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Figure 1. Cover photo. Image by Author.
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Figure 2. The meeting point of Manukau and Pah Roads. Image by Author.
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The Greenwood Effect.

Auckland is a city experiencing rapid growth. With this growth comes vast development 
and infrastructure. While this growth has benefited a lot of Auckland’s older heritage 
areas with developments that embrace the character and increase the urban fabric 
and feel, others are at risk of losing their identity, character, and heritage connection. 
Greenwoods Corner in Epsom, the focus of this project, is one of these areas. 
Two contributing factors toward this issue are a heavy traffic presence creating a 
large pedestrian disconnect throughout Greenwoods Corner, and the demolition 
and replacement of character buildings from the immediate area. Many of these 
replacements are uninspiring, oblivious to the heritage, and insensitive to the areas 
character and charm. 

With an obvious problem identified, this research project focuses on reinventing 
Greenwoods Corner as a thriving suburban centre for Epsom; importantly retaining 
character and heritage whilst acknowledging the unitary plan and requirements of a 
growing local population. The site at the epicenter of this project is 583 Manukau Road, 
containing the Art Deco bank building, standing at the apex of the junction of Manukau 
and Pah Roads in the heart of Greenwoods Corner.

Current knowledge from the fields of building conservation, working within existing 
architectural fabric, and enhancing public spaces in the pedestrian realm, are 
investigated to provide evidence toward finding an appropriate design approach. 
Additionally, existing relevant architectural schemes are acknowledged and critiqued 
to support this process. This project provides an in depth background of the history of 
the area and the development that has lead towards Greenwoods Corner and Epsom 
as they are in present day. This investigative work enables a scheme for Greenwoods 
Corner that applies adaptive reuse to the iconic bank building structure, as the forefront 
of a site redeveloped for the local population to provides a strong sense of place. The 
project is executed with the retention of existing, and the addition of new character.

It is hoped that this research project will help inform and provide insight to future 
development within older, characterful settings, allowing the original built form to be 
retained into the future whilst being incorporated with sympathetic and meaningful 
redevelopment.
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Figure 3. A sketch of the existing Greenwoods Corner. Illustration by Author.
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Introduction.
Chapter 01

Research Question

How can Auckland’s Greenwoods Corner be redeveloped as the active focus of a thriving 
and characterful suburban centre for Epsom?

Project Outline

The intention of this project has been to reinvent Greenwoods Corner as a thriving 
suburban centre for Epsom; importantly retaining character and heritage whilst 
acknowledging the Unitary Plan, and improving pedestrian circulation and sense of 
place. This project utilises adaptive reuse with a central focus on repurposing the iconic 
bank building at 583 Manukau Road with a new function. The project expands from 
there to the rear of the site developing an open public space and a new set of amenities 
that complement the existing character building. This development aims to enhance 
Greenwoods Corner from both an amenities aspect as well as creating a strong sense of 
place for the people of Epsom. 

Background of the Project

Auckland is the largest city in New Zealand and in recent years has experienced 
enormous population growth. To accommodate this growth, areas throughout Auckland 
have been undergoing intensification and redevelopment, extending to both urban and 
suburban areas. This intensification has been aided by the introduction of the Auckland 
unitary plan. The introduction of the Auckland unitary plan has meant that these areas 
are now enabled to be developed in a way that has not previously been possible. 
Significant portions of residential areas have been re-designated as apartment and 
terraced housing zones allowing developers to intensify the land, in turn allowing for a 
growing population. An issue that arises from this development however, is a 

loss of heritage and character defining buildings from older areas. One suburb where 
intensification and redevelopment has had a negative impact is the central suburb of 
Epsom. Being an early settlement area of Auckland, Epsom has many older buildings 
that define the suburb’s character and charm. But, many of these older properties are 
being demolished and replaced with higher density characterless dwellings that take 
full advantage of expanding to the boundaries of the land. Whilst redevelopment and 
intensification is necessary, the consequence is a real loss of local history and sense of 
place.

All Auckland suburbs have their own village centres or shops, each with distinctive 
character defining elements. As the intensity of the suburbs continues to increase, 
these spaces become more and more important because they offer both services and 
a sense of place. For example; Ponsonby has ‘Three Lamps’ and the Ponsonby Road 
shopping strip, Mount Eden’s centre is Mt Eden Village, Balmoral has the Balmoral Road 
shops with a rich tapestry of Asian culture, and the list goes on. These spaces are critical 
to the communities that live within these areas as they are all uniquely characterful 
and reflective and identify each of those particular suburbs. However, when it comes 
to Epsom there is a real lack of a conspicuous suburban centre and community space. 
The Manukau Road shops located at the intersection of Green Lane and Manukau Road 
provide no real sense of community space or outdoor area for socialisation. The closest 
that Epsom has to a characterful, suburban centre is Greenwoods Corner, located at the 
junction of both Manukau and Pah Roads. Greenwoods Corner consists of many older 
buildings including single and double level masonry shop houses with most noticeably 
the two storey solid masonry Art Deco styled bank building located at the central 
apex of the shops where Manukau and Pah Roads meet. However, with the bank now 
vacant for over two years and the large pedestrian disconnect created by the vehicle 
dominated main roads and questionable urban planning, Greenwoods Corner is not the 
thriving suburban village centre that it could be.
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Aims and Objectives of the Project

The aim of this project has been to enhance Greenwoods Corner by applying adaptive 
reuse on the bank building resulting in a redeveloped structure that is fit for modern 
use, whilst retaining character and heritage features. The project further addresses 
the redevelopment of Greenwoods Corner by improving pedestrian access around the 
shops and reconstructing the rear of the bank-building site in turn creating an open, 
urban space, purely for pedestrians. Adding new amenities and services will cater for 
the increasing population in the area. With people living in higher density dwellings, 
the need for high-quality public outdoor spaces and amenities becomes increasingly 
important. 

Through the process of intensification and redevelopment, it is imperative that older 
buildings and character defining elements are retained and respected, as they are key to 
recognisable spaces that the public can identify with. Adaptive reuse has been used to 
redevelop a ‘historic suburban node’ to cement its place in the future by removing the 
risk of thoughtless redevelopment.  

It is hoped that this project will stand as an effective model for how Auckland’s older 
heritage areas can celebrate their existing character and be repurposed into modern 
spaces without the eradication of local history and setting.
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Scope and Limitations

The key aspect of the selected site at 583 Manukau Road is the ex-ASB Bank Building. 
However, 583 Manukau Road extends backward from the bank building, housing a 
public carpark and a strip of single level shops at the southern end of the site. The site 
is approximately 1,384 square meters. This project will involve a substantial amount 
of redevelopment of this entire plot of land involving both the existing built forms and 
free land to achieve the goal of creating a thriving urban centre to serve Epsom. The 
opportunity to extend the site boundaries does exist. Increasing the site boundaries 
would result in a project larger in scale area with more room for intensification and 
repurposing of the land. However, doing so would mean removing space from the 
newly designated terrace and apartment housing zone and furthermore would change 
the scale and familiarity of Greenwoods Corner dramatically. With the approach and 
challenge of retaining character and historical connection, extending the site is not is 
not deemed an appropriate approach. The existing site has a unique history of its own 
and still presents an adequate amount of space in which to host the redevelopment of 
the suburban centre of Greenwoods Corner. 

This project involves improving pedestrian access to and around the centrally 
located Greenwoods Corner site, thus unpacking solutions to improve the pedestrian 
circulation experience. The process will then continue into a thorough investigation 
and redevelopment of the existing bank building finding an appropriate course of 
action to provide a new function through adaptive reuse. Creating a thriving suburban 
centre for Epsom will require the considerate development of a vision and adaptation 
for the remaining site. Within this design process is the opportunity to explore the 
implementation of new additional architecture to enhance the existing character of 
Greenwoods Corner, contributing to a cohesive, successful, and importantly characterful 
suburban epicentre. 

This project is not about the redevelopment of the entire Greenwoods Corner shopping 
centre. I feel that pursuing that path would create a scope of work too extensive to 
achieve a thoroughly considered scheme. Doing so would also likely overwhelm and 
ultimately detract from the existing character and charm of the other buildings and 
shops that contribute to the existing character of Greenwoods Corner. Design work 
will redevelop and modify the appearance of the most prominent and recognisable 
component of Greenwoods Corner; that is the Art Deco bank building located at the 
apex of Manukau and Pah Roads. This project will re manifest its presence without 
removing its iconic character features.
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Methods 

This research project raises and offers significant areas of opportunity for investigation. 
Further literature research will be required to continue unpacking adaptive reuse 
initiatives and working with historic and character buildings to depict and influence 
an appropriate scheme for Greenwoods Corner. However, local context and history is 
important to this project and it involves exploration into the historical development 
of Epsom to grasp a solid understanding of the suburb itself. Furthermore, it was 
important to analyse the historical development of Greenwoods Corner up until this 
point in time. In addition to this research, a site analysis is conducted investigating 
Greenwoods Corner as it is in present day. Within this analysis is mapping, traffic 
analysis, and pedestrian access. Further investigation toward finding appropriate 
precedents follows from this research. These precedents contribute to the project by 
providing insight to deal with the multiple complexities within the Greenwoods Corner 
project. For example: Adaptive reuse, working with the historical buildings, creating 
public areas, and improving pedestrian circulation.

