.

The comprehensive research-planned,
designed and managed shopping centre
is a new element in a 20th century urban
scene. 1t represents a mew concept not
only in retailing and distribution but
also of developing and enterprise and
organisation. Not only this. The com-
prehensive planned centre represents the
prototype of the new type of ecity
centre, which would have to be provided
in the second half of the 20th century
in Australia and everywhere else in the
heavily developed countries.

This is the most important factor in
the new shopping eentre phenomena. It
is of course a geat advantage in the
distribution of consumer goods and in
shopping convenience and retailing effi-
ciency, but its additional and more im-
portant planning for the separation of
the pedestrian and of the motor car
and in civie design is our first really
breakthrough into the type of the ecity
of to-morrow.

MR. H. A. FIRMSTONE (Mascot):
Could Mr. Fraser’s paper be made avail-
able to local government bodies, par-
ticularly throughout the metropolitan
area? 1 mean each council. He men-
tioned that there were too many things
aldermen do not know. e said so
muech in his address that I think it
would be a definite step in the right
direction if he eould be kind enough,
or if the Institute could collaborate with
him, to make this available to these
bodies.

CHAIRMAN: All addresses at the
convention will be made available. It
is our intention to publish them in our

journal. There they may be edited,

_ purely because of space. They will

be there, and the questions and answers
following.

MR. FRASER: My paper is really
Institute property. .- I prepared it for
their benefit. If they ave willing, I
daresay it will be made available to
local councils, but -I do not know how
vou will fare, because the County Coun-
cil have enough to do cireculating ma-
terial. T could put it to them that
the snggestion was raised here and, if
they agree, it could be distributed by
the Couuty Couneil.

To clear the point, however, I do
think that the better procedure would
be for the Institute to distribute the
matter. The aveage council knows, of
course, that the Real Estate Institute
is interested in these matters, and some-
thing of this sort could be sent along
as items of interest.

MR. FIRMSTONE: There are so
many things that oceur in local coun-
cils. Mr. Fraser is a planning man, and
they have town planners in each coun-
cil, but the alderman is not up-to-date
with details in that paper. If the
Institute could make it available to each
council it would help, as there are many
aldermen who could learn quite a lot
and reaet accordingly to things that
concern us particularly. ‘

CHAIRMAN: We will look into that
and make it available as suggested.

There is a point in the address which
struck me, and the last speaker was
on the same track, too. It seems that
in established cenfres there is a great
deal of rehabilitation to do if they are
going to play their.part. When it comes
to tackling that rehabilitation that is
where the thing has broken down. Mr.
Fraser says the Chambers of Commerce
have an idea of the things they want
to do but they have no statutory auth-
ority like the counecils.

In places where there is an obvious
need for rehabilitation and where the
pattern is clear the counecils are in-
clined to shy away from their firm
responsibility to get on with it. So
many times they have shied away and
turned to the street behind, where there
are no problems. L

Does Mr. Fraser think that in the
rehabilitated areas there is a tendency
fo destroy the existing values of the
land in the present centre? That is,
we may have a number of streets estab-
lished with a sprawl of shops, and you
turn away and go to the street behind,
and you have half the shopping centre
here and half there.
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per annum to-day, but the required rate
will. be substantially more than that in
ten years’ time. New home sites, how-
ever, are being placed on the market
currently at the rate of over 11,000
per annum, and this rate will certainly
have to be more than doubled by 1970
to keep pace with the demand, as the
stockpile of old home sites around the
suburbs is diminishing rapidly.

It is obvious, therefore, that, revert-
ing to our theme of the turf, Develop-
ment is the mare of the piece and,
ineidentally, not the nightmare that
some State Caucus Labor backbenchers
would have us believe, and she has been
in labour herself pretty -continuously
since the war, and looks like remaining
permanently in that state.

Although we have seen the cutting
up and developing of vast tracks of sub-
urban land the rate is still not fast
enough. The flight to the suburbs, while
it has eased the strain on some ultili-
ties, such as public transport and roads,
has increased the pressure on the other
serviee providers, such as that much
abused body, the Metropolitan Water
Sewerage and Dralnage Board, which
often labours to bring forth a mouse,
which, as everyone knows, is not even
a sewer rat! But theirs is an unen-
viable task.

These problems, together with what
amounts to go slow tacties, some wilful,
some inadvertent, of certain government,
but I would say, more particularly, local
government authorities, have had the ef-
feet of slowing down the produetion of
land.

DETERRED APPROVALS

A substantial reduction in the cost of
providing home sites could be made if
loeal eouncils would treat the matter as
a serious one and eco-operate. That is
not at alderman level, either. Couneils
are constantly deferring approvals of
subdivigions for no reason in particular.
One council recently asked a developer
for a transfer of land for parks and
recereation area. The company agreed
in writing within one week. Council
then - debated for six weeks whether it
would aceept the offer.

Release of plans by couneils - after
roads are constructed is often delayed
many months awaiting council agendas
and by eouncil’s solicitors not co-oper-
ating quickly in the drawing of doecu-
ments for drainage easements. Day by
day every council becomes aware of its
increasing bargaining power and imposes
various conditions of approval which are
more often than not unfair. A private

developer subdividing an area has to
pipe drainage from council streefs in
the vicinity, and in some cases recon-
struets any abutting streets of low
standard.

The developer has his right of appeal,
but immediately runs the risk of long
delays and a resultant non-co-operative
attitude from the council concerned. The
best course is to go quietly.

Some councils impose inter-allotment
drainage requirements regardless of the
availability of sewerage in the near
future and regardless of the condition
of the soil which, if friable, ean absorb
roof water together with sullage and
septic effluent.

DECISIONS IN 40 DAYS

The Minister for Local Government
could give a strong lead here by enacting
that councils must not use delaying
tacties to obtain benefits from develop-
ers over and above those allowed by the
Local Government Act. He should in-
sist that ecounecils do, in fact, give a
decision within 40 days as laid down;
that they release plans without waiting
for council meetings, and this is pro-
vided for; do not withhold approvals
eaprieiously.

Alternatively, the above matters would
be readily resolved if approvals of plans
of subdivision were handled by a I'Jand
Development Commission or a  co-
ordinator-General instead of by local
councils. It is a matter of interest that
one council engineer recently told the
representative of a development com-
pany that his salary fluetuated on ex-
penditure and, sinee he did not get any-
thing for subdivision supervision, this
work received the lowest priority on his
list of duties. With this type of thing
persisting, eouncils are, in my opinion,
losing ground for objeetion to Mr. Hills’
plan of amalgamation of councils.

Under present conditions it is almost
impossible for a private developer to
start construetion work for at least seven
months after purchase. While the
Registrar-General is making a concerted
effort to overcome delays in the regis-
tration of plans private developers have
experienced unreasonable delays in this
department of up to four months.

When an old subdivision is redesigned
to modern standards — should road
closure applications be necessary — the
period of applieation and negotiating is
lengthy before deeds of grant are issued,
often as long as 12 months.

But I am digressing. Out of this
pattern of pressing requirements in sub-
urban areas is- foaled that healthy,

vigorous colt who is registered as Land
Values but whose erities and detractors
have labelled a hoom colt — and this
in a derogatory sense — and who is
regarded by many as some sort of out-
law or bucking broncho.

It has been established, and this was
referred to yesterday, that since 1938
land values have risen five times, and
that the basic wage has risen only 350
per cent.” But how many breadwinners
to-day earn only the basic wage? How
many householders have only one bread-
winner? That, too, was referred to,
and I agree that it is not desirable,
but it is a fact.

If male units average nearly £23 per
week — and that is an official figure —
this is in itself a 500 per cent. increase
over the £4 4s. of 1938 when, by the
way, there were lay-offs in plenty and
little overtime worked because factories
were not in full production.

Certainly land prices are up the same
percentage, but the purchaser to-day
gets better value for his money. Then
he got mainly gravel roads and a mini-
mum of services and subsequently had
to make his contribution towards-kerb-
ing, gutfering and footpaths. To-day
he gets tar-sealed roads — often because
of council requirements to a heavy duty
specification, even in back streets—
kerbing, guttering, sometimes footpaths
and, from the major developers, even
sewerage at their own expense. :

SUPPLY AND DEMAND

Seated firmly in the saddle during
any consideration of land values, or land
hooms, is a hoop who goes by the quaint,
old-fashioned namez of Law of Supply
and Demand. As on the racetrack, or in
commerce, so it is in the real estate life
of any city — this jockey ealls the tune.

Fssential as was the - Cumberland
plan and the green belt conception there
is no doubt that it has in the past eon-
tributed to the shortage of supply. 1
think it was because of that that Mr.
MeDonald was able to quote figures yes-
terday showing that the ratio was against
land, or worse, over the last five years.
That is because it was bottled up for a
long time, but it is surging through now.
Development, and a lot of it, will help
to stabilise this. ’

The Minister for Local Government
rectified this to some extent last De-
cember by annomncing the release of
a further 46 square miles. Do not be
lulled by this apparently large figure —
it takes a long time to reach the market.
Ta fact, to the end of July, which was
eight months after the announcement —



. suburban area.
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I have these figures on good authority—
only 20 square miles had actually been
released, seven to hecome non-urban,
four to hecome open space, one-and-a-
half industrial and only seven-and-a-half

~ residential. This means possibly 19,000

home sites, or a little over one year’s
demand.

And do not forget that not all of thxs
area reaches the market quickly or at all.
Some is required indefinitely for con-
tinuance of present usage. In other
cases owners wish to develop themselves
but lack the capital and go looking for
it.  Others still hopefully hold out for
too high an asking price.

Genuine developers, in their own in-
terests and in those of the publie, are
playing their part in keeping land priees
within hounds. Delays in planning, de-
velopment and selling of an estate all
add up to an additional carrying
charge. Therefore suggestions that de-
velopers sit on land are absurd.

£2,000 TIED UP LAND

I saw a case recently at an auction
where a man bid £4,000 an acre for a
It was marked for
future release. There was a condition
in the contract that it hold for 12
months while release came through. MHe
walked into the room to sign up and
was brazen enough to say he only had
£2,000 —not even the ten per cent. de-
posit. The vendors accepted that and
the position there now is that he had
12 aeres of good land tied up on £2,000
for 12 months. I should imagine he
will not make too mueh effort to have it
released quickly, and he stands to make
a handsome profit at the end of 12
months.

A developer having purchased that
Jand would, T venture to suggest, work
out a proposal for development and
projeet housing and put that up to the
authorities, and no doubt have the re-
lease period advanced; and the develop-
ment would have gone on and homes
gone up.

_ Returning to my theme of the De-
velopment mare, a developer’s main con-
cern is the gestation period; that he
gives quick delivery and that there are
not too many still-born.

The worst influence on land values
are the professional punters or specu-
lators, the amateur riders, who buy in
on a shoestring, either en globo areas
or individual home sites, and sit on
them waiting for time to give, them
capital appreciation. .

My chief aim and, I am sure, that

of all genuine developers, is -to produce
land speedily for the public, and to this
end I like using the good old battery
under the saddle. Ask any of my pro-
duction staff—1 saw one or two of
these here.

THE CHAIRMAN thanked Mr. Light-
foot for his address and invited members

of the audience to come forward with
questions.

MR. L. H. WEBBER (Visitor): I
was interested in the matter of common
rights of way to give access to the same
part of the rear, possibly, of rugged
blocks. Does Mr. Lightfoot’s company
develop those as useable tracks in ad-
vance? Are they protected by recipro-
cal easement, block to block, and is
any provision able to be made for
future maintenance? Almost allied with
the same question is the matter of the
other allotment side drainage. Is any-
thing done of a constructional nature
and can anything be written into the
contracts which imposes some obliga-
tion to maintain such drains?

MR. LIGHTFOOT: These tracks are
tarred ahead by the company, Recipro-
cal easements are given. There is mno
provision for future maintenance as far
as we are concerned, and I have not
the answer to local provision for main-
tenance.

MR. G. S. NEWELL (Sydney): I was
particularly interested to hear the atti-
tude of the Metropolitan Water Board
in relation to sewerage, and then de-
manding that it be handed over to them
at a eost of £1. This provision of
amenities within subdivisional estates is
sound and, particularly in development
stages of any country like this, it is
fair and reasonable. But there is no
equity in extracting money from people
who are developing. 'In America there
is a franchise up to 15 or 20 years
whereby the rates contribute to that par-
ticular service. Has anyone in this
country tried to make that type of
amenity available to developers?

MR LIGHTFOOT: I would say not,
but I agree that it would be something
to be aimed at, and someone should move
on this and make approach to the Water
Board.

MR. NEWELL: That all adds cost to
the purchaser. We have all these com-
plaints and arguments about cost of
land, but much of it is created by the
attitnde of local government bodies and
government instrumentalities.

-MR. D. DULHUNTY (Port Mac-
quarie): On the question of the popular
ery on .cost of subdivision of land, I
suggest that councils are to blame be-
cause of their requests for amenities.
If development is to be made it should
be of the highest p0551b19 standard, or
no development.

The council asks for the hlghest pos-
sible kerb and gutter and road sealing,
even in some areas where the people
cannot possibly afford the costs asked
for development of the area to such
high standards. What do you think of
this? ,

What is Mr. Lightfoot’s opinion on
when, at what stage, the subdivisions
should be sold? He did suggest that
they should not be sold until streets
are properly completed. I have a
thought that is related to cost of these,
because cost 18 a major thought wnth
borrowed funds.

If we are to keep the development
of the country mnot in the hands of
major monoplies I think we should help
to some extent those smaller ones work-
ing on borrowed funds. That gets back
to delay in realisation, the situation
whereby the developer carries out his
development and produces his plan be-
tore he starts building, lodges the planx
and gets couneil approval for road and
building' design, and then lodges his
D.P., at the same time giving bond to
the council that the roads will be car-
ried out so that the land could be so]d
then.

I suggest it would have to be cheeked
twice, before roads are constructed and
afterwards. In some cases it is worth
the extra expense because it allows the
developer to give transfer of his title
to blocks and allows the council to get
guicker rates and quicker realisation.
At the same time the publie is guaran-
teed it will be done, as the engmeermO
design has Dbeen approved

MR. LIGHTFOOT: We do consider
the aspects should be developed to the
highest possible standards. I would add,
within reason. For example, we had
a case where the council demanded main
roads specifications on all roads within
the subdivision, which was out on a
promontory, where they would no
through traffic. Some of them were cul-
de-saes.

It could have been challenged. 1t
seemed frivolous and unnecessary. But
if it had been, it would have caused
delay which would have increased the
price £6,000. I feel the council would

‘wé "enough in design.
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design of the centre. It is particularly
hard to provide for all contingencies,
plumbing in particular.

- Once the major tenants have been
signed, it is Just as well not to complete
the leasing programme too quickly. It
is generally felt that a more effective
centre will usually result if the centre
opens ten per cent. to 20 per cent.
underlet.

Most of the larger stores will have
rather detailed specifications as to size
of store and strong wishes regarding
location. Kach new lease, therefore, may
require an - actual physical rearrange-
ment as well as a reappraisal of the
leasing pattern.

Some centres keep all food stores, say,
together and all clothing stores in order
to ensure that each customer is per-
suaded-to see as much of the centre
as possible.  In some large centres all
stores selling high priced, quality mex-
chandise irrespective of type, are
grouped, while those offering medium
and low priced goods are placed in a
group elsewhere. This is largely a mat-
ter of personal preference.

There is one aspect which must be
considered, however, and that is the
fact that some stores arve traffic gen-
evators while others are traffic users.
There must be an attempt to predict
the direction of pedestrian flow in the
centre and to place the traffic genera-

“{fors in such a way that as much pedes-

trian traffic as possible is routed past
the traffic users, of which there are
more. This is something which the
customer may never notice, but which
strongly affects the developer’s pocket.

Axchitecturally most of the centres we
have built out here haven’t been too
bhad. At leéast we haven’t adopted onc
American habit of having a Queen Anne

“{ront with a Mary Jane behind. T don’t

think our architects have let themselves
There could be
more built in carnivality and fun, par-
ticularly in signs and street furniture
and paving.’

HABITS OF SHOPPERS

Not enough attention has been paid
to shoppers’ habits and shoppers’
needs, like seats mnear bus stops, pull
in spaces to let husbands drop their
families out at the kerb out of the main
traffic stream, awnings over car doors
for inclement weather. At one recent
shopping centre opening at which it
rained I had to buy a raincoat to get
avound the centre, as the awnings were
too narrow. ‘

I think the mall type centre is prob-

ably the best for Australian eonditions,
particularly Sydney with its exiremes
in wind and weather. In America there
has been a trend to a few cloged in
malls, air econditioned, of course, and
the shopping public have reacted most
favourably. One centre in Minneapolis,
of course, needed this solution as they
only have an average of 160 fine shop-
ping days a year.

