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ABSTRACT
This project is aligned with the Auckland Council’s strategy of partially 

achieving  ‘a quality, compact urban form’ by intensifying (re)development 

in the inner city. It develops a design framework for improving the quality of 

the public space in the streets, while increasing residential and commercial 

density, in a small warehouse area adjacent to established housing in 

Newmarket. 

The specific objectives are to develop conceptual design proposals for 

intensification that  support vibrant streets, maintain diversity in use and 

built form, and apply   principles of sustainability and resilience. Conceptual 

design proposals for architectural interventions are developed and 

evaluated from the perspective of the impact on  the street. The design 

approach acknowledges the fine grain scale and quiet ambiance within 

the site, in contrast to the coarse grain of development along Khyber Pass. 

The project highlights the importance of identifying the character of small  

inner city areas and developing design frameworks for intensification that 

support their  identity and ‘sense of place’. ‘Liveable cities’ need ’liveable 

streets’. The process of intensification is an opportunity to develop design 

proposals that  result in quality public spaces that people want to use.
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PROJECT DEFINITION

1. INTRODUCTION  
The Auckland Council’s vision is for Auckland to become the world’s most 

liveable city by moving towards a ‘quality, compact urban form’1. 

This project accepts the Council’s development strategy of partially 

achieving a ‘compact urban form’ by intensifying selected areas in the city 

in a manner that is sensitive to and appropriate for the context.  The project 

takes it is as self-evident that one of the key elements of a higher density 

‘liveable city’ is ‘liveable streets’: that is accessible, attractive public spaces 

that people want to use. It is critical that the design focus is not limited to 

buildings, but extends to the public spaces created by changes to the built 

environment.

As a test of this strategy, the project develops a design framework for 

intensification in a small area in Newmarket, that at the same time enhances 

the streets and public spaces. 

1  Auckland Council, The Auckland Plan  (Auckland, New Zealand: The Council, 2012). 41.
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2. AIM AND OBJECTIVES
The aim of this project is to develop a design framework for increased 

residential and commercial density that retains identity and diversity in a 

small inner city fringe area. 

The specific design objectives for this project are: 

to create vibrant streets; 

to maintain diversity of use and the built form;

to increase residential and commercial density; and

to apply principles of sustainability and resilience.

3. METHODOLOGY
The project’s site (referred to as the ‘Site’ in this document) is McColl, Melrose 

and Roxburgh Streets off Khyber Pass in Newmarket and the properties with 

frontages on these roads. The approximate size of the Site is 160 by 180 

metres with the wide streets comprising about a quarter of the total area. 

The majority of the buildings cover full sites and have heights of less than 10 

metres.

The design process included several stages. First, the existing buildings and 

public spaces were analysed to identify potential for better utilisation. Next, 

different design proposals were developed taking into account their impact 

on the streets and public spaces. Building development had to compliment 

the fine grain character of the low rise warehouses. Finally, through an 

iterative process, the design proposals were modified to achieve the overall 

goal of more intensive utilisation of buildings with enhanced public spaces 

to support the area’s vitality. 
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4. PROGRAMME
The intended programme is to at least double commercial and residential 

density, while maintaining diversity in use and building form, enhancing the 

existing low rise, fine grain built environment and aligning with the area’s 

‘sense of place’. The programme supports the trend towards small businesses 

in design, film and food industries, but it is anticipated that new and existing 

buildings will adapt to different uses over time. 

5. SIGNIFICANCE
The significance of this project is to critically develop a design framework for 

increasing residential and commercial density in the context of existing fine 

grain, low rise warehouses overlooked by older heritage housing. 

Well integrated, human scale public spaces are fundamental to enhancing  

people’s experience of living and working in the area. As a consequence 

of intensification, the project identifies opportunities for cooperative 

sustainability initiatives reflecting the modern imperative of environmental 

responsibility in urban (re)development. In reality community, stakeholders 

and experts would have an integral role in the development of the design 

framework.
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FIGURE 1

Serial vision

sequence of views when walking through an urban space as 
indicated by the arrows in the plan

source: Cullen, The Concise Townscape:17 
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BACKGROUND 

1. URBAN DESIGN THEORIES  
Urban design relates to both the physical and spatial aspects of the urban 

built environment, and how urban spaces are perceived and experienced 

to create a ‘sense of place’2 3. Successful urban design also integrates 

strategies that promote sustainability and resilience4.

Cullen used the concept of ‘serial vision’ to describe the experience of 

moving through space, with the ‘existing view’ suggesting the ‘emerging 

view’ (‘here’ and ‘there’) (Figure 1)5. This aligns with Bacon’s view that 

‘architecture is the articulation of space so as to produce in the participator 

a definite space experience in relation to previous and anticipated space 

experiences’6. He described ways of perceiving space as endotopic 

(discrete buildings) and exotopic (space experienced through movement). 

2  Michael Larice and Elizabeth Macdonald, eds., The Urban Design Reader (Abingdon, United 
Kingdom: Routledge Publishing, 2007).

3  Matthew Carmona et al., Public Places Urban Spaces  (Oxford, United Kingdom: Architectural 
Press, 2010).

4  Mike Jenks and Colin  Jones, Dimensions of the Sustainable City  (London, United Kingdom: 
Springer Science+Business Media, 2010).

5  Gordon Cullen, The Concise Townscape  (London, United Kingdom: Architectural Press, 
1971): 17.

6  Edmund Bacon, Design of Cities  (London, United Kingdom: Thomas and Hudson, 1992): 21.
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FIGURE 2

Spatial enclosure

a. object in space

b. space without containment or focus

c,d. space contained by building composition

e. space with overlapping buildings at corners

f. space enclosed by corners of buildings

g. space with more complex perimeter

h. separate spaces that can feel disjointed unless there is a 
dominant space

i. space with enclosure that encourages people to move through 
the space

source: Carmona et al., Public Places Urban Spaces:178



7

Based on figure and ground analyses of different cities, Rowe and Koetter 

suggested that in some urban settings specific buildings dominate, whereas 

in others the interplay between buildings defines the urban space7. In other 

words, there is figure and ground reversal. At times the external space is 

distinct with continuous or implied boundaries, while at other times it lacks 

perceivable edges8. Principles of spatial containment and enclosure can be 

described using a series of simple diagrams (Figure 2)9. Leon Krier extended 

aesthetic and spatial ideas about buildings and urban spaces to suggest 

ways of creating human scaled and sustainable towns and cities10. 

Using cognitive mapping techniques and interviews, Lynch identified three 

characteristics that defined how people perceived cities: identity, relative 

spatial relationships and meaning.11 Jane Jacobs argued for incremental 

change to maintain the essence of the neighbourhood, thereby avoiding 

destruction of urban areas without understanding the root causes of their 

failure12.  Her focus on people’s responses to their neighbourhoods aligns 

with subsequent analyses by Gehl on the characteristics of lively, safe, 

sustainable and healthy cities13. 

7  Colin Rowe and Fred Koetter, Collage City  (Cambridge Mass, United States: MIT Press, 1978).

8  Roger Trancik, Finding Lost Space: Theories of Urban Design  (New York, United States: Van 
Nostrand Reinhold, 1986).

9  Carmona et al., Public Places Urban Spaces: 178.

10  Leon Krier, The Architecture of Community  (Washington DC, United States: Island Press, 
2009).

11  Kevin Lynch, The Image of the City  (Cambridge Mass, United States: MIT Press, 1960).

12  Jacobs, The Death and Life of Great American Cities.

13  Jan Gehl, Cities for People  (Washington DC, Unites States: Island Press, 2010).
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Urban design theorists have identified characteristics and goals of 

successful urban design from the perspective of how people respond to 

urban environments. Lynch suggested that good urban design should 

achieve vitality, be clearly perceived, match activities, and be accessed 

and controlled by a range people in the community14. In ‘Towards an Urban 

Design Manifesto’ Jacobs and Appleyard identified seven goals for a good 

urban environment: liveability; identity; access to opportunities; legibility; 

setting for public life; self-sustainable and inclusive15. They suggested that 

these goals can be achieved by designing people orientated streets and 

neighbourhoods; maintaining a certain density of residential and business 

use; integrating activities; and considering the complex arrangement 

between buildings and public spaces created between the buildings. 

Bentley et al endorsed aspects of urban design that give people choice: 

permeability; variety; legibility; robustness; visual appropriateness; complexity 

and personalisation16. 

14  Kevin Lynch, A Theory of Good City Form  (Cambridge Mass, United States: MIT Press, 1981).

15  Allan Jacobs and Donald Appleyard, “Towards an Urban Design Manifesto: A Prologue,” 
Journal of the American Planning Association 53, no. 1 (1987).

16  Ian Bentley et al., Responsive Environment: A Manual for Designers  (London, United 
Kingdom: Architectural Press, 1985).
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New Urbanism, developed in the 1980s in the United States, is derived from 

ideas of traditional neighbourhoods located near transport connections. 

Despite its traditional formulaic style as seen at Poundary Dorset, United 

Kingdom, the principles of New Urbanism are aligned with current thinking 

about ‘place making’. While urban design principles should not prescribe 

urban form, it is useful to consider the characteristics of a ‘sense of place’: 

character (place with own identity); continuity and enclosure (clear 

distinction between public and private spaces); quality of public realm; 

ease of movement; legibility; adaptability and diversity17. 

17  Department for the Environment/Commission for Architecture and the Built Environment 
(DETR/CABE), By Design: Urban Design in the Urban Planning System  (London, United 
Kingdom: DETR, 2000).
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FIGURE 3

Characteristics of ‘sense of place’

source: Montgomery, Making a City: Urbanity, Vitality and 
Urban Design, Journal of Urban Design
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Montgomery identifies urban design characteristics that can enhance the 

potential ‘sense of place’18 (Figure 3). Lynch defines ‘identity of place’ as 

that which provides  ‘…individuality or distinction from other places...the 

basis for its recognition as a separable entity’19.  The concept of ‘belonging’ 

is complex and relates to having ‘…a secure point from which to look at 

the world, a firm grasp of one’s own position in the order of things, and 

a significant spiritual and psychological attachment to somewhere in 

particular’20.

High quality urban design ensures attractive, usable, durable and adaptable 

places that achieve sustainable development21 22. It can add economic 

value in the form of better value for money, higher asset exchange value 

and better lifecycle value especially for long-term investors23.

In summary, certain attributes  of good urban design have been consistently 

identified by urban theorists, including diversity, identity, legibility, permeability 

and appropriate human scale. These attributes are relevant to the design 

framework developed in this project.

18  John Montgomery, “Making a City: Urbanity, Vitality and Urban Design,” Journal of Urban 
Design 3, no. 1 (1998).

19  Lynch, The Image of the City: 6.

20  Edward Relph, Place and Placelessness  (London, United Kingdom: Pion Ltd, 1976): 38.

21  Ministry for the Environment, New Zealand Urban Design Protocol  (Wellington, New Zealand: 
The Ministry 2005).

22  Ministry for the Environment, The Value of Urban Design: The Economic, Environmental and 
Social Benefits of Urban Design  (Wellington, New Zealand The Ministry 2005).

23  Commission for Architecture and the Built Environment/Department for the Environment 
(CABE/DETR), The Value of Urban Design (Tonbridge, United Kingdom: Thomas Telford, 2001).



12

2. PROCESSES OF URBAN DEVELOPMENT 
There are two ways of analysing the processes of urban development. First 

by seeing the ‘city as a machine’ and second the ‘city as a natural process’.  

The machine concept has parallels with 20th century Modernism and 

endorses control by planning and design. Criticisms of applying Modernist 

ideas to urban design are based on its lack of participation and involvement 

of end-users, destruction of the unique identity and history of urban areas, 

functional zoning reinforced by separation of different forms of transport, 

and focus on buildings in space, rather than streets and spaces between 

buildings. Kostof observes that Modernist urbanism is not what Le Corbusier 

envisaged: ‘his iconic ville verte – a vision of towers in a park – became in 

America a ville grise of towers in a parking lot’24. Roads have fragmented 

urban areas and cities have changed in scale and pace that is less 

comfortable for pedestrians. 

An alternative perspective is that urban development is a dynamic and 

adaptive process with more responsive control. Jacobs described the 

organised complexity of cities25, while in an essay ‘A City is Not a Tree’ 

Alexander observes that planned cities do not have the complexity and 

vitality of ‘natural’ cities26. He argues that the ‘semi-lattice’ structure of 

overlapping relationships of larger and smaller units within cities, that develop 

over time, cannot be ordered and simplified like the branching of a ‘tree’. 

24  Spiro Kostof, The City Assembled: The Elements of Urban Form Through History  (London, 
United Kingdom: Thomas and Hudson, 1992).

25  Jacobs, The Death and Life of Great American Cities.

26  Christopher Alexander, “A City is Not a Tree,” Architectural Forum 122, no. 1 and 2 (1965).
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Similarly Lynch cautions against planning a city as a series of neighbourhoods 

or functional zones because ‘…any good city has a continuous fabric, 

rather than a cellular one’27. The essence of the natural process is change 

and evolution with new urban forms emerging from the complex interaction 

between elements. In ‘Design of Cities’, Bacon refers to ‘the second man 

who determines whether the creation of the first man will be carried forward 

or destroyed’28. This process tends to occur slowly over time. 

Alexander, in ‘The Oregon Experiment’, advocates for piecemeal growth 

based on diagnosis and repair with  ‘the assumption that adaptation 

between buildings and their users is necessarily a slow and continuous 

business’29. This is reinforced in ‘A New Theory of Urban Design’ by Alexander 

and colleagues who suggest ‘…it is the process above all which is responsible 

for wholeness…not merely the form’30. He also commented that ‘a building 

cannot be a human building unless it is a complex of smaller buildings or 

parts which manifest its social facts’31. In his studies of urban environment, 

Stansford describes cities in terms of human ecology where the ‘physical 

environment interacts with multiple complex patterns of activity and 

significance for both individuals and groups, at any point, in certain cycles 

and over time’32. 

27  Lynch, A Theory of Good City Form.

28  Bacon, Design of Cities.

29  Alexander, The Oregon Experiment.

30  Christopher Alexander, A New Theory of Urban Design (Oxford, United Kingdom: Oxford 
University Press, 1987). 

31 Christopher  Alexander, Sara Ishikawa, and Murray Silverstein, A Pattern Language: Towns, 
Buildings and Construction (New York, United States: Oxford University Press, 1977). 