Heading into the design field, the initial attraction to this research project was the 
bank building itself and as such, it forms the heart of the design outcome. Plans of the 
existing buildings were acquired from council as they provided a valuable resource in 
setting this project in motion. After the bank-building’s current condition had been 
assessed, the reuse function was established. Information gained through the research 
process further influenced the intervention of the existing structure. Another influential 
and important design decision that needed to be made was the modification (if any) 
of pedestrian access to the site. This greatly influenced the following planning and 
development of the remainder of the project site and was therefore an important initial 
design start point. Creating a digital model of the existing structures and site provided a 
valuable tool allowing for scale and accuracy. However, it was important to be mindful 
of a continuing dialogue between both analogue and digital drawings as the design 
concepts developed. The digital aspect provided accuracy and the analogue drawings 
enabled considerably greater creative freedom and speed. Once the bank building had 
been largely developed in a direction deemed suitable, focus shifted toward planning 
the public space that was executed at the centre of the site. Alongside this investigation, 
planning and development of the additional architecture 

to complement the overall scheme of Greenwoods Corner as a thriving suburban 
centre was conducted. This contributing segment while important, came secondary to 
the bank-building design, as that was the main point of focus. Although the additional 
architecture was still developed to a level of reasonable detail to fulfil a complete 
site plan. As this project involved working with existing built form, physical modelling 
was also a particularly helpful tool in understanding the scale of and alterations to 
the existing structures and site. A working site model alongside a larger scale model 
of the existing bank-building were constructed as a valuable tool to have on hand for 
testing design decisions and concepts. They were used for working between design and 
continual research. The design work would be continually critiqued and refined further 
through both critics and weekly meetings with my supervisor, providing perspective and 
expertise on the development of this project.
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State of Knowledge in the Field

Intensification and redevelopment is not a new phenomenon, nor is it an issue solely 
faced by Auckland. However, that doesn’t necessarily mean that we have the correct 
strategies or approaches when it comes to reinventing characterful public spaces, 
particularly those with architectural or historical relevance. 

The multiple areas for research exist within the project with each of these areas 
offering their own complexities. Both the literature review and precedent studies 
require investigation into improving pedestrian circulation, working with existing 
heritage architecture, and defining successful public spaces. Mark Childs in Squares: a 
Public Place Design Guide For Urbanists introduces many valuable strategies for 
designing public spaces and squares, as well as reinventing places for the public that 
have become dominated by vehicles1. This is a key text and alongside others, providing 
insight in relation to the first stage of the design approach. Working with the existing 
bank building at Greenwoods Corner and acknowledging the character setting requires 
another layer of research and expertise. Two important texts within this area of the 
research are Architecture in Existing Fabric by Johannes Cramer and Stefan Breitling2 
and the paper Adaptive reuse of industrial buildings in a new precinct in Auckland’s 
CBD.3  Furthermore, the precedent study of the Auckland Ferry Building4 also provides 
key insight toward adaptive reuse and working with a local character building. 

1.  Mark. C. Childs. Squares: a Public Place Design Guide for Urbanists. (Albuquerque, NM: University of New 
Mexico Press. 2006)
2. Johannes Cramer, and Stefan Breitling. Architecture in Existing Fabric: Planning, Design, Building. (Basel: 
Birkhäuser, 2007)
3. L. Kiroff, and X. Tan. “Adaptive reuse of industrial buildings in a new precinct in Auckland’s CBD.” Global 
Science and Technology Forum (Ed.), Proceedings of the 1st International Conference on Urban Planning and 
Property Development, (Singapore. 2015.) 
4.  “Auckland Ferry Terminal Building.” n.d. Engineering New Zealand. Accessed May 10, 2019. http://www. 
ipenz.org.nz/heritage/itemdetail.cfm?itemid=112.

Mark Childs' text is once more a critical resource when looking toward creating a 
public space/square for the suburban centre function. Additionally, the precedent 
study of Auckland’s Ponsonby Central5 is relevant within this field being a local project 
that encompasses both public space and new built form within existing architecture.  

The precedents and literature mentioned in this section will be expanded in greater 
depth alongside additional texts and studies within the following literature review and 
precedent studies sections of this document. 

5. “Front and Centre.” Architecture Now. Accessed June 12, 2019. https://architecturenow.co.nz/articles/
front-and-centre/.
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Figure 4. Greenwoods Corner on a stormy morning. Image by Author.
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Place.
Chapter 02

Figure 5. The Bank Building from Pah Road. Image by Author.
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Figure 6. The Bank Building windows. Image by Author.
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A Brief History of Epsom

Epsom is a centrally located suburb within Auckland city. Whilst not being the earliest 
settled area of Auckland, Epsom still can be considered as an area at the forefront of 
early European occupation within the overall settlement of Auckland. The Land that 
currently makes up modern day Epsom was largely purchased by The Crown in the 
early 1840s from the Maori tribes Te Kawau and Ngati Whatua.6 The land had been 
largely unoccupied prior to European occupation due to Maori tribal disputes, although 
fortified pahs had existed around the volcanic cones of One Tree Hill and Mt Eden since 
Maori occupation.7 Shortly after the purchase, The Crown began to subdivide the land 
and there was a quick transition period, converting the landscape to workable farms. 
This required the removal of coarse bracken and un-utilised wasteland. As the amount 
of farmland continued to grow, so did the population of Epsom. The 1842 census of 
Epsom households recorded a total of 50 people living within the area in comparison to 
the 1845 census of 220 people.8 Toward transition from the 19th to 20th century, Epsom 
had resisted becoming a largely residential area in comparison to other suburbs of 
Auckland. However, due to the location and positioning of Epsom, farmland underwent 
subdivision and made way for residential developments of bungalows and villas. The 
roads were also upgraded with the initial installation of mains water supplies and gas 
street lamps. By the late 1920’s, the road network throughout Epsom was largely 
complete. The same street formats are still mostly present today. At Greenwoods 
Corner, shops had existed since before the turn of the 19th century and furthermore, 
the original shop structures (still existing today with some modification) were mostly 
established by 1920. From the 1930’s to 1990’s, remaining free land in Epsom continued 
to be developed into a suburban landscape resulting in a mix of early villas, bungalows, 
and some higher density apartments.9 

6. J H Waititi. “An Outline of Auckland’s Maori History.” Journal of Auckland-Waikato Historical Society. 
(1963), 10.
7. Bush, History of Epsom, 20.
8. Bush, History of Epsom, 21.
9. Bush, History of Epsom, 59,67.

Figure 7. A 1910 view from Mt Eden towards Epsom depicting the farmland starting to be 
settled with housing. Image by William Price.

Figure 8. Southern Epsom in 1963 reveals the suburb largely settled with a range of villas and 
bungalows, prior to section subdivision. Image by Whites Aviation.



19

Figure 9. One of many sites where older character homes and gardens are being removed and 
replaced with townhouses. Image by Author.

Due to Epsom’s transition from being a heavily farmed and cultivated land into a 
suburbia, when circulating through the streets, one is still exposed to well established 
greenery and a rich tapestry of character homes which offer a glimpse into the areas 
past. Whilst pockets of Epsom still hold their original dwellings intact, many of the other 
areas have been further subdivided or redeveloped entirely over the last two to three 
decades with new dwellings. One of the strongest driving intentions of this project is 
to preserve some of the charm and historical structures by providing a relevant and 
suitable suburban centre to avoid the possibility of losing it to major redevelopment, 
resulting in a loss of the local history.
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The Greenwoods Family and the Development of Greenwoods Corner 

William Greenwood, originally from Brighton, England, immigrated to New Zealand in 
1840 with his wife and children. He was a stonemason by trade and carried out work 
for the New Zealand government around Auckland. Greenwood purchased the six-
acre section at the meeting point of both Manukau and Pah Roads. The triangular plot 
continued all the way down to Mt Albert Road. 

The Greenwood family had a large two-storey homestead at the apex of the site, which 
is now occupied by the bank building. Looking at historic photographs, the homestead 
featured two large Norfolk pine trees at its frontage. These can also be seen through 
historical aerial photographs prior to the 1960s. The rest of the Greenwoods land was 
leased and farmed in keeping with the trend of cultivation within Epsom during this 
period. William Greenwood died in 1895, however, the land remained in possession of 
the family until 1909 when it was subdivided and sold.10 The original family homestead 
remained at the site apex and heart of the Greenwoods Corner shops until 1954 when 
it was purchased to make way for the purpose-built Auckland Savings Bank Building.11

10. Bush, History of Epsom, 20,21
11. Bush, History of Epsom, 140

Figure 10. Greenwoods Corner circa 1910-20, The Greenwood Family homestead in the background. Image by 
Unknown Photographer

Figure 11. Greenwoods Corner during the 1940’s. Image by Unknown Photographer.
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It is clear to see from where the name ‘Greenwoods Corner’ evolved. The shops and 
stores that shape what is known as Greenwoods Corner have served as amenities to 
the surrounding area since before the turn of the 20th century. The junction of two main 
points, Manukau and Pah Roads naturally create a communal focus for a village and the 
setting for services. This ideal point of interaction is further enhanced by the prominent 
triangular presence of William Greenwood's original section and marks a fork in the 
road of a historical transportation route. It is obvious that amenities would have 
emerged here from an early time. Although there is no official information in relation 
to the exact date from which the shops at Greenwoods Corner were first established, it 
would have been in the second half of the 19th century, making the corner an historic 
reference to the local area. The following photograph depicts well-established shops 
along Manukau Road that still exist today. This second 1920s photograph reveals the 
single level masonry row shops and two-storey corner building at the junction of 
Empire Road to being well established. Curiously, the footprint of the Original stores 
has not spread up or down Manukau Road since Greenwoods Corner became genuinely 
established. 