Our  parking areas have been too
small, and on this Mr. Fraser and 1

agree. The developer has been too

hungry for his return, or he has been
forced by the high land cost into build-
ing a lavger store group on a confined
site.. This -has not been fair to the
tenant and, in future retailers will
react against centres which under catex
to the parking demand. There is no
fixed rule in parking ratio to floor area,
except that I would not recommend less
than two and one and the best recom-
mentation is that you ean’t have enough.

VOLUME OF TRAFFIC

The number of shopping trips by car
or public transport generated from any
residential area is directly related to
car ownership. Since public transport
plays a relatively small role in serving
most outer suburbs this relationship ex-
plaints why two similar shopping centres
with trade areas of comparable size can
generate different volumes of traffie. It
also explains why one of these shop-
ping areas may need only a one to one
ratio of parking area to flocr area,
whilst the other needs threc or four to
one.

‘When' the shopper was at the merecy
of publie transport, 100 per cent. loca-
tions were a safe substitute for market
analysis, but when widespread car own-
ership liberated the customer it became
eident that the shopper can be pulled
anywhere by a strong merchandising
attraction and by a place to park the
car.

Once the centre is open, support from
the seeondary fringe trade areas is only
sustained by very, very strong promo-
tion, the primary pull being food, the
secondary non-foods. That is, primary
trade area five to six minutes’ driving
time, secondary trade area ten to 15
minutes’ driving time. A pretty centre
with customer convenience alone is not
encugh.

The type of plomotlon to be under-

"~ taken by the centre is of vital. im-

portanee to ifts growth. Much more
money can be wasted in carnival type
ballyhoo whieh brings erowds but not
customers to the centre. Thousands of

the curious will turn out to see a high
diver risk his neck diving into a small
tank of water. Few of these turn out to
be customers and some never again visit
the centre. The purpose is not to pro-
vide entertainment or diversion. They
should be induced to come and buy. A
carnival-type promotion has its value,
but its limits should be recognised and
its uses restricted.

There is no substitute for offering
attractive merchandise and sound-values.
The purpose of a promotion should be
to bring these values to the attention
of prospective customers and to empha-
sise the advantages of shopping at the
particular centre.

Effort should be made to build up an
equity in each promotion that can -be
capitalised on in future promotions.
Some eentres are accomplishing this by
running a monthly Red Ticket Day, or
a Well Spent Pound Day, or some other
recurring event. Kach event then has
the weight and foree of all previous
advertising. It is possible to make the
customer aware of the recurring nature
of the events and to have her wateh for
them.

Without belabouring the obv1ou's it
can be pointed out that the wider the
participation of all merchants within
the centre the greater force and sucecess
of the promotion. But not so obvious
is the faet that profitable promotions
can be had without 100 per cent. par-
ticipation. %

LOCAL ADVERTISING. :

Chain  stores - which formerly relied
solely on group advertising and’ depart-
ment stores which have previously placed
all their advertising eggs in the metro-
politan newspaper basket have begun to
learn the necessity of local advertising
and participation in local promotions.

Not all have accepted this fact, and
in nearly every centre there will be a
few non-participants. These few should
not be allowed to defeat the eo-operative

-effort of the cther tenants and should
‘not ‘be allowed to become a reason for

non-¢o- operatlon e

Promotion« is the responsibility of
both the developer and the merchants’
association and 4 large part of any
shopping c¢entre’s success will depend
upon the vigour and health of its mer-
cuants’ association. Yet no phase of
shopping  ‘centre - planning, -designing,
leasing or operation offers more of a
challenge than: the creation and per-
petuation of an effective. agsociation.
Tt is a problem reguiring diplomaey- and
finesse in finding a satisfactory balance
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have delayed planning and building by
‘many months.

Zoning originated as a method of pro-
tecting existing property values from
depreciation caused by the intrusion of
incompatible land uses into established
. neighbourhoods. Some legislation and

_ordinances are defensive in purpose.
This pattern of thinking still persists
with many individuals and some govern-
mental authorities.

Recent urban growth has iully demon-
strated the fact that zoning based upon
the preservation of the status quo does
not work satisfaetorily in a dynamie
growing eommunity. Adequate provision
must be made for the expanding land
needs of an increasing outer suburban

population and changing land needs for
the inner suburban population.

- Land purchase price, of course, must

. be right. - In the U.S. they say that site
cost is awarded a factor of four per
cent. in planning decisions. Some prices
asked for potential . sites here would
make it nearver 40 per cent. Seriously,

“'thought, good sites are hard to get and
they tend to be expensive.

It is impossible, or imprudent for me
to say how muech the developer should
pay, but generally, when the centre has
been completed, final development costs
have approximated. £65,000 an aere.

~ Prime suburban sites which could be
bought for £200 to £2,000 per acre a
decade ago to-day. command prices of
£10,000 to as high as £20,000 per acre,
but then everyone was unaware of
“shopping centres! Also the estimated
"average eosts of building new shopping
centre space has risen in the past five
- years from £2 per square foot to £3

[per square foot. ‘

THE PERCENTAGE LEASE

These elements have removed mueh of
the potential for large -—and fast—
* gains. The shopping centre developer,
rather than being a freewheeling real
_estate speculator, is increasingly more
like the conservative merchants he has
as tenants. This stems largely from the
‘phenomenon of the percentage lease,
by which the tenant pays a percentage
of 'his gross sales as rent and which
forees.on the developer a sympathy with
. the economic wellbeing of the merchant.

As developer, Leonard Farber, who is
also. president of the International
Council of Shopping Centres, says:
“‘The developer has a vital interest in
each merchant’s experience and ability
as well as in methods by which he, as
landlord, can help build sales volume’’
Thus, as long term investment potential

crowds out short term speculation as a
motive for development, shopping centre
backers are taking a longer view of their
economies,
. .The pressures of the merchants and
lenders themselves are reinforeing this
view, which is basically conservative
and sunk in a bedrock of actuarial
methodology. To-day, the development
of shopping centres is as much in the
nature of a merchandising venture as a
real estate speculation.

The shopping centre developer could
come from one of four sources: The

. retailer, such as Benjamins; the profes-

sional developer, such as Suburban
Development; large property owners,
such as the Wentworth -family in the
case of the Warrawong centre.

After next May, we hope, unless you
are in the know, financing a shopping
centre will be approached in these ways:
by mortgage, equity, loan, tenants’ ad-
vance (debenture). The last named,
while being the easiest for the developer
and the most used to date, restriets the
chances of getting the best merchan-
diser, and the best of thern have their
capital working for them in stock and

ot in real estate, as no one knows better-

than. men such as yourselves.
GETTING THE IFINANCE

The timing of moneys néeded for the
development and the rate of veturn to

.the financiar are important to every

project. Again a competent market
analysis report makes getting finance a
lot easier. ,
Now I have been talkmo" to- you, if
you have participated in land develop-
ment, as part of the planning.team. The

.real estate agent should know when and
. where he participates in the development

process. Of course, he should partici-
pate in the loeation, valuation and pur-
chase of the site, assist in the presen-
tation to the local planning authorities.

A word here about councils and re-
lated planning authorities. - Be genuine
and thorough in any presentation. With
shopping centre development the im-
portance of good public relations ean-
not be. over emphasised. Don’t put a
development application into council five
minutes before the business paper goes
to the town elerk. Obtain everyone’s
viewpoints first and, if possible, incor-
porate them into the scheme. With more
good management than good luck the
application :should only have to go to
the vote onee. ., Again the importance
of the market analysis and a good model
cannot be over emphasised.

The real estate agent’s local know-

ledge is invaluable in determining the
changing land use of the trade area in
advising the market analyst. The agent
assumes the leasing functions, some-
times with the assistance of the de-
veloper’s own leasing personnel in ad-
vertising, interviewing, selecting and
closing the lease.

Management and rent colleetion are
the agent’s role also. The most impor-
tant funection, though, is the leasing.
In each shopping centre there is a theo-
retical best selection of tenants which
will generate the most business and pro-
duce the most inecome. This is never
possible. to achieve. But, starting with
this perfect combination, selection pro-
ceeds until, somewhere along the line; a
perfect tenant is not available and the
second or third best tenant is signed
up. Then the whole merchandising pat-
tern of the centre, its shopping. attrac-
tion, income, ete., must be reviewed, and
this goes on all the fime.

SIGN UP BIGGEST FIRST

Shopping- centre leasing is a most
frustrating, time consuming job, and it
is. well to note here. that a man must
do a boy’s job in sueh delicate negotia-
tions. The agent must sign up the big-
gest and most important tenants first.
Not only are they bait for the smaller
fish to follow but this enables the
range of merchandise to be decided with
consideration of the merchandising
reputation of the larger stores.

Once. he has the. major traffic gen-
erators the agent should next concen-
trate his.efforts on securing the type of
tenants more difficult to.obtain. TFirst-
ly, the major fashion store. There are
very few chains of this type and meost
stores hesitate to set up branches. A
good hardware store is also hard to get
and should receive early attention.

The diffigulty is that this procedure
slows up the developer’s entire pro-
gramme and, faced with a deadline or
the necessity to produee results, he is
likely to sign up first those tenants
who are easiest to sign. The result of
rushing and leasing in the wrong order
is likely to be a poorly balanced centre
and lower rents than could have been
achieved otherwise. In appraising pros-
pective tenants the leasing agent should
examine their advertising budget, ap-
parent aggressiveness, completeness of
stoek, reputation, merchandising ability,
stability and, most important, their
ability to attract and hold trade.

Tt is not only the tenancy pattern
which is altered with each new temant
but also the planning and architectural
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have had to pull out, because there
would have been a lot of delays in other
directions.

I agree on the quick method of get-
ting the land on the market. The chief
disadvantage is that buyers cannot
visualise what they are getting and,
unfortunately, a number of salesmen

are not very explicit. A buyer finds
that his roads are two feet higher or
lower than he expected, and the sales-
man will not admit that he did not
explain this, or perhaps he did, and the
buyer was not attentive. But he cannot
visualise it, so it is better to put your
roads in and, let the buyer see them,
and what height they will be.

Discussion period.

WEDNESDAY, OCTOBER 19 (Afternoon).—CHAIRMAN: Mr. Lyle Moore.
Addresses: ‘‘Residential and Commercial Units’’, Mr. Harry Seidler (with
lantern slides) and Mr. F. P. Cook. Discussion period. Addresses: ‘‘Problems . '
and Advantages of Home Ownership’’, Mr, H. N. Barton and Mr. K. G. Hurst.

THE CHAIRMAN, introducing Mr.
Harry Seidler and Mr. Peter Cook,
said :—

The first speaker is Harry Seidler,

"AR.ALA., one of Sydney’s well known

architects, whose work speaks for itself.
He will be followed immediately by Mr.
Peter Cook, who is one of our younger
school of institute members.

MR. SEIDLER: On the subject of
commereial and residential units I have,
of course, to attack the subject entirely
from an architect’s or town-planner’s
point of view. Looking at it from that
angle it resolves itself into two major
aspects. Fither we see it from a broader
viewpoint in terms of the present tend-
ency to high density development, home

_units, and what that means to the city

at large. and the reconstruetion of
blighted areas of the ecity; and the
speclahsed buildings and the question of
what is suitable? The same can also
apply, of course, to commercial
redevelopment.

In recent years there has been tre-
mendous influence for high density de-
velopment. That means that the city,
or metropolis, is growing beyond rea-
sonable limits. We have in Sydney just
on 500,000 people living without essen-
tial services. I do not think many
people are fully aware that 500,000
people live in Sydney without the sewer.
That, and all its allied problems, is
responsible for a concentration on the
inner and somewhat decayed suburbs,
the old suburbs that now become desir-
able in terms of land value, in terms of
their position, due to our magnificent
harbour. Certain sections of the popula-
tion want to live there.

Development has taken place in a
piecemeal sort of way so far, in that
individual blocks have been built up
with flats: with varying degrees of suc-

cess. The future of the suceess of this
type of development lies entirely in the
sculp beyond the individual site. And
that brings in. government control to.see
to it that this new type of development
in these inner suburbs is according to
a pattern which will yield, when com-

* pleted, something that people will really

want to live in.

I think wisdom shown at this present
crucial time will determine the desira-
bility of the way of living in the years
to come.

Obviously no one needs to be con-
vinced that-it is nice to have an indi-
vidual house among trees in a nice
suburb, with services, but very few
people at the present‘ time ean be con-
vineed that it is a good thing to swap
this for a flat.

VIEW COULD BE LOST

Some will say it is marvellous to have
a flat, particularly when there is a
view, but nobody ecan safeguard it.
What you have to-day you may not
have to-morrow in the way of views.
So I think, particularly in Sydney, en-
dowed as it is by Nature with its
foreshores, a great deal of thought
should be given to that.

There is a great deal of precedents
from overseas on how large seale de-
velopment goes on, and magnificent
examples have been achieved, particu-
larly in England.

Now we come to the individual build-
ing, taking for granted that possible gov-
ernment action will ensure the right
tendency for large enough developers to
get control of sufficient portions of land
to enable them to play and develop in
such a- way as to make a unified
coherent whole rather than a hit and
miss effort with individual block de-
velopments.

Individual buildings have, of course,

MR. HARRY SEIDLER

to be good architecturally to be really
saleable. They have to be fundamentally
well planned. I think common sense will
then show whether people buy them or
not. I do think a good produet will
automatically be more desirable.

Some pretty terrible things are being
done to-day. I feel that the average
sort of home unit building put up is
sub-standard building. We do not do
very well in that regard now, but con-
siderable improvement and progress is
being made.

Mr. Seidler devoted the remainder of
his time to slowing the convention a
series of coloured slides, thrown on to
a sereen on the platform which, he said,
would illustrate what was meant by de-
sirable architecture and desirable plan-
ning for the interiors of such buildings.

With each of the slides, which were
of commereial and domestic building
and projects overseas, he gave an ex-
planatory commentary.

Sydney, he pointed out, was extreme-
ly fortunate in having its harbour; with
steeply rising foreshores and' many
peninsulas, a place where, naturally, a
lot of people wanted to live.

MR. F. P. COOK: You have, I feel
sure, enjoyed the very interestirg address

~on the construction of home units and

commercial buildings so ably delivered
by the previous speaker. If my address
lacks as much colour it could be partly
due to the faet that T will endeavour
to eram into the available time. as much
statistical information as possible, in
the hope that it will be not only of
interest but of some assistance to my
colleagues who have, as yet, not entered
the realms of this specialised type of
real estate selling.

For those of you who are more ex-
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perienced than I, and I feel sure there
must be many, then 1 crave your in-
dulgence and trust you will forgive me
if I appear to over emphasise the some-
what elementary principles.” The sub-
ject I have been asked to speak on,
the selling of residential and commer-
cial units, primarily requires an accurate
knowledge of the market and the type
of development most suitable for a par-
ticular area.

How hest can this knowledge be ob-
tained ?

1. By the establishment of a unit
display centre where carefully tabulated
data is compiled from answers received
from potential buyers to a well pre-
pared questionnaire.

2. By following up the original in-
quiries, after a reasonable time, with a
more detailed questionnaire to the unit
owners, requesting advice on their
opinion of the lay-out of the unit, the
services that are available and whether
they are operating effectively. Invite
answers to such questions as: Do you
consider a balcony an important fea-
ture in a home unit? If so, should it
be recessed or open? Do you have a
baleony and, if so, how often do you
use it? TIs the sound proofing satis-
factory? If not, what noise do you
consider most objectionable?  How
necessary do you consider the provision
of a swimming pool or other recrea-
tional facilities in the ground layout?

TWO BEDROOMS DEMAND

As a result of a fairly extensive in-
quiry made over a considerable period I
have found that the units most in de-
mand eontain two bedrooms, followed by
one-bedroom bachelor and three-bedroom
units in that order. Three-bedroom
units are diffieult to sell unless they
exceed 14 squares in area and these
have only proved popular in the better
class bmildings in the most fashion-
able suburbs, such as the Eastern Sub-
urbs, and, to a minor degree, on the
upper North Shore. In these areas
owners have, in most ecases, left large
homes and thus prefer the additional
accommodation and are prepared to pay
more for this convenience.

Furthermore, the majority of home
unit buyers are middle-aged or retired
people and are prepared to sacrifice
bedroom accommodation for large living
areas. They insist on balconies and
do not like ambulatories, prefer a kit-
chen to an open cooking recess and,
in most cases, state that they prefer
to live in small buildings rather than

MR. F. P. COOK

larger multi-storey construetions.