32  Stanford Anderson, “Studies Toward an Ecological Model of the Urban Environment,” in On 
Streets, ed. Stanford Anderson (Cambridge Mass, United States: MIT Press 1991): 267.
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FIGURE 4

Comparison of different urban forms

low density urban ‘sprawl’ (left) versus urban ‘compact city form’ (right)

source: Carmona et al, Public Places Urban Spaces: 26
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Jacobs’ ideas about the characteristics of diversity remain pertinent. Fifty 

years ago in ‘The Death and Life of Great American Cities’33 she wrote: 

‘To generate exuberant diversity in a city’s streets and districts, four 
conditions are indispensable:

1. The district, and indeed as many of its internal parts as possible, must 
serve more than one primary function; preferably more than two. These 
must ensure the presence of people who go outdoors on different 
schedules and are in the place for different purposes, but who are able 
to use many facilities in common.

2. Most blocks must be short; that is, streets and opportunities to turn 
corners must be frequent.

3. The district must mingle buildings that vary in age and condition, 
including a good proportion of old ones so that they vary in the economic 
yield they must produce. This mingling must be fairly close-grained.

4. There must be a sufficiently dense concentration of people, for 
whatever purposes they may be there.’

The approach taken in this project acknowledges the organic, evolutionary 

and incremental nature of urban development. It aims to endorse the  

existing social and commercial diversity, while at the same time increasing 

the density of use. 

33  Jacobs, The Death and Life of Great American Cities:150-51.
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3. CHANGING URBAN FORM
a. Overview

In developed countries during the 20th century higher density, more 

compact urbanism has been replaced with lower density poly-nucleated 

(sub)urbanism. Figure 4 compares the characteristics of these two urban 

forms 34 35. In the 1990s, revitalisation of central business districts (CBDs) has 

been associated with raised awareness of advantages of inner city living: 

reduced commuting time and costs; diverse social and cultural interactions; 

and appreciation of the historical complexity of the built environment. Along 

with this trend there is a heightened awareness of the need to shift to resilient 

cities that use renewable energy, are carbon neutral, produce food locally, 

reduce waste and use transport that is energy efficient (electric cars, public 

transport, cycles and walking)36. Localism is gaining momentum, as seen in 

central Auckland with the strong support for farmers’ markets selling locally 

produced food and facilitating direct interactions between producers and 

consumers. The Citte Lente (Slow City) movement advocates a simpler, 

slower, more local and sustainable lifestyle37. This philosophy supports the 

development of mixed use, self-sustaining urban ‘villages’. It also recognises 

that there is trade off between high and low density in the sense that, 

while higher densities reduce travel and are more energy efficient, they 

also reduce access to renewable resources such as sun, rain and soil. Thus 

medium densities, with a degree of variety, are more environmentally and 

socially sustainable.

34  Carmona et al., Public Places Urban Spaces: 26.

35  Kingsley Dennis and John Urry, After the Car  (Cambridge, United Kingdom: Polity Press, 
2009).

36  Peter Newman, Timothy Beatley, and Heather Boyer, Resilient Cities: Responding to Peak Oil 
and Climate Change  (Washington DC, United States: Island Press, 2009).

37  Paul Knox, “Creating Ordinary Places: Slow Cities in a Fast World,” Journal of Urban Design 
10, no. 1 (2005).
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b. Auckland’s Changing Urban Form 
When Auckland was founded in 1840, its inland boundary was the summit 

of Mt Eden (Maungawhau)38. From the 1880s residential development in 

Karangahape, Grafton, Eden Terrace, Newmarket, parts of Ponsonby and 

Parnell formed around commercial activity and transport links. Until the 

1930s the majority of Aucklanders used trains and trams because they were 

more affordable and serviced most of the city. Since then there has been 

a steady increase in the use of cars and in the 1950s the motorway network 

and harbour bridge were constructed. New roads led to a shift in favour of 

life in the suburbs and conditions in the inner city deteriorated. Auckland 

developed into a number of metropolitan centres surrounded by clustered 

communities. 

Economic reforms in the 1980s led to an increase in employment in finance, 

insurance, property and business service industries and demand for inner 

city housing. Following the stock market crash, developers converted 

underutilised office blocks into apartments. It was more efficient to develop 

the inner city than the outer suburbs at a time when Auckland’s infrastructure 

(water supply, wastewater treatment, stormwater systems, refuse disposal, 

transport, power, gas and telecommunication networks) was reaching its 

design capacity and needed upgrading. 

38  Auckland Regional Council, A Brief History of Auckland’s Urban Form  (Auckland New 
Zealand: The Council, 2010).
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Key principles of the Auckland Regional Growth Strategy 2050 (1999) included: 

a compact urban form, with most growth within the existing metropolitan 

area focused around town centres and major transport routes to create 

higher density communities; focus on a variety of housing and mixed use 

activities; limited expansion into greenfield areas outside of the current 

Metropolitan Urban Limit (MUL) where environmental quality, accessibility 

and infrastructure development criteria can be met; and protection of the 

natural environment39. Over the past decade medium density terrace and 

higher density apartment developments have been built in Newmarket.

In conclusion, the development of Auckland’s urban form has been 

characterised by low density development and ‘suburban sprawl’, the 

latter accompanied by a dependency on cars. More recently higher 

density housing has been developed in the inner city, but the highest 

demand continues to be for medium or low density housing developments. 

This preference needs to be taken into account in relation to the level and 

extent of intensification in the inner city fringe areas.

39  Auckland Regional Council, Auckland Regional Growth Strategy: 2050  (Auckland, New 
Zealand: The Council, 1999).
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4. THE AUCKLAND PLAN (2012)40

The vision for Auckland is to become the world’s most liveable city (safe, 

green, prosperous, well-connected, beautiful, culturally rich and with a strong 

Maori identity).  To achieve this vision, the Council endorses transformational 

shifts that include improving the quality of urban design, committing to green 

growth and developing the public transport network. To provide for the 

expected population increase with minimal rural expansion, certain areas of 

Auckland will have to undergo intensification. Along with improvements in 

the public transport network and infrastructure, inner city areas will undergo 

revitalisation and regeneration. The challenge for Auckland is how to 

manage the predicted growth, while maintaining the ‘sense of place’ that 

communities value. 

Over the next 30 years it is anticipated that 280,000 new dwellings will have 

to be built within the 2010 MUL and 160,000 in new greenfields land, satellite 

towns and other rural and coastal towns. To achieve about 70% of residential 

growth within this urban footprint, it is likely that 60% of all new dwellings will 

be attached housing typologies (apartments or townhouses)41.

40  Auckland Council, The Auckland Plan.

41  Ibid., 243.
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There has been considerable debate in Auckland about the spatial impact 

on existing inner city areas of achieving the compact city goals as proposed 

in the Auckland Plan42. Controversial issues regarding the spatial and social 

impacts of intensification in Auckland include development along public 

transport corridors as proposed in Melbourne43, the interface between 

increased density, mixed use development and established residential 

suburbs, and the importance of considering the massing of buildings in 

context if higher density developments are to integrate with the existing built 

environment. It could be argued that current limits for height, number of 

storeys, floor area ratios and parking in Mixed Use Zones can lead to inner 

city areas being underdeveloped, while simply increasing these limits could 

have an adverse effect on the identity of the inner city.

It is assumed that well located, high quality, higher density urban development 

will lead to:

greater accessibility (public transport, walking and cycling);

increased economic growth and job opportunities;

reduced infrastructure costs;

improved vitality and security;

potential preservation of natural environment by reducing the urban 

footprint; and

wider range of housing choices.

42  Patrick Fontein, Alistair Ray, and Timothy Robinson, “Auckland Fine Grain Analysis: Visualising 
the Scale of Change,”  http://www.scribd.com/doc/78112799/Auckland-Council-FGA-
Report-2011-12-22-Final-2.

43  Tina Perinotto, “Rob Adams - small and clever can save our cities,”  http://www.thefifthestate.
com.au/archives/5557.
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The Auckland Plan is based on the following urban design principles:

Identity established by landscape, heritage, built forms and community 

resulting in a unique ‘sense of place’.

Diversity in uses and urban form that supports variety, vibrancy, chance 

interactions, safety and choice.

Integration of well connected and accessible activities, energy centres 

and transport networks to create a sense of wholeness of the street, 

block, neighbourhood and city. 

Efficiency by encouraging transactions and exchange, and optimal use 

of resources. 

It states that intensification will be planned with communities taking account 

of their aspirations for the area, including character, heritage, transport and 

environmental considerations. 

Streets are to be designed as public spaces, not just movement corridors, 

with good public/private interface. Alternative options to minimum 

numbers of car parking space should be considered, for example the use 

of existing parking buildings and improved public transport. Commitment 

to environmental sustainability includes green buildings, adaptive re-use of 

existing buildings, and support for ‘urban forests’. 
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Environmental design considerations that reinforce the need for a compact 

urban form include:

Transport - intensification near public transport corridors, and development 

of cycle and walking routes.

Energy – buildings with optimal solar orientation and natural ventilation, 

reduce energy and water demands with more efficient measures, real 

time monitoring and on-site renewable energy generation.

Water – rainwater collection and stormwater management with 

permeable surfaces.

Waste and pollution – recycled, re-used and recyclable construction 

materials, and reduction of landfill refuse with recycling and organic 

waste systems.

Biodiversity – protection and enhancement of the natural habitat, and 

reduction in the urban heat island effect.

In conclusion, this project is aligned with the Auckland Plan. The proposed 

design framework is based on design proposals that support the principles 

of identity, diversity and integration. At the same time, increased density 

creates opportunities for incorporating sustainable environmental strategies 

into design proposals for the buildings and streets. 
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5.  SUSTAINABILITY AND RESILIENCE
Resilient cities are complex, contradictory and multilayered, and absorb 

changes over time.  They are about adaptation to climate change and 

other environmental and security challenges of the 21st century. On the other 

hand, sustainability is about mitigation to prevent the worst consequences 

of the global environmental crisis. The two agendas are not the same, but 

design strategies to enhance sustainability and resilience tend to overlap. 

a. Environmental and social sustainability
Urban development needs to be environmentally sustainable in terms 

of land use, built form, energy conservation, recycling and re-use, and 

communication and transport44. The design of new buildings should be based 

on energy efficient strategies: orientation and building form for passive solar 

gain and ventilation; improved airtightness; super insulation and generating 

renewable energy in the form of solar thermal collectors and photovoltaic 

panels.  Aspirations to create zero waste and require zero energy form the 

basis of the ZED concept45. 

It is important to also consider social benefits and economic viability.   

Approaches to sustainable urbanism include compact, transit orientated 

development, adaptive re-use, pedestrian and bicycle friendly streets, 

district energy schemes, cooperative housing schemes, landscaping that 

preserves the natural habitat and criteria in governance, for example in the 

form of Green Leases46. 

44  Jenks and Jones, Dimensions of the Sustainable City:3.

45  Bill Dunster, Craig Simmons, and Bobby Gilbert, The ZED Book  (Abingdon, United Kingdom: 
Taylor and Francis, 2008).

46  Timothy Beatley, Green Urbanism: Learning from European Cities  (Washington DC, United 
States: Island Press, 2000).
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The WHO’s Healthy Cities Programme (2003-2008) focuses on the health 

effects of urban development and is based on 12 objectives:  promoting 

healthy lifestyles (especially regular exercise); facilitating social cohesion 

and supportive social networks; promoting access to good quality housing; 

promoting access to employment opportunities; promoting accessibility to 

good quality facilities (educational, cultural, leisure, retail and health care); 

encouraging local food production and outlets for healthy food; promoting 

safety and a sense of security; promoting equity and the development 

of social capital; promoting an attractive environment with acceptable 

noise levels and good air quality; ensuring good water quality and healthy 

sanitation; promoting the conservation and quality of land and mineral 

resources; and reducing emissions that threaten climate stability. 

Recent evaluation of progress towards these objectives in European cities 

suggests that internal institutional barriers and evolving spatial form that is 

driven by ‘what the market can deliver’ (low density, use-segregated car-

based development) were key reasons for the objectives not being met47. 

More successful healthy cities engaged a broad range of stakeholders and 

intersectoral partnerships48.

47  Hugh Barton and Grant Marcus, “Urban Planning for Healthy Cities: A Review of the Progress 
of European Healthy Cities Programme,”  Journal of Urban Health(2012), http://www.ncbi.
nlm.nih.gov/pubmed/22714703.

48  Andy Haines et al., “From the Earth Summit to Rio+20: Integration of Health and Sustainable 
Development,” The Lancet 379(2012).
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b. Biodiversity
The Auckland Plan identifies the loss of biodiversity as a challenge for 

Auckland’s urban growth strategy49. An ‘urban forest’ concept aligns with 

the Auckland Council’s support for ‘greening the city’ and contributes 

to sustainable objectives – to counter CO2 emissions, to lower ambient 

temperatures, and to increase surface water retention and avoid flooding. 

This approach also strengthens ideas of networks and reciprocity.

Increased urban density, for example in Newmarket over the past century, 

tends to lead to a reduction in the total green coverage, weakens green 

connectivity and reduces the biodiversity of the remaining  vegetation50. As 

well as the environmental consequences described above, these changes 

reduce human opportunities for recreation, access to nature and quality of 

life.

This project could be seen as a small scale prototype for assessing the design 

implications of environmental and social sustainability strategies, including 

cooperative residential and commercial ventures. Given its location at the 

edge of commercial development in Newmarket, increasing the amount 

and biodiversity of vegetation in the Site would enhance birdlife and 

improve the quality of life of people using the Site. 

49  Auckland Council, The Auckland Plan: 174.

50  Jenks and Jones, Dimensions of the Sustainable City.
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6. LIVEABLE STREETS   
Whyte and colleagues observed the behaviour of people in different public 

places and identified urban design features that were associated with 

greater social activities on streets and in public spaces51. People were most 

likely to socialise on the footpaths adjacent to active, fine grain frontages. 

Corners and junctions in paths near building frontages were more active 

than other areas, supporting Alexander’s concept of Building Edges (Patterns 

160) being ‘places’ with volume52. 