Figure 12. The site in 1940, prior to the demolition of the homestead and Norfolk Pines. 
Image by Unknown Photographer.

Figure 13. The site in 1959 after the addition of the bank building. Image by Unknown 
Photographer.

Figure 14. A memoir dedicated to William Greenwood at the front of the focus site. Image by Author.
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History of the Bank Building at Greenwoods Corner

The Greenwoods Corner ASB Bank initially opened in 1951 as an incentive for local 
people to save money with the reward of interest. The ASB bank was believed to be 
originally situated next door to a booksellers and stationery store on the Manukau 
Road side. However, flourishing business and growth resulted in the ASB requiring 
more appropriate premises. This lead to the 1954 purchase of the corner site from the 
Greenwood family.12 The existing homestead was demolished. The custom built ASB 
bank building was constructed in 1956, featuring a residence for the bank manager on 
the second floor. The bank continued to run successfully with over 1,000,000 pounds 
worth of deposits in 1965.13 Today, the bank building still occupies the apex site, 
holding its own whilst defining what is recognised as Greenwoods Corner. 

The ASB Bank having a precedent of business success in Greenwoods Corner sheds light 
as to why such a substantial premise was constructed for the relatively small suburban 
centre. The building was executed in a distinctive Art Deco style with the typical sleek 
lines and some subtle geometric detailing, typical of this style14. The building while 
grand, is not overly extravagant in comparison to some Art Deco styled structures. This 
is more than likely owed to its primary function as a suburban bank and a hesitance on 
behalf of ASB to appear ostentatious and overly imposing within its suburban location.

ASB was the only business to ever occupy the building up until recently when ASB 
vacated the building in 2017, with a scheme on leasing to sell multiple owned 
branches15. The building is presently in 2019 advertised for lease.

12. McLauchlan, G., The ASB - A Bank and its Community, (Auckland, Four Star Books, 1991)
13. Bush, History of Epsom, 140
14. Pennsylvania Architectural Field Guide. “PHMC Art Deco Style 1925 - 1940.”. Accessed June 21, 2019. 
http://www.phmc.state.pa.us/portal/communities/architecture/styles/art-deco.html.
15. Gareth Vaughan. “ASB Selling 5 Auckland Buildings That House Branches to ‘Focus on Core Banking 
Business’.” Interest.co.nz. August 2, 2013. https://www.interest.co.nz/property/65692/asb-selling-5-auckland-
buildings-house-branches-focus-core-banking-business

Figure 15. A 1963 aerial photograph of Greenwoods Corner, six years after the opening of the purpose built 
bank building. Image by Whites Aviation.
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Observation and Analysis of the existing Bank Building and site

As previously stated, the focus for this site is 583 Manukau rd, Epsom, Auckland. The 
triangular shaped site accommodates the Bank building, a car park, and a strip of single 
level stores at the very rear of the site. The current largest use of space is the car park. 
Accessible from both Manukau and Pah rds, it contains 17 car parks with and additional 
three to the rear of the bank building separated by a small chain fence. 

The most significant component of the existing site is the bank building itself. The two-
storey Art Deco building was purposely constructed in 1956 to serve as a bank branch 
on behalf of the ASB.58 The footprint of the building follows true to the format of the 
site resulting in a triangular plan. The commanding building features two floors with 
high ceiling studs, around four meters on the ground floor. Aesthetically the building 
clearly presents as Art Deco with its strong linear details and proportions, plastered 
facades, and a flat roofline. The structure also features some typical, yet restrained 
Art Deco ornamentation, particularly around the windows in the form of protruding 
linear moldings and a combination of varying rectangular window forms to break up 
the eastern and western elevations. As the land falls south on a very slight downhill 
slope, the side elevations grow in height as the horizontal lines of the building continue. 
The upper level of the building was originally designed as a residence for the bank 
manager.59 The current floor plans of the building still exhibit how the apartment level 
was formatted. However, it has clearly been modified slightly throughout the years to 
become more functional as a staff and storage area.

58  Bush, History of Epsom, 140

59  Bush, History of Epsom, 140
Figure 16. The Bank Building from Pah Road.

Figure 16. The shops along the Western shops in Greenwoods Corner. Image by Author.

Visual Analysis of Existing Context and Site

The remainder of this section analyses the existing context of Greenwoods Corner, 
shifting towards the focus site, and development within Epsom and Greenwoods Corner.
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Contextual Section.

Figure 17. Looking west, contextual section through the focus site. Illustration by Author.
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Figure 18. Looking east, contextual section through the focus site. Illustration by Author.

Contextual Section.
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Figure 19. Shops on the western side of Greenwoods Corner. Image by Author. Figure 21. Manukau Road meets Empire Road. Image by Author.

Figure 22. Greenwoods Corner viewed from Ngaroma Road. Image by Author.Figure 20. The front of the bank building viewed from Manukau Road. Image by Author.
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Figure 23. Eastern strip of stores at Greenwoods Corner. Image by Author. Figure 25. Intersection of Manukau and Ngaroma Road. Image by Author.

Figure 26. One Tree Hill beyond Greenwoods Corner. Image by Author.Figure 24. Eastern strip of stores at Greenwoods Corner  2 . Image by Author.



30

Figure 27. The Bank Building 1. Image by Author. Figure 30. The Bank Building 6. Image by Author.

Figure 31. The Bank Building 5. Image by Author.Figure 28. The Bank Building 2. Image by Author.

Figure 29. The Bank Building 3. Image by Author. Figure 32. The Bank Building 4. Image by Author.



31

Figure 33. The shops at the rear of the focus site. Image by Author. Figure 34. The focus site viewed from Pah Road. Image by Author.

Figure 35. The focus site viewed from Manukau Road. Image by Author.
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Manukau Road continues southward from the Manukau Road shops to 
Greenwoods Corner where the road splits between Manukau and Pah Road. 
Pah Road eventually leads to motorway access and exists more as a transport 
route with no other significant services prior to Royal Oak along the way. 
Manukau Road continues from Greenwoods Corner to Royal Oak which 
contains many services including a supermarket and mall. The mapping makes 
it obvious that Greenwoods Corner is the only real ‘low-rise’ suburban centre 
to service the suburban areas between the Manukau Road shops and Royal 
Oak Mall. 

Figure 36. Local points of interest. Illustration by Author.
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7.30 AM 6 PM

T R A F F I C   P A T T E R N S

7.30 am 10 am 2.30 pm 6 pm
10 AM 2.30 PM

Weekday Vehicular Traffic Analysis

Vehicular traffic is one of the major components affecting pedestrian circulation throughout Greenwoods Corner. An 
analysis after visiting the site at set times on multiple occasions revealed a relatively standard traffic pattern with peak 
travel hours resulting in heavy traffic. While the current three stage electronically controlled pedestrian crossing is far 
from ideal during light traffic, the experience is considerably worse during heavy traffic with an overwhelming vehicle 
presence and increased wait times throughout the stages of the crossing.

Figure 37. Traffic mapping. Illustration by Author.
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The existing local amenities at Greenwoods 
Corner are typical of a small suburban centre. 
They contain a combination of eateries, retail, 
and services. There is no proper point of open 
public space (except for the underutilised area 
in front of the bank building) to allow for public 
interaction or socialisation between these 
spaces. Due to the busy main roads, there are 
also no open outdoor dining spaces for the 
eateries.

Figure 38. Existing building types. Illustration by Author.
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Figure 39. Site Map 1. Illustration by Author.

The focus site is located within the centre of 
Greenwoods Corner at the apex of Manukau and 
Pah Roads.

The total site area is approximately 1550M2

Site and 
Immediate 
Surroundings.

Focus Site

Greenwoods Corner Stores
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Observation and Analysis of the Existing Bank Building and Site

As previously stated, the focus for this site is 583 Manukau Road, Epsom, Auckland. 
The triangular shaped site accommodates the Bank building, a car park, and a strip of 
single level stores at the very rear of the site. The current largest use of space is the 
car park. Accessible from both Manukau and Pah Roads, it contains 17 car parks with 
an additional three to the rear of the bank building, separated by a small chain fence. 

The most significant component of the existing site is the bank building itself. The 
two-storey Art Deco building was purposely constructed in 1956 to serve as a bank 
branch on behalf of the ASB.16 The footprint of the building follows true to the format 
of the site resulting in a triangular plan. This commanding building features two floors 
with high ceiling studs, around four meters in height on the ground floor. Aesthetically 
the building clearly presents as Art Deco with its strong linear details and proportions, 
plastered facades, and a flat roofline. The structure also features some typical, yet 
restrained Art Deco ornamentation, particularly around the windows in the form of 
protruding linear moldings and a combination of varying rectangular window forms to 
break up the eastern and western elevations. As the land falls south on a very slight 
downhill slope, the side elevations grow in height as the horizontal lines of the building 
continue. The upper level of the building was originally designed as a residence for the 
bank manager.17 The current floor plans of the building still exhibit how the apartment 
level was formatted. However, it has clearly been modified slightly throughout the 
years to become more functional as a staff and storage area. An deeper analysis of the 
existing Bank Building structure is located in the Design Development section.