This latter remark is not borne out in
actual fact, particularly when one has
regard to the ready sale of units in
multi-storey buildings erected within
the last few years. This is partly due,
I feel, to the fact that the larger schemes
have occupied prestige sites.

The result of the market research:

1. It will determine the peak demand
and where it is most concentrated.

2. The most suitable size and lay-
out of the unit in a particular area and
the service which should be provided.

3. The optimum price which can be
anticipated for the unmit on the current
market.

4. To what extent finanee will he
required, and what arrangement can be
made to meet it.

5. The profit margin whiech can be
reasonably anticipated, having regard
to the loecation, the size of the indi-
vidual units and the standard of finish
throughout the building.

6. The best economic development of
the site having regard to the above facts
and the loeation.

7. The maximum price which can be
paid for the site. This, to a very large
extent, will be determined by an analy-
sis of the above, together with any
special feature of the site itself.

Choice of Site: I once heard an
American appraiser state at a valuers’
convention that there were three car-
dinal points he considered when valuing
land: firstly position, secondly position,
and thirdly position. 1 daresay that
applies equally here, particularly in re-

gard to home unit development.

The position of the building takes
into account such things as the means
of access, the views and the extent to
which they can be preserved in the
future. Other factors include prox-
imity to shops and transport, the shape
and size of the site, the ease to which
it lends itself for building operations,
having ‘regard to the contour, excava-
tion and foundation costs and the avail-
ability of the essential services inelud-
ing drainage and sewerage. ‘

Land is only worth what it is cap-
able of producing and that applies
to rural or urban lands. Hence, when
considering this prime ecost, ecare must
be given to ensure that the land is put
to its best economic use. In the case
of home units, 1t is measured in terms
of £X per unit rather than £X per foot
frontage, as is the ecase with indi-
vidual home sites.. This brings up a
further consideration, namely, the ex-
tent to which the site ean be used
having regard to local ordinances.

Apart from the above, the price of
land varies considerably due to its
location. In the northern suburbs,
from Kirribilli to Manly, suitable home
unit sites have realised prices equiva-
lent to £700 to £1,000 per unit.

CHANGES IN DEMAND

Changes in popular demand can af-
fect the price. For instance, Kirri-
billi has been most popular, due to its
proximity to the ecity, together with the
fine views obtained from echoice sites.
As against this, Manly, due to its com-
parative isolation, has not been held
as favourably. until quite recently and
undoubtedly has now become very popu-
lar due to the other advantages it can
offer. In the case of the eastern sub-
urbs land prices have been equivalent
to £750 to £2,000 per unit, in aceord-
ance with the location and suburb.

Most suitable Development on the
land: The type of building to be erect-
ed on a given site and the site of the
individual units will vary aeecording to
the location and the distriet concerned.
I have found from experience that the
units in most popular demand in the
various areas are as follows:

Darling TPoint: Two-bedroom units
having a floor area of about eight-and-
a-half squares to 12 squares per unit;
three-bedroom units of 16 to 20 squares,
with a smaller average area in Point
Piper and Double Bay:

In Elizabeth Bay two-bedroom -units
of about eight squares, Rose Bay one-
bedroom units five to seven squares:
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supermarket or variety store as the
major tenant and possiblygalso a junior

- department store. These cehitres, in ad-

dition to convenient goods rand per-
sonal services, provide for sale of
clothing and household lines (hardware,
appliances, ete.), inelude 20 to 40 stores,
require at least 5,000 families to draw
on, park 500 cars and need a site area
of up to ten acres. The example here
would be the St. Ives centre.

Regional Centres — These centres
have at least one department store as
the dominant store and offer goods in
full depth and variety, reasonably com-
parable with the ecity, include 50 to 100
stores, require at least 25,000 families
for support, parking for 1,000 or more
cars, and need 20 acres as a minimum
site area, the example here being the
Chadstone centre in Melbourne.

In between these examples we have
the large community centre such as
Chermside in Brishane, which cannot
at this stage be typed regional centre
due to the limited selection of merchan-
dise. Top Ryde is a small regional,
offering variety and competitive selec-
tion, backed up by a full size depart-
ment store, but restriected in parking
area. A new trend is the introduction
of a planned unit complementing an
existing shopping area, such as the
Suburban  Centres  development  at
Hornsby or the Warrawong centre near
Port Kembia.

FIRST CONSIDERATION

Before introducing a shopping ecentre
development anywhere, the first consid-
eration is loeation and in diseussing
location factors the first rule is, don’t
develop a shopping centre site just be-
cause there is a residential area nearby.
Shopping centres are located not be-
cause of the desire to build a monu-
ment to the developer but as a re-
quirement of physical security for mer-
chaundise, and it forms a necessary part
of the dynamies of retail distribution.

Whether the proposed shopping centre
is feasible or not depends largely on the
supporting evidence turned up by the
analysis of the market potential. The
market analysis determines the kind and
size of the projeet and the analysis is a
job for an expert with retail and town
planning experience, not the intangible
type of produet research presented in
a gold edged folder by advertising
ageneies.

In determining a trade area the
serious analyst undertakes population
studies: the quantity, quality, present

state and future trends available to the
location in question; the present and
future zoning; whether green belt re-
leases or change in neighbouring zoning
classifications will affect the potential
of the development; studies of income
and expenditure; accessibility and
analysis of competing sites and shop-
ping areas. )

The use of distance as the only eri-
terion for establishing the extent of a
trade area is not recommended. The
movement of shoppers in a suburban
area- is largely controlled by the com-

petitive relationships of neighbouring

shopping areas.

Two points should be stressed here:
1, Trade projections should only be
made five years in advance, as too many
intangibles enter later on; 2, American
facts and formulae do not necessarily
apply here.

IMPORTANCE OF RESEARCH

Research is common to other sections
of business but it is new to land use.
No successful explorer to-day embarks
on a new venture without making full
use of all available research and infor-
mation and no explorer has public money
to spend as a developer. Proper analy-
sis is the substitute for the golden
huneh of the real estate genius.

A comprehensively planned shopping
centre fits its trade area. A centre too
small for the available purchasing poten-
tial invites later development of a com-
peting nearby site. A centre built too
large either falters, fails to reach its
peak, or is an unprofitable investment.
Research and analysis will show whether
new facilities will answer a need
growing out of inereased population and
buying power or whether new retail
floor space will merely compete with
existing retail distriets.

There are projects that have been
announced for an area in Sydney where
I fear there is some doubt as to their
ability to hold their attraction against
the existing shopping areas. The shops
are no larger, even though they are
well sited on a main traffie artery.
There appears to be mere repetition of
the selection of goods already avail-
able in their trade area.

Even at this early stage it is quite
apparent that in one of the newest
regional centres, stores were restrieted
in type and size by the developer and,
I think, a most short sighted policy
which, while not immediately affecting
this development, is retrogressive on
considering the size of the trade area.

With the market analysis complete

the kind and size of centre needed to
exploit fully the trade area potential
is indicated. In most cases a site is
already owned by the developer. In this
case the problem is to evaluate the site
and to justify its use as being suitable
for shopping centre purposes. In site
selection or. evaluation the same prin-
ciples hold in varying degrees whether
the centre be a small neighbourhood
one of a regional colossus.

The final decision about the site means
being sure the site is the best possible
from the following points of view: It
obviously must be in a well populated
residentjal area or one that is growing
so rapidly that it gives promise of soon
being able to support the size of shop-
ping centre you contemplate building;
it should be so placed that its trade
area is behind it, so that any move-
ment to other facilities, such as the
city, would be forced to pass its doors
—in other words a ‘‘catcher’’ location
rather than a ‘‘puller’’ location.

Access — The site must be easily ac-
cessible by car and bus. For example,
in one of our investigations of a site
adjacent to a railway station there was
a level crossing to be negotiated by
shoppers eoming from the most heavily
populated section of the trade area. The
railway gates were shut to allow trains
to go through, for one-third of the
available shopping hours each day. Not
very good on a Saturday morning!

The Railways Department estimate on
a bridge was £75,000, which had to
be contributed to by the local eouncil
and the Department of Main Roads or,
if the developer desired to see it built,
he could contribute. This was one of
the reasons this particular site was not
developed.

MUST BE EASILY SEEN

The site should be easily seen and
must be easy to get into and must have
sufficient room for expansion. Remem-
ber that parking needs are increased
every year. It should be of a reason-
ably rectangular shape for good plan-
ning and visibility.

Services should be on the site, or at
least nearby. At Top Ryde and St.
Ives we had to pay for and provide
stormwater sewerage and other services
brought to and taken far beyond the
boundaries of the site.

Favourable zoning conditions should
prevail. Investigate the pre-war resi-
dential distriet proclamations in relation
to the loeal planning scheme. Xxperi-
ence has shown that desirable alterations
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mentof the -centre. In fact, it could
possibly - undertake - to- finance certain
projeets; ‘such as parking areas, and even
certain ‘redevelopment projeets. But its
main 'aid would be ‘to work alongside
the local authority “in getting ‘a plan
prepared-iand adhered 'to in the subse-
quent' development.

Redevelopment of the older parts of
our::’big-eities vis- a subject “we must
devote an. increasing ‘amount of -atten-
tion ‘to in the future, planners and de-
velopers alike. Our cities' have become
so big-and spread: out that -we ‘ean no
1onge1 negléet the inner parts which are
ever ‘so-‘much more convenient and
accessible- than- the newer parts on the
outskirts.

In Sydney new suburbs are being
opened up-20: ‘miles from-the commer-
cial and industrial heart of the city
and. we @re starting to plan for new

‘targe towns 307 miles and more away.

Many people;: ‘T feel sure; will niot take
kindly to living in such remoteness and
there will. be: renewed mterest i the
closer :in- suburbs.

Redevelopment, almost a eatchwmd
these ~days,i«does not mean. exclusively
the “wholesale demolition and rebuilding
of cshbistandard areas in the inner sub-
jirhs ‘of ‘the metropolis. : Rather; it means
the systematic remodelling of ~what
very often are our choicest, most con-
venient and accessible urban distriets.
Certainly” wholesale vebuilding may be
essential in someinstances and  the
street patterns may have to be rearrang-
ed. But in some cases vrepainting W111
be all that is necessary.

The thing is that towns are not ex-
pendable like motor ears, refrigerators
and washing' maechines. They have to
he kept up to standard to suit the
taetes of the day. And in this hard,
economic ‘world this applies particular-
ly- to our established shopping centres.

. THE. -CHAIRMAN, introducing Mr.
Yeomans, -said:—

His name, perhaps, is not so familiar
to you as Mr. Fraser’s. He is a part-
ner of “the firm of Clark Gazzard and
Yeomahs, who are development research,
urban planning and architeetural people.
e has made a particular study of
régional * shopping centres ‘and market
research forithe retail trade; He was
largely responsible - for planning Top
Ryde shopping centre, and has a new
one at % Iveq ,

MR YEOMANS Untﬂ the post-war
years the dlqperbal ‘of population to the
suburban’ area. seemed mainly: to in-
terest sociologists and  town - planners.

Then the building boom, higher income
levels and the increased use of cars
accentuated the development of subm-
ban' shopping facilities.

The two most significant developments
in suburban retailing to-day are self
selection and the advent of the planned
shopping centre. These factors are en-
deavouring to achieve the same pur-
pose, that of bringing to the public an
easier and better way of making its
purchases closeé together, close to home
and close to adequate parking.

The social pattern of suburbia -to-
day has engendered these developments.
We are all aware of the sociological
changes since the end of the war, the
explosion growth of the outer areas, the
inerease in family purchasing power and
greater income distribution, which to-
day -sees more money in the hands “of
middle and lower income groups than
ever ‘before.

In place of shopplng attractlon based
on income there is now a far wider
retail market based on differences’ in
needs and tastes within a predominant-
ly “middle- income population. = Better
retail services are required by this new
market, which generally means -greater
convenience in ' shopping and wider
selection of merchandise. Here lies the
appeal of the -planned shopping centre.

Planned shopping - centres do mnot
create the desire on the part of the con-
sumer public to shop in suburban areas.
The planned shopplng centre was the
inevitable result in meeting this desire.

CENTRE CLASSIFICATION

" At the outset it is necessary to classify
the shopping centre. Basically it is a
group of retail stores funetioning not
very differently from those anecient
market places and bazaars. In fact,
most of the retail groupings in our eities
have from time to time been called
shopping centres, a logical term, par-
ticularly for some of our major sub-
urban centres, which are clearly the
centre of shopping activity. But now
promoters and land developers have
usurped the name shopping centre and
it has come to have a special meaning.

The shopping centre is hasically ‘a
carefully co-ordinated group of retail
stores, planned, developed and managed
as a whole, with adequate off street
parking, tending to maximise the cumu-
lative attraction of the unit as a whole.
This definition is now generally acecepted
by technicians and laymen alike,
although some confusion ‘has. resulted
from efforts - by individual = stores to
capitalise-on the glamour and implica-
tion of broad coverage of the shopping

MRE, P. D. YEOMANS _

centre by using the telm in advertising
their stores. ‘

There is, ‘however, a great deal “of
controversy about - classifying - shopping
centres into various types. The reason
is that as the shopping centre trend de-
velops there are begmmng to. appear
recognisable differences -in. funetion.
With this crystallisation of type going
on, there is a scurry among the owners
and developers- to. .secure g'eneral ac-
ceptance that their project is in a high-
er category.

The first questlon that a developer
asks a consultant is, ‘Do I have a
regional centre?’’ To-day any park
and shop project is likely to be called
a regional centre. That being so we are
left with no good designation for the
larger development Contrary to classi-
fleations quoted in Monday’s f‘Sydney
Morning Herald’’ supplement, I give
some Australian classifications instead
of blanket acceptance of American
figures and formulae.

A neighbourhood centre is the small—
est centre, with a supermarket as .the
largest tenant. These  centres provide
for sale of demand goods ounly, the daily
living needs in food, chemist goods, sun-
dries and personal services, include 10
to 15 stores, require at least 1,000 fami-
lies for support.and need .a two to four
acres site. -For ‘example Kuringai
Council’s FEast Lindfield and West Pym:
ble centres.

Community Centres— These are inter-
mediate-sized  centres: with - a large
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In the northern suburbs, say. Kirri-
billi, the most popular flat ¢ontains two
bedrooms with an area of about seven-
and-a-half squares. There is, however,
a growing demand in Kirribilli for a
better class’ unit having a floor area
of nine to ten squares.

The development in Mosman, Manly,
and Cremorne,” would suggest that the
average size of units should approxi-
mate eight to nine squares, whereas at
Killara, the average size is about eight
squares, -with, a. limited demand for
Jarger units up to 12 squares. -

_The trend for larger units in a par-
tieular area increases’ with the desire
to live in the area. Kirribilli, Blues
Pomt ‘and ~ Manly, fashionable areas

‘durmg the World War T era, have since

Yost~ soclal value for private home own-
ership, ‘due “to  age, type of develop-
ment and obsolescence. These areas
are now very much in favour for high
density housing. This transition will
continue and could expand to areas such
as Millers Point, Paddington, and some
of the less favourably built-up areas in
Bellevue Hill ‘and Woollahra, Conse-
quently these areas Would regam the
popularity they have lost.”

Necessity for sound marketing advice:
If the element of risk is to be mini-
mised, the real estate adviser is re-
quired: to perform a very complex and
1esp0ns1ble serviee. This responsibility
will inerease as the: supply of units
equals or exceeds the demand. The
price paid for a commodity, under
normal market conditions, must be stab-
ilised if at all possible’ and, provided
this can be reasonably assured, then the
seeurity ‘will become more popular, not
only with the buying public but the
financial institutions which provide the
means: of purchase. :

For this reason there will always need
to be a very close liaison' between the
adviser and the developer to ensure
that the huildings are of the highest
appropriate quality and in the best pos-

sible location.  Where such conditions .

already exist home -units have been
readily resold when placed on the market
and often at a ecapital gain to the
original purchaser.

‘This means of housing is not entirely
new. It will -be recalled’ that the first
important building in Sydney to offer
multiple ownership, the Astor, was erect-
ed in Maeguarie Street some- 30 to 35
years ago. It would, however, be right
to say that only since the last war has
there been ‘any -major progress in this
field. : This form of “housing has now
beeome well and truly established and
will always form a very valuable means

of housing people who prefer to live
in. a building without the responsibility
of the ground upkeep and maintenance
associated with private home ownership.