Based on interviews and street observations, Appleyard and colleagues 

showed that people living on streets with heavy traffic had, on average, 

fewer social interactions than those living on streets with light traffic53.  There 

was an inverse relationship between casual conversations, children’s play 

and other social life, and the amount of traffic on residential streets. 

51  William Whyte, The Social Life of Small Urban Spaces  (Washington DC, United States: 
Conservation Foundation, 1980).

52  Alexander, Ishikawa, and Silverstein, A Pattern Language: Towns, Buildings and Construction: 
752.

53  Donald Appleyard, Liveable Streets  (Berkeley, United States: University of California Press, 
1981).



27

The type of activities in streets also relates to the quality of the physical 

environment54. ‘Necessary activities’, such as walking to do errands, tend 

to be unaffected by the quality of the built environment,  other than in 

terms of duration. The range of ‘optional activities’, such as short walks, 

standing or sitting in the open spaces, increases in good weather and when 

there is a high quality physical environment. As a consequence ‘resultant 

social activities’, in the form of spontaneous social interactions, increase 

when people spend more time in the streets. These interactions vary from 

conversations between people with common interests, to passive contact 

between people who don’t know each other. 

In a ‘Survey of Public Life in Auckland’s CBD’, the lack of diversity in stationary 

activities taking place on inner city streets was noted, with ‘optional 

activities’ tending to be limited to sitting on public seating or in cafes55. 

Gehl’s recommendations for improving the quality of the public realm to 

encourage people to use the streets, include introducing vegetation, 

improving the visual quality with paving and urban furniture, developing 

integrated lighting and encouraging art experiences. These approaches 

are being integrated into the design proposals for the streets in this project.

 

54  Jan Gehl, Life Between Buildings: Using Public Space  (Washington DC, United States: Island 
Press, 2011).

55  Auckland City Council, Gehl Architects, and Jan Gehl, Auckland Public Life Survey 2010  
(Auckland, New Zealand: The Council, 2010).
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FIGURE 5

Cherry Apartments

minimal impact of the apartments 
at street level
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PRECEDENTS
Many cities have revived their CBDs by transforming poorly utilised, industrial 

sites into mixed use developments, and giving pedestrians priority on many 

of their streets, for example Melbourne, Vancouver, New York, London, 

Barcelona and Copenhagen. Over the past year I carried out case studies 

in Fitzroy, Melbourne and Bankside, London. 

1.  INCREASED DENSITY, MIXED USED DEVELOPMENTS
Most examples of mixed use development overseas are on a larger scale 

than developments in Auckland with its smaller population and current 

transport and services infrastructure. 

a. Cherry Apartments, Gore Street, Fitzroy, Melbourne (2012)
In Fitzroy, Melbourne medium density housing developments are inserted 

into the fine grain of this inner city suburb that consists of workers cottages 

and warehouses. Increasing residential density within the context of existing 

industrial warehouses requires consideration of materiality, proportion and 

scale, and the junction between new and old architecture (Figure 7).

RotheLowman Architects designed this predominantly residential 

development with 58 apartments, 65 car parks and two retail tenancies at 

street level (Figures 5 and 6). When I visited there was a sense that local people 

were using the café and street outside as a place to meet. It had a vibrant 

atmosphere, despite only being open for several months. This intervention 

has activated an otherwise quiet residential street.  Prior to it’s development, 

the site contributed little to the public realm. The graffiti covered, red brick 

walls of the former chocolate factory now form the base of the new mixed 

use complex. The facades of the apartments are set back and screened 

with perforated steel giving it a light, dynamic appearance that blends 

with its industrial context. The way the human scale is maintained on the 

street, with the higher density development being set back from the street 

frontage, influenced the development of the project’s design proposals. 

FIGURE 6

Cherry Apartments: before and after

original chocolate factory’s blank 
facades (upper)

new apartments are active at 
ground level (lower)

source: images of original factory 
from earth. google.com
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FIGURE 7

Examples of increased residential development in Fitzroy

new and old buildings well integrated
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b. Beaumont Quarter, Freeman’s Bay, Auckland (2001)
The historical industrial context of this mixed use development is relevant 

to the Site. Like the Site, it is nestled below an escarpment with residential 

properties above. Built on 2.4 hectares with a density of 100 dwellings per 

hectare (dph), the development integrates some of the former gasworks 

brick buildings with 240 houses and apartments, studio workspaces and 

work-from-home spaces designed by three architects56 (Figure 8). The 

different building forms, and mixture of refurbished and new materials, 

give character to the development. There is pedestrian access through 

the site and several semi-public, underutilised open spaces. The properties 

are a mix of freehold and leasehold to encourage social diversity, and the 

value of properties, despite the economic recession, has increased since 

2005.  Since completion there have been changes in the surrounding area 

with the skate park in Victoria Park and urban landscape development in 

Wynyard Quarter both bringing people into the area. Residents are currently 

opposing a proposal for a five storey hotel next to the former gasworks on 

the basis that it will threaten their security and privacy, and the bulk and 

height of the hotel is not sympathetic to fine grain of the development57.

56  Ministry for the Environment, “Beaumont Quarter, Auckland,” in Urban Design Case Studies 
- New Zealand Urban Design Protocol (http://www.mfe.govt.nz/publications/urban/urban-
design-case-studies-mar05/html/page5.html).

57  Wayne Thompson, “Residents Fear for Safety if Hotel Allowed,” NZ Herald 4th September 
2012.

FIGURE 8

Beaumont Quarter 

different architectural styles and 
connecting outdoor spaces

source: http://www.home-
d e s i g n i n g . c o m / 2 0 1 0 / 0 7 /
winners-of-2010-new-zealand-

architecture-awards
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FIGURE 9

Proposed Vinegar Lane 

concept images by Isthmus Architects

source: http://progressive.co.nz
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c. Proposed Vinegar Lane, Ponsonby, Auckland
In 2011 Progressive Enterprises purchased the large dug out site of 13,600 

m2, the former DIY Vinegar factory site off Ponsonby Road, five years after 

a failed development58. This inner city fringe site has similarities to the Site 

with its fine grain built environment adjacent to a heritage residential area. 

Recently a new proposal for the site to be divided into two halves was 

announced. It consists of a 14,000 m2 Cider Building with a supermarket, 

specialty retail, office space and 5 level car parking underground with 

capacity for 220 cars, and on the remaining half of the site, 31 subdivided 

freehold lots ranging from 74 to 400 m2. The concept responds to the fine 

grain urban context, and has a number of architects involved to ensure 

diversity in design59. Vinegar Lane, a narrow cobbled street, and a private 

courtyard provide small pockets of open space (Figure 9). Neither spaces 

are of sufficient dimension for privacy or to minimise shading from adjacent 

buildings despite their north-south orientation and building heights between 

10-15m. The only public space on the site, Vinegar Lane, is poorly resolved 

with narrow footpaths and uniform frontages that do not encourage leisurely 

social interactions. Hopefully these two preliminary images are not accurate 

representations of the final design outcome. The materials for the Cider 

Building include raw concrete, quartz zinc and evergreen glass to relate to 

the industrial history of the area. 

58  Bob Dey, “Cider and Vineger Lane to Replace Soho  - its Difference,”  The Bob Dey Property 
Report(2012), http://www.propbd.co.nz/afa.asp?idWebPage=8338&idBobDeyProperty_
Articles=18205.

59  Progressive Enterprises, “Plans Revealed for Ponsonby Development,”  http://www.
progressive.co.nz/our-company/news--media-releases/plans-revealed-for-ponsonby-
development.
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Brady Nixon of Progressive Enterprise says 

‘Vinegar Lane represents something new to Auckland – one that fits 

the ethos of inner city living that already exists in Ponsonby. We believe 

this development underpins the quality and compact intentions of the 

Auckland Plan. The development has been designed and scaled as one 

integrated whole and the outcome will be a precinct where locals can 

work and socialise within walking distance of where they live’. 

To date more than half of the Vinegar Lane lots have been presold. 
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d. The Warehouse District, Phoenix, Arizona, US (2005)
Developer, Michael Levine, has been renovating old warehouses in inner 

city Phoenix, Arizona following widespread demolition of most of the 

warehouses in the 1980s. The Levine Machine is a well built, brick warehouse 

that is sought after and occupied by a number of small businesses60 (Figure 

10). Business owners and clients value the building’s industrial atmosphere 

and adaptable spaces. 

Auckland examples of adaptive re-use that has preserved the industrial 

character of buildings include the Imperial Buildings in the CBD and the Mt 

Eden Steel Works.  

60  “Levine Machine,”  http://levinemachine.com/.

FIGURE 10

Levine Machine, Arizona, USA

source: http://levinemachine.com/
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2. SUSTAINABLE URBAN REGENERATION 
In New Zealand, to my knowledge, there are no inner city, mixed use 

developments that have prioritised sustainable initiatives, in terms of 

reduced energy, waste and water requirements. In Christchurch following 

the earthquakes there was major damage to the city’s infrastructure. This 

is an opportunity to link the central commercial area into District Energy 

Schemes that can be planned around density and mix of building use so 

that energy demands are stable. 

a. Bo01 Malmo, Sweden (2001)
This sustainable district, built on reclaimed land, is a low carbon footprint, 

mixed use development of predominantly 2-5 storeys and has a density of 

120 persons per hectare (similar density to Beaumont Quarter but on a larger 

scale). The residential buildings consist of houses, flats and terraces, with 

communal green courtyards, and smaller private gardens and balconies 

(Figure 11). A ‘Green Space Factor’ required each property developer 

to enhance biodiversity and manage rainwater61. Sustainable initiatives 

continue to gain momentum and include: energy efficient housing, district 

heating schemes, photovoltaic panels in parks, community collection of 

organic waste, urban trees and green roofs, and promotion of cycling, eco-

cars and biogas buses.

61  Eva Dalman and Cecilia Von Scheele, “Bo01 and Flagghusen: Ecological City Districts in 
Malmo, Sweden,” in Sustainable Urban Design: an Environmental Approach, ed. Adam 
Ritchie and Randall Thomas (Abingdon, United Kingdom: Taylor and Francis, 2009).

FIGURE 11

Bo01 Malmo, Sweden

green roofs, stormwater filtration, 
and renewable energy generation

source: Ritchie & Thomas, 
Sustainable Urban Environmental 
Approach
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b. BedZED, London, United Kingdom (1999)
Bill Dunster designed Beddington Zero Energy Development (BedZED) with 

architectural forms that make a clear statement about sustainable urban 

development  (super insulation, narrow floor plans, wind cowls, photovoltaic 

panels and roof terraces)62 (Figure 12). Despite its medium density (50 dph), 

the dense grid layout is less successful for creating public spaces in the 

streets. The project’s design proposals include rooftop photovoltaic panels 

and vertical pipework to raise awareness that this small area in Newmarket  

is a prototype for environmental sustainability.

c. Vauban, near Freiburg, Germany (1999)
This eco-neighbourhood is a sustainable urban development with 5,000 

inhabitants and 600 jobs on the site of a military base63 (Figure 13). It is a Transit 

Orientated Development (TOD) with tram services to the town centre. All 

the houses are designed to the ultra low energy consumption ‘Passivhaus’ 

standard. Many buildings have green roofs and photovoltaic panels, and 

the streets are pedestrian friendly. The proportion of people without cars 

has increased to 70% and there are extensive walking and cycle networks  

around Vaudon.  

This precedent  highlights the importance of increasing the density of 

housing and commercial developments near public transport connections, 

as in Newmarket.  The design proposals reconnect the Site to  walking routes 

to Maungawhau. 

62  Bill Dunster, “BedZED: Beddington Zero-Fossil Energy Development,” in Sustainable Urban 
Design: an Environmental Approach, ed. Adam Ritchie and Randall Thomas (Abingdon, 
United Kingdom: Taylor and Francis, 2009).

63  Thomas Schroepfer and L Hee, “Emerging Forms of Sustainable Urbanism: Case Studies of 
Vauban Freiburg and solarCity Linz,” Journal of Green Building 3(2008).

FIGURE12

BedZED, London

prototype for low energy 
use development

source: Ritchie & Thomas, 
Sustainable Urban 
Environmental Approach

FIGURE13

Vaubon, Germany

sustainable urban 
development

source: http://www.
madisonf re iburg.org/

green/vauban.htm  
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d. False Creek, Vancouver, Canada (2010)
False Creek is Vancouver’s first renewable district  heating system, with 

a Neighbourhood Energy Utility (NEU) waste heat recovery system that 

includes sewerage heat recovery and residential solar hot water being sold 

back to the NEU in the summer64(Figure 14). Despite high initial costs for the 

infrastructure, the NEU is now self-funded and providing return on investment. 

Like Bo01 Malmo, district waste management involves refuse and recycling 

being transferred by vacuum pipework to compactor bins, biogas is being 

generated from the landfill refuse and community schemes for organic 

composting have been set up. Buildings are energy efficient with effective 

insulation, passive solar gain and natural ventilation, real time monitoring of 

energy consumption and green roofs. False Creek is on a large scale with 

about 12,000 residents, and consists predominantly of high rise apartments, 

re-use of Olympic Park buildings and large open spaces. Consequently 

its built form is less relevant for the Site. However its waste management 

schemes informed development of the design proposals for the Site.

e. District Energy Scheme, Sydney (future)

Sydney is developing a Decentralised Energy Master Plan for trigeneration 

district heating schemes based on simultaneous production of electricity, 

heating and cooling using natural (or renewable) gas65. It is also investigating 

the possibility of constructing the infrastructure for vacuum refuse collection 

and water recycling. It is estimated that this plan could reduce the city’s 

greenhouse emissions by 24-32%.

64  “Neighbourhood Energy Utility,”  http://www.thechallengeseries.ca/chapter-05/
neighbourhood-energy-utility/.

65  Kinesis, City of Sydney Decentralised Energy Master Plan Trigeneration 2010-2030  ([Sydney, 
Australia]: [City of Sydney], 2012).

FIGURE 14

False Creek, Vancouver

Neighbourhood Energy Unit (upper)

residential development with renewable 
energy generation (lower)

source: http://vancouverisawesome.com



39

3.  BIODIVERSITY AND ’URBAN FORESTS’
a. Concept of  Bankside Urban Forest 

‘Urban forest’ implies open-endedness and permeability, a place that 

can be entered or exited at any point and where different routes can 

be taken. The Bankside Urban Forest is a concept of urban green space 

networks and linkage66(Figure 15). It is intended to increase opportunities 

for social engagement in the public realm; to endorse the area’s identity 

of meandering streets and multiple routes; to link in to community initiatives; 

to use an ecological approach to connect the diverse community; and to 

develop public and private partnerships that will enhance the public realm. 