16. Bush, History of Epsom, 140
17. Bush, History of Epsom, 140

Figure 40. The existing focus site. Illustration by Author.



37

The car park space occupying the centre of the site, at the rear of the bank building, has 
a very gentle slope that follows the gentle south falling contour of the land. However, 
it is just a large asphalt covered expanse. The car park area as previously mentioned 
has vehicle access on either side to Manukau and Pah Roads. This vehicle access 
crosses the pedestrian footpath. The footpath space is generous and does provide a 
sense of framing the site away from the busy main roads. The car park is not heavily 
utilised and while I have occasionally observed it busy (mostly in the evenings), it 
usually features fewer than eight cars. 

At the rear southern border of the site is a single storey strip of masonry stores 
containing four tenants, three of which are casual and dine in eateries with the 
fourth building being a barber. The building was added during the early 1960’s and is 
a standard flat roof building constructed largely out of concrete blocks. The building 
has no obvious architectural merit and with a range of tenants throughout the years, 
its appearance and openings have been modified. There is little architectural and 
characterful consistency between these stores and the rest of the stores at Greenwoods 
Corner. Behind these outlets at the very back border of the site is a service lane. Like 
the car park, it has access across the site to both main roads. There is a lack of a barrier 
between the service lane and the bordering single level flats that appear to share the 
access lane to a degree, in order to access their own car park and entrance area. 

Overall, despite the obvious pedestrian access challenges to the site, 583 Manukau 
Road is a straightforward site with a predominantly flat surface and a gentle southern 
slope, encased by a generous footpath. The site features almost non-existent 
landscaping and is not inviting from a pedestrian perspective. There is an obvious 
provision for vehicles with the parking lot positioned directly in the centre, and vehicle 
access to the site crossing the pedestrian path from both sides. The bank building is the 
highlight and most striking aspect from all perspectives towards the site. The building 
acts as a landmark for Greenwoods Corner, particularly as you approach the shops 
heading south along Manukau Road. 

Figure 41. The southern elevation of the bank building from the carpark. Image by Author.

Figure 42. The row shops at the rear of the site viewed from Manukau Road. Image by 
Author.
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Figure 43. The bank building as a ‘landmark’. Image by Author.
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Recent Development in Greenwoods Corner

Post the proposal of this project, a redevelopment project was undertaken at 594 and 
598 Manukau Road. Designed by Auckland architects RTA Studio, the project entirely 
redeveloped the two-level building on the corner of Ngaroma Road and Manukau 
Roads, entirely reconfiguring the lower floors into leasable retail spaces and the upper 
floor into two apartments. This is one of the earliest buildings in Greenwoods corner 
and was originally constructed in the late 19th century. Fortunately, the upper level of its 
heritage faade was restored and incorporated into the new design. Whilst the ground 
level of the building is entirely contemporary and open, the retention of the buildings 
original street faade allows it to fit in to the overall heritage feel of the Greenwoods 
Corner shops.

Figure 44. The long standing line of shop-fronts remains. Image by Author. Figure 46. The 19th Century facade remains while the lower retail space have been entirely reimagined. 
Image by Author.

Figure 45. The original shops are now joined by a contemporary addition as part of the redevelopment. Image 
by Author.
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Intensification in Epsom Prior to the Auckland Unitary Plan

Before the introduction of the Auckland unitary plan, the 1981 implementation of the 
Auckland City Council’s planning scheme allowed for a considerable portion of southern 
Epsom to be intensified through the addition of town houses, as well as single and 
double level apartments. This marked the beginning of a change in building typology 
and the initial decline of older character homes and foliage.18 In spite of these planning 
regulations, some foresight occurred in relation to retaining the character of Epsom. 
This resulted in pockets and clusters of houses and streets, particularly around northern 
Epsom, having heritage requirements to preserve the historic physical appearance of 
Epsom.19

18. D.K. Dallas, “Residential zoning and land use in Epsom”, (Essay), (University of Auckland, 1976)
19. Victoria Wollams, “Preserving the character of Epsom”, (Thesis essay), (University of Auckland, 1994), 14

Figure 47. An example of an intensified property on The Drive, prior to the Unitary Plan. Image by 
Author.
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The Auckland Unitary Plan and its Implications for Greenwoods Corner and Epsom

When referring to the current Auckland unitary plan (April 2019), Greenwoods Corner 
and the existing shops are designated largely as a “Business – Local Centre Zone”. This 
designation recognises Greenwoods Corner as a small centre, providing convenience to 
the local residential area. The plan also states that local centre zones are usually located 
within public transport routes. 

This new designation allows buildings up to four storeys and also states that it is viable 
to apply residential functions on the upper levels. According to the plan, it is important 
that future development in these areas is executed to a high standard, resulting in 
the area being enhanced by the development, as opposed to the quality of life and 
aesthetic of the shops to be diminished. 20

The proposed unitary plan additionally shows changes to the surrounding residential 
zone. “Residential -Terrace Housing and Apartment Zone” has been allocated to a 
substantial portion of the area surrounding Greenwoods Corner. This new zoning 
allocation is intended to allow higher density residential buildings than previous zoning 
permitted21. The logic is that areas in close proximity to small centres and public 
transport hubs; such as Greenwoods Corner, should obtain the ability to house more 
people, assisting with Auckland’s overall intensification scheme. 

Moving away from the immediate main road areas surrounding Greenwoods Corner, 
the unitary plan introduces pockets of “Mixed Housing Urban Zones” in addition 
to the existing “Single Residential Zones”. This designation allows for multiple 
dwellings of varying types including terrace housing, detached houses, and low-rise 
apartments. It also allows for dwellings of up to three storeys.22 A substantial amount 
of redevelopment has already begun under this new zoning Older character buildings 
have either been subdivided or had the original character dwelling removed and 
replaced with multiple new dwellings. 

20. Auckland City Council, Proposed Auckland Unitary Plan Decision Version (19 August 2016)
21. Auckland City Council, Proposed Auckland Unitary Plan.
22. Auckland City Council, Proposed Auckland Unitary Plan.

Figure 48. Greenwoods Corner designated as a local centre zone with many of the surrounding areas now 
allowing intensification. Illustration by Auckland Council.
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Reflection on the Plan

With Greenwoods Corner being classed as a Business – local centre zone, and the 
trend of housing intensification in the surrounding area and Auckland as a whole, 
it is likely that in the non-distant future that Greenwoods Corner will be subject to 
redevelopment and intensification. From my perspective, it makes the project I am 
undertaking all the more relevant. Retaining character preserves a slice of the area’s 
past, and the bank building is a significant placeholder with regards to the areas local 
identity and character. While the shops throughout Greenwoods Corner may become 
subject to reinvention in the future through the addition of height and further space 
for dwellings, I am of the persuasion that the bank building and ‘central peninsula’ on 
which it sits should still be able to hold its own. It would be a shame for the mostly 
single level character, masonry row shops to be redeveloped as taller modern buildings 
due to the quaint and relaxed village environment they contribute towards. However, 
it would be naïve to ignore the potential for these structures to be modified or 
entirely redeveloped. Considering this, an aspect of my development of the Bank 
Building and central peninsula could be to inform and act as a potential guide to which 
any future development of the shops could follow in order to execute a development 
that is sympathetic and acknowledges the existing architecture and history.

As the surrounding residential zoning changes enable further intensification of the area, 
there will likely be a growth in the number of residents utilising Greenwoods Corner for 
amenities, socialisation, and as a walking distance hub to public transport. My scheme 
and treatment of the site will need to create a space suitable and ready to cater for this 
intensification. Greenwoods Corner will become an increasingly important centre. In 
order to be successful, the redevelopment scheme will need to procure a defined public 
space with a strong local identity for the areas residents to associate with. It should also 
aspire to incorporate greater amenities to serve the public and increase the relevance of 
Greenwoods Corner. An example of these amenities or services could be a combination 
of more service orientated aspects such as G.P or a Dentist, whilst also offering further 
spaces for enjoyment and socialisation such as bars and eateries. Doing so would 
encourage the increasing local population of the surrounding area to walk to such 
amenities as opposed to the need to drive or use alternative transport methods. 

As the Local Centre zone allows for buildings of up to 4 storeys, the possibility exists 
to add to the corner bank building vertically. A 2nd storey / pavilion level may offer 
opportunity to increase the usability of the bank building without the need for a large 
impact on its existing footprint whilst embodying the new Unitary Plan designation. 
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The Plan in Action  

In the surrounding streets under the new unitary plan regulations, developers 
have already begun to take advantage of the new development and intensification 
opportunities that the new unitary plan allows. There are many examples of where 
older style character properties that had larger sized plots have been either subdivided 
or removed and replaced with several town houses. This activity has a direct effect to 
my project from two different aspects. Firstly, the removal of older character buildings 
detracts from the overall area’s history and character aesthetic, therefore making 
an adaptive reuse project more viable, as it allows for the preservation of a piece of 
architectural history for the area. Secondly, the intensification directly relates to the 
Greenwoods Corner shops being required to service an increasing population. This 
second point further validates the project as more services will be required to do so and 
further development of this currently underutilised site will allow for opportunities to 
deliver more amenities to the residents of the local area.