Methods of Marketing: To sell units
has created the need for specialised
training. Seldom do we find a sales-
man eapable of effectively selling units
as well as homes, although both pro-
vide the fundamental function of hous-
ing people.

The presentation of the projeet is
most important, keeping in mind that
in the majority of ecases the selling of
the unit commences well ahead of the
completion of the building and usua]ly
starts shortly after some visible means
of development has been established on
the site, but preferably when one unit
has been completed and is ready for
inspeetion.

NEED FOR A BROCHURE

Consequently it is desirable, if pos-
sible, to prepare a well illustrated
brochure setting out the essential fea-
tures of the units and the services pro-
vided, together with a typical floor plan,
an estimation of the anticipated wup-
keep costs, a schedule of prices, having
regard to the position and elevation
of the wunits in the building, together
with a prospectus and form of contraet.

If at all possible, a scale model
proves a very effective selling agent
when presenting the projeet to pros-
pective purehasers, partieularly if it
can be displayed in a well located
gelling centre, where not only the pro-
jeet under consideration ean be viewed
but as many other projects as possible,
so that discerning buyers can make com-
parisons. Not all purchasers can un-
derstand plans.

Now I refer to these two models hele
(on the platform). . One is a tower
type home unit building and the other
a commercial building.

To-day more and more emphasis is
placed on the services of marketing,
and I believe this aspect of selling will
become more accentuated- as-time goes
on. It calls for a somewhat different
approach to the normal functions of
selling and requires epeclallv trained
staff to prepare and furnish the’ oorreet
information.

In addition to the models illustrated
displays of available projects offer eon-
siderable help to prospective clients
and to the selling staff — these~ dis-
plays (on the platform) are what T am
referring to-— particularly if they are
well prepared -and provide photographs
of the building, floor lay-out, schedule

of prices and other factors relevant to
the property.

The selling staff should have a work-
ing knowledge of building construe-
tion to enable them to meet inquiries
regarding possible minor alterations to
the working drawings, which may be
possible during the course of construc-
tion. Knowledge of interior decoration
and ecolour harmony is also desirable.
Such things will often play a very im-
portant part -in the appeal of the
finished produet and assist in the sales
promotion. ‘

Finance: Not the least important
matter is that of finance, for without
it many sales eannot be effected. It is
undoubtedly the lubrication between the
desire and the. fulfilment of the desire
to the conclusion of a sale.

‘Due to the very fact that many
owners oceupy one site mo satisfae-
tory means has yet been found to give
a title which would be sufficiently
attractive to lending institutions in
general.: The most common method of
ownership is by a shareholding in a
company formed for the express pur-
pose of making the property divisible
in an equitable. manner after due re-
gard to the size and accommodation of
the unit and the position and eleva-
tion within -the building.

Realising the need of providing some
workable medinm, a Strata Titles Bill
has been drafted and is now before
Parliament. This Bill, when imple-
mented, will provide, I believe, the best
known means of giving title to this
form of ownership and should be ae-
ceptdable to the recognised lending in-
stitutions and assist in the problem of
arranging finanece.

Commercial Units: During the post-
war years | there has been a limited
move to provide office and commercial
accommodation in the same way as
domestic units. Broadly ' speaking, the
same principles apply in the selling of
this ¢lass of accommodation.  The
market research, however; needs to be
niore specific due to the capital involved,
particularly when one considers that a
moderate-sized city developrmient could
mean a capital outlay of at least
£1,000,000. ” :

The matters which could require
careful consideration ave:— - =

1. The anticipatéd demand for the
accommodation when the building is
completed in 18 monthq’ to two years
time.

2. The amount of accommodation at
present under construetion “and which
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will be available for purchase or let-
ting at or prior to the completion of
the proposed new building.

3. How much accommodation, if
any, will be released as a.result of the
rebuilding schemes.

4. To what extent will present busi-
ness organisations seek to move into
new prestige bnildings having regard to
the effect of existing rents paid under
Rent Control, when compared with the
rents in new buildings based on a fair
economic return on the capital outlay.

5. Should air econditioning be  pro-
vided as a standard service or incor-
porated in the building development in
some manner to provide for the require-
ments of the individual.

6. To what extent will established
business organisations grow in the ex-
panding economy due to the influx of
overseas capital, coupled with immigra-
tion plus the natural inerease in popu-
lation, and, as a result, what demands
will be made for accommodation.

7. What areas can be considered raost
suitable for immediate development and
to what extent will the concentrated re-
development in these areas have on the
existing commercial area.

8. The economic approach, having
regard to the advantages of ownership
as compared with that of renting, par-
tieularly where it can he anticipated
that alternate methods will be avail-
able for obtaining office accommodation
in the foresesable future.

In order to provide this service, un-
doubtedly eonsiderable research is re-
quired, and unless this can bhe made
available we will not be able to measure
up to the changing conditions of this
new world.

EFFICIENT ORGANISATION

In econclusion, T feel the effective
selling of a specialised commodity, no
matter what it happens to be, will re-
ruire an efficient organisation prepared
to render a serviee which the ecom-
munity has a right to demand. Tn pro-
viding this serviee, not only the pro-
moter but the public in general will
henefit.

World living eonditions are changing
and consequently, if we are to fulfil our
functions to the best of our ability,
we must keep abreast of the times. No
longer will it be good enough indis-
criminately to build a series of proto-
type, unimaginative shelters and expeect
the public to acecept anything merely to
get out of the rain.

I believe this is to-day’s challenge
to the real estate profession and to

those of us who are prepared to acecept
it. Then the path ahead will not only
be full of interest, not without an
obstacle or two, but will give a won-
derful sense of achievement and be very
rewarding.

Mr. ¥. P. WEAVER (Roseville):
Could Mr., Cook tell us a little more
on the matter of eurrent price of home
units in relation to their real worth?
When there are strata titles what will
happen when it comes to selling these,
like a mortgaged house? No doubt the
institute will give quite a lot of infor-
mation regarding the need for strata
titles. How much could you tell us of
the nature of the title, and when it
will be available to us?

MR. COOK: With regard to the price
of home units, T take it that the vefer-
ence is to price compared with, perhaps,
cost plus land plus building. But 1
think you would appreeiate as well as
I do that the price is governed by mar-
ket conditions, and the old story of
sapply and demand prevails. If the
price is too high, the units will not
sell.  So far as valuation is concerned
[ can only be guided hy market con-
ditions. T cannot answer as to lending
societies, but T would aet on market
conditions, no matter what it costs.

On the strata title Bill, as T undei-
stand it — and this is only opinion —
T have no real technical knowledge. The
purpose is to give some form of title
to a flat within the building and incor-
porated in the company, or share ar-
rangement, or allocation, will be a plan
which will be deposited with the Regis-
trar-General. That plan will then form
the basis of the title.

It is a very complex subject. The
Bill has been tabled and the Institute
has been invited to comment on it.
We have tendered certain advice. T
think it would be right to sav that it
will eertainly be a step forward so far
as the lending institutions are con-
cerned. T have spoken to a number of
houses and thev have assured me that
when and if it is passed, money will he
much freer for lending.

MR. W. DUNCAN (Milson’s Point):
What protection will the unit holder
have against a person who comes into
possession of that unit selling it to an
undesirable party?

MR. COOK: That is a very vexed
problem. TUnder the present arrange-
ments, where you have a company form
and shares arve allocated, under the
Articles of the Association, of ecourse.
the directors of the company, who are

oceupiers or owners of the bnilding,
have the right to refuse to transfer a
parcel of shares. Secondly, they could
protect themselves as to the occupants
of the building.

Under this proposed legislation, 1
believe — and I say that myself —
that that provision will not apply. That
is the very provision that makes the
units unaceeptable for finance purposes
at present. That is something that is
probably one of the evils, that is on
the other side of the sale, but I feel
that the benefits that will flow from
having finance available will more than
offset anything in" that regard.

MR. W. V. LIGHTFOOT (Sydney):
Mr. Seidler showed pictures of a block
of flats with water views and said it
was very nice if the government would
allow you to keep it. Did the owners
of the adjacent land to that block pro-
test when that block was to be built?
Assuming that the owner of a block on
the water wishes to build a block of
flats that conforms with loeal govern-
ment ordinances and also the foreshores
protection code of Cumberland County
Couneil, would you consider that owner
had grounds for objeetion?

Mr. Seidler: I think there is a eon-
siderable difference between a low
building in the nature of a block of
flats some 30 or 40 years old which is
adversely affected by new developments
and a new property worth a third of a
million, just built. After all, one is
practically ready for redevelopment,
having served its purpose, and the other
1s a new investment. It is not fair to
say they are all on the same level.

With regard to the other question,
there is a terrifie confliet in present
regulations. But, as a recent court de-
cision has shown in the Manly area,
a tall building was proposed which
complied fully with all the present ord-
inances and even tentative codes of
Cumberland County Couneil, and ' the
court ruled it need not be approved by
the particular counecil if that eouncil felt
it was not' in the interest of the publie
to be built there.

T think the entire weight of this de-
cision lies with the local couneil. The
onus is entirely on loeal government to
do, mnot preventive, negative planning.
but positive physical planning, to make
up their minds what should be done.

No council, as far as T know, has a
physieal plan for their own area, one
which savs: This area will become ripe
for development hecause it has houses
40 years old, and so on. What we want
here, if anybody builds, is such and
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at the rear of main road shopping strips
into useful parking space. In the United
States I have seen shopkeepers literally

‘turn their backs on the main road and

face their shops to improvised parking
space of this kind.
There is no dodging the issue of park-

ing in’ the suburban shopping centre.
Admittedly the problem does not really -

arise in the small centres of up to 15
or 20 shops, because kerb parking, pro-
vided it is not on a main road, is
usually adequate. Even so, it may still
prove to be the life blood of the shops
and should be provided if there is space

handy.

Increased mobility is making people so
lazy that the effort of getting out of
the ear and into the shop is heginning
to be regarded as sheer drudgery. There
is a fortune to be made for the man
who can invent a device to enable a
motorist to get from his ear to his
dining table, his bed, his office, without
the effort of walking.

CHANGE IN PATTERN

It is in the largest existing centres
that the parking problem has hecome
acute.  These large centres are the
vesult of an interesting change in the
pattern of metropolitan growth. They
have become important economic and
soecial centres, foeal points for large
suburban distriets.

Tt is into these centres —in Sydney
examples are Parramatta, Bankstown,
Hurstville, and Chatswood — that the
main stream of deeentralisation of re-
tail business from the ecity has been
directed. Here you will find large de-
partment stores, perhaps two or three
in one centre, where once there was a
collection of small shops. Most of the
big city retail companies are now rep-
resented in the suburbs. At least this
is so in Sydney.

We have been very fortunate so far
in Sydney that, in the main, the pro-
moters of new shopping development
are sticking to the existing centres, ex-
cept, of course, where entirely new dis-
triets are being opened up for urban
expansion.

If the residential distriet surround-
ing an existing centre is expanding and
inereasing its population, the new shop-
ping development merely represents
necessary expansion and there is not
likely to be any economic hazard. This
is what is taking place at Hornsby, for
instance, or Blacktown, and will prob-
ably oceur also at Liverpool and other
expanding distriets in the outer suburbs.

But even though the expanding dis-
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triets can sustain the additional shops
the new development with its new fea-
tures — pedestrian segregation and park-
ing, and so on —is bound to have some
impact on the older shopping centre
section. In the one big centre you are
going to have the old and the new. It
is quite possible that the new develop-
ment, with all its modern embellish-
ments, will attraet customers to the
whole centre that it never had before,
and to that extent the old section will
benefit. It is fairly logieal, however,
that the interest and bulk of business
will swing to the new.

But this kind of expansion is also
happening in the older centres whose
tributary areas are not likely to in-
erease greatly in population. So, if we
add more shops to one of the old-
established centres, either it must ex-
tend its influence further and attract
more customers or finish up eventually
with a surplus of shops. The surplus
is more likely to be in the older sec-
tion, not in the new.

Now a large suburban centre that
has had £1,000,000 of ecapital or more
invested in it in a few years by way
of private development, together with
the existing considerable investment,
represents an asset which justifies
caveful and skilful attention.

ANl of this shows up the need for
redevelopment of the older parts of the
large existing centres, in particular those
centres which cannot foresee a substan-
tial inerease in customers. By re-
development T do not mean piecemeal
rebuilding of shops initiated by indi-
viduals who want to bring their prem-
ises up to date. This is all right in
itself but it should fit into a compre-
hensive redevelopment plan.

THE BROAD PLAN

The redevelopment plan should be, in
the first instance, broad and loose fit-
ting, indieating the general location of
the main features— a civie centre, per-
haps bus terminal, essential main park-
ing areas and traffic circulation. TFor
the rest it should do no more than
stipulate that any development which
takes place must be in aceordance with
a detailed plan for a wunit area, with
the whole, preferably a whole block,
bounded by streets.

The obstacles to comprehensive re-
development are tremendons-—so great
that it cannot really be contemplated
under our present wav of doing things.
Most of our existing shopping areas arve
subdivided into tiny shop lots, very
often in separate ownership. The pros-

pect of any one developer wishing to
carry out extensive redevelopment,
gaining possession of large numbers of
small properties, is pretty remote. In
defaunlt of this we are committed to
very piecemeal vebuilding according to
the old pattern of lots and streets, with
a perpetuation of all of their defects
and inconveniences.

It is usually expected of the munici-
pal council of an area to initiate, plan
and carry out redevelopment of existing
centres.  After all, it is the local
planning authority who has powers of
resumption. But it has not powers of
magie. This conception must be changed
or we will still be waiting for re-
development to take place in 50 years’
time,

JOINT ENTERPRISE

Redevelopment must be treated as a
joint enterprise involving hoth local
government and the private entre-
preneur. They must learn to plan and
implement together instead of each sit-
ting back waiting for the other to take
the initiative. The private developer
has the enterprise, the money and the
drive to know what he wants and he
has the wherewithal to get it done. Loecal
government, with all its admirable
qualities, does not possess these to a
degree that would enable it to tackle
redevelopment.

For one thing local government
changes, or is likely to, every three
vears. Consequently it would find it
very diffieult to implement unaided such
an elastic project as a long range re-
development plan. This is not to say
that loeal .government is devoid of
initiative, but it is certainly not im-
pelled by the same foreces as private
enterprise. Its interests are spread over
its whole area, not concentrated in one
particular spot. But it has wide town
planning powers, ineluding those of ac-
quiring land and property in the public
interest, and it has, in a move altruistie
sense than private enterprise, the inter-
est of its community at heart.

Such a ecombination is the most prae-
tical arrangement for successful re-
development. T.oeal government cannot
do it alone.

Private enterprise interested in the
redevelopment of an existing shopping
centre must, however, find ways of co-
operation within its ewn sphere to per-
mit joint action with loeal government.
This sounds like the local chamber of
commerce, but it is something much
more than that, a body representative
of the business people formed for the
purpose of promoting the redevelop-
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use of the motor ear has on the service
given by public transport. The pro-
portion of people who use public trans-
port to reach the city and move about
in it is mueh greater than those who
come by car. Substantial improvement
in motor ear access and other facili-
ties like parking would almost certainly
cause the number of people travelling by
ear to inerease at the expense of publie
transport.

The effeet on public transport of re-
duced patronage is usually a falling off
in service. Fewer people to carry means
fewer trains, buses and ferries and a
falling off in service. In turn this leads
to a further falling off in patronage.
The total effect could well be that fewer
people would come to the city.

In short the motor car is a very
doubtful quantity in what it can do to
keep the ecity buoyant. Actually its
effect on the city works in another way.
Tt is playing a hig part in encouraging
horizontal metropolitan expansion, which
is a relatively thin distribution of resi-
dent population over a wide area. The
result is that a large section of the
metropolitan population is so far re-
moved from the eity that its members
have no interest, social or economie,
in it.

BUOYANCY OF CITY

This is the real crux of the matter
as far as the city is concerned. The
buoyaney of the ecity depends on its
ability to attract people. The nature
and strength of the attraction that the
city can offer and its accessibility are
the vital faetors in this. The stronger
the attraction the less important aec-
cessibility becomes.

The future of the ecity, therefore,
seems to rest on the measures that are
taken that will help it to attract people
—workers, shoppers, pleasure seekers
and tourists. Such things as vitality in
leadership in retail trade, the quality
of entertainment and eultural exhibits.
tourist activities, are the big factors.
According to the degree of attraction
that these things exert so will the city’s
pull extend farther out. )

And of course, the best insurance
is a well-populated ring of inner suburbs,
" the redevelopment of which ean hardlv
he postponed indefinitely. These are
the prineipal needs of the city, eoupled
with an efficient public transport ser-
vice that refuses to wilt at the on-
slaught of motor car competition.