It was an unexpected and strangely nostalgic experience to wonder through 

the ‘forest’ of beech trees near the Tate Modern, an imposing industrial 

powerstation. The evocative images of the Bankside Urban Forest influenced 

the project’s concept of reconnecting the Site with the rich volcanic forests 

that end abruptly at the escarpment surrounding the Site. 

66  Witherford Watson Mann Architects, “Bankside Urban Forest,”  http://www.wwmarchitects.
co.uk/Downloads/Bankside_Urban_Forest.pdf.

FIGURE 15 

Concept of Bankside Urban Forest, London

source: WWM Architects
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FIGURE 16

Yorkville Village Park, Toronto

the small area of the park is at odds with the  varied experience of different ‘rooms’ 

source: http://www.asla.org/2012awards
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b. Yorkville Village Park, Toronto (1994)
This small urban park is on a parking lot that was built in the 1950s after 

Victorian terraced houses had been demolished for the construction 

of the subway. The grid of different landscapes represents Canada’s 

ecological biodiversity and follows the site lines of the demolished terraced 

houses67(Figure 16). The range of planting (crab apple trees, pine trees, 

herbs and marsh reeds) creates different ‘rooms’ and gives the park a sense 

of spaciousness. Distinctive features of the park are the circular benches 

around pine trees, a large rock that was transported to the site in pieces, a 

man-made waterfall and a courtyard of moveable tables and chairs. Being 

surrounded by streets, it is a ‘breathing space’ in its dense urban context 

and seating is well located for people-watching.  

On a much smaller scale, the recently upgraded Lumsden Green at the 

junction of Khyber Pass and Broadway in Newmarket, has similar qualities. 

The wide streets in the Site area provide an opportunity to create different 

‘rooms’ defined by planting and flexible seating. 

67  “Village of Yorkville Park, Toronto,”  http://www.asla.org/2012awards/034.html.
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c. Waitangi Park, Wellington  (2006) & Wynyard Quarter, 
Auckland (2011)

These two public open spaces, designed by Megan Wraight Associates and 

others, are strongly influenced by the historical and cultural significance 

of the sites (Figure 17). I believe they have a strong ‘sense of place’. Both 

areas have successfully balanced complex visual appeal with activities 

for different ages. Overall these open spaces are well used and in good 

weather the areas are catalysts for urban vitality. 

The landscape schemes were based on indigenous plants in structured 

urban layouts. This approach influenced the design proposal for the streets 

in the Site. In a similar way, the intention is to retain the Site’s identity and 

encourage diversity in use. 

FIGURE 17

Waitangi Park and Wynyard Quarter

Waitangi Park (above), Wynyard Quarter (left)

supporting biodiversity and a range of activities
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d. Urban Horticulture
Gotham Greens is a commercial producer of green vegetables grown in 

glass houses on the roofs of warehouses and car parking buildings in Brooklyn, 

New York (2011) (Figure 18).

Verticrop Technology in Vancouver (2012) has designed hydroponic vertical 

trays stacked eight high and moved by conveyor belts so that the system 

can be installed in small urban spaces68(Figure 18).  Vegetables and herbs 

grown hydroponically use 8% of the water and 5% of the space required on 

standard farms. Locally grown produce reduces transport carbon emission 

and encourages closer links between the producer and consumer. The 

system has been installed globally and is economically viable. 

These initiatives illustrate the feasibility of producing and marketing green 

produce in small urban areas like the Site. 

68  Valcent Products, “VertiCrop,”  http://www.verticrop.com.

FIGURE 18

Urban horticulture initiatives

Gotham Greens (upper)

VertiCrop (lower)

sources: http://gothamgreens.com 

http://www.verticrop.com 
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4. LIVEABLE STREETS
a. Brunswick Street, Fitzroy, Melbourne (visited June 2012)

The main shopping area in Fitzroy is Brunswick Street, a two lane road shared 

by trams and cars. The atmosphere on Brunswick Street is an eclectic, lively 

mix that is most vibrant at night and in the weekends after 11am (Figure 

19). The level of activity seems to be unrelated to the state of disrepair or 

architectural form of the buildings, but rather the individual expression and 

quirkiness of the businesses occupying them. People tend to congregate in 

busy, corner locations that provide choice with sitting areas either inside or 

outside on the main road or quieter side roads. 

In the Site there are small businesses (for example C’est Fromage, Heart 

of Flavour, and Little and Friday) that express individuality. The  design 

framework for the Site will be less prescriptive than recent developments 

nearby, such as Teed Street, where rules about street awnings and signage 

encourage uniformity.   The proposed framework accepts that the 

atmosphere in the streets should be connected to the activities within the 

Site and these are likely to change over time.  Interactive art installations will 

also be encouraged as a way of  bringing people into the Site.

FIGURE 19

Brunswick Street, Fizroy, Melbourne
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b. Bankside, London (visited August 2011)
Over the past 20 years, central London has been transformed with a focus 

on connectivity and people spaces69.  This is particularly striking on the 

Southbank where lanes meander between industrial warehouses and older 

medieval buildings (Figure 20). Unexpected commercial and social hubs are 

created in left over spaces, such as the Borough Market under the railway 

viaduct. Borough Market combines commercial and social connectivity 

with enthusiastic vendors sharing knowledge about their produce. 

There are mixed reactions by the community on the Southbank about the 

increased height of newer developments, and it will take time for the street 

connection of the extreme scale of buildings, like the Shard, to integrate 

with life on the street. 

The atmosphere at weekend farmers’ markets near the Site is vibrant and,  

with increased residential density, support for produce markets is likely to  

increase. 

69  David Littlefield, “London (Re)generation,” Architectural Design 82, no. 1 ( 2012).
FIGURE  20

Bankside, London
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c. Hamilton Street, Yaletown, Vancouver (2010)
Key objectives for the rejuvenation of Yaletown were improving liveability 

and preserving heritage structures70 (Figure 21).  The organisation of the 

streets with raised pedestrian areas was based on the way the 19th century 

brick warehouses had been built on rail platforms, often with cantilevered 

canopies. These buildings have been converted into loft style apartments 

with specialty shops, bars and restaurants at the ground level. Despite 

moderate traffic, the raised pedestrian areas adjacent to active frontages 

support a vibrant city life. 

This suggests that on Khyber Pass adjacent to the  Site the implied separation 

between the buildings and road, as a result of the covered walkway edged 

with columns, could support an interesting mix of activities.

70  Justin McElroy, “Communities Began with Transit,”  http://www.theprovince.com/
Communities+began+with+transit/7213586/story.html.

FIGURE 21

Hamilton Street, Yaletown, Vancouver

s o u r c e : h t t p : / / w w w . t h e p r o v i n c e . c o m / n e w s /
Communities+began+with+transit/7213586/story.html
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d. Elliot, Darby, Fort and Lorne Streets, Auckland CBD (2009-2011)
Recently there have been a number of upgrades of streets in Auckland’s CBD 

including shared spaces in Elliot, Darby, Fort and Lorne Streets and further 

upgrades are planned, for example recent draft proposals for O’Connell 

Street.  In these shared spaces there seems to be mutual acceptance that 

pedestrians are the dominant users, and the ratio of pedestrians to vehicles 

has increased. Relatively small numbers of people sit and socialise in the 

public spaces in these streets, except in semi-public areas with implied 

enclosure as a result of plants in moveable containers. 

e. Imperial Lane off Fort Lane (2011)
Fearon Hay recently restored the Imperial Buildings (1886-1911) off lower 

Queen Street (Figure 22). There is a new ramped ground level walkway, 

called Imperial Lane, with a steel staircase in the middle that provides 

vertical access to a new courtyard on the level above. Vertical shafts 

cut through the floors above the lane introduce light into the space. The 

materials reflect the existing buildings: opaque glass, steel, brickwork, timber, 

stone and concrete. 

This approach of using changes in level to reveal unexpected spaces 

could be applied to one of the warehouses on the Site. This would increase 

permeability, activate the underutilised rear portion of the warehouse and 

endorse a ‘sense of the unexpected’ that already exists on the Site.

FIGURE 22

Imperial Lane, Auckland CBD

source for section: Fearon and Hay
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FIGURE 23

Osborne Street, Newmarket
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f. Teed and Osborne Streets, Newmarket, Auckland (2009-2011)
Closer to the Site in Newmarket, Teed Street and Osborne Street have widened 

footpaths with narrow one way vehicle routes that are occasionally closed 

for events, such as fashion shows (Figures 23 and 24). The ‘sense of place’ in 

these streets is intimate with the raw finishes and the materiality of the low 

rise warehouses reminding users of its relatively recent industrial past.  There 

have been minimal changes to the warehouses except for the insertion of 

glazed frontages, so that semi-public internal spaces are well connected to 

the public external spaces. These street upgrades have increased rents and 

consequently there is little diversity in use, with the majority of premises being 

high end, boutique retailers. 

Appendix A shows an analysis of the public space in Teed Street that was 

undertaken three years ago. 

The Site’s eclectic mix of businesses, and its diversity in building form and 

quality, are important to its ‘sense of place’. The design framework will 

minimise uniformity and encourage diversity.  

FIGURE 24

Teed Street, Newmarket 
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FIGURE 25

Davis Crescent, Newmarket

outdoor cafes
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g. Davis Crescent, Newmarket (2011)
Elsewhere in Newmarket, there are two clusters of casual restaurants, one 

in Nuffield Street (predominantly inside) and one off Davis Crescent (active 

footpath dining). The latter area is unique for Newmarket with no immediate 

vehicle access and overlooking the recently upgraded remnant of Lumsden 

Green (Figures 25 and 26). This small ‘breathing space’ is an informal outdoor 

space with trees, a water feature and sculptures. It buffers the social cafe 

area from the heavy traffic on Broadway.  Being near the junction of two 

busy roads, it is an interesting place to sit and observe other people. 

This influenced the development of social spaces near the junction of the 

roads within the Site where the views in several directions increase visual 

interest.          

FIGURE 26

Lumsden Green adjacent to Davis Crescent, Newmarket
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FIGURE 28

People adapting the urban environment

scenes from near the Site
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5. ‘SENSE OF PLACE’
a. Re:START Shipping Container Mall, Christchurch (November 
2011)

I was in Christchurch when the container retail mall off Cashel Street 

opened in November 2011(Figure 27). The atmosphere was one of people 

connecting and supporting each other. The simple spaces between the 

stacked containers supported a range of activities.  It was a poignant 

reminder that ‘sense of place’ is based on memories and can persist despite 

devastating changes in urban form as experienced in Christchurch following 

the earthquakes. 

 

People will adapt the physical environment to meet their needs for social 

interactions and activities (Figure 28). The design framework for the Site 

encourages this. 

In summary, the precedents discussed in this section relate to different 

aspects of the design framework in this project. The massing of successfully 

integrated higher density developments, reinforces the importance of 

maintaining human scale adjacent to public spaces. Other precedents 

show how higher density developments provide opportunities for integrating 

sustainability strategies, particularly at the community level. The different 

ways of improving the quality of the public realm in these precedents 

influenced the design proposals for the Site.

FIGURE 27

Re:START Christchurch

human scale of containers supports vibrant street life
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FIGURE 29

Warehouses in the Site at night 

showing the few buildings with permeability in their facades
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DESIGN PROCESS 

1. DESIGN AIM AND OBJECTIVES
The overall aim is to develop a design framework for the streets and built 

environment in a small warehouse area in Newmarket to support vitality and 

its ‘sense of place’, while accommodating significantly more new businesses 

and residents in the area.

The specific design objectives include:

to create vibrant streets; 

to maintain diversity of uses and the built form;

to increase residential and commercial density; and

to apply principles of sustainability and resilience.

2. OVERALL APPROACH
The approach taken is to develop a design framework for the Site with 

conceptual design proposals for the street and selected buildings. It 

is undertaken as if by consultants for the Council, in collaboration with 

committed developers and property owners. In reality, the built environment 

would be designed over time by different of architects, landscape architects 

and developers. This would result in greater diversity in the architecture. The 

coherence or ‘sense of the whole’ would result from each intervention being 

aligned with the principles in the design framework.
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FIGURE 30

Adaptive re-use of warehouses in the Site 

unexpected combinations of activities in warehouses in the Site
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3. THE SITE 
The Site is McColl, Melrose and Roxburgh Streets, off the south side of Khyber 

Pass near Newmarket, and properties with frontages on these streets. 

The approximate size of the Site is 160 by 180 metres with the wide streets 

comprising about a quarter of the total area. The majority of the buildings 

cover full sites and have heights of less than 10 metres.

The Site has its own identity with its low rise, fine grain warehouses and wide 

streets. In terms of building use, the area is in transition from light industries 

to small businesses related to the creative industries, in particular design 

(architects, landscape architects, urban designers), art, film, education, 

food, fabrics and furniture. Many of these businesses work at night so facade 

permeability activates the street at night (Figure 29). These small businesses 

tend to be understated and not anticipated on first entering the Site, for 

example a fabric warehouse that serves homemade food or extraordinary 

art exhibitions behind rusty service doors (Figure 30). Despite diversity, the 

businesses are compatible and the owners seem to be  socially connected. 

4. PROGRAMME 
The intended programme is to at least double commercial and residential 

density, while maintaining diversity in use and building form, and enhancing 

the existing low rise, fine grain built environment. The programme supports 

the current trend in the area towards small businesses in design, film and 

food industries, and attempts to retain its ‘sense of place’. While some of 

the commercial buildings are designed for possible functions, the design 

framework acknowledges that interesting urban spaces tend to adapt to 

different uses over time. 
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FIGURE 31

Architectural precedents: Chipperfield / Neru & Hu

Chipperfield, Gormley Studio, London (left)

Chipperfield, Hepworth Gallery, United Kingdom (middle)

Neri & Hu, Waterhouse Hotel, Shanghai (right)

sources: Chipperfield in Ed Croquis (opposite)

Neri & Hu http://inhabitat.com/shanghais-hotel-
waterhouse-is-a- striking-modern-renovation/
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5. METHODOLOGY 
To inform the development of my design proposals, I completed in depth 

analyses of the streets and existing built environment in the immediate and 

surrounding context. I then sketched concept design proposals and at 

an early stage made 3D physical and computer models of the Site with 

contours. I used 3D modelling to explore the visual impact from the street 

of different building interventions. I also used the computer model to carry 

out detailed sun-shade analyses at different times of the year both for the 

existing Site and with different building forms. I sketched and made clay 

models to resolve details before 3D modelling on the computer. 