Figure 49. An example on The Drive within the mixed housing suburban zone. Image by 
Author

Figure 50. A section intensified with townhouses, ‘three deep’ from the road. Image by 
Author.
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Literature Review.
Chapter 03

The relevant literature within this literature review informs the multiple points of enquiry 
that arise within this research project. The literature contains insight towards improving 
the pedestrian experience in vehicle dominated areas, reinstating zones with a pedestrian 
priority. The literature unpacks what is required for a successful and pedestrianised public 
space. The literature review then most importantly explores adaptive reuse and working 
with existing structures and heritage architecture.

With intensification on the rise, how can outdoor public spaces become more crucial and 
relevant within busy sub/urban settings, and how can adaptive reuse provide a solution 
to preserving heritage, while creating a strong community connection through character, 
forming a sense of place for the community. With a wave of projects and strategies of 
this nature coming into fruition both locally and internationally, what are the critical 
considerations to result in a successful project with a strong character and community 
interaction?

Public space and pedestrian circulation is affected and altered dramatically in areas and 
districts where vehicle traffic has taken priority. Jan Gehl and Lars Gemzøe argue that 
urban life is substantially diminished or made impossible due to the significant presence 
of vehicle traffic.23 In modern life it has become a factor that in most public areas, foot 
traffic has to continually compete with parked cars and road crossings. “Cars must never 
run people out”24. For the future of pedestrian access, public spaces must have 
permanent areas dedicated solely to pedestrians. This will allow for those with the 
intention of embarking on a visit to a public space or square to already possess the 
knowledge that they will be welcome, and that space will be clear for them without the 
worry of whether traffic has taken over. It is also important for pedestrian spaces to be 
near the entrances of shops and other amenities as opposed to isolating the path of 
pedestrians through islands of traffic.25  

23. Jan Gehl, and Lars Gemzøe, New City Spaces, (Copenhagen: Danish Architectural Press. 2006),14,15.
24. Childs, Squares: a Public Place Design Guide for Urbanists, 35.
25. Childs, Squares: a Public Place Design Guide for Urbanists, 37.

There is a distinct difference between what Gehl and Gemzøe describe as an ‘invaded 
city’ and a ‘re conquered’ city.  Invaded cities are where vehicle traffic has become the key 
dominating aspect of an area resulting in less social public areas of a city. Re conquered 
cities are where efforts and initiatives have taken place to either restore or create civic 
space with a greater balance between different aspects such as outdoor public spaces, 
amenities, and traffic spaces.

Well-designed and methodically located urban parks and open public spaces can improve 
both the quality of life of the local residents and contribute positively towards the local 
economics of said place.26 “Building lines should be re-established to define streets and 
squares” 27 

Shopping is a key pedestrian level function. Courtyards and lanes can be used in 
conjunction to form somewhat protected pedestrian environments, which can lead to 
successful and inviting public spaces with a purpose.28 

Working with existing buildings and the idea of adaptive reuse is by no means a 
contemporary concept. Terms such as conservation, restoration, preservation, and 
maintenance have existed throughout history.29 

26. Childs, Squares: a Public Place Design Guide for Urbanists, 38.
27. Francis Tibalds. Making People-Friendly Towns. (London: Spon Press. 2001), 14.
28. Tibalds, Making People-Friendly Towns, 31.
29. Liliane Wong. Adaptive Reuse: Extending the Lives of Buildings. (Basel: Birkhäuser, 2017), 2.



45

Within a modern context, the phrase “Adaptive Reuse” refers to the remodel and 
rejuvenation of a vacant or underutilised building into one that is fit for a new program 
or modern use. This remodel is not strictly achieved through the reuse of existing 
structure, but also through the reuse and preservation of existing materials.30  The 
transformation and repurposing of an existing building can be viewed as a viable 
alternative to demolition. “The adaptive reuse of an existing building stock has been 
recognised as having a significant impact upon the built environment”31. This ideology is 
also backed up by Johannes Cramer and Stefan Breitling, who explain that the continual 
use and development of buildings that already exist is sustainable as it maximises 
the lifetime of a structure and makes best use of the energy embodied in the original 
construction.32 Reused materials lie amongst the most sustainable construction choices 
as they reduce the environmental impact of the construction of new materials or the 
disposal and landfill effect of discarding existing material. This promotes both adaptive 
reuse of existing structure as well as maximising material reuse where possible.33 
Environmental sustainability can be increased through adapting and upgrading 
additional buildings and systems to reduce greenhouse gas emissions. This can be 
viewed as a more environmentally conscious method of construction in comparison to 
producing an entirely new structure, even with environmental strategies considered 
from the outset.34 

Whilst adaptive repurposing projects often offer a myriad of environmental benefits, it 
is entirely possible that the costs associated with design within and existing contexts 
can be substantially higher than in a built from scratch project.35

30. Wong, Extending the Lives of Buildings. 31.
31. S Parris, and L Kiroff, “Adaptive reuse and re purposing of industrial buildings to residential dwellings in 
Auckland City”. University of Adelaide (Ed.), State of Australian Cities (SOAC 2017) conference (pp.113). 
(Adelaide, SA: November, 2017), 3
32. Johannes Cramer, and Stefan Breitling. Architecture in Existing Fabric: Planning, Design, Building. 
(Basel: Birkhäuser, 2007), 199
33. Stanley J Rabun, and Richard Miles Kelso. Building Evaluation for Adaptive Reuse and Preservation. 
(Hoboken, NJ: Wiley, 2009), 22
34. Parris, and Kiroff, “re purposing of industrial buildings”, 1.
35. Cramer, and Breitling, Architecture in Existing Fabric, 201.

Figure 51. The Bank Building from Pah Road. Image by Author.
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J. Stanley Rabun and Richard Kelso in Building Evaluation for Adaptive Reuse argue that 
experience and intuition are the only available guides available for decision making and 
costing, often rendering adaptive unviable or complex for interested parties or 
developers.  However, in some cases where the economic cost is higher than expected, 
this aspect is able to be offset and outweighed to environmental and social benefits, 
prompting the choice to adapt an existing space rather than demolish and begin
from scratch.36 David H Tomback also concurs that preserving heritage goes beyond a 
monetary value and that non monetary factors such as a buildings historical significance 
must be considered at the forefront of decision making.37

“Communities that actively incorporate adaptive reuse programs into their existing 
stock will have a stronger connection to both local culture and the built environment.” 
The community connection is further increased when buildings contain heritage 
values.38 New Zealand has a history of losing landmark heritage buildings. A large 
majority of this is due to demolition brought on by expansion and these structures 
outliving their usability in their current form. Richard Wolfe states that this demolition 
forms a permanent void in the character and heritage of New Zealand architecture. 
Large iconic structures lost within Auckland city include Victoria Arcade, Kilbryde House, 
and His Majesty’s Theatre.39 Chris Murphy suggests that many of the iconic New Zealand 
shop home buildings are now at major risk of being lost. 

36. Parris, and Kiroff, “re purposing of industrial buildings”, 3.
37. Understanding historic building conservation, 204.
38. Kiroff, and Tan, “Adaptive reuse of industrial buildings”, 2.
39. Richard Wolfe. New Zealands Lost Heritage: The Story behind Our Forgotten Landmarks. Auckland, (New 
Zealand: New Holland Publishers, 2013), 7.

Due to increasing earthquake requirements, where in many cases, demolition will 
become a more viable financial option in comparison to upgrading these unreinforced 
masonry buildings.40 Character and Heritage Buildings are vital elements of an area’s 
artistic and historic value and it is for this reason that these structures should be 
incorporated into a future design.41 

Historically in New Zealand, new buildings have been recognised as a single answer to 
building projects however, recently adaptive reuse has gained traction as the attractive 
and more characterful spaces that are able to be created have become recognised. 
“The thoughtless demolition of historic buildings is now perceived not only as an 
ecological waste but also as eradication of local identity.”42 There are fundamental 
differences between the planning stage for the development of existing buildings in 
comparison to new buildings. Often adaptive reuse projects are taking heritage value 
into consideration. They therefore emphasise the importance of factors such as internal 
appearance, or high ceilings in comparison to views or car parking; factors with more 
weight in new build projects.43 

40. C. P Murphy, “Saving the Home Shop: The Future of Small Earthquake-prone Buildings in New Zealand”. 
In Antonio Tadeu, Derin Ural, Oktay Ural, Vitor Abrantes (eds) [Proceedings of] 40th IAHS World Congress on 
Housing: Sustainable Housing Construction, (Funchal, Portugal Dec 16-19, 2014), 13.
41. Cramer, and Breitling, Architecture in Existing Fabric, 23.
42. Kiroff, and Tan, “Adaptive reuse of industrial buildings”, 2.
43. David Kincaid, Adapting Buildings for Changing Uses: Guidelines for Change of Use Refurbishment. 
(New York: Taylor & Francis, 2002), 91.
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Susan Mcdonald, head of conservation at the Getty Institute of Conservation 
discusses that the appropriateness of placing contemporary architecture within a 
heritage urban area is becoming an increasingly common decision for architects, 
urban planners, and conservationists.44 Theodore Prudon in his text Preservation, 
design and modern architecture suggests that a successful alternative to a complete 
restoration or preservation project can be a partial reconstruction project. This 
involves conserving existing building work to a certain extent. However, it differs from 
traditional architectural conservation work by integrating the existing form alongside 
contemporary additions and context.45 The responsibility of the architect or designer is 
increased when producing adaptive reuse work in this manner as it is critical that the 
additional work contributes and enhances the historic built environment as opposed to 
detracting from it. It is imperative that there is a considered balance between quality, 
retaining the quality, and appropriateness for its new function ensuring future use.  
Incorporating contemporary buildings into a historic context can create a stronger and 
higher performing space than before, as well as preventing a historic building from 
becoming financially obsolete. “a contemporary building can add a rich new layer and 
play a role in creating the heritage of the future.”46