The government’s deeision to re-
develop the Rocks area for high densitv
housing is a most encouraging boost for
the eity. It is in line with recent over-

seas practice of encouraging people to
live right in the city.

To maintain its place in the economic
and social life of the metropolis the
gradual redevelopment of the eity must
be envisaged and provided for. At
present the emphasis is on the economi-
cal (office) and administrative quarter
of the city, and in this regard Sydney
is leading the way with the extensive
redevelopment project contemplated for
Pitt and George Streets.

The retail guarter is under a tempor-
ary eclipse while the emphasis of this
kind of development is in the suburbs,
But while we may not see much retail
expansion in the city we can expeet a
good deal of redevelopment. T.et us
hope that it will be enlightened and
well thought out.

In the meantime we ean perhaps hene-
fit by observing the results of attempts
in other cities. Here some of the prin-
ciples behind the new shopping centres
are being applied. For example, there
is pedestrian segregation. There have
been some attempts at converting vehi-
cular streets into pedestrian malls.
This ean lead to complications, such
as in the delivery of goods, and is not
likely to appeal to shopkeepers who pre-
viously had bhus services passing their
front doors. Indeed there is a risk
that a street treated in this way might
tend to become a backwater.

The Fort Worth eity is this kind of
treatment on an organised and compre-
hensive scale. The plan is that the
whole shopping and commercial centre
will beecome pedestrian, surrounded by
a ring road, with convenient parking

station and with eonnecting tunnels -

across for delivery of goods.
PEDESTRIANS HIGHER

Another revolutionary idea is that of
raising the pedestrian level above the
vehicle level. Tt has been thought about
often enough in the past but never on
quite such a grand scale as that whieh is
about to be ftried. With two entirely
separate levels pedestrians will walk
about freely between shops and other
places of business and interest, while
motor traffie, including buses and com-
mercial vehicles, circulate more freely
below. Something along those lines is
actually being tried in London in what
is called the Barbicon project.

But, whereas the problem of replan-
ning the retail quarter of the eity is
something to ponder over for the future
that of the existing suburban centre i«
with us now. Admittedly the city is
now getting strong competition from the

larger suburban centre, but it in turn
is likely to have to withstand a fair
bit of lateral eompetition itself. The
carborne customer can travel another
mile or two if her once favoured shops
have not decent parking arrangements
or their prices are too steep. If the
choice is evenly balanced the more
attractive of the two might be pre-
ferred. ‘

Perhaps it is no longer a case of
personal preference in these matters but

" rather, shall we say, of advertising, of

personal guidance. Perhaps we have
not yet felt the full impact of the new
selling techniques that are being de-
veloped — subliminal advertising that
plays on the ears, the eyes and the
nose, whieh, from all accounts, makes
you buy things that you have not the
vaguest notion what to do with. Al-
though many shoppers still follow the
beaten track, either ecarborne or still as
pedestrians or bus and train travellers,
there is apparently a large floating seec-
tion of pick-and-choose shoppers.

- MOBILITY OF CUSTOMER

This extra mobility of the customer is
partly the reason for the demise of the
corner shop. It could also mean the
end of small retail groups of shops that
do not meet the requirements of the
shopper who is in a position to pick
and choose.

Badly located shops must ecertainly
fail under these eonditions, but, euriously
enough, the badly located business whose
customers are motorists, is not always
where you would expeect it to be. For
example, existing shops on main roads
have a sticky future. Stiffer restrie-
tions on parking on the main arteries
will make them even less attractive than
they are now. Stiffer pedestrian dis-
cipline for crossing main roads will he
a further barrier. The idea that a
main road site is a good advertising
position is a fallacy. In any case the
time must come when coloured signs on
main roads will need striet control in
the interests of traffic safety.

Of course in some places shop de-
velopment on a main road is so ex-
tensive, perhaps on both sides, that,
rather than take measures to secure the
quicker passage of through traffie, which
is bound to increase the danger to
pedestrians, the main road itself needs
to be entirelv deviated. These are cost-
Iv solutions, but very necessary, and it
shows the utter folly of allowing fur-
ther shops along main roads.

Some loeal authorities have done ad-
mirable service by econverting waste land
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such a height and shape and arrange-
ment of buildings.

Such a physieal plan, if presented in
a eourt of law by a council, would serve
as sufficient proof of the council’s in-
tention in the area. It would form the
basis and justification of their disap-
proval of any building which does not
fit into their plan, regardless of
whether it is in aecord with all the
building regulations.

T think it is, however, very sad that
we have to look to our courts to do
our town planning for us. We should
do that ourselves.

MR. LYLE MOORE (Sydney): Pro-
fessor Winston referred this morning to
the inevitability of standardisation in
housing. Do vou believe, Mr. Seidler,
that individuality in houses is doomed
to disappear as time goes on?

MR. SEIDLER: I do not think indi-
viduality in housing in the local scene
has ever existed. I do not think there
is anything more monotonous or dismal
than housing in this country.

Standardisation is an integral part
of our civilisation. We, for instance.
get good quality economically in ear
production by making great quantities.
This principle will undoubtedly apply in
the future more and more in housing,
but I do not think the comparison is
a direct or parallel one.

The needs placed on cars or washing
machines are the same on all of them.
You do not expeet a car to do some-
thing entirely different to another car.
It is purely a matter of quality, where-
as the requirements of buildings can
never be standardised to that extent.
Nor do we want to live in identical, even
if well-designed, barracks.

I think mass production and stan-
dardisation are quite commensurate with
individuality. To cite an example, take
a Meeccano set. You have many similar
parts, but you ean make a great many
different models with it.

To-day we are increasing the number
of manufactured, mass-produced com-
ponents used in building that we did
not have 30 or 40 years ago, when
everything was hand made. To-day we
still make some things by hand, but
not a lot. ) '

However many mass-produced com-
ponents of building we make the whole
thing must be kept alive by imaginative
architects and designers. As with the
Meceano set, they will be able to build
quite different buildings with the same
components.

THE CHAIRMAN, introducing Mr. H.
M. Barton, said: He is one of those
persons about whom we have been talk-
ing in the abstract, who does the job
of building, a practical builder, Mr.
Barton has been engaged in house
building for quite a long time and is
president-elect of the Master Builders’
Association of New South Wales.

We felt that it would not be a good
thing for this convention not to have
a practical man talk to us about the
practical side of what we are talking of
in theory.

MR. BARTON: It is not my intention
to talk about statisties. I do hope
that I will be able to give you some
few points with regard to house build-
ing for the ordinary. people, for the
ordinary type of house, which is proh-
ably 80 per cent. of the demand in and
around the suburban distriets of Sydney.
It is probably a good thing that you
have a builder at this convention, the
Master Builders’ Association and the
Real BEstate Institute are growing
closer together, because we are both
vitally interested in home building.

Tt is my intention to talk to you
on the planning and eonstruction side
of the subjeet and of it. I am think-
ing of those young people and the type
of homes they want, ordinary homes
for ordinary people. The big majority
of people are building these ordinary
homes.

Over the past 12 months the average
cost of the ordinary home was £3,200,
exclusive of the price of land. The
average cost of the piece of land was
about £1,200. Now I know it costs
from £800 to £2,500 and you have to be
something like 20 miles away from the
G.P.0. to get that piece of land for
£1,200.

To the people we are dealing with,

we as builders and you as estate agents
have the very important responsibility
of helping young people. T am talking
now of the 24-year-olds who are getting
married and wanting to do perhaps the
biggest thing they have ever done in
their lives, spending some six or seven
years’ salary in building a home, prob-
ably 14 years’ salary i1f you add the
interest.

So it is a big problem and a serious
responsibility that I, as a builder, have
when they come to my office, and you
ag an estate agent when they come seek-
ing a piece of land. How are they
going to find it and where are they
going to find it, and when they do find
it are they going to get advice or help

MR. H. N. BARTON

from the person selling it to them?

I have been amazed at times at the
number of young people who come to
me with a home to build on such a
horrible piece of land they have bought.
The considerable cost involved to get
that house to foundation height adds to
the cost of their land, and they do not
realise it, because they are young and
inexperienced. )

These young people have lived, no,
lodged, in a house with their parents
up to this stage, and if you ask them
the colour of the ceiling in their bed-
room they probably could not tell you.
All of a sudden they are thrown on
the market to build a home, or at-
tempt to build a home, which is far
beyond anything they have dreamed
about before. :

I have asked young people, ‘‘What is
the size of the room, your kitchen,
where you are living now with your
father?’”  They do not know. They
have never really looked at the place
where they are living, and there they
are attempting to plan a house, some-
thing in which they are not only going
to live, but bring up a family.

I know I do not need to tell you
what they need to look for in land.

But they are important. These ordin-

ary people represent the bulk of our
population. There are so many of them
to-day. They become faint hearted, and
it is so easy to become faint hearted,
as young couples admit to builders, be-
cause they run into so many problems,
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s0 many ‘exasperating things, and there
are not many people who can help them.

You may say, Why don’t they go to
an architect?. They ecannot afford an
architeet. © You may say, Why don’t
they go to some planning serviee?
Sometimes ‘they cannot even afford
that.

Their biggest problem when it comes
to finance is not the getting of the
practical loan from the building so-
ciety. On that £3,200 home I men-
tioned, the average home in the metro-
politan area, their repayments over the
first vear are something like £6 or £7
per week, out of an average income of
£22,

Now, remembering that their loan
may be £3,000 from a building society,
they still have to get that £220 from
another source. Generally speaking, I
am informed, they get it from some
hire purchase association on a mortgage,
or they get it from Mum and Dad or
unele and aunt. That is one of their
main problems, bridging the gap. Im-
niediately they ecame to a bigger home
somebody wants to plan for a family
with a three-and-a-half bedroom or

something of the sort-— the amount

they will have to expend is considerably
more and the gap between the money
they have and the money they can bor-
row inereases accordingly. That is their
biggest problem on. finance, the gap
between the amount- they can borrow
and the amount the house costs.

HIGH COST OF BUILDING

Two .points come out of this. The
cost of the land is far too high. T
know it is the market price. And the
cost of the building is far too high.
Both these factors are very, very serious
in_this- State. Both of those costs are
far too high, far beyond what they ought
to be. I have not got the answers
unfortunately.  Perhaps before your
convention finishes = you -may - have
answers.

Let us travel farther with the young
people. They have to plan this home.
I de not mneed to dwell with you on
the minor things they have to do with
this piece of land. Obviously they have
to pick the location of it. They have
to see how much; if it iz a place where
they. would like- to live, to hring up a
1’cmmily, that is important, whether this
is the right place for them.

I find a lot of young  people ﬂet
exasperated as they do not seem to he
eetting anywhere in. planning their own
home. . They:go and buy an article —
and. T say this very carefully — that is

probably. inferior to what they intended
buying, becanse of the finance and be-
cause it is easy to get that home turn-
ed out very quickly on a project arrange-
ment.

Do not get me wrong. These smaller
homes, or cheaper homes, are fulfilling
a need at the moment. There is no
doubt of that. But I do feel that they
are increasing their maintenance prob-
lems in a lot of cases and decreasing
their reselling value in due course. I
am not saying that these homes are not
up to standard but that they are built
cheaper for a partieular type of market.

PROBLEMS OF YOUTH

They get their piece of land and have
to get a house design and plan. I
mentioned to you that young people do
not know very much about houses. They
are trying to learn, and there are organi-
sations trying to be very helpful. Quite
a lot of young people are gaining a lot
of knowledge and, as these advisory
organisations continue, they will be more
experienced in what they are attempting
to do, to build this thing that is going
to take up to 14 years of their income
to pay off,

In this metropolitan area the average
home commenced in the June, 1960
quarter, cost £3,220 and was built on
land which cost £1,200. Of every six
huilt, two were bT‘](‘k two vseathorboard
and three fibro.

Adjusted in proportion to these
various - types of construetion, on
£22 12s. income, the - average of the
metropital area, it costs £7 12s. 10d. 4

week for the first thrée years and £6°

thereafter to pay off that £3,220 house
That is what they are in for

As far as the type of house goes,
they come to me, and no doubt have
spoken to you about it. They say,
““What sort of house will T build?”’

The great progress.that has been made
with fibro and weatherboard = construe-
tion over ‘the past few years is quite
amazing as types of materials for out-
side walls. T feel that there is no
degradation or any ‘worry about
whether you want to huild with fibro
or weatherboard. " You really have noth-
ing to lose, provided it is neat, well

designed, well planned and, most of -all,”

well and properly - painted.

A considerable number of brick
veneer have been built over the years.
In my personal opinion — and mind you,
it is only personal, T know that T can
be proved wrong -— that brick veneer is
a fake brick house. You would be far
better, because of the little difference
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of cost involved, to go to a brick home.
As far as the final analysis is eon-
cerned on these three types of homes,
I do not think there is any doubt
about them from the resale point of
view. o
As far as construction 1n51de 18 eon-
cerned I have had many arguments as

to what type of timber to use in a par-:

ticular construetion, whether it should
he Oregon or hardwood. These seem to
be the two timbers we use in this. State,
particularly for frameworks or timber-
framed or weatherboard cottages. T
have debated this particular question
before the Tariff Board to make sure
that it did not stop Oregon coming into
the country.

But I would submit that the improve-:
ment that has taken place in the quality

and the mill of our New South Wales
hardwood over the past few years again
is amazing. I feel that, for the econ-
struction of cottages, it has no real
disadvantage against imported Oregon.
Admittedly there is some slight saving
in labour with Oregon and in some cases,
perhaps, some of us consider that. it
does keep much straighter. But so far
as the end result is concerned, the main-
tenance of a cottage, T do not think
you would have any particular problem.

IMPROVED MATERIALS

The great improvements made in
materials, T think most of you will
agree, have made timber-framed and
fibre cottages quite beautiful to look
at, and they are quite solid and strong.
As far as finishes in bathrooms and
kitchens aye conecerned, quite often in
a timber-framed cottage you would not
know any difference from living in a
brick home. Reselling value of a brick
home is much better, but a lot depends
on the area.

As far as the people T am talking

about are concerned, all of us as build-
ers and you as real estate agents have
a responsibility to help them. The
most important thing we ean do for our
country is to do what we can for the
young people.

I have often handed over the respon-
sibility of the cottage T have built for
the battling couple, given them the keys.
set the hot water service right and
shown them how to operate their place,
and seen the smile of contentment on
their faces. It makes you feel good
to know that that young couple are
starting off with- something good and
solid and strong, and have a home which
is the best von could do for them. T

am, and I feel you would he, amply .
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velopment will be slower and.less spec-:

tacular. ‘All the more reason, therefore,

for careful initial planning, because the

city:'is the most important shopping
quarter in any metropolis. This import-
ance is- derived not. merely from the
funetion it performs - of providing' a

rather special retail service to a large-
section .of thé metropolitan population. .

Even more important, I should say;-is

the vital part the -shopping quarter plays .

in makmg the eity ‘the social and.eco-
nomie_ heart of the metropolis.

I do not need to lay much emphasw,
on the :economic side of: this  picture.:

Business interests will see to that. What
I want to emphasise is that:the social

side. is -just as important as: the eco- -
We live .in:
towns largely because we are gregarious-

nomie, : if not more. so.

by nature. We seem  to he beeoming

more gregarions because more people are- .
living in towns; and the higger the town

the better they séem to like it. ~TIt.is
part of their - gregarious nature that
most people seem to like crowds so well.

Not everyone will accept this state-
ment and I will try and put it in another
way. If we argue that we do not like
crowded places we must surely admit
that this' is whereé we usually get the
hest of what we want. Concentration
of. people or of oceupation . usually
means better service. A well developed
residential area is more likely than a
thinly developed one to have good
streets, ‘sewerage, water supply and
transport. And coming back to erowds,
an entertainment is usually of better
quality if a large audience -is assured,
simply beeause better performers ecan
he engaged.

LIFE AND CHARACTERi

But there is more to it than that.
Crowds give life and character and at-
mosphere to a place, which is an at-
traction in itself. We prefer a ecom-

fortably. erowded street, if only " for-

safety at night, to an. empty one. We
prefer a erowded beach for a surf to a
deserted one. Remember, T am speak-
ing .of -erowding, not overcrowding. No
one enjoys a play or an opera in a
nearly empty theatre. There is soime-

thing missing which affects the players -
A football or ericket mateh -
is not mueh f'un without a lively, noisy

as well.
crowd.

that, surely is an attraction for a lot.
of people‘ who go there. If this is true

then one of the mest important pur-:

poses of the retail section of the.city

The city is a place for crowds, andv

is’ nét economic . but ‘social, : that™ .of :
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bringing . people together. -That being
achieved the city then becomes the: best
place for other social activities, like
theatres, -concert halls, parks, .restau-
rants and. so; on.. The problem: 6f the
shopping section of; the city, therefore,

is the problem of the ecity-itself, and-

the solution is to know how to keep on
attraeting- people to the city, not only

in the daytime but at. mghts and Week-

ends as well.
A great deal ofweoncern ‘has been

"expressed in recent years about the ap-
parent decline in the eity.’ This is main-

ly felt .in the shopping section and is
reflected in a relative -decline in. trade.
The reason for this is . fairly obvious.