During these stages, I took into account external feedback in the form of 

critiques and regular sessions with my supervisor.  In my analysis from the streets 

in Fitzoy, Melbourne, I noted that new building insertions that were minimalist, 

but had compatible proportions and materials, often enhanced adjacent 

older industrial buildings (Figure 7 on page 30). In terms of architectural 

precedents I turned to the work of David Chipperfield, in particular the 

Gormley Studio, London and the Hepworth Gallery, Wakefield71 72, and Neri 

and Hu’s adaptive re-use of an industrial warehouse to create the Hotel 

Waterhouse in Shanghai73 (Figure 31). 

71  David Chipperfield, Dense Minimalism: David Chipperfield 1998-2004, vol. 120 (Madrid, 
Spain: Editorial Croquis, 2004). 148, 280.

72  Fernando Maquez Cecilia and Richard Levene, eds., David Chipperfield 2006-2010: 
Concilliation of Opposites, vol. 150 (Madrid, Spain: Editorial Croquis, 2010), 129.

73  Andrew Michler, “Shanghai’s Hotel Waterhouse is a Striking Modern Renovation,”  http://
inhabitat.com/shanghais-hotel-waterhouse-is-a-striking-modern-renovation/.
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FIGURE 32

Location of the Site in Auckland
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FIGURE 33

Frequency of wind directions near the Site

source: Beca Infrastructure Ltd, “Newmarket Viaduct 
Improvement Project”

6. WIDER CONTEXT - AUCKLAND 
a. Location

The Site is in Auckland, New Zealand’s largest city (Figure 32).  Newmarket 

is a commercial centre on the inner city fringe about 2.9km from Aotea 

Square. 

b. Climate
The climate in Auckland is characterised by warm, relatively dry summers 

and mild wet winters. 

The Site is near the meteorological monitoring station in the National Institute 

of Water and Atmospheric Research (NIWA) on Khyber Pass Road. Figure 

33 shows the prevailing wind patterns near the area, based on 2001-2005 

data74. The prevailing winds are from the south-west and south.  As discussed 

under topography below, the Site is protected from these prevailing winds 

by the surrounding escarpment. 

c. Auckland - Social Demography
Auckland generates more than a third of New Zealand’s GDP with a high 

proportion of skilled employees working in central Auckland75.  The population 

is steadily increasing and is predicted to increase from its current 1.5 million 

to between 1.8 and 2.5 million in 30 years, with at least half of the increase 

from immigration. As the population increases and diversifies, the challenge 

is to ensure that the social and physical environment and infrastructure is 

accessible, relevant and responsive76.

74  Beca Infrastructure Ltd, “Newmarket Viaduct Improvement Project (Viaduct Section): 
Appendix 11: Air Quality Assessment,”  http://www.aucklandcity.govt.nz/council/
documents/district/updates/t193/app11/AirQuality.pdf.

75  Auckland Council, The Auckland Plan: 24.

76  Fiona Knox and John Smith, International Trends and Lessons in Growth Management: A 
Review of the Literature  ([Auckland, New Zealand]: [Regional Growth Forum], 2007).
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FIGURE 34

Aerial photograph of Captain Cook Brewery Complex in 1930s

project site in foreground

source: Holman, Newmarket Lost and Found:117
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7.  IMMEDIATE CONTEXT – NEWMARKET
a. Intensification in Newmarket

Newmarket’s central location, public transport links and high levels of 

amenities mean it has been identified as a Metropolitan Centre in the 

Auckland Plan77. Its anticipated density is 40-60 dph with a mix of medium rise 

(5-8 storeys) to high rise (9 or more storeys) residential housing development.  

Newmarket is primarily a commercial centre, with an anticipated median 

ratio of employees to residents of 2.8:1. 

b. Lion Breweries Site
Historically the breweries have dominated the area near the Site (Figures 

34 to 36). There is a strong relationship between future development of 

the Lion Breweries site and the Site, with potential for the Site to provide a 

human scale space adjacent to higher density development. Lion Breweries 

relocated to south Auckland in 2011, and at that time bought back its 5.3 

hectare site, after AMP failed to complete its purchase arrangement78.  The 

area has been re-zoned from Business 4 to Mixed Use, but no master plan 

had been made available. If the land remains under four titles it is likely to 

be developed to maximum permitted density. At the time of writing, there 

is speculation that the University of Auckland may buy the site since it is 

an ideal location for public transport and links to the main campus79. This 

could provide an opportunity to apply coherent urban design principles 

that acknowledge the surrounding context. 

77  Auckland Council, The Auckland Plan: 244.

78  Jazial Crossley, “Lion Nathan Grabs Back Newmarket Site,”  The National Business 
Review(2010), http://www.nbr.co.nz/article/lion-nathan-buys-back-newmarket-site-130827.

79  Anne Gibson, “Uni Plan Linked to Auckland Brewery Site,” NZ Herald 7 September 2012.
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FIGURE 35

Great Northern Breweries on Khyber Pass in 1927

source: Holman, Newmarket Lost and Found:113
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FIGURE 36

Striking brewery workers on Khyber Pass in 1913

source: Holman, Newmarket Lost and Found: 191
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FIGURE 37

Topography and vegetation surrounding the Site
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c. Topography and Geology
Newmarket is on an interior volcanic plateau where several larval ridges 

from Maungawhau (‘mountain of the whau’ trees) converge. Khyber 

Pass has therefore been a natural route to and from the CBD. The base of 

Maungawhau is characterised by volcanic substrates with scoria cones and 

basaltic lava flows. While the commercial area of Newmarket is flat, the 

surrounding area is undulating with volcanic slopes from Maungawhau to the 

south-west and alluvial sedimentary valleys to the north-east (Figures 37 and 

38).  There are several areas of exposed solidified basalt near Newmarket, 

with one of these forming an escarpment near the Site.  

d. Indigenous Volcanic Forest and Birdlife
There are remnants of volcanic forests around the base of Maungawhau. 

Less than 3% of the 2300 hectares of interior volcanic plateau in Auckland 

is protected, and one of these areas is the grounds of Government House 

between the Site and Maungawhau. The native tree network (puriri, kowhai, 

pohutukawa) on the footpaths and in private properties is continuous from 

Maungawhau to the boundary of the Site where it ends abruptly at the 

escarpment (Figure  37). Very few native birds will fly across open ground, so 

continuous trees (‘bird highways’) are necessary to encourage birdlife into 

an urban environment such as Newmarket. 
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FIGURE 38

Map of volcanoes on Auckland isthmus 

Dr Ferdinand Hochstetter 1859

source: Holman, Newmarket Lost and Found:19
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e. Volcanic Cone View Shafts
Another important aspect of the Site’s proximity to Maungawhau is volcanic 

cone visual protection, in particular from the waterfront to Maungawhau, 

and from Maungawhau to other volcanic cones (Figure 39)80. These view 

shafts are likely to determine the height of future development on the Lion 

Breweries site given its elongated form in the east-west direction.

80  Boffa Miskell Ltd, Auckland Isthmus: Heritage Themes Mapping  (Auckland, New Zealand: 
Auckland City Council, 2008).

FIGURE 39

Volcanic view shafts

source: Boffa Miskell Ltd, Auckland Isthmus: Heritage 
Themes Mapping
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FIGURE 40

Photographs near the Site in early 1900s

upper - view of the Site from Maugawhau Road in 1929

lower - corner of Khyber Pass and Crowhurst Street leading into Gillies Ave 1912

source: Holman, Newmarket Lost and Found:142,144
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f. Historical Context
The Maori name for Newmarket is Te Ti Tutahi (‘sacred cabbage tree standing 

alone’), after a tree near the Site where the Waiohua chiefs dedicated their 

children to the land of their ancestors (Figures 41 and 42). It was cut down in 

1908 for development. 

Newmarket’s strategic location at the junction of the main roads and the 

railway supported commercial and industrial development from the 1860s 

(Appendix D). Newmarket Borough Council maintained its local identity and 

resisted amalgamation with Auckland City until 1985, at which time it was 

the smallest, but one of the wealthiest boroughs in the country.  In 1945 the 

residential population of Newmarket was 2,980, but this reduced to 1,100 by 

the 1980s. The only remnant of houses from the early 1900s is in Seccombes 

and Maungawhai Streets immediately adjacent to and overlooking the Site. 

Since the 1990s the residential population of Newmarket has increased to 

about 6000 with medium to high density housing being constructed near the 

railway station and the Domain. 

FIGURE 42

Watercolour of Newmarket

by Joseph Merrett 1851 

showing Khyber Pass in middle

source: Holman, Newmarket Lost 
and Found:37

FIGURE 41

Te Ti Tutahi 1859

source: Holman, Newmarket Lost 
and Found:22,
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1940 - warehouses on Khyber Pass; villas elsewhere on site   
          - concrete footpaths with grass verges

1959 - warehouses extending into site from Khyber Pass

2001 - all warehouses and commercial buildings, no villas, minimal  
change over past 10 years

FIGURE 43

Aerial photographs of the Site 1940, 1959 and 2001

source: Auckland Council, GIS
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FIGURE 43

Aerial photographs of the Site 1940, 1959 and 2001

source: Auckland Council, GIS

From historical photographs the Site’s built environment changed dramatically 

between the 1930s and 1960s (Figure 43).  Wooden houses were replaced by 

low rise, functional industrial warehouses, often on amalgamated lots. These 

buildings are, to a large extent, unchanged and provide low cost rent for a 

variety of small businesses and light industries. Elsewhere in Newmarket in the 

1980s and 1990s developers demolished existing fine grain industrial buildings 

and built monotonous, large commercial and residential developments 

(Two Double Seven, Rialto Centre, office blocks on Carlton Gore Road, and 

apartments on former railway land). 
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FIGURE 44

Broadway traffic in the 1940s

source: Holman, Newmarket Lost and Found:202
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g. Roads 
Historically Newmarket’s roads have been well maintained and alternative 

surfaces of concrete or asphalt with basalt kerbing were installed earlier 

than in other parts of Auckland (Figure 44). The dimensions of the arterial 

and local roads near the Site are similar, so the traffic lanes of arterial roads 

have been replaced with angle parking in the smaller streets. Grass verges 

in the Site were removed and footpaths narrowed when the warehouses 

were built in the 1930s. The introduction of one way access and dead ends 

in the smaller streets has reduced connections between the main roads and 

side streets81. As a consequence the smaller streets, such as those in the Site, 

have been segregated and fragmented into enclaves developing their 

own sense of identity. 

81  Stephen Marshall, Streets and Patterns  (London, United Kingdom: Routledge Publishers, 
2005): 93.
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FIGURE 45

Teed Street, Newmarket
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h. Car Parking 
There are five public parking buildings within 5 to10 minutes walk from the 

Site.  Parking on other side streets near the Site is restricted by the use of 

parking metres and regular enforcement.   

i. Public Open Spaces
There are very few public open spaces in Newmarket.  Lumsden Green at 

the junction of Khyber Pass and Broadway (Figure 26 on page 51), and the 

pocket open space on Teed Street (Figure 45), are both well used in the 

middle of the day. 

j. Amenities
The retail area on Broadway, including a supermarket, is within five minutes 

walk from the Site. There are two cinema complexes on Broadway and a 

moderate number of restaurants and bars, mainly along Broadway and 

Nuffield Street.  

There are several large indoor recreational facilities (Olympic Pool and 

several private gymnasiums) near Broadway, but there are no outdoor 

recreational spaces in Newmarket.
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B

A

FIGURE 46

Property ownership in the Site

A:  Melrose building 

B:   Khyber Pass building

identified for design proposals
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8.  DETAILED SITE ANALYSIS 
a. Site’s Development Potential

i. Property Ownership and Utilisation 

It is likely that the Site will be developed in the context of future intensification 

on the adjacent Lion Breweries site. Over half of the Site has five owners 

with properties between 1800 and 3000m2 (Figure 46). During the year, one 

warehouse on McColl Street was demolished, and three other properties 

were sold.  The smaller warehouses all have owners or tenants, but several of 

the larger buildings have advertised space for lease all year, in particular the 

buildings on Lots A and B. The building at 401- 417 Khyber Pass Rd (Lot B) has 

only about half of its floor area leased to a film production company, fresh 

produce retailer and for storage. An Asian Mall is opening in the building 

soon. These underutilised buildings are in striking contrast to the commercial 

activity in the smaller warehouses. 

This observation, along with the physical characteristics of these buildings, 

influenced the decision to develop design proposals to redevelop these 

areas within the Site. 
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FIGURE 47

Views of warehouse roofs in the Site

increased size of buildings in Newmarket (upper images in background)

residential housing (lower images in background) with increased size of Site buildings near Khyber Pass (lower left)
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ii. Amendments to Mixed Use Zoning 

The Site is on the boundary between the Newmarket Growth Area and 

a residential suburb with heritage housing and extensive vegetation 

(Figures 47 and 48).  In 2007 changes were made to the District Plan 

under the Plan Change 196 - Newmarket Growth Area Structure Plan 
82 83. To encourage development in Newmarket, the permitted limits for 

height in Mixed Use Zones were increased from 15m to 21m, except 

on Khyber Pass where it was increased to 27m, with the floor area: site 

area ratio being increased from 2:1 to 3:184. To ensure higher density 

development contributes positively to context, Nicola Williams, a 

Senior Urban Design Specialist at the Council, suggests that mandatory 

analyses of neighbourhood context, and explanations as to how these 

have influenced the design, are likely to be required at an early stage 

in the consent process85.

82  Auckland City Council, “Section 32 Report - Plan Change 196 - Newmarket Growth Area 
Structure Plan “  http://www.aucklandcity.govt.nz/council/documents/district/updates/
t196/Pm196_sec32.pdf.