44. The Getty Institute“Contemporary Architecture in Historic Urban Environments.” Understanding Formal 
Analysis. October 2011. Accessed May 27, 2019. http://www.getty.edu/conservation/publications_resources/
newsletters/26_2/contemporary.html.
45. Theodore Prudon, “Preservation, Design and Modern Architecture: The Challenges Ahead,” (Taylor  & 
Francis), accessed May 28, 2019, https://www.tandfonline.com/doi/abs/10.1080/13556207.2017.1327193?-
journalCode=raco20.
46. The Getty Institute “Contemporary Architecture in Historic Urban Environents”. Figure 52. The face of the Bank Building. Image by Author.
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Figure 53. Flower beds at the front of the focus site. Image by Author.
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Precedent Studies.
Chapter 04

There are many examples within the context of Auckland city where penthouses or 
pavilion layers have been added to the tops of existing architecture. This additional 
architecture has been applied to both older and newer structures and has been 
executed in both subtle and more obvious ways. Doing so allows new functions and 
purposes to exist within or on top of existing architectural structures. Robert Klanten 
and Lukas Feireiss explain that through additional architecture and repurposing; 
“overlooked architectural sites are reborn as inhabitable residences, working spaces, 
art spaces and hotels.”47 

47. Klanten, Robert., and Lukas Feireiss, Build-on : Converted Architecture and Transformed Buildings. Berlin: 
Gestalten, 2009.
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Auckland Ferry Building   

Alex Wiseman  -  1912  -  Auckland, New Zealand

A particularly well-known building within Auckland city that has been modified to 
house an additional storey is the Auckland Ferry Building. Since the completion in 1912, 
The Ferry Building has been a prominent and character defining icon of the Auckland 
downtown and waterfront. During the early 1980’s, The Baroque style building was 
found to not meet current seismic regulations48. The opinion of a prominent board 
member was that the building be torn down as the cost of upgrading the Ferry Terminal 
Building would be too high to justify. However, the public felt strongly about retaining 
the building and it was eventually agreed upon after multiple proposals to upgrade and 
restore the Iconic structure.49 The upgrading plan involved adding an additional floor/
pavilion level. This was achieved through the redistribution of the ceiling heights and 
raising the floor up above the existing parapet. This redistribution of internal floors and 
the additional layer were partly made possible due to the high original stud height of 
the grand Baroque building. Whilst the adaptive work was performed, the exterior of 
the terminal was subject to restoration. In 1982 at a cost of eight million dollars, the 
building was reopened to the public50. 

The 1980’s upgrade of the Auckland Ferry Terminal Building shares a lot of similarities 
towards my project at Greenwoods Corner. There are some obvious differences such 
as the scale and age of the two buildings however, The Ferry Terminal was upgraded 
and adapted to stay relevant and to allow for its retention in the downtown Auckland 
waterfront. Significant cost may have been involved in doing so but it was justified 
through heritage value. This is one of the key drivers for my project at Greenwoods 
Corner. As previously mentioned, the Corner building has become the key character 
defining point of Greenwoods Corner and to ensure a secure position into the future, 
it will need to upgrade and adapt towards a new function. The most significant and 
obvious change during the upgrade of the Ferry Terminal was the addition of a new 
pavilion level. The way in which it was executed allowed for a significant amount of new 
space to be created in a discreet and sympathetic fashion. The additional layer utilised 
the original parapet to assist in its disguise, reducing its impact on the original facade. 

48. Engineering New Zealand. “Auckland Ferry Terminal Building.” n.d. Accessed May 10, 2019. 
http://www.ipenz.org.nz/heritage/itemdetail.cfm?itemid=112.
49. Engineering New Zealand, “Auckland Ferry Terminal Building.”
50. Engineering New Zealand, “Auckland Ferry Terminal Building.”

Figure 54. This 1954 photograph depicts the Ferry Building prior to redevelopment. Image 
by James McAllister.
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From a pedestrian level, the additional layer is particularly subtle and if you weren’t 
aware, it is more than likely one wouldn’t notice that the top of the Terminal had been 
modified at all. The corner building at Greenwoods Corner also features an original 
parapet. This would allow for additional rooftop space to be added in my project adding 
value to the building, and for it to be executed in a relatively subtle way as a portion of 
this layer would be masked by the parapet. The Corner building like the original Ferry 
Terminal also features high period stud heights, although I feel it would be a shame 
to modify and reduce these to accompany the additional storey as they are character 
defining elements and are an aspect that is less likely to be found in the future.  

Figure 56. The original elevation drawing. Illustration by Alex Wiseman.

Figrue 57. The Ferry Building in present day post alterations. Image by David Klink.

Figure 55. From a pedestrian perspective, the additional level is discrete 
and is recessed from the original structure. Illustration by Author.
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PARK + Ponsonby   

LandLAB  -  2017 (unbuilt   -  Auckland, New Zealand

Park plus is the winning concept for a competition held by the Auckland City Council in 
2017. The mission for the project is to redevelop 254 Ponsonby Road into a dynamic 
and collaborative space for the community. Land Lab express the idea that Ponsonby is 
a dynamic and layered area and that because of this, PARK + needs to be a 
combination of functions including both indoor and outdoor space rather than just an 
open park. Land Lab also make it clear that the scheme utilises adaptive reuse by 
reusing “254 Ponsonby Road’s existing structures and features to create a unique, 
hybrid open space and destination that captures the urbanity, spirit and sense of place 
of Ponsonby.”51 

This scheme clearly recognises that for a successful and modern outcome, the park 
needs to be a collaboration of spaces rather than a standalone greenspace or set of 
buildings. The concept appears to provide a free-flowing circulation integrating both 
the internal and external spaces. While there is still a clear distinction between what is 
indoors and what is outdoors, the concept images and plan depict a space that feels 
entirely public with plenty of glass revealing the internal spaces. 

I feel that there are a lot of similarities between my project at Greenwoods Corner and 
PARK + as both projects are trying to create a thriving and inclusive community space 
that incorporates multiple functions, utilises adaptive reuse, and smudging the 
distinction between indoor and outdoor space. I feel what the PARK + scheme does 
effectively and successfully is provide a consistent viewpoint throughout the site with 
the use of glass in turn creating a feeling of openness. Also, the circulation throughout 
the scheme directs people from Ponsonby Rd through a semi enclosed space to arrive 
at the outdoor greenspace. The transition from the suburban residential area operates 
in the opposite way. I feel this gives the scheme an additional function of being a 
threshold from suburban to urban.

51. LandLAB. “Park+ Ponsonby.” LandLAB. Accessed August 4, 2019. http://landlab.co.nz/projects#/ponsonby-
park/.

Figure 58. Proposed render by Land Lab from the perspective of Ponsonby Road. Image by 
LandLab.

Figure 59. Proposed render by Land Lab depicting circulation througout the indoor and outdoor 
public space. Image by LandLAB
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Figure 60. Park+ acts as an extended threshold from a residential area to an urban centre. 
Illustration by Author.

Figure 61. Proposed site plan. Illustration by LandLab.
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594-598 Manukau Road

RTA Studio  -  2018-19  -  Auckland, New Zealand

As mentioned earlier in the site observation section, a particularly local precedent 
exists at 594-598 Manukau Road, in very close proximity to my site at Greenwoods 
Corner. Historical photographs show that this originally two-storey timber building has 
existed at Greenwoods corner from most likely the late 19th century. Up until recently in 
2018, the building had existed in fairly original form. However, Auckland based 
architects RTA Studio, entirely redeveloped the original building. Fortunately, the 
building was modified in a sympathetic manner while allowing the lower floors to be 
completely redesigned as functional and contemporary retail spaces. Although the 
lower floors may not necessarily retain any essence of the original structure, on the 
upper level the heritage front façade was restored and retained. That design decision 
allows the heritage shop frontage to continue along with the profile of the other 
existing shop facades. The upper level behind the characterful facade contains two 
apartments, which is in keeping with the unitary plan aspirations for areas designated 
under “Local Centre Zones”. Adaptive reuse in this application appears to have created 
a functional and contemporary structure whilst retaining a substantial portion the 
buildings character elements contributing to retention of character and charm for 
Greenwoods Corner as a whole.

The faade of the building is the most recognisable element and by retaining this 
familiar face, the remodeling and adaptation work hasn’t detracted from the overall 
village setting. Although, the restorative work was only external, and the interiors of 
the structure are almost entirely new and no longer contain any heritage elements. For 
the Greenwoods Corner project, the intention is for the building to remain instantly 
recognisable so in the form of the development at 594-598 Manukau Rd, the most 
important details of the external facades will be retained. 

However, the bank building project should take adaptive reuse further by incorporating 
the existing internal charm, patina, and character details to create an even more 
convincing relationship to the history of Greenwoods Corner and the building itself. 
The bank building is grander and more ornate by comparison and therefore the interior 
of the building contains greater scale original ornamentation. While 594-8 Manukau 
Rd was a more humble original building, keeping remnants of the original interior 
spaces may not have been a priority for RTA Studio. However, working with, embracing, 
and celebrating portions of the existing interior of the bank building will be critical in 
preserving both an insight to the past and a strong characterful experience to those 
circulating the interior space of the newly developed structure.