The eity depends for'its crowds, who™
come for employment, business, shop- -
ping, entertainment and @ sightséeing;

largely ~on the. inner suburbs, ‘these
mthm a. radm% of xav, eight m1lesA

HORIZONTAL GROWTH

-M(»tmpohtan growth, in Austraha at

any rate,:is - substantially ‘horizontal,
that is, an éver increasing proportion of

the -metropolitan population- lives and’

even works outside this arbitrary eight-
mile limit. To serve the needs of these

people largo centres rivalling the city-

are growing - up’ in - the more distant
snburbs.. In Sydney we have places. like
Parramatta, Bankstown and Chatswood,
which are gradually supplanting the city
15 -far as the outer suburbs are econ-
cerned. . ‘But on top of this the inner
gsuburbs have been steadily 1osmg pop\l-
lation.

Usually the first thought that oeceurs
to most people when discussing the prob-
lems of the city concerns its accessi-
hility. Tt should be easier to reach and
move about in. All' sorts of proposals
for solving the ecity’s transport problems
have been put forward. Most of them
give precedence to the needs of the
niotor-.car.

But it will surely be agreed that the

most satisfactory transport solution is:

the one which is capable of moving
people and goods, and not merely motor
vehicles, effectively, safely  and econ-
veniently. TIf preferences were to he
given to vehicles aecording to the
nature of their load ‘and their carrying

capacity public transport and- commer- -
cial vehicles: would take precedence .in .

the city over private motor cars.

While this order of procedure is gen-
erally accepted in theory, it is usually
argued that it cannot work in prae-
tice. TFor one thing the limitations of

the existing- street pattern of the city-
precludes  outright prefevence for buses

and - commerecial vehicles, . short of a
complete 'ban on the private motor ear,
with which few people would agree. -

Secondly, it is popularly believed that-
the fate of the city as an entity de- '
pends a good deal on its adaptability -
to the needs of the motor:. People, it
is said; are-becoming more and more
motor. ear. conscious and insistent on*
being able to use their motor cars. This
trend must be met by improved access
to-the city, freedom to move about and
to park. Otherwise, it is said; the eity’
will: continue “to . dechne f

There are:some motahle 1nstances in
whieh this is not borne out. Tos Angeé-
les is noted for the smallness and in- -
significance of its central " area, that”
is the city. - It is' hardly noticeable;"
hardly exists,..for -such a large metro-
politan population: Yet it-is probably’
one of the most accessible central areas.’
in the world. Three freeways intersect -
almost in  the city, while there is -an”
enormous amount :of -parking . space,:
nearly 50 per cent. of the total build-
ing space, I am' told. It is astounding:
to see how much- glound space there-
1s for parkmg' in  the (‘1ty of Los
Angeles,

Detroit also has a fau‘ly neghgxble
central area, whieh is nevertheless well:
served by 'fiée\véiys. " New York; on the
other hand, has a vast, bustling central
area, one of the most exciting cities in
the world ‘which, having regard to its:
huge metropolitan population, is mot’
particularly accessible by road, and
parking ‘space is very scarce.

THE TRAFFIC PROBLEM

Too much subservience to the motor
car in solving the city’s traffic prob-
Iems could destroy the very thing we
are trying ‘to save, namely, the city’s
character and its ability to attraet
people.

Far and: away the most 1mportant
component in' the make-up of the city
is its people. People make the city.
That shops and offices, theatres and
restaurants must have people is obvious.
But it is the very presence of people-
in ‘these places, in the ~streets and
parks and shops, that give it the life "
which exerts: the pulli- - The ecity’s:
people together with its architecture,
streets and parks, are the essence- of
its character.. The space requirements:
of the motor car, if met too liberally,
are inimical to ‘the = concentration of -
people. = A eity -spread out to serve the
needs of the motor car mlght eease to "
attraet. = i

Another danger lies in . ‘the effect that;



‘the motor car.
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self-service store.as an exa,mple of the
trend.

On the other hand, an Enghsh mer-
chant has gone on recmd rating both
merchandise - and ‘appearance as being
meore important than parking. That is
quite ‘a.recent opinion given ‘by a well
known merchant in the face of the great
surge that has arisen in Britain recently
about  thé meed for car parking. He
rates:’ merchandise and appearance as
more important.

“We have only to look -at the modern
shopping centre to see how: in these
days of keen competition the designer
hag correctly interpreted the needs of
the shopper. - A study of the new de-
sign is another way of getting some idea
of the problemn of the existing centres
and, without trespassing on the field
that. I know Mr. Yeomans is ‘going to
cover,- I should like to mention a few
s1gn1ﬁcant points.

It is a mistake to believe that the
modern shopping centre is a produet of
the home of keen competition, the United
States. Some of the most attractive
centres have been designed and built
in Great Britain and Europe.

CAR GOVERNS LOCATION

- However, in the United States the
dominant feature of modern shopping
centre design has for a long time been
~It governs location,
sinece the availability of adequate park-
ing space is the pre-eminent factor. So
important is it that the developer does
not seem to hesitate about a site right
out on the urban fringe; where you- can
se¢ bush all around you, so long as it
is big enough to ‘accommodate the cus-
tomer’s cars. Some of the newer centres
have room for 10,000 ecars, whieh is a
lot of room, mnearly 70 aeres. The
ratio of building space to parking is
about one to four.

¢ According to a study by the American
Eno Foundation, Sears, even before the

“war, regarded parking space as the
‘greatest single suceess factor in the loca-

tion of their stores and that the most
suitable location was, not at a suburban
railway station or in the heart of a

‘residential distriet, but the one that had

ample parking space. That is' why you

find sites right out on the fringe.

In the United Kingdom and Europe
earlier post-war projects did not place
a- great deal of emphasis on parking
space, certainly not on the sale of the
American examples of the same period.
Car ownership in those countries was at
that -time comparatively low. In 1950

it was one car for:every 40 people in

the U.K. I mentioned cne for 14 in
New South Wales; even before the war,
but in 1950 it was still only one" for
40 'in the UK., .one for 38 in France,
one for 27 in Sweden. Later planning
hag, however, been in step with in-
creased -car ownership. In England the
newer New :Towns, like Baildon and
Stevenage, have parking space on a sub-
stantial scale.

In Australia our new Ameriean-style
céntres have recognised the demands of
the motor car. Chermside in Brisbane
has parking space to the order of 1,250,
and Chadstone, the very newest and last
word, has 2,500 spaces, and, T am told,
already that is not enough. Elizabeth,
in South Australia, a new town along
Fmnglish lines, has, in its ‘inner centre,
parking space for 3,000 cars.

Arising out of the growth of the motor
car -and related to the provision of
parking space-is the growth of the
pedestrian precinet.” No new centre fills
the advertising bill without its pedestrian
mall as it is- ealled. This is- the next
most pronounced feature of the Ameri-
‘¢an regional centre, and it seemed to
happen quite suddenly in that country.
In- the UK. and Europe, howeve, it
has come in gradually. It seems rather
surprising that it has come in gradually.

‘There are many samples such as Craw-
ley and Harlow new towns, and Valingby
in Sweden, in which pedestrian malls'and
arcades are combined with = conven-
tional shopping streets and squares in
which the motor car is permitted. This
is'not a designed mixture, but rather a
compromise between the planner’s aim
of complete segregation and the shop-
keeper’s preference for what he has
been' used to. The customers seem,
from my observations, to have kept
nentral and show no preference for
‘either. In later examples, Stevenage
for .instance, the planner has won
through with his precinet or mall

SAFETY FROM TRATTIC

The advantage of the precinet is that
the pedestrian is completely safe from
motor traffic and women can allow their
children a lot more freedom and thus
‘zet more themselves. We have a few
examples, such as Top Ryde, in Sydney,
Chermside’ in Brisbane and, of course,
Chadstone in Melbourne.  The interest-
ing feature about Top Ryde is that it
represents expansion of an. existing
centre, whereas the othér two are brand
new. - ‘

- It is interesting to mnotice also how
much attention publie transport gets in
modern designs. In the European ex-

amples there is no question about it,
the bus' terminal or loading bay is a
prominent feature of most shopping
Hentres. - In Stockholm on a new eléc-
trie railway into the suburbs terminat-
ing at Valingby, the shopping centres
are actually built over the station with
entrances in the shopping square. But
even in the United States huge motor
car mececas, like Northland and Fast-
land in Detroit, include well designed
and well used bus terminals.

I did say earlier that I believe that
shoppers- of to-day are more fastidious
and discerning than formerly and that
new designg are meeting the improvement
in taste. Twenty-five years ago we would
have been startled to see statuary and
fountains and gardens in our shopping
centres. Some of the stautuary is still
quite startling, but nevertheless the idea
has ‘become almost commonplace in
other countries. Many of the new pedes-
trian malls present the most delightful
landscapes ‘and open shop fronts.

ATTRACTING SHOPPERS

Tt might be said that these frills ave
to ~attraet shoppers to the not always
handy = American regional shopping
centres, away from the more accessible
local centres. In a sense this is true,
but some of the most attractive shop-

ping centres of this kind exist where "

there is no great ecompetition.

In the rebuilt city of Coventry the
retail’ eentre has all sorts of inter-
esting features, including baleony shops,
which have not been a great success.
In Rotterdam, in the heart of the re-
built eity, there is a miost interesting
and pleasing pedestrian mall called the
Lijnbakm, and nearby in the next street
the famous contemporary statue called
the Flower, outside the Beehive depart-
ment store. In keeping with contem-
porary art the statue does not resemble
a Hlower, nor the store a beehive.

One of the most striking fedtures
about rebuilt Rotterdam -— which, inei-
dentally, has not gone in a great deal
for pedestrian segregation —is the
width of the foot pavements. ‘So wide
dre they that there is room for a row
of quite large kiosks down the middle.
Pavement patterns are also a delight-
ful feature of new Kuropean centres,
particularly the curved check patterns,
black and white or red and white, across
footpaths- and streets in Valingby,
Stockholm,

“The  rebuilding to modern standards
of city shopping centres like Rotterdam
and-Coventry was achieved at the heavy
cost of wartime bombing. Normal de-
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recompensed for any extra time you
have spent-in guiding them and helping
them.

THE CHAIRMAN, introducing Mz,
K. G. Hurst, said:

Every little while something occurs
that makes our hearts rather glad as
members of this institute because some-
body has given us a special service.
The work of the institute all down the
years has been built upon service by
individual members to all the rest of
us, and just such a ome is our next
speaker, Ken Hurst, one of our young
men who is making a very great mark.

When Ken was asked to do a par-
ticular job for this convention he. dis-
covered in the course of it something
that he believe to be, and we know
now to be, of great value to us all.
This has been put in hand and he has
handed it over for the use of the insti-
tute, not only by our own members but
by, I would say, in the future, banks,
insurance people, people engaged in
finance and a lot of other people con-
cerned with building and industry and
housing generally.

A most. valuable contribution -he has
made and he has handed it over to us
to use to the best advantage. It will
mean of course that we will gain some
quite considerable . prestige and I be-
Peve a great deal of financial benefit
from it. It will help us in the future
a great deal.

I would just like to say to Ken on
behalf of the institute, of all of us—
when he tells you all about it you will

_understand what I am saying — thanks

for a really first class contribution to
the progress of our institute.

MR. HURST: In approaching this
talk to-day I would like you all to put
vourselves in the position of a sales-
man, because I am falking at salesman
level. The reason I am doing that is
that it is the salesman who does help
the home purchaser. I am only dealing
with main problems of home owner-
ship, that is, finance. I am going to
deal with a number of things most of
you already know, but as the talk pro-
ceeds, you will find that we have de-
veloped a theme which few of us know
little about.

Each agent or salesman must approach
the financing of a home in a serious,
detailed manner, remembering that the
majority of our purchasers are doing
this for the first time and need help
guidance  and confidence.
that he not only commits to the very
biggest financial deal of his life all
that he has saved during his lifetime,

Remember

but by means of a loan he is commit-
ting himself to pa,yments for up to 25
to 40 years.

The financial councillor or real estate
agent has a responsibility to his pur-
chaser for the right analysis of his
problem. He must present facts, not
just talk without a clear eut analysis of
the merits and demands of borrowing
from certain classes of lending authori-
ties. In fact, you, should place your-
self in the position of the purchaser.

The title to my talk is, ‘“What
finance is available and the effect of
interest rates and short term loans on

MR, K. G. HURST

home purchasing’”’. The multifarious
sources of finance for home purchase
available in Sydney and the difficulties
of the average agent knowing just what
source is funetioning at the time he
wants it, have led to the suggestion of
a finance bureau being formed within
the institute.

The objects of this Bureau no doubt
would be: to be in touch constantly with
every finance institution; to know when
they are lending; to know their gen-
eral terms and conditions of borrow-
ing; and to obtain private soureces of
finance and possibly even promote a
finanee company. No doubt this would
be a splendid serviece for members, but
it has yet to be decided whether such
a scheme would be easily workable and
finally accepted by members.

However, in preparing for this talk,
I have written to 62 finance bodies in
Sydney, including building societies, life

companies, finance companies and. banks
to make a close survey of all their
terms and conditions of borrowing. This
survey and discussion is not aimed at
showing you where finance is now. avail-
able. This will be for you to locate.
But, it will show you what type of
finance 1is available and the various
terms and conditions that affeet it.
From this survey we have prepared
a finance directory which, when I have
finally reorganised its form and, presen-
tation, I will hand to the institute, who
will print it and make it available to
members, I hope in the loose leaf form.
It will be best in this form because
there are many sources of finance I
am sure that I have not had time tfo
locate and it will be up to the indi-
vidual members to add information to
their finance directory as information
comes to hand. In addition the insti-
tute will be able to make available to
members any additional sheets of cur-
rent finanee alterations. New institu-
tions will no doubt come into the field,

HOW IT WILL HELP

Just how will this finance directory
help ‘'you and a home purchaser. The
suggested heading for the sections of the
directory are: 1. Finance for land pur-
chase; 2, House finance by finance com-
panies; 3, House finance by banks; 4,
House finance by building societies; 5,
Home units finance by finance companies;
6, Finance for project builders; 7, Fin-
ance for subdivisions, industrial dnd com-
merecial; 8, House finance by life com-
panies; 9, Second mortgage finance; 10,
Private finance; 11, Solicitors who are
expert in arranging home finanee; 12,

War service homes,

Under the various heading have been
listed all the known institutions lend-
ing in this field. We have given their
full names and telephone numbers, plus
a deseription of their terms and con-
ditions of borrowing. In interviewing
a number of the managers of these in-
stitutions we have been able to gain
additional information about the varia-
tions to their general rules, and it is
surprising . the amount of detail and
knowledge that we do not know about
loans actually available to us. ‘

At this stage I would like to do a
brief survey of the various sources
‘available and make. some points. " Now
if T may just explain this directory to
you, hecause we hope it will become an
integral part of your business.

The first section deals with the basic
laws of finanee companies and loans.
From that you could see a true con-
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cept of interest rates starting to loom
very early, but no land can be hought
in flat rates of interest or 12 per cent.
or one per month. There are varying
terms and conditions, 90 per cent. of
purchase price, 90 per cent. of a valua-
tion, and you will find as you read
through the various sections, computa-
tions of hundreds of variations. You,
as an agent and salesman helping a
home purchaser would never, without
such a directory, be able to direct the
right inquiry into the right channel.
You will always know some form of
finance well from memory.

In dealing with the banks I have
found that one or two have very liberal
terms in relation to temporary finance
— things that I never knew and I have
been selling houses for 11 or 12 years.
1 could have used that knowledge my-
self, but I only took it up by asking
them.

CHEAPER FINANCE FOUND

I did not know that there was a
building society for Italian migrants at
five and five-cights per cent. interest—
not that T eould use it in my distriet,
but a lot of fellows could and they are
actually seliing dear finance when this
finanece is available to them, and in
quantity.

We get to home units and action be-
comes very clear. We have again
finance available, but at very high in-
terest rates, and until title is given to
home units that probably will not
change.