83  Auckland Council, “Newmarket Growth Area Structure Plan - Amended Plan Modification 
196 Parts 1 and 2,”  http://www.aucklandcouncil.govt.nz/EN/planspoliciesprojects/
plansstrategies/DistrictRegionalPlans/aucklandcitydistrictplanisthmus/planchanges/
Pages/planmodification196.aspx.

84  Bob Dey, “Newmarket Intensification Plan Change 196 Notified,”  The Bob Dey Property 
Report(2007), http://www.propbd.co.nz/afa.asp?idWebPage=8338&idBobDeyProperty_
Articles=8909&SID=8214.

85  Nicola Williams. personal communication. 4 September 2012.

FIGURE 48

 District Planning Map D09

source: Auckland District Plan 
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FIGURE 49

Figure and ground analyses of the Site and surrounding area
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FIGURE 49

Figure and ground analyses of the Site and surrounding area

b. Site’s Dimensions
For the purpose of this project, the dimensions of the Site are 160 metres 

(west-east) by 180 metres (north-south). The total Site area is 28,800 m2 that 

includes 6,800 m2 of roads (all 20 metres wide) and 22,000 m2 of private 

properties. 

c. Site’s Building Density and Coverage 
As shown in the figure and ground analysis, the building coverage on the 

Site is dense and arranged in a grid layout (Figure 49). There is a mix of long 

narrow buildings in McColl Street and the south side of Roxburgh Street. 

Elsewhere in the Site, the original narrow lots have been amalgamated 

resulting in wide rectangular buildings. 

In the wider context of Newmarket, there are several small areas between 

the Site and Broadway with similar fine grain buildings interspersed with 

coarse grain buildings. On Broadway and near the railway lines the buildings 

tend to be coarse grain. The large buildings adjacent to the Site on the 

opposite side of Khyber Pass, the Lion Breweries site, will be redeveloped 

in the future. The residential area immediately adjacent to the Site is a grid 

layout and further south it is a sparse, organic layout reflecting the terrain. 
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1-4 metres

5-6 metres

7-9 metres

10-14 metres

15-19 metres

20+ metres

FIGURE 50 

Building footprints and heights in the Site and surrounding area
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d. Site’s Buildings’ Heights 
Figure 50 shows buildings’ heights for the Site and its immediate context. Most 

of the Site area is low rise (less than 9 metres) and fine grain. The buildings in 

the inner west part of the Site are lower rise with narrow frontages, whereas 

in the central and east part, particularly near Khyber Pass, the buildings are 

taller with larger footprints. This observation has influenced the approach 

taken in my design proposals for different parts of the Site. 

The area surrounding the Site through to Broadway is a mix of low rise and 

medium height buildings (10-14 metres). Taller buildings (greater than 15 

metres) with large footprints are clustered around the railway line, junction 

of Khyber Pass and Broadway, and on the south side of Carlton Gore Road 

adjacent to the railway line. The surrounding residential area is low rise and  

low density. 
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FIGURE 51

Road networks around the Site
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FIGURE 52

Walking route to Maungawhau 

e. Site’s Connectivity
i. Road and Public Transport Networks

The Site is located close to arterial roads and the motorway (Figure 51). 

Khyber Pass and Crowhurst St (leading into Gillies Ave) near the Site are 

frequently congested. It is well serviced by trains and buses, in terms of both 

frequency and choice of routes (Figure 53). Grafton and Newmarket Train 

Stations are within five minutes walk from the Site.

ii. Walking Networks

There are intermittently busy walking routes  adjacent to the Site. Boys walk 

along Seccombes Road between Newmarket and Auckland Grammar 

School and St Peters College between 8 to 9am and 3 to 4pm. Commuters 

from Grafton Station tend to walk down the south side of Khyber Pass to 

Broadway. Small numbers of people walk through Melrose Street to access 

other side streets off Broadway. There are relatively few pedestrians in the 

Site. 

There is potential to link the Site with several meandering, tree-lined routes 

up to the summit of Maungawhau (Figure 52). 
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FIGURE 53

Train and bus services near the Site
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FIGURE 54

Property boundaries and zoning in the Site in 1928

1928
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1959

FIGURE 55

Historical land uses in the Site in 1959
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f. Site’s Land Uses 
i. Historical Land Use 

In 1928 Newmarket consisted of small narrow properties zoned for business 

along the main roads (Figure 54). Land use had changed by  1959 (Figure 

55) .  The empty lot at the junction of McColl and Roxburgh Streets was used 

by ‘noxious industries’, possibly handling heavy metals. 

This has influenced my design on this part of the Site in terms of limiting soil 

removal and bioremediation planting. As a consequence the proposed 

building is built on a raised building platform with stairs connecting it to the 

street. 

ii. Current Businesses 

Figure 56 shows the large number of small businesses on the Site, with the 

majority being creative industries. 
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FIGURE 56

Current businesses in the Site
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FIGURE 57

Christchurch Town Hall  and Khyber Pass Building

Christchurch Town Hall -  Miles Warren 1970s (upper)

Building corner of Khyber Pass and Melrose Street  (lower)

g. Site’s Building Types
There were three warehouse types on the Site: low rise, narrow form with 

single pitched roof; wider form with saw tooth or double gable roof behind 

rectangular façade; and two storey rectangular form with flat roof (Figure 

58). These smaller functional buildings contribute to the Site’s identity and 

human scale. Adaptive re-use of these warehouses results in flexible spaces 

and light filled interiors (Figure 30 on page 56). The buildings on the inner 

corners of Roxburgh Street tend to have blank angled walls, except one 

building that has a recessed entrance on the corner between repeating 

square pillars (Figure 59). On McColl Street near Khyber Pass there are 

several 1980s medium rise commercial buildings that contribute little to the 

street but have commercial use. 

The large scale of the imposing building at 401- 417 Khyber Pass (Figure 

57 lower image) is in striking contrast to the low rise buildings within the 

Site. It’s architecture is suggestive of 1970s New Zealand combination of 

Modernism and concrete Brutalism. Some of its features are reminiscent of 

Miles Warren’s Christchurch Town Hall built at a similar time (Figure 57 upper 

image). The colonnade creates an implied transition between the busy 

road and building. Half way along the block it is weakly connected to the 

false facade of adjoining warehouses. These buildings are underutilised and 

disconnected from the Site. 
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FIGURE 58

Different warehouses typologies in the Site
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FIGURE 58

Different warehouses typologies in the Site
FIGURE 59 

Corner buildings on Roxburgh Street

active entrance and frontage  (left)

blank corner (right)
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FIGURE 60 

Building on Melrose Street identified for development - transition zones

dark recessed entrance (upper)

small inner courtyard in the building with no apprent use other than to 
increase light into the building core (lower)
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FIGURE 61

Building on Melrose Street identified for development - blank facades 

Roxburgh Street  facade (left)

Melrose Street facade (right)

I identified a large building on Melrose Street (Lot A in Figure 62) in the central 

block of the Site as one that could be developed more intensively. It has 90 

metres of blank frontages on Melrose and Roxburgh Streets (Figures 60 and 

61).    

The criteria for my decision to redevelop this building are its central location, 

underutilisation, poor building quality and blank frontages that disrupt the 

fine grain character of the Site.
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FIGURE 62

Model of existing buildings in Site

Lot A is selected for higher density residential development
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FIGURE 63

Vegetation in the Site and surrounding area

Site - no vegetation

Surrounding areas - continuous vegetation from Maungawhau to the escarpment near Site
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FIGURE 64

View shafts into and 
within the Site
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FIGURE 65 

Buildings at ends of Melrose  (left) and McColl Streets (right)

h. View Shafts into and within the Site
Figure 64 shows view shafts into and within the Site. From all points within the 

Site the wide roads create open views. The focal point at the end of Melrose 

Street is an uninspiring 16 metre high bulky apartment block (Figure 65). 

Above the empty site at the end of McColl Street a heritage villa creates an 

interesting focal point (Figure 65).

From the surrounding residential area, the warehouse roofs are unobtrusive 

and reflect light in an interesting way (Figure 66). The worst aspects of the 

Site from above are the roof car park on Lot A, the wide extended concrete 

end wall of the building on Lot B on Khyber Pass and the bulky apartment 

block at the end of Melrose Street. The design proposals will improve the first 

two of these. 

The surrounding residential area consists of generally well maintained villas 

from the early 1900s (Figure 67).
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FIGURE 66

Views of  the Site from surrounding residential area
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FIGURE 67

Houses on Maungawhau and Seccombes Streets

Maungawhau Street houses (above and below)

Seccombes Street houses (right)

with views through to apartment block on Site  (lowest image)

and Lion Breweries (middle image)
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FIGURE 68

Site’s material palette 
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i. Site’s Materials
The material palette is limited to asphalt, concrete and gravel on the ground, 

and vertical surfaces of concrete, plaster over concrete blocks or fibrolite 

sheets, bricks, tiles and metal service doors (Figure 68). Many of the surface 

finishes are deteriorating with peeling paint and rust. One building replicates 

the Lion Breweries’ use of copper in its doors.  

j. Site’s Vegetation
The Site’s ground surfaces are almost entirely impermeable,  predominantly 

asphalt, with smaller areas of concrete or gravel. There is very little vegetation, 

and most of the planting is associated with the courtyards adjoining the 

warehouses in Roxburgh Street (Figure 69 upper images). The two trees on 

the streets are not positioned to provide shade where people can sit and 

appreciate them. 
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9. STREET ANALYSIS
a. Transition between Public and Private Space

All the roads in the Site are 20 metres wide with narrow footpaths that are 

between 1.5 and 1.8 metres wide. The narrow footpaths are not conducive 

to social interactions since the space immediately adjacent to buildings is 

an implied private zone (Figure 70). Most of the buildings along the street 

boundaries are low rise warehouses without setbacks, except on Roxburgh 

Street where two warehouses have courtyards that are used for entry and 

car parking (Figure 69). Both courtyards create a transition zone between the 

public street and private building, and planting visually softens this transition. 

The wide roads and lack of recesses in the building frontages accentuate 

the directed view through the Site from Khyber Pass. The view shafts are 

predictable with no sense of Cullen’s ‘here’ and ‘there’86 .

The building on Khyber Pass (Lot B) has a 5 metre wide covered area with 

a row of columns implying separation from the traffic (Figure 71). At the 

current time, this area is used for angle parking and at one end for displaying 

fresh produce during working hours. The majority of the building frontage is 

inactive, being  predominantly empty commercial space at ground level or 

entrances to upstairs commercial space.

86  Cullen, The Concise Townscape: 17.

FIGURE 69 on previous page

Building frontages on street

Warehouses with courtyards in Roxburgh Street (upper)

Other warehouses with service doors and inconspicous 
entrances (red) (lower)
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FIGURE 70

Narrow footpaths in the Site

Narrow footpaths with encroaching cars force people to use 
space immediately adjacent to the buildings 
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FIGURE 71

Khyber Pass building between McColl and Melrose Streets

Columns imply a transition between pubic and private zones
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FIGURE 72

Sections through existing buildings on the Site 

low building to  street ratios

greater mass of buildings nearer Khyber Pass 
(rear in upper and right in lower)
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b. Enclosure and Openness
The roads have minimal enclosure with building to road width ratios between 

0.35 and 0.7 to 1 (Figure 72). There are two taller buildings (heights of 12-16 

metres) on the Site, but these are invariably opposite and next to low rise 

warehouses (heights of 6-7 metres) resulting in scale imbalance (Figure 78 on 

page 117). On the other hand, the openness of the streets means there are 

strong peripheral views of vegetation in the adjacent residential area. There 

is only one semi-public open space in the Site. It is outside C’est Fromage 

where an intimate outdoor sitting area has been created on a short section 

of widened footpath with planters for enclosure (Figure 713). 

FIGURE 73

Semi-public space on the footpath
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FIGURE 74

Diagnosis and repair analysis of the Site
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Figure 74 shows my analysis of the problems with the open space of the 

streets based on Christopher Alexander’s diagnosis and repair of positive 

open space87 (Appendix B). From this I identified areas that had potential 

to develop into positive open space (Pattern 106)88, and other areas that 

were extremely problematic. This aligned with my perception of differing 

ambiance in the Site.  Near Khyber Pass it is busy and dominated by vehicle 

movement, whereas nearer Roxburgh Street the atmosphere is quieter and 

more relaxed (Figure 75).  An important feature for all  three streets is the 

blind ends, which creates a feeling of enclosure in the Site nearer Roxburgh 

Street.

87  Alexander, The Oregon Experiment: 144-61.

88  Alexander, Ishikawa, and Silverstein, A Pattern Language: Towns, Buildings and Construction: 
517-23.

FIGURE 75

Ambience in different areas within the Site
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FIGURE 76

Service doors on  the Site
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c. Building Frontages
Most of the building frontages are narrow (10-12 metres) with 3-4 metre  wide 

service doors providing access to inactive rear sections at ground level that 

are used for storage or private parking. When shut in the evenings and in 

the weekends, these service doors create blank frontages (Figures  76 and 

77). Several businesses have used these service doors for entry, for example 

Little and Friday café located in the fabric warehouse. In addition, several of 

the warehouses have been modified to increase permeability towards the 

street. This is most visible at night when shafts of light from these warehouses 

activate the otherwise empty, poorly lit street (Figure 29 on page 54).

In contrast to the fine grain character of the warehouses, some properties 

have been amalgamated particularly in the central block. Despite the  

opportunity provided by wide frontages, without exception these buildings 

are not well connected with the street. The large scale of some of the 

buildings (heights of 14-16 metres) results in an imbalance in scale with 

adjacent low rise warehouses (Figure 78). The bulky, featureless apartment 

block (Figure 78 lower image) at the end of Melrose Street causes prolonged 

shading and reduced privacy in the adjacent villas.