Figure 62. The upper street facade is retained, retaining the original street frontage 
alongside the other existing stores. Illustration by Author.
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Figure 63. Street facade of the redeveloped structure. Image by Author. Figure 64. The redeveloped structure extends far further back from the street front. Image by Author.

Figure 65. The original structure has been a part of Greenwoods Corner from prior to the turn of the 20th 
Century. Image by Unknown Photographer.
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The Green Building

(fer) studio  -  2008  -  Kentucky, U.S.A.

The literature review section of this research document uncovered that adaptive reuse 
and the repurposing of existing structures could be viewed as a viable alternative 
to demolition52. The 2008 completion of The Green Building by (fer) Studio located in 
Louisville, Kentucky, U.S.A, achieved just that. The Green Building is the result of the 
transformation of a 115 year old factory building into a modern mixed use space 
containing multiple facilities, from office spaces to a gallery.53 

From an external observation of the building, the distinction between the original 
portions of the building and the new additional architecture is obvious. The old brick 
walls of the factory juxtapose against the large modern glazed portion that appears 
to slice through the original structure, blatantly stating that something has changed. 
The overall appearance of the building is an attractive contrast between the various 
elements telling the story between what is old and what has been added. Architects 
(fer) Studio has managed to create a harmonious and rich exterior that has received 
major modifications and development while not detracting from the original factory 
buildings character.

Internally the combination of old historical elements alongside new additional 
architecture continues. The internal spaces of the original building have been entirely 
reworked, however they have reused many of the original materials and structural 
elements. This ranges from the reuse of timber beams and columns to the original 
brickwork that was disassembled and then reworked within the internal spaces.54 
Even the modern lighting has been retrofitted into some of the original timber 
structural elements. This is a respectful way of paying homage to the original building 
without being entirely constrained to the original internal layout. Additionally, there is 
also a reduction in material wastage, which has environmental and cost benefits.55 

52. Wong, Extending the Lives of Buildings, 31.
53. “The Green Building / (fer) studio” 09 Mar 2011. ArchDaily. Accessed June 10, 2019. 
https://www.archdaily.com/118709/the-green-building-fer-studio/> ISSN 0719-8884
54. ArchDaily, “The Green Building / (fer) studio”
55. Cramer, and Breitling, Architecture in Existing Fabric, 201.

Figure 66. The main street facade of The Green Building. Image by Ted Wathen. 

Figure 67. The building showcases a stark contrast between the original 
structure and the additional architecture. Illustration by Author.



57

The interior work of the building has resulted in internal spaces that appear light and 
fit for modern occupation whilst still having a striking quality achieved through the 
ornamental use of century old timber elements with their natural patina still in place. 

According to (fer) Studio, The Green Building has grown to become a catalyst for 
reinvigorating and reusing other old existing buildings in the area56. This is a positive 
reiteration with regards to my project at Greenwoods Corner as one of the intentions 
for this project is to influence any potential future development in the area to work with 
the existing built form instead of eradicating it. 

The Greenwoods Corner bank building is also a heavy masonry structure, so an 
application of additional architecture with contrasting materials such as glass timber 
and steel may provide a successful method in which to reactivate the building within its 
current precinct. A large portion of The Green Building’s success is down to the slices 
and glimpses into the original structures facade that offer insight from an external 
perspective as to what activities are now occurring within the reworked internal 
spaces. Again, creating these connections at the bank building would more than likely 
contribute to a successful adaptive reuse project as they would allow interest to be 
sparked without entirely changing the original Art Deco facades that are integral 
character elements to the building. 

56. ArchDaily, “The Green Building / (fer) studio”

Figure 69. The light and modern glass addition slices through the heavy 
existing masonry, declaring an unapologetic statement that the building has 
been modified. Illustration by Author.

Figure 68. Within the interior of the structure, modern materials are fused 
with repurposed elements retaining a link to the building’s industrial past. 
Illustration by Author.
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Ponsonby Central

Jan Bernau  -  2013  -  Auckland, New Zealand

Ponsonby Central is the result of an adaptive reuse project that converted a 1960s 
factory building into a central market space with a bustling collection of eateries and 
various amenities57.

In terms of character retention, the period typical 1960s ‘saw-tooth’ triangular 
roof forms remain as a reminder as to the original function of the structure. Large 
rectangular glass windows were added to the street facade to open up the space to the 
street and provide display space for the stores inside.

Internally, the architects have retained a rustic and industrial feel with exposed trusses 
and service work that is clearly visible. I think it is successful how they have managed 
to create a modern and functional space whilst retaining the rusticated feel of a 1960s 
industrial building. Furthermore, this project is a strong example of how an adaptive 
reuse project can still retain architectural character and a link to the past whilst hosting 
a myriad of modern functions. This is an aspect that will be important to carry out in the 
development and design work for the project at Greenwoods Corner. 

Functionally, the Greenwoods Corner development also aims to provide services and 
public interaction in a similar fashion. Additionally, the development will also feature the 
reuse of an older existing structure with the intention to keep hold of character features 
and elements as the existing building is enhanced to cater for the new occupation. 
However, Greenwoods corner is of a very different architectural typology to the less 
refined industrial style presented at Ponsonby Central. A more specific consideration 
and approach will be required to ensure the bank building is enhanced sympathetically 
through the adaptive reuse work achknowleding the exisitng Art Deco elements 
throught the intervention.

57. Architecture Now. “Front and Centre.”. Accessed 12 June, 2019.
https://architecturenow.co.nz/articles/front-and-centre/.

Figure 70. The present day Ponsonby Road elevation of Ponsonby Central. Image by David Straight.

Figure 71. The free-flowing internal spaces create a relaxed circulation with moments 
of pedestrian interaction with both the space and each other. Illustration by Author.
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Figure 72. Details such as exposed structure, pipework, 
and industrial styled light fittings hint at the building’s past. 
Illustration by Author.

Figure 73. The industrial ‘saw-tooth’ roofs were retained. large glass 
openings were added to create a connection to the street. Illustration by 
Author.
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40 Drake Street

Marshall Cook  -  2006  -  Auckland, New Zealand

In Auckland’s centrally located suburb of Freeman’s Bay, a two storey 1920’s industrial 
building was revitalised with a penthouse addition. The masonry structure received 
a two-level penthouse with a single three-bedroom occupancy adding value and 
floorspace within the existing footprint of the building. Externally, the penthouse 
addition contrasts the original masonry structure with its dark zinc cladding, however 
the zinc finishing evoques an industrial feel and the dark characteristic forms a negative 
detail in comparison to the light-coloured masonry structure. The windows at the street 
front of the penthouse additionally mimic the tall rectangular windows of the original 
structure. Whilst the penthouse makes a clear distinction from the original structure, 
the external materiality is still in keeping with an industrial function. Within the 
penthouse itself, the industrial feel is continued through the use of exposed structural 
elements, industrial light fittings, and a corrugated roof in the outdoor balcony space. 
However, warming timber joinery and wall panels soften the space to allow it to 
operate as a comfortable and luxurious residential apartment58. 

The new structure is successful in adding value to an existing piece of architecture 
whilst allowing the industrial/commercial function of the lower to storeys to continue 
unaffected by the intervention. The redevelopment work at 40 Drake Street was 
executed in a different manner in comparison to the discreet pavilion level of Auckland 
Ferry Building. The more ordinary and less ornate nature of the industrial building 
allows for more of a statement with the additional architecture as retaining as much 
of the original character as possible is less critical however, the extension could have 
been recessed back from the borders of the existing building to make it less imposing. 
40 Drake Street is relevant towards the research project as it is of similar scale to the 
two-level bank building and exists as a further example of how an additional level/s 
can enhance the relevance and usability of an older structure whilst working within the 
existing footprint. 

58. Graham Hepburn, “Wood Works for Lofty Lifestyle,” The New Zealand Herald, July 19, 2014, 
https://www.nzherald.co.nz/property/news/article.cfm?c_id=8&objectid=11294933.

Furthermore, the project is an example of how an existing building can become a 
mixed-use space while the original function can continue to exist unaffected. Although 
the bank building at Greenwoods Corner will no longer operate as a bank, an additional 
level with a residential use could be added to the existing structure operating separately 
to the function within the existing form. Internally, the residential function at Drake 
Street is executed in a manner that still hints at the building’s industrial past. This 
creates a historical connection, and the same design logic could be applied within an 
additional level at the bank building in Greenwoods Corner.

Figure 74. The dark zinc cladding continues the industrial 
aesthetic of the structure whilst the new windows partially 
mimic the geometry of the original windows. Illustration by 
Author.
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Figure 76. The penthouse addition protrudes upward following the building lines of the 
existing structure. Image by Author.

Figure 75. 40 Drake Street within its immediate context. Image by Author.

Figure 77. Whilst there is an obvious contrast in materiality, the industrial nature of the 
zinc cladding and corrugated iron roof section retain an industrial aesthetic. Image by 
Author.
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The Auckland War Memorial Museum Extension 

Noel Lane Architects  -  2007  -  Auckland, New Zealand

The Auckland War Memorial Museum is one of the most recognisable and important 
buildings within Auckland, acting as a monument dedicated to those who served in the 
Great Wars. The pavilion and grand atrium extension were completed in 2007 by Noel 
Lane architects. The extension allows for a large performance space as well as a revised 
access between the floors.