Coming to project builders we find
there are a uumber of companies in the
field actively engaged in  promoting
finance and projects through project
huilders, subdivisional, industrial and
commereial. 1 learned a lot myself
about at least ten companies which lend
to the commercial field, ahout which T
knew mothing of terms or conditions or
interest rates.

T know that is a little bit of a
diversion off homes problems, but there
is a broad aspect here.

With life companies we have perhaps
the broadest field in the average selling
of medium class property, in which I
would be interested because of the type
of property 1 sell. In this section we
have given not only full details of every
soint about the life ecompanies and
¢heir various lending terms, but per-
centages, their interest rates and terms.

We are also giving the basic points
about selling life assurance, beeause now
many of us have struck that home pur-
chaser who just won’t take on life as-

surance, and we do not know the basic
selling factors. Now we have put in
some factors which could help the aver-
age salesman jump that hurdle. We
have obtained two charts of estimates of
premiums so that not only could you
talk about it, in faet, but you ecould
give a weekly rate, approximately, on
life policies at various ages and amounts.
You could be positive about a weekly
amount,.

Then we have helping the purchaser
in the higher income bracket. We have
taken into account the advantage of
tax in relation to premiums. That is
a -decided selling factor in the higher
income group. 1 think you all realise
that with professional people. Those
sketches and charts will be inecluded
with all those figures in the directory.

We also have details of second mort-
gage finance available. No doubt you
would be able to supplement that with
your own private knowledge — solici-
tors, personal friends, private finance.
That may be a matter of personal
contaet.

Finally, war service homes. We have
~iven in the directory a full descrip-
tion of every qualification necessary for
war service homes, more or less the
basi¢ requirements under the Act—
how to make an application, details that
most of us have just guessed at over
the years. For the first time we hope
to get down to a hasis of exactness.

Constant use of this finance directory
and adding of information to it will
give every one of us more confidence to
use the various sources available.

ADVISE WITH CERTAINTY

Now we have all the information on
where finance can be located, its terms,
its conditions. We know that at last
we ean advise our purchasers with cer-
tainty, because these terms and econdi-
tions are given to us by the finance
bodies. The next thing is to trans-
late all this knowledge into words so
that the purchaser will aeccept it. He
basically wants to know how much he
can borrow and how much it will cost
him per week.

How much he ecan borrow is, of
course, based upon the valuation of the
property, and the loan 1is usually a
percentage of the valuation varying
from 50 to 90 per cent.

Now a word of warning to all sales-
men. Do not oversell finance, It is as
bad as overselling a property. Do not
exaggerate the amount of a possible
loan. If anything err on the lower
side, remembering that most purchasers

always have a little up their sleeves '

that they never disclose to you. Do a
fair mental valuation on the property
for security purposes, then calculate the
loan on the scheduled percentage. A
yardstick for valuation is often 90 per
cent. ‘of selling price. It is a rough
one but can be useful.

Always endeavour to find out the
amount of the loan granted on proper-
ties by the finance institutions. Tt is
a wonderful guide for future loans. Al-
ways inform your vendor of the exact
gituation -about the amount to be bor-
rowed. Ixplain the full details of the
purchaser’s position.  This integrity
will still keep your vendor on side,
even if the sale falls through.

Now the vital question of how much
will it eost him per week?

This phase of the home purchaser’s
problem is the very one about which the
agent, the owner or purchaser is clouded
in doubt. There is an appalling lack of
knowledge about interest rates and the
variouns methods of obtaining finance.
During the recent Homes Exhibition a
finance bureau established to help home
seekers with finance found that there
wag an absolute fear of interest rates.
I am sure this is handed down to wus
from the depression era.

CHANGING STANDARDS

What are we doing about it as agents?
Are we understanding it, are we trying?
We are in the midst of a changing
financial scene, when the whole strue-
ture of the function of banks is under-
going a rapid change. New interest
standards are emerging in the home
finance field. Are we fighting the new
trend or are we endeavouring to under-

stand the changes being thrust_upon

us?

It we fight the present changes, and
most purchasers do, then we will per-
petuate the public ignorance regarding
interest rates and have little or no
confidence in the new conceptions of
finance. It is human nature to argue
about and resist those things we know
little about. Each agent or salesman
to-day must combine in his discussion
with purchasers a confident knowledge
of interest rates and their various ef-
feets on repayment capacity of the
purchaser.

Each one of us, I feel sure, would
find great difficulty in quoting weekly
repayment figures for all types and
terms of loans and with varying in-
terest rates. And yet how often has
a splendid sales effort, which has re-
sulted in the most satisfactory man-
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that most people own ecars. Conse-
quently they are more independent of
public transport and are thus more
mobile. However, the opportunities for
using a motor ear are not unlimited. It
is not very convenient, for the majority
at least, as a means of getting to work.
It is becoming less useful in the week-
end for going to the beach or to other
popular resorts except perhaps in mid-
winter. Generally you are much more
relaxed and safer if you stay at home.
But people do find it particularly
handy for the household shopping and,
being carborne for this kind of occupa-
tion, they are much more able to pick
and choose than they were 25 years
ago, when they had to rely much more
on their legs or on public transport.
To-day if one centre does not suit they
can go on to the next. The moral is
that shops that are easy to park at and
to get to by car do good business.
Sometimes when we wait impatiently
to be served we might wonder whether
there are really enough shops. Should
not our existing shopping centres be
bigger to meet what appears to be in-
creasing trade? Certainly one gets the
impression that people are spending move
in shops to-day than they did 25 years
ago, when many of our existing ecentres
were established. Ioiverything seems to
point that way. Wages are high and
prosperity seems to be at an unpre-
cedented level. There are so many more
things that one can have to-day —a
motor car, television, washing machine,
refrigerator and all the rest of the
fripperies — and most people have them,

HIGHER FAMILY INCOME

And, even il the value of the pound
has dropped, the family income, on the
average, must be higher, with mother
sometimes at work and young people
getting high wages. 1t is nothing to
hear these days of a family of modest
eireumstances or whose principle bread-
winner is getting a modest wage, and
the whole family bringing in perhaps
£50 or £60 a week.

In the face of the apparent heavy
spending on retail goods it is surprising
to find that between 1949 and 1957 the
amount per capita spent in shops (in-
cluding motor ears and petrol} inereased
by only £2 from £156 to £158. These
figures, incidentally, are expressed in
1949 values. Now there are all sorts of
factors to be reconciled in this and it
does not simply mean that each indi-
vidual is spending only £2 more per
year in retail shops. TFor one thing,

hire purchase, which has inereased

enormously, has enabled people to ac-
quire more without proportionate initial
outlay.

On the other hand, when one con-
siders the great increase in motor car
ownership between 1949 and 1957 (from
233,000 to 511,000) and the resultant
inerease in sales of petrol and oil, all
of which is included in both of these
figures, the proportion seems to have
dropped. Inecidentally, the proportion
of retail expenditure on ears and petrol
nearly doubled between 1949 and 1957.
The expenditure on other goods appears
to have dropped. This probably means
that in order to meet their extra com-
mitments that a high standard of living
imposes on them people are economis-
ing on certain goods and are thus much
more price conscious. This is likely to
promote keep competition. This again,
like the impaet of the motor car on
the existing shopping centre, emphasises
the value of good loeations.

FEWER SHOPS NEEDED

Rather than support the plea by the
irate shopper that we need more shops
in the present prosperous times, statis-
tics show that we can manage with
slightly fewer. In 1949 in the County
of Cumberland there were 11.8 shops
per thousand people and this, in faect
dropped only slightly to 11.7 in 1957.
These figures, incidentally, include petrol
filling stations. This is an overall figure
and there are all sort of variations one
way or the other in the different suburbs.

For instance, in Burwood, shops per
thousand people in 1949 were 13.2, but
inereased to 15.6 in 1957, while in
Hornshy the number dropped from 8.0
per thousand to 7.0 per thousand in the
same period. These variations are inter-
suburban; what one suburb has gained
others nearby have lost.

Taking a more independent or self-
sufficient distriet, again in County of
Cumberland, we have Penrith at 12.6 in
1949 and 13.2 in 1957, and Windsor
14.7 and 15.2 between 1949 and 1957,
each showing a slight increase.

The point is that the new suburb of
to-day seems to require only one shop
for every 120 to 150 people, whereas 20
years ago it was more like one to 100
people. 1t should be noted, however,
that the suburban shop of to-day is,
on the average, somewhat larger in floor
space, and floor space rather than num-
bers seems to be the guide.

In short, therefore, there does seem
to be little need for our existing shop-
ping centres to expand by an increase
in the number of shops unless the popu-

lation of the surrounding distriet is
inereasing.

There is possibly one other difference
in our attitude to shopping which justi-
fies a new look at the existing centres.
I feel sure that people on the whole
have become more diseriminating than
they were 25 years ago and that the
standard of taste —in architecture, fur-
niture, design generally, perhaps even
clothes —is a whole lot higher than it
was. People are much more concerned
to be smart and to look smart. This
may be attributed to the glossy maga-
zines if you like, but -they, after all,
may be reflecting, not guiding, the trend.
I think it is more genuine and goes
a lot deeper than that.

Whatever the cause I am sure it
affects our shopping habits to the extent
that a shop that is attractively designed,
provided, of ecourse, that accessibility
and the price are right, will be greatly .
preferred to the pre-war counter and
shelf arrangement. This must be true
becaunse it is being heavily exploited
at extra eost by the designers of new
shopping centres.

What I mean by all this is that people,
more discerning than they were, are
looking for something better than was
good cnough 25 years ago, and which is
still heing offered to-day in most of our
existing shopping centres we have had
with us for some time. T am sure the
shopkeeper appreciates this point if
only for the faet that, according to A.
W. Roskill, speaking to the Town Plan-
ning Institute in Britain, 80 to 90 per
cent. of the shopping is done by women
who are reputed to be much more sus-
ceptible to attractive presentation and
that one-third of buying is done on
impulse.

THE WINDOW SHOPPERS

Window shopping in the new shop-
ping centres can be a pleasant oceupa-
tion, even for men, provided it is done
during the safe hours of the evening
when their wives’ buying impulses are
checked by closed doors. Not every-
one will agree with this. A Harvard
Professor of Retailing (Harvard has a
professor for almost everything) is
quoted as saying, ‘‘It is an outworn
myth that all women look on shopping
as a major sport to be indulged in as
often as and as long as possible’”’. He
seems to consider that women go de-
liberately and purposefully about their
shopping without a thought to the
manner of presentation. In fact he
believes that much retailing could be
done by vending machines and gives the
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area that is not occupied by a single
shop. It is the lolly shop of our child-
hood days, which housewives used to
depend on for essentials like butter and
bread and jam that they occasionally
ran short of. It had its heyday when
people were less mobile than they ave
to-day.

Nowadays most of us get in our cars
to buy the food we store in our refrig-
erators. No doubt there are still people
who are prepared to conduct a corner
shop business provided there is an
existing shop to oceupy. But it would
be a chancey venture to build a shop
in a new area when it can be fairly
certain that at least every second family
will own a motor car.

Another virtue of the corner shop was
that its owner apparently had no great
concern for his own convenience. He
was open at all hours. To-day opening
times are fairly strietly regulated.
Furthermore, the shopkeeper, no doubt
with a ear of his own, is probably as
keen as his customers in getting the
most out of his leisure hours.

DIFFICULT TO FIT IN

From a strietly town-planning point
of view it would be difficult to fit the
corner shop in, if it were in demand
to-day. People are more house proud
than they used to be, probably because
of the greater proportion of home
ownership. There would be much great-
er resistance to any attempt by the
planning authorities to plant single shops
freely about a residential distriet.

However, single shops are a little
outside my field of metropolitan plan-
ning. All the evidence I have to support
my view is that you just do not see
single shops at close intervals in the
newer residential areas. The fact that
they still exist in the older suburbs-—
most of them in use — suggests that
people still find them useful, and it i
rather a pity that they seem to be fading
out.

As further evidence it is worth men-
tioning that there are fewer shops per
head in the new areas and always have
been in the more expensive residential
area. In the new areas, take Banks-
town, there are only 6.5 shops per 1,000
people, and in Blacktown 6.9, ecompared
with 12.7 in an older suburb, Marrick-
ville, or 11.8 in Drummoyne. Corner
shops never have existed in any numbers
in suburbs like Pymble, Strathfield or
Vaucluse. The municipality of Ku-
ring-gai, for example, has only 6.9 shops
per thousand.

Apart from the corner shop there is
little evidence yet that shopping centres

—large and small, city or suburbs —
are suffering unduly at the hands of the
motor car and the new kind of shopping
centre. This is not to say that this posi-
tion will always obtain or that there is
not a good deal of room for improve-
ment. Theve is much to be learned from
trends in the design of new shopping
centres. Some of the new features can
be borrowed and incorporated in the
existing centres to an extent which
should equip them to ward off any
threat from new modern centres estab-
lished in the same locality.

The question of the competitive
threat of new-style shopping ecentres
has two sides. One side is strietly

MR. R. D. L. FRASER

business, with which you, as real estate

men, will be greatly concerned. The "

other side concerns the public interest,
in which the town planning authority is
mostly concerned.

Not infrequently the planning author-
ity will be called upon to reject a pro-
posal, say, for a new shopping centre
on the ground — sometimes openly
stated, but sometimes camouflaged —
that it will seriously affeet business in-
terests in an established centre nearby.
I do not think that planning powers
can be used just like that.

But with shopping centres the publie
interest is also involved. If an estab-
lished centre servieing the publie is
efficient and adequate it seems reason-
able that it should enjoy some protec-
tion from a new venture that will draw
people away from it. But if it is not

yserving the public satisfactorily and
shows no signs of measuring up to
modern requirements then, in the public
interest, it would seem reasonable to
give some other enterprise the oppor-
tunity of doing so by opening up a
new centre within competing range.

It not infrequently happens, also,
that an existing centre is prevented
from expanding, to meet the needs of a
growing population, on to adjoining
land which might be occupied by faec-
tories or often high class residential
property or perhaps a park. In such
circumstances a breakaway might well
be justified.

The important thing to remember is
that shopping centres, even of medium
proportions, invariably = also become
centres of social as well as economic
interest. There will be a post office,
baby health clinie, a theatre, perhaps
a hall, perhaps municipal offices and
other similar institutions which are
located with the shops for the publie’s
convenience. For this reason the whole
centre should be as much as possible
concentrated, accessible to public trans-
port as well as motor cars. This all
adds up to being a considerable asset
which is worth protecting so long as it
serves the public well.

THE DRIVE-IN CENTRE

Now, even though we might feel that
the modern drive-in ecentre is a bit
overdone as regards space and ornament,
considering that it is practically empty
for almost three-guarters of the week,
we must admit that our established
centres are in the main very much below
par.

Consider how the established centre
meets the needs of the motor ear. The
motor car has so changed our way of
life that its space needs command at-
tention whether we like it or not. On
the average every family owns a car
to-day, whereas in 1937, 23 years ago,
say, the ratio was one ear for every
14 people. In actual fact a lot of
families do not own cars, and many own
two.

But car ownership is not necessarily
higher in the wealthier suburbs. Sur-
veys by Cumberland County Couneil
have shown that in recognised low in-
come areas car ownership is twice as
high in new outlying suburbs as in old
suburbs closer to the eity. It would
be fair to conelude from this that, in
outer suburbs, which are generally
poorly served by public transport, and
regardless of the income of the resi-
dents, a motor car is almost a necessity.

Generally speaking, it is fair to say
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ner, floundered in the uncertainty of
finance information. How often does a
confident salesman, the moment he
moves into the finance field, start with
the doubtful words ‘“‘I am not sare’’,
or ““I think’’, or to cover his lack of
knowledge, exaggerates his eapacity to
raise a loan?

Arvound weekly repayments figure I
found the most obseurity. From all
these institutions we hoped to receive
a schedule of their weekly and month-
ly repayments for all general amounts
and for various terms of years. Apart
from, say, four institutions, I was un-
able to obtain, at top level, any form
of schedule of repayment terms. There
were some computations and formulae
used by various institutions, but
nothing more than that.

RANGE OF CALCULATIONS

So 1 approached a data processing
tirm, International Business Machines,
using an electronic brain. T said I
wanted caleulations for weekly repay-
ment to the mnearest penny, monthly
repayment to the nearest penny, and
the total interest payable on each loan
for every known interest rate used
generally in Australia from three-and-
three-quarters per cent. to 12 per cent.,
or one per cent. per month.