The diverse building forms within the Site can be seen in the building frontages 

on each of the roads (Figures 79 to 81).
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FIGURE 77

Blank building frontages 
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FIGURE 78

Scale imbalance of large buildings next to low rise warehouses
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McColl Street west

McColl Street east
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McColl Street west

McColl Street east
FIGURE 79

Building frontages on McColl Street 
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Melrose Street west

Melrose Street east
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Melrose Street west

Melrose Street east

FIGURE 80

Building frontages on Melrose Street 
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Roxburgh Street north

Roxburgh Street south
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Roxburgh Street north

Roxburgh Street south

FIGURE 81

Building frontages on Roxburgh Street 



124

FIGURE 82

Car parking and service vehicles on  the Site
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d. Dominance of Car Parking

Parked trucks and cars frequently stop in the road and tend to encroach on 

the narrow footpaths (Figure 82). The Site is dominated by angle parking with 

capacity for about 120 cars. On three occasions (9.30am and 12noon on a 

weekday and 10am on a Sunday) I observed whether people parking in 

Melrose, Roxburgh and McColl Streets went immediately to businesses within 

the Site. The majority of people parking on the Sunday went immediately off 

the Site, whereas about half of those parking at 9.30am on the weekday 

went off Site. At 12noon most people parking went immediately to businesses 

within the Site. All parking in the Site area is free, and although there are 

variable time limits (30 minutes to 4 hours), I never saw parking enforcement 

officers. The Site is functioning like an enormous free parking lot.
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D

A

FIGURE 83

Model of the Site with proposals - view from south east

black represents possible development 

existing site (upper image)

an earlier massing proposal (middle image)

final massing proposal (lower image)
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FIGURE 84

Model of the site with proposals - aerial view

existing buildings (upper image)

possible development areas (lower image)

10. SITE ANALYSIS OF POTENTIAL FOR INCREASING 
HEIGHT

I identified four locations in the Site that could be developed to increase 

density of use (Figures 83 and 84). Set back and building form are important 

issues to consider in relation to the impact on the street of any development. 

Lot C would be difficult for access, it would have negative impact on the 

residential housing and it would interrupt the fine grain of this part of the 

Site. Design proposals for Lot D would be better considered as part of the 

development of this large lot through to Gillies Ave. Lot A is my preferred 

location for higher density development. Lot B will also be modified to give 

the Site a presence from Khyber Pass. 

11. DESIGN PROCESS FOR DEVELOPING PROPOSALS
The design process for developing the proposals was a combination of being 

more cautious and sensitive to the scale of the existing low rise buildings in 

Roxburgh Street, and taking a bolder, more innovative approach when the 

buildings were either set back or nearer Khyber Pass.
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December 10am

December 2pm

June 2pm

June 10am

FIGURE 85

Sun studies of the Site 

at different times of the day and year

shows east side of Melrose and McColl Streets 
and south side of Roxburgh Street have longest 
hours of direct sun
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December 10am

December 2pm

June 2pm

June 10am

FIGURE 86

Building edges (Pattern 160)

source: Alexander et al, A Pattern Language,752

DEVELOPMENT OF DESIGN PROPOSALS

1. STREET AND PUBLIC SPACE
To develop design proposals for the roads and lanes in the Site,  I considered  

Alexander’s concepts of Activity Nodes (Pattern 30), Path Shape (Pattern 

121), Activity Pockets (Pattern 124), and Building Edges (Patterns 160) from 

A Pattern Language 89(Figure 86). He comments that buildings should be 

oriented towards the outside with indents on the outside edge with places 

to sit or lean. 

Different road layouts were evaluated  including two way, one way, and 

combination of two way near Khyber Pass and one way in the remainder 

of the Site (Figures 88, 91 and 92). Slight bends were added to the roads to 

widen segments of the footpath that I considered had the potential to be 

good social spaces based on orientation, shading, outlook and ambiance 

(Figure 85). Reducing the length of straight roads makes the visual experience 

of walking through the Site more varied.

Initially I explored options of providing multilevel car parking in the middle of 

the central block. After analysing the parking patterns I decided to reduce 

this to a small capacity as there are other parking facilities nearby.

89 Alexander, Ishikawa, and Silverstein, A Pattern Language: Towns, Buildings and Construction, 
99, 163, 589, 752,
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FIGURE 87

Sketch of viewing angles near the corners in the Site

Service lanes/ 
car parking

Pedestrian 
lanes

Outdoor social 
spaces

Trees

FIGURE 88

Initial proposal for two way road layout in the Site
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Different ways to increase the permeability of the central block for 

pedestrians, car parking and service vehicles were explored (Figures 88 to  

90). Challenges would include the expense of constructing basements in 

volcanic terrain (although a service basement is proposed at 401-417 Khyber 

Pass); activating the rear sections of the existing buildings; maintaining 

daylighting to the lanes and taking people away from the streets. In the final 

design proposal the main service lane for the Site is integrated into the rear 

of the buildings on Lot B. Different pedestrian lane layouts were evaluated 

with possible building forms for the higher density residential development 

on Lot A. Aligned with the Site’s identity of the unexpected, the final proposal 

includes a pedestrian lane between McColl and Melrose Street, that is also 

a social space and has the  potential for vertical access to other spaces.  

FIGURE 88

Initial proposal for two way road layout in the Site
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FIGURE 89

Initial medium density proposal  with laneways - aerial  view  
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FIGURE 90

Initial medium density proposal  with laneways - view from east 
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FIGURE 91

Initial road layout  - two way

service lane through rear of the building on Lot B
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A combination of two and one way road layouts was preferred for several 

reasons (Figure 92). It differentiated between the more car focused activities 

near Khyber Pass, and the quieter ambiance in Roxburgh Street. It provides 

different entry and exit options and access to the proposed service lane 

though the rear of the buildings on Lot B. The latter concept was developed 

further to provide efficient access to centralised refuse and recycling bins 

in the basement of the new building on Khyber Pass at the McColl Street 

end. Neighbours said that refuse collection at 4am three times a week was 

the main disruption experienced by living near the Site. Since the proposal 

involved increasing residential density, an integrated system for waste 

management was considered important. The combination road layout 

also encourages the use of small delivery vans, as used by several of the 

businesses, and restricts the entry of larger service vehicles into the Site. It 

is, however, designed to enable access for emergency vehicles.  There is a 

small capacity for on street parking and loading zones
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FIGURE 92

Final road layout - combination one & two way

service lane through the rear of building on Lot B
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The street design proposals include different ways of increasing the 

permeability of the building frontages; protecting segments of the footpath 

with canopies and cantilevered buildings, including  integrating these into 

the design proposal for Lot B to connect the Site with Khyber Pass; designing 

ledges and flexible seating; integrating street lighting; using different paving 

surfaces to indicate different uses instead of kerbs; and planting native trees 

and rain gardens (Figure 93). 

FIGURE 93

Paving and street  landscaping in Auckland CBD
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FIGURE 94

Medium density housing - perimeter block 

shadows on street and in courtyard for prolonged periods
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2. RESIDENTIAL MEDIUM DENSITY DEVELOPMENT
Lot A was selected for increasing the residential and commercial density 

in the Site (Figures 83 and 84 on pages 126-27). As discussed, this location 

within the Site was selected based on the existing building’s underutilisation, 

poor building quality and  inactive frontages onto the street. 

Different building forms to increase residential density were evaluated. The 

massing (height and bulk) and set back from street frontages were modified 

as a result of visual impact from street level and from the residential area 

near the Site. Building forms were also modified or redeveloped based on 

sun studies at different times of the year for different massing models.  

A perimeter block building form was not ideal on Lot A (30 x 60 metres) 

because the courtyard diameter would have been approximately 12 

metres  resulting in loss of privacy and shading for a high proportion of the 

apartments (Figure 94). In the limited space of  Lot A, it is difficult with this 

building form to give sufficient set back from the street at heights above 

about  8 to 9 metres. Consequently the courtyard form had a detrimental 

visual and shading impact on the east side of Melrose Street and south side 

of Roxburgh Street – both identified as potentially active people spaces.  
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FIGURE 95

Medium density proposal - low rise with courtyard - view from above
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An alternative would be to develop a perimeter block building form over 

the whole of the central block (120 x 60 metres) with better courtyard 

dimensions. I did not develop this alternative further for several reasons. First, 

half of the buildings in the central block are fine grain industrial buildings with 

character. Second, it would be challenging to have at least seven property 

owners commit to a perimeter building framework, even if the change were 

to occur incrementally over time. Finally, and probably most important, the 

wide streets have potential to become green, social spaces questioning the 

rationale for a building form that is focused around a quiet private courtyard. 

Shared semi-private space for residents was developed above ground level 

in the final design proposals.

Several other building forms were developed on Lot A. The early  building 

forms were medium rise with heights of  14 to 16  metres. For example, two 

storey apartments in staggered layout above the existing building orientated 

around courtyard spaces (Figures 95 and 96). The setback was limited to 4 to 

5 metres by the need to increase density from at least 2 to 3 gross floor area 

to site area (GFA). Despite being relatively low rise, the shading on the street 

was similar or even more prolonged, than resulted from greater set backs 

and taller buildings. 

FIGURE 96

Medium density proposal - low rise with courtyards- aerial view
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FIGURE 97

Medium density proposal - taller and skewed - view from above 

with set backs



The next proposal was set back from both Melrose and Roxburgh Street 

frontages by 10 to 12 metres and was configured like a series of connected 

skewed volumes (Figures 97 and 98). The total height varied from 21 to 26 

metres. This form accentuated the fine grain character of the Site, but many 

of the apartments had compromised outlooks and orientation (Figure 99). 
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FIGURE 98

Medium density proposal - taller and skewed - aerial view

with set backs

FIGURE 99

Medium density proposals - development sketches
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FIGURE 100

Medium density proposal - stacked rectangular form - view from above 

with set backs
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The long narrow form with dual aspects was developed further with  10 to 12 

metre set backs from both street frontages. This building form had less visual 

and shading impact on the parts of the street with the most potential to be 

developed into active outdoor  spaces (Figures 100 to 101). 

Another development of this proposal assessed long narrow buildings of 

different heights. The visual impact from the street was more acceptable 

when the building form was limited to heights of 24 metres (Figure 103) 

compared to 27 metres (Figure 102).

Figure 104  is a view from the adjacent residential area of this development 

proposal of a long narrow building form containing  lofts. 

In the final design proposal the facade details were modified to give it a lighter 

appearance with more varied form considered to be more compatible with 

the fine grain character of the context.

FIGURE 101

Medium density proposal - stacked rectangular form - aerial view

with set backs
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FIGURE 102

Medium density proposal - height  27 metres view from the street
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FIGURE 103

Medium density proposal - height  24 metres view from the street
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FIGURE 104

Medium density proposal - view from adjacent residential area
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FIGURE 105

Eco Building - cylindrical form
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3. ECO-BUILDING 
Issues that I considered important for this empty site at the junction of McColl 

and Roxburgh Streets were:  it is potentially the start of a walking route to 

Maungawhau; the ground is probably contaminated; it is a focal point down 

McColl Street; and the design  should compliment the heritage houses and 

low rise warehouses nearby. 

Initially I designed cylindrical building forms that  were slender, had impact 

from a distance and related to industrial forms on the Lions Breweries site. 

These cylindrical forms were criticised for being ‘introverted fortresses’ at an 

early review session (Figure 105).

My final proposal for this site was more organic building forms huddled at 

the base of the escarpment, raised above the ground to avoid major earth 

movement and creating more intimate open spaces with level changes 

that were well connected to the street  (Figures 106 to 108). The wide stairs 

provide both access and sitting space. 

FIGURE 106

Eco Building - low rise form with  organic layout - model - aerial view

white in model
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FIGURE 107

Eco Building - low rise form with  organic layout - view from north

at 2pm June
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FIGURE 108

Eco Building - development sketches
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FIGURE 109

 Khyber Pass  building proposal - view from corner of Melrose Street
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4. KHYBER PASS BUILDING 
This imposing building at 401-417 Khyber Pass between McColl and Melrose 

Streets (Lot B) has poor pedestrian access because of the cars angle 

parked. With the columns implying separation from the heavy traffic, it has 

the potential to develop into an active people space at street level. The 

building turns its back on the Site so I developed proposals to connect its 

corners with the Site on a more human scale. 

In my view the weakest part of the building is the false, undersized mansard 

roof so I modified this to activate the street facade to give ‘eyes on the 

street’ and to create potential living space (Figure 109). At the same time 

the warehouses at the McColl Street end would be replaced with a building 

of similar proportions to the building on the corner of Melrose Street. This 

new building would provide opportunity to integrate the basement area for 

waste collection and car parking at the rear.  
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Lofts

Commercial Greens

Eco Building

FIGURE 110

Final design proposal - aerial view
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5. COMMERCIAL HORTICULTURE
In my initial proposal commercial glass houses were inserted on the flat 

roofs of the Khyber Pass building because of orientation and the high profile 

location. As my design proposal developed, these were redesigned to 

blend  with the base buildings.

6. COOPERATIVE SUSTAINABILITY INITIATIVES
These were integrated into the design framework for the streets and 

medium density residential development. In particular the initiatives 

include: rainwater collection; photovoltaic and hot water panels with roof 

leasing; waste management with communal organic composting; growing 

and marketing local produce; stormwater absorption and filtering in rain 

gardens; low energy street lighting with timers; introducing biodiversity with 

eco-sourced native planting; and planting trees to modify the microclimate 

and air quality (shade, temperature and reduced pollutants). 

FINAL DESIGN PROPOSAL
The final design proposal was the outcome of multiple iterative changes to 

the development design proposals discussed above. Figure 110 shows the 

plan for the final design proposal and Figure 111 shows the Eco-Building from 

the street. The presentation drawings of the final design are in Appendix F 

(page 175). 
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CONCLUSION
This project developed a design framework for intensification of a small, 

warehouse area in Newmarket adjacent to established housing. All of the 

project’s objectives were largely achieved. The final design proposal would 

create quality public spaces in the street to support varied and flexible social 

activities, while at the same time, increasing residential and commercial 

density.  The design approach endorsed the Site’s existing diversity,  identity 

and ‘sense of place’. Principles of sustainability and resilience were applied 

throughout the development of conceptual design proposals.  

The design framework involved detailed analyses of the Site and its immediate 

context to identify potential for better utilisation. This clarified aspects of the 

Site’s character that informed the development of the design proposals. 

The design process was one of iterative changes based on integration 

with the existing low rise, fine grain warehouses and the impact of possible 

interventions on the streets and surrounding residential area. 

FIGURE 111  on previous page

Street perspective in McColl Street looking towards Eco Building
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Concept design proposals were developed for the following architectural 

interventions: redevelopment of an underutilised building to provide 

increased density of use in the form of mixed use lofts; development of 

an empty, potentially contaminated site to introduce a focal building in 

the more enclosed part of the Site; modification of an imposing building 

on Khyber Pass at entry to the Site to increase its impact, permeability and 

connection with the Site; integration of possible urban horticulture initiatives; 

and application of sustainability and biodiversity initiatives in the design. 