When viewing the museum from the front elevation, the additional work is invisible, 
and the original façade remains as if nothing has changed. However, from the rear 
of the building the modification couldn’t be clearer. The most noticeable element is 
the large curvaceous, glass pavilion situated on the roof of the existing structure. The 
pavilion strongly juxtaposes the existing structures solid straight lines and hard edges 
and in similar fashion to ‘The Green Building’ and makes an obvious statement that 
the building has been modified. These obvious architectural statements both spark 
interest from a pedestrian perspective, whilst also offering a clear distinction between 
what is original and what has been added. Although it could be argued that adaptive 
reuse or modification to heritage buildings be executed in a discrete manner, the 2007 
development of the museum somewhat achieves both aspects. The significant front 
façade remains unaffected by the extension, where-as the rear benefits from a new 
level of public excitement and interaction enabled by a modern, contrasting design 
implication that is honest and doesn’t disguise into the existing architecture. 

Figure 78. The 2007 atrium extension. Image by Author.
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Figure 81. The curvaceous, glass pavilion strongly juxtaposes 
the original structure’s solid straight lines and hard edges. 
Image by Author.

Figure 79. The Grand Atrium is an obvious addition to the older built form. Image by Author.

Figure 80. The significant front facade of the museum is unchanged by the rear extension. 
Image by Author
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Summary of the Precedent Studies + Literature Review

This section aims to summarise and compare the compilation of precedents 
alongside content collected through the construction of the literature review to draw 
positive conclusions in light of assisting with the planning and design process for the 
redevelopment of 583 Manukau Road.

The overriding theory of the literature review was that due to the vital artistic and 
historical value that older buildings offer, it is vital they are retained and incorporated 
into future designs and redevelopment59. Significant because of its proximity to the 
focus site as well as utilising adaptive reuse, the redevelopment of 594-8 Manukau 
Road supports this theory. The current day building still exhibits its historic 19th 
century first floor façade and roofline, retaining interest and character. Overall, the 
building is now offering great functionality through contemporary ground floor retail 
spaces with a strong connection to the street level. The building’s overall connection 
to Greenwoods Corner and its neighboring row shops remains strong due to the 
incorporation of historic elements and cues into the redevelopment.

I would imagine that many people would struggle to think of a more iconic building to 
downtown Auckland than the Auckland Ferry Building. It is therefore hard to believe 
that it was once considered for demolition to make way for a more contemporary and 
functional offering due to the comparably high cost of redevelopment and earthquake 
proofing of the existing building.

59. Cramer, and Breitling, Architecture in Existing Fabric, 200.

 J Rabun and Richard Kelso acknowledge that the costs of designing within existing 
architecture can often be higher than a comparable built from scratch project60, 
although higher associated costs can be outweighed by environmental or social 
benefits resulting in an adapted space opposed to a replaced space.61 Fortunately the 
redevelopment of the terminal building embraced this ideology after a strong public 
feeling towards keeping the iconic building62. Adaptive reuse of the Ferry building 
resulted in a reworked floor plan, and the addition of extra space and value through 
the pavilion level. Adding a pavilion or additional level appears to be a worthy approach 
to redeveloping historic buildings as it allows for space to be added above the existing 
architecture in comparison to increasing the existing footprint which risks losing the 
critical character elements and proportions that are critical to a strong community 
connection.

Public spaces need to contain permanent areas dedicated solely to pedestrians. A 
heavy vehicle presence amongst pedestrian circulation diminishes the quality of life63, 
so planning of outdoor public spaces should contain squares that allow for free-flowing 
pedestrian movement64. This project being undertaken at Greenwoods Corner aims to 
create a community sense of place, improving pedestrian circulation, so the 
development of a square or laneway system would assist with this objective.

60. Rabun, and Kelso, Building Evaluation for Adaptive Reuse, 22.
61. Parris, and Kiroff, “re purposing of industrial buildings”, 3.
62. Engineering New Zealand, “Auckland Ferry Terminal Building.”
63. Jan Gehl, and Lars Gemzøe. New City Spaces,14,15.
64. Childs, Squares: a Public Place Design Guide for Urbanists, 37.
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Both Ponsonby Central and The Green Building were both projects that shared the brief 
of revitalising old industrial buildings into contemporary multi-use spaces. Ponsonby 
Central is the more community focused of the two projects functioning as a market 
place to the public however both projects have been executed in a manner that pays 
homage to their industrial pasts. “Communities that actively incorporate adaptive reuse 
programs into their existing stock will have a stronger connection to both local culture 
and the built environment”65. Each project achieves this connection to its industrial 
past through the retention of rusticated details and elements such as the unrestored 
timber roof trusses in the green building, or by incorporating modern elements that 
nod to the original function and past. For example; the industrial light fittings at 
Ponsonby central.

In Conclusion, Adaptive reuse or working with existing architecture can be executed in 
a multitude of ways. This work offers the ability to retain heritage and character that is 
essential to preserve a connection to the past and allow the local community or 
occupants of that space to have a solidified sense of place. Pedestrianised spaces are 
also critical factors toward achieving this goal.

65. Kiroff, and Tan, “Adaptive reuse of industrial buildings”, 2.

Figure 82. Some of the long-standing built environment within Greenwoods Corner. Image by 
Author.



66

Design Process Introduction

As stated at the beginning of the document, the original attraction and catalyst to this 
research project was the Art Deco bank building at Greenwoods Corner. This project 
aims to reimagine Greenwoods Corner through the redevelopment of the site at 583 
Manukau Road containing the bank building, car park, and rear row shops. The intended 
outcome of this design project is to apply the learning’s found in the research portion of 
this document to enable a viable solution to form a thriving and characterful suburban 
centre for Epsom. 

The design process will involve breaking down the overall project into three separate 
stages. The first stage will be assessing and providing a change (if any) to pedestrian 
access to the site itself as this will largely influence how the rest of the following stages 
of the project are carried out.

Once a solution has been decided upon, the focus will shift to the existing Art Deco 
bank building. This is where the learning’s around adaptive reuse and building 
conservation will be put to use. This stage will include providing a new function/s for 
the structure, taking appropriate measures to redevelop the building in a sympathetic 
manner to become appropriate for its new occupation, and reactivating the rear of the 
building to engage with the remainder of the site. The final stage will be designing the 
new additional buildings and public circulation spaces to support the redeveloped bank 
building providing amenities and a sense of place for the community within the new 
suburban centre. 

Pedestrian Circulation and Access to the Site

The junction of Manukau and Pah Roads heavily segregates Greenwoods Corner with 
a large vehicle presence, resulting in a hindered pedestrian circulation. Currently, 
pedestrian access and circulation between both sides of Greenwoods Corner passes 
across the apex of the centrally positioned focus site via a three stage electronically 
controlled traffic light system. Whilst being an unusual system, it also adds to the 
feeling of disconnect perceived from a pedestrian perspective with the effort required 
to circulate. The literature review revealed that many centres that have become 
dominated by traffic, this requires reclaiming for the pedestrian to result in a 
successful and inviting space.66 The unitary plan also aspires to help improve the 
experience of the pedestrian within public areas and redeveloped zones.67 

With the ambition of improving the pedestrian access throughout Greenwoods Corner 
and establishing a stronger connection to the central focus site, four initial concepts 
ranging in complexity were unpacked to investigate appropriateness for what could 
work best in improving foot-based circulation. 

66. Childs, Squares: a Public Place Design Guide for Urbanists, 37.
67. Auckland City Council, Proposed Auckland Unitary Plan Decision Version (19 August 2016)

Figure 83. Pedestrians navigating the current three stage pedestrian crossing. Image by Author.

Design Development.
Chapter 05
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A Pedestrian Overpass

Could a pedestrian overpass could serve as an appropriate solution to pedestrian 
circulation through Greenwoods Corner? An overpass would allow for pedestrians to 
access each side of the shops as well as the central ‘Corner Site’ without having to 
wait to utilise electronically controlled pedestrian crossings. An overpass would also 
have very little effect on the traffic flow, taking people up and away from the road. 
There would also be the opportunity to execute an overpass in a character-enhancing 
manner and allow it to interact with the redeveloped centre site. However, there are 
a significant number of associated drawbacks. The overpass would have to reach a 
significant height above the road to not inhibit vehicle access. This would result in an 
overpass exceeding four meters above the street level. To achieve this height, a large 
number of stairs would be required, taking up a large portion of existing pedestrian 
space. Additionally a lift would also need to be implemented to allow disabled access to 
those unable to climb stairs. An overpass and lift system would result in a strong visual 
presence and would likely detract from the older and low rise setting of Greenwoods 
Corner. Furthermore, it could reduce the impact of the character defining bank building. 
After considering these drawbacks, it was decided that an overpass would not be an 
appropriate design decision.  

A Pedestrian Underpass

In theory the opposite approach to an overpass, a pedestrian underpass would also 
allow for pedestrian access to become less restricted. The nature of an underpass below 
the road would result with vehicle access and the existing skyline to not be affected. 
Another benefit is that an underpass could allow for a series of underground stores to 
further add to the overall development scheme, however there are numerous issues 
that could potentially arise with the introduction of an underpass into Greenwoods 
Corner.

There would be a high cost and major implications to traffic throughout construction, 
as well as difficulty getting deep enough under the road, detracting credibility from the 
scheme.

Pedestrian underpasses also have a connotation of being dark, dirty, and potentially