These were to be ecalculated in
monthly rests, quarterly rests, and in
flat rates for every known term of bor-
rowing from one year to 26 years, and
then 30, 32, 35, 40 and 45 years.

The ‘‘data processing firm’’ gave me
exactly what I asked for in a form that
would eventually be the basis of a
book of tables. Submitting this pro-
posal to the bhoard of the institute I
received unanimous approval for spend-
ing a large amount so that these ealcu-
lations could be processed. It is the
intention of the institute that all cal-
culations, and there are approximately
27,891 of them, be properly hound into
a book known as ‘‘Mortgage Tables’’ to
be made available to members.

Before I deal with the more practical
aspects of the use of these tables and
their undoubted help to the home pur-
chaser when econsidering various forms
of finance I would like you to consider
with me the significant trend in interest
rates.

Analysing our finance directory we
find that the interest rates we have to
deal with range from:

3% per cent. for War Service Homes
— monthly rests.

5 per cent. for building societies —
monthly rests.

1 per cent. for building societies —
monthly rests.

5§ per cent. for Italian building so-
ciety — monthly rests.

5% per cent. for Rural Bank — month-
Iy rests.

6 per cent. for some banks and life
companies — monthly rests.

64 per cent. and 7 per cent. for per-
manent building socleties and some life
companies — monthly rests.

7 per cent. to 9 per cent. for private
mortgages.

10 per cent. for temporary war ser-
vice.

12 per cent.,, or one per cent. per
month for home unit finance from
finance companies.

In the flat rate of caleulation:—

6 per cent. for houses and land.

% per cent. for land.

7 per cent. for second mortgages and
bigher flat rates for private second
mortgages.

We have all, no doubt, realised that
there is a change in our methods of
financing certain classes of properties,
reducing the use of highler interest
rates. This has no doubt oceurred be-
cause the long term finance authorities
are only accepting the very best pro-
posals, and because of the shortage of
long term funds for home purchase
these can be very selective — nothing
over 25 years old; nothing under 10
squares; must be within one mile of
government transport, and so on.

FINANCE COMPANY FIELD

Their selectivity is going to increase.
Therefore it leaves a very wide field
of finaneing open to the finance com-
panies and private financiers in: 1,
Older class of property over, say, 40
to 50 years; 2, Inner city property, tene-
ment houses and such like; 3, houses
on the outskirts; 4, home wunits — this
type of property is almost exclusively
in the hands of the finance companies;
5, land — term sales.

Now here are some vital statisties in
support of this assumption.

FIRST MORTGAGE FIGURES

From Registry of Co-op. Building
Society from Registrar-General
1 years Janunary 1958, to July, 1960 :—
5% 5%-6% Over 6% Over 10%
177 34.0 25.1 21
8.0 20.7 36.1 15.8
The period is two-and-a-half years.
In that time: Five per cent. financing
has dropped by half; five to six per cent.
financing has dropped by over one-third;

six to ten per cent. has increased by
half, from 25 per cent. to 36 per cent.;
and, the most significant of all, over
ten per cent. has increased over seven
times to 15.8 per cent., and remember
that doesn’t include home units.

Therefore, it could be said that we,
as home finance experts, are faced with
a complete new trend in financing; and
it is obvious, from all reports that we
read about bank finance and profits
and the stresses and strains on the
money market, that we will have to be-
come skilled in the selling of high in-
terest rates and short term loans.

1 must, at this stage, state clearly
that I am advocating neither high or
low interest rates, long or short term
loans, but am only endeavouring to
present to you new conceptions of finan-
cing that will help us to adapt our-
selves to the changing conditions.

CONFIDENT SELLING

‘Our basic livelihood may depend upon
our ability to sell not only the property,
but also sell higher interest rates on
shorter terms, and we must be able fo
sell this type of finance with confidence.
The proposed mortgage tables will, for
the first time, give us the ability to sell
finanee with certainty.

With the combination of the finance
directory supplying the basic information
regarding the lending authority and the
mortgage tables supplying the exaect
weekly and monthly repayments for any
known loan a $alesman can quote fig-
ures instantly and the purchaser will
receive precise information.

What’s more, the salesman can, with
great ease, go through the comparisons
of the advantages and disadvantages of
various forms of finance all in the space
of ten minutes. Before, this would take
endless phone ealls. I am sure that we
would never have received the complete
answers, because, when I called on the
majority of these companies, I had to
break down a basic resistance to get to
this information — and I had the weight
of the institute behind me. How much
more diffieult would it be for the sales-
man who rings up.

The following is a summary of the
advantages of such tables:—

1. You could get an accurate week-
ly repayment quoted to a home pur-
chaser on a loan from any known
finance institution.

2. If a purchaser quotes his income,

by taking into aceount the income quali-

fications for loans, as shown in the
finance directory, you ecan then work
back through the table to the various



Page 446-

amounts . that could be borrowed from
various institutions at their respective
interest rates and terms. The purchaser
then could see how, perhaps, one form
of finance would be better than another.

3. How oiten do we have to sell a
liouse on a first or second mortgage?
These tables will enable you to. calcu-
late, within minutes, not only the re-
payments on first, but also on the second
mortgage, because the various interest
rates are provided for.

4. An agent selling property on terms
for an owner, for example tenanted
property, has a complete set of tables
for all known interest rates, both on
monthly and quarterly rests. At the
same time you can tell your client the
total amount of interest he will receive
for his investment, because it is in the
tables. You have the advantage of
offering him comparisons of different
types, quarterly rests and monthly pay-
ments and even flat rates.

5. Land selling terms are instantly
available for all subdivision sales. As
vou heard this morning, most of the
land is sold by these development com-
panies on a vreduecing basis, usually
quarterly rests, six per cent. Now you
will be able to ealeulate within minutes
the repayments of any known terms that
you want to give. Then you could ecal-
culate your discount back because that
had to show 12 per cent. You have
your 12 per cent. total, your six per
cent. table, and you could show from
your table the exaet discount effect on
interest rates and exactly what you are
going to lose on discount.

6. Solicitors will find it a wonderful

help. They will have a ready reckoner
for all forms of private mortgages and
second mortgages.
7. Estate agents and salesmen will,
for the first time, be able to talk with
absolute confidence about a subject that
bas for a long time been within the
provinee of the large institutions and,
perhaps, to a lesser extent, in the legal
fraternity. He at last can claim to be
an expert in arranging finanece.

VARIATIONS DISCOVERED

I would like to conclude with some
variations we have discovered. Firstly,
the caleulations have been checked with
figures from some of the large institu-
tions -and have bheen found to be cor-
reet. For the information of members,
we have the aetual formula used by the
actuary and the machine and the caleu-
lation of all these items has been found
correct. )

However, there are some variations.
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For instance, we found that the Gov-
ernment Insurance Office varies.  We

did not know, nor did some of the’

Government Insurance Office officers
know, that they caleculate their interest
rates at six monthly rests. A tricky
little variation, and it does exist. We
have not caleulated those, but the varia-
tion is not great. ‘

Now the building societies. Now 1
am talking about a terminating society.
The terms require a brief explanation.
Our repayment table will vary to the
extent that we are unable to include
a management fee. It is only a slight
variation, but it is there. In addition,
in fairness to the society movement, we
must take into account that a termin-
ating society is for a mnotional term of
26 years, that is, it may terminate a
number of years bhefore the 26 years
because of interest gained from funds
or ecapital reinvestment by the society
for its members. This, of course, re-
sults in a very substantial saving for its
members.

CONVERSION SURPRISES

In this table book we propose to
inelude a flat rate conversion table,
that is, flat rate converted to its exact
effective ' real estate interest rate on
calculations based on a reducing month-
ly basis. Some of you probably already
know these things, but when I saw
some of these conversion tables I was
horrified. For instance, six per cent.
flat over four years represents exactly
11.5 per cent.; 15 per cent. flat over
four years is 29.38 per cent.

I think if we had these tables available
to us, we would be a little less ready,
perhaps, to rush somebody into a very
solid. second mortgage at ten per cent.
when we can realise the significance of
what we are doing to them. We perhaps
will try a little bit harder to get a little
bit better interest rates.

Finally, we must lift our standards
of serviee to home purchasers, and there
is no greater field for improvement than
in finance. It is the very key of home
ownership.

THE CHAIRMAN: You will now see
that that to which I referred is of
very great importance to us, and will
be of great service to us in the future,
not only to our members, but to the
community at large.

Now we will have question time.

MR. H. A. FIRMSTONE (Mascot):
It would appear that a guick analysis
would show that the government set out
to eliminate what we regarded a while
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ago as a black market in building ma-
terials, Wouldn’t the figures that you
now reveal show that instead of achiev-
ing this objective, the net result has
been that stability in building costs did
not affect a black market of end money?

MR. HURST: I am afraid I am tread-
ing into polities here, but it does appear

that the splitting up -of the available

resources has gone from the principal
long term lending authorities we knew
some ten to twelve years ago into di-
versified forms of loan companies, and
various other lending authorities, so
the total amounts are being spread now.
You must remember that even those
high interest rates which have a funda-
mental harshness on people have certain
properties. Without that type of pro-
perty, without that money, we could not
sell a certain class of land. We, as
agents, may be able to crusade against
these interest rates, but we must learn
not to be too harsh. It is being loaned
on very diffienlt property. You may be
right, but there is another side to it.

MR. F. P. WEAVER (Roseville):
What mark-up on costs does the M.B.A.
Institute recommend to its members,
if they do make such recommendation?
And, assuming they do, how does this
figure compare with actual mark-up
placed on jobs by builders?

Secondly, is there any marked trend
in New South Wales for the small spec
builder, building say, two or three homes
a year, to be replaced by the larger
building companies? I have found re-
cently in another State that that gentle-
man whom we call, in all respect, the
spec builder, who huilds solely on his
own efforts two or three homes a year,
was practically eliminated.

MR. BARTON: The answer is no as
far as the M.B.A. is concerned. There
is no mark-up. We ecompete against
each other. We are like you people
here, together in a convention to-day
and to-morrow battling each other for
a job. There are different mark-ups.
Some builders work on a smaller margin
or ‘bigger turnover. There is no mark-
up set up. It is expected that a builder
should attempt to get ten per cent. on
a contract job. ~ As far as a spec vendor
is concerned I suppose he is entitled to
get, probably, as much as the market
will ecarry, because of the extra r1sk in-
volved.

As far as the second question is eon-
cerned, T would like, as you did, to
pay tribute to the small spee builder.
Over the years he has been a wonderful
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‘help in: overconung our housing shortage,

particularly in the post-war perlod
1l must: admit there is a tendency in
this State for him to: be slipping slowly
out -of the picture. I think he will
battle on to some extent, He will not
fade out altogether, but he is sllppmg3

into the background

 MR. M. C. BELL (West Ryde): Could
Mr. Hurst give an example, by means
of the repayment tables, of what would
be the effect of weekly repayments on
varying types of interest?

MR. HURST: 1 can, perhaps, give
an illustration, say, £3,000 borrowed
over 25 years at, say, six per cent.
People come.in and say, ¢ What are the
requirements?’’ We give them an idea
from our knowledge, but when we make
1nqu1r1es we find that the only available
finance is at seven per cent., and you
get that reaction from the purchaser,
‘I am not going to pay seven per cent.”’

The interest tables show a very clear

picture that from six per cent. to six-
and-a-half per eent., with life assurance,
permanent . building societies, the in-
crease per week is 4s. 3d. Six per
cent. to seven per cent is only 8s. 6d.,
and from five per cent. right through
to seven per cent. is only a total of
17s. per week.
. Here is a selling factor, and a very
helpful factor to purchasers, because
they think now the seven per cent. is
hundreds. It represents something he
can understand when you can reduce it
to weekly payments, and you will find
your whole chart will disclose such
figures.

MR. J. S. BECKETT (Croydon): We
all know that desirable interest rate
and conditions are those provided by
War Service Homes, but such interest
and conditions are as scarce as hen’s
teeth.  If a flat rate of one per cent.
per month is the only one we find
available for a five-year term, which is
the best money to recommend?

MR. HURST: Again, if I take an
example of £1,000 — we could consider
that as an obvieus amount — and at six
per cent. flat, six-and-a-half per cent.
flat, seven per cent. flat, 12 per cent,
or one per cent. per month. The re-
payment on six per cent. flat is £4 10s,
8d. over five years; on six-and-a-half
per cent. it is £56 Is. 7d.; seven per
cent. £5 3s. 6d.; 12 per cent., £56 23 3d.

Here is where your tables can guide
you. We give total interest in those
calculations, and total interest you pay

on £1,000 over five years at six per cent.
flat is £300.. That is very helpful  if
you are buying land and holding for
builders.

You can get your calculations back to
there, or holding factors. Six-and-a-

half per. .cent., £325; seven per ecent.,

£350; 12 per cent., £334. .Normally 12

per cent. is up in the clouds, but.at

five years it comes in below seven per
cent, You could get 12 per cent. from
llookers and it would be better borrow-
ing than seven per cent. flat from
Finanece Corporation of Australia.

For the first time we can see all
these trends. If 1 may I will elaborate
what happens to 12 per cent. money
and six per cent. flat money in rela-
tion to long term money, and this applies
to -home unit money.

You borrow £2,000 — and this is what
people will be borrowing on thesé home
units — at 12 per cent. mainly, and
six per cent. after, over a period of
five, ten, or 15 years. Let us take the
15 years at 12 per cent. Repayments
are £56 10s. 4d. per week. Repayment

on - six. per cent. flat -is £4 17s. 1d.,
nearly. 13s.. a week lower, Here is a
significant change.- Your total ,interes‘t
on a 15-year term at 12 per cent.
£2,320 15s., and it is only £1,800 on
six per cent. flat. .

The most l.mporta,nt thing to rememi-
ber is that interest flat rate six per cent.
for ‘15 years reduces, because of the
nature of its structure, the way it 'is
calenlated, to an effective 9.75 per
cent. A lot of hire purchase companies
were making a great error until the actu-
ary from Hookers found they were using
12 per cent. incorrectly. They thought
it- had 115 per cent. return right
through, but it has a reducing effect at
20 year terms. The total interest on
suech a £2,000 loan is £3,285. It is
one-and-a-half times increased. '

.. People arc going into this, as repay-
ments are only £5 1s. 3d., but here -is
a figure we would never have known.
But on six per cent. flat, which Customs
Credit - will loan, interest is £2,400, a
difference of £1,200 cheaper.

THURSDAY, OCTOBER 20 (Morning).—CHAIRMAN: Mr, H. A, Gorman.
Addresses: ‘‘Shops and Shopping Centres’’, Mr. R. D. L. Fraser and Mr.

P. D. Yeomans. Discussion period.

THE CHAIRMAN, introducing Mr. R.
). 1. Fraser, Chief County Planner of
Cumberland County Counneil, and My P,
D. Yeomans, both to address the con-
vention on the subjeet of shops and
shopping centres.

MR, FRASER: The subject with
which 1 have to deal, the problem of the
existing shopping centre, is one into
which there has not heen a great deal
of research. I am afraid, that Mur.
Yeomans and I will be covering very
much the same ground, because you
cannot really talk ahout the existing
centre without talking about the new
and contrasting one with the other.

One would be fortified in a talk of

this sort. if there were some recent.

research into the subjeect locally. I am
afraid there has not been any. The
planning authorities have not done this.
Any research carried out on shopping
centres to-day is into new shopping
centres. It is encouraging, then, that
the Real Estate Institute has found time
to discuss problems of the old centres.

Obviously there are problems in the
existing ceentres, just as there are in all
the components of urban land use in
our new and old residential distriets, in
our industrial areas; wherever you go
in the urban set-up-there are problems.

But why have the problems of shopping
centres been singled out for discus-
sion? . What makes them an interesting
topic to the real estate professicu in
particular? The answer is provided a
Mr. Yeomans’ talk. - He is to talk about
the new regional and community shop-
ping centres which have made us aware
of quite serious defeets in our old
centres.

‘It .is thought by many that the new
drive-in type shopping centre is a threat
to the existing centre, particularly if
the new and the old are close enough
together to compete. ‘But how close
is close -enough when the customer is a
motor car owner? Some husiness people
fear the threat of a new style shop-
ping -unit being - established alongside
them but agree that it would probably
affect them more if it were a mile
away.

One questmn that really needs an-
swering is, I think, what effect is the
motor ear having on»the shopping habits
of people and, as a consequence, on the
existing shopping centres? |

We can start by dismissing the corner
shop ‘as a relic of the past. 1 mean
the single shop that. one finds dotted
about the older suburbs. ' In one sub-
urb I-ecan think of in .Sydney hardly a .
street corner in guite a large residential