The focus of the design framework was not primarily on the design of 

individual buildings, but on  their relationship to the existing warehouses and 

the potential development spaces in the streets. Evaluating the proposals 

from ground level led to modifications to the proposed form that were not 

anticipated, in particular, the shift towards increased height with setbacks to 

maintain the human scale on the street and reduce shading to areas in the 

street that had potential for development into vibrant social spaces. 
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The project aligns with Auckland Council’s strategy for increasing residential 

and commercial density in selected inner city areas. It highlights the 

importance of applying a site specific, design led approach, rather than 

focusing on compliance with allowable building limits. If the process of 

intensification is to result in a built environment with public spaces that 

people want to spend time in, it is critical that the impact on the streets is 

considered throughout the design process.

This site specific design framework could inform intensification in other inner 

city areas to maintain their diversity of use and building form, character 

and identity. The development of the design framework will be most 

successful when there is collaboration throughout the design process 

between the community, stakeholders and specialists in the design of the 

built environment.  That way Auckland has the potential to be a city that is 

capable of providing something for everybody.   
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APPENDIX A

ANALYSIS OF TEED STREET 
  Undertaken by myself in 2009. 

FIGURE 112 on previous page

Teed Street analysis
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FIGURE 113

Alexander’s diagnosis and repair analysis
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APPENDIX B

ALEXANDER’S DIAGNOSIS & REPAIR ANALYSES90

90  Alexander, The Oregon Experiment.
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APPENDIX C 

RELATIONSHIP BETWEEN NEWMARKET & CBD
Auckland CBD has a network of routes linking the city centre to the 

‘urban villages’ (for example Grafton, Newmarket, Parnell and Ponsonby) 

in the city fringe91. However these routes are often of poor quality and 

vehicle dominated. The motorway in Grafton Gully is a significant barrier 

to pedestrian and cycle movement between Newmarket and the CBD. 

The Council acknowledges that these walking routes are ‘typically narrow 

strips alongside several lanes of traffic, and the walking experience can be 

unpleasant and confusing’92. Improvements that have been proposed by 

the Council are wide motorway overbridges and modifying corridor roads, 

such as Khyber Pass, by providing bus lanes, improving footpaths, developing 

a cycle infrastructure, planting trees and installing better street lighting.

Traffic congestion in Auckland is steadily increasing. There are currently 

about 650,000 vehicles in Auckland travelling about 8 billion kms per year93. 

The majority of households (93%) have access to a car. However over the 

past 20 years there has been a nine fold increase in frequency of public 

transport use, with the majority (79%) being by bus and 14% by train. The Site 

has good rail and bus links with further improvements planned. The proposed 

City Rail Link (CRL) will reduce travel time to the CBD from 27 to 10 minutes. 

91  Auckland Council, City Centre Masterplan (Auckland, New Zealand: The Council, 2012).

92  Ibid., 91.

93  Knox and Smith, International Trends and Lessons in Growth Management: A Review of the 
Literature: 20.
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APPENDIX D

HISTORY OF NEWMARKET94

Before European settlement Maori, the tangata whenua, occupied the 

land around Maungawhau. Prehistoric gardens and volcanic structures, in 

particular stone walls surrounded Maungawhau. As described above the 

Maori name for Newmarket was Te Ti Tutahi (‘sacred cabbage tree standing 

alone’) after the landmark cabbage tree near the Site where Waiohua 

chiefs dedicated their newborn children to the land of their ancestors.  It was 

a prominent meeting place on the corner of Mortimer Pass and Broadway 

until it was cut down in 1908. 

There are several underground springs in Newmarket95. The Mahuru Spring 

was important to Maori for dedicating newborn children to the land of their 

ancestors. Closer to the Site, there was a spring associated with commercial 

activities, Te Rua Reoreo (False Whispers) that was near the Ngati Whatua 

village and flows into Hobson Bay. 

There are several other underground springs of unknown location. In the 19th 

century there were two documented wells within 300 metres of the Site – a 

public one at the junction of Khyber Pass and Broadway, and Seccombes’ 

Well in the Great Northern Brewery at the junction of Khyber Pass and 

Mountain Road. It was discovered  ‘when sixty feet was reached the crowbar in use 

disappeared, and a great underground stream of water was tapped. In the driest seasons the 

flow of this pure spring water—cool and refreshing—remains unaffected in its volume; in fact, 

94  Dinah Holman, Newmarket: Lost and Found  (Auckland, New Zealand: The Bush Press of NZ, 
2010).

95  Northern Gateway Alliance, “Newmarket Viaduct: Landscape and Urban Design 
Framework,” Transit New Zealand, http://www.nzta.govt.nz/resources/urban-design/
newmarket-viaduct/docs/newmarket-viaduct-framework-nov-2008.pdf.
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the city at one time drew part of its requirements from this well’96. 

The earliest European commercial activities were the cattle markets, 

slaughterhouses, hotels and breweries, with the Captain Cook Brewery and 

Great Northern Brewery on Khyber Pass near the Site. In 1923 New Zealand 

Breweries Ltd, an amalgamation of ten major breweries including the 

Captain Cook Brewery and Great Northern Brewery, was formed and has 

remained opposite the Site until 2011. In the 1860s military regiments pitched 

tents in the area on their way to or from the Waikato land wars. During the 

late 19th and early 20th centuries grand basalt stone or brick buildings stood 

alongside wooden cottages and large villas for the workers and owners. 

Many businesses established in the late 19th century on Broadway were 

successful for generations.  The earlier businesses related to transport such as 

blacksmiths, farriers and wheelwrights alongside the breweries and hotels at 

the Broadway end of Khyber Pass. The railway workshops were established in 

the 1880s and demolished in the late 1920s. Engineering firms, iron foundries, 

timber and metal merchants were important industries in Newmarket with 

associated environmental contamination. From the 1920s industries related 

to motor vehicles were established, along with food manufacturers (milk, 

bakeries, steamed sweets, ETA foods, Able margarine), and wine and spirits 

merchants. The latter were located in Melrose Street. 

There were few recreational facilities in the area. The Gaslight Sports, held on 

a field next to the Captain Cook Brewery, were a phenomenon in the early 

1900s with professional sports betting. The Olympic Pool was opened for the 

Empire Games in 1950.  The subsequent construction of a car parking building 

next to the pool left remnants of what had been the Newmarket Domain, 

the oldest ‘village green’ at the junction of Khyber Pass and Broadway. 

There are currently no other open public spaces in the Newmarket retail 

and commercial area. 

96  Cyclopedia Company Limited, “The Cyclopedia of New Zealand [Auckland Provincial 
District]: Great Northern Brewery,” Cyclopedia Company Limited, http://nzetc.victoria.
ac.nz/tm/scholarly/tei-Cyc02Cycl-t1-body1-d1-d37-d6.html.
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APPENDIX E

KEY REGIONAL GROWTH ISSUES: BUILT ENVIRONMENT 
& URBAN FORM

Excerpt from ‘International Trends and Lessons in Growth Management’ 97. 

‘There are some specific challenges that affect our ability to support the 

community; to provide a high quality living environment that is easy to get 

around; and to protect our coast. 

Some of the key built environment and urban form issues and trends are:

- The average household size in the region decreased slightly from 1996-2001 

with a concomitant increase in the numbers of new houses that provide 1- 2 

bedrooms. However, the last five years (2001-2005) has seen a slight increase 

in average household size (to just below 3.0 people per household). This is 

in contrast to the continued trend of decreasing household sizes in the rest 

of NZ.

This indicates that while one person households are increasing, there are also 

increasing numbers of larger households. Housing demand has increased, 

with 81,048 new dwellings built in the region since 1996.

- Housing demand and dwelling growth translates to a demand for more 

land. Since the 1950’s the region has had in place a containment policy to 

limit sprawl. This policy has been entrenched in numerous strategies over time 

and is now a core feature of the RGS 1999 – as identified by the metropolitan 

urban limits (MUL).

The pressure for new land for residential and commercial use is increasing 

97  Knox and Smith, International Trends and Lessons in Growth Management: A Review of the 
Literature: 21. 
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and this trend has precipitated the need to adopt intensification policies in 

areas earmarked for new growth.

- Population growth also directly translates to a demand for more services 

and facilities. Auckland’s physical infrastructure, such as stormwater disposal 

systems, has suffered from underinvestment for many years and is overloaded 

in key areas In addition, some infrastructure provision has tended to lead 

growth rather than support it. Demand for locally based and accessible 

social infrastructure is also increasing.

- Traffic congestion is increasing continually. There are currently 650,000 

vehicles in the Auckland Region travelling about 8,000,000,000 kilometres 

every year. The provision of public transport as an alternative to the private 

car has also increased strongly in recent years. In 1999 the total passenger 

trips on public transport were 38,429,769 compared to 51,129,207 in 2006. 

Total public transport use has grown by 33% between 1999 and 2006.

- The region’s natural landscapes have tended to disguise mediocre 

urban development. There are some sought after heritage areas that are 

recognised for their character. However, much new development has 

created homogeneous environments that have not taken into account 

good urban design or accessibility. Furthermore, the quality of some of the 

existing housing stock is sub-standard – cold, damp, draughty and leaky.

- It is estimated that 20% of Aucklanders could be experiencing economic 

hardship, mainly on account of high housing costs and low wages. This is 

more evident with the Maori and Pacific population who tend to have more 

children and live in overcrowded housing. Current housing markets and the 

associated education market are tending to concentrate poorer people 

into a small number of suburbs, mainly in the south of the region. Social 

polarisation across the region is occurring as poorer and middle-income 
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communities are becoming increasingly segregated.

- Natural hazards and increased extreme weather events, caused by climate 

change, will put a strain on our infrastructure. The threat of sea level rises, 

flooding and storm surges will make us re-evaluate where development 

occurs, such as avoiding development in coastal areas and low lying areas’.
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APPENDIX F 

FINAL PRESENTATION DRAWINGS

Site viewed from above with Khyber Pass in foreground

existing  buildings

new buildings
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1:200

Site’s street landscape
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View of the Site from Maungawhau Road (south west)
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View of the Site from Seccombes Road (south)
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Entering McColl Street off Khyber Pass
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Near corner of McColl Street and Roxburgh Street

with path to Maungawhau straight ahead
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Entering Roxburgh Street looking towards Melrose Street
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Near corner of Roxburgh Street and Melrose Street looking towards Khyber Pass 
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Looking back into Melrose Street from Khyber Pass
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KEY TERMS
These definitions are a combination of my own and those published in 

Auckland Council documents98 99,  except as referenced. 

BIODIVERSITY 

The variety of life in a particular habitat or ecosystem including the totality 

of genes and species.

BIOMASS ENERGY 

The energy produced by burning biomass in the form of wood, crops and 

crop waste, and wastes of plant, mineral, and animal matter.

CHARACTER OF URBAN FORM 

Term used to describe the appearance, qualities and combination of 

attributes of an area, place, street or building that helps to give that place 

a distinct identity. 

INFRASTRUCTURE 

The fixed and long-lived structures that support urban life such as water 

supply, roads and community buildings.

CITY FRINGE

Residential areas bordering the city centre, for example Grafton, Newmarket 

and Parnell. 

FINE GRAIN USES

An intimate, tight street network, built form, or a diverse  mix of relatively 

small businesses, uses or activities.

98  Auckland Council, The Auckland Plan: 374-80.

99  Auckland Council, City Centre Masterplan 69-70.
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CONNECTIVITY

The extent that urban forms permit (or restrict) movement of people or 

vehicles in different directions. 

INTENSIFICATION

Redevelopment, conversion and retrofitting where land is developed with a 

greater intensity (height and site coverage) of buildings, or accommodates 

a greater residential population or workforce than before.

LEGIBILITY 

The ease with which people can find their way around an urban space.

METROPOLITAN URBAN LIMIT (MUL)

The Auckland Plan uses the baseline 2010 Metropolitan Urban Limit as a 

reference (baseline) for future growth that will either be inside or outside the 

boundary as defined in the Auckland Regional Policy Statement.

MIXED USE DEVELOPMENT 

A mixture of activities such as residential, business, retail, or hospitality that 

occupy space within the same building or within the same block or area (i.e. 

an apartment building with shops, cafés and offices on the lower floors, or a 

town centre with these activities).

PHOTOVOLTAICS 

This is a method of generating electrical power by converting solar radiation 

into direct current electricity.
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PLACE-MAKING

The process of planning, designing and building places in an integrated way 

so that they are successful, attractive for people and enduring. It requires 

consideration of the relationships between all the parts of a place and the 

way they work together rather than a focus on each part (e.g. building) in 

isolation from the whole area.

RENEWABLE ENERGY 

Energy generated from solar, wind, hydro-electricity, geothermal, biomass, 

tidal, wave, or ocean current energy sources.

RESILIENCE

Capability of cities and urban to respond to significant environmental 

and economic threats, and therefore relates to concepts of sustainability, 

diversity and biodiversity. TRANSIT ORIENTATED DEVELOPMENT (TOD) 

Compact, mixed- use development near new or existing public transportation 

infrastructure that serves housing, transportation and neighbourhood goals. 

Its pedestrian- and cycle-oriented design encourages residents and workers 

to drive their cars less, ride mass transit more, and includes appropriate 

treatment of car parking. 

‘SENSE OF PLACE’ 

A person’s or community’s appreciation of the special qualities of their 

neighbourhood, city or environment that are different from other places.
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SUSTAINABILITY OF CITIES AND URBAN FORMS

Relates to concept of ‘compact city’ – increasing density of development, 

ensuring a mix of uses, containing urban ‘sprawl’ and achieving social and 

economic diversity and vitality100

ZERO WASTE 

A concept that encourages the emulation of sustainable natural cycles 

where all discarded materials are designed to become resources for other 

uses. This requires designing and managing products and processes to avoid 

and eliminate the volume and toxicity of waste, conserve and recover all 

resources, and not burn or bury them. Implementing Zero Waste will eliminate 

all discharges to land, water or air that are a threat to planetary, human, 

animal or plant health.

100  Jenks and Jones, Dimensions of the Sustainable City: 1.
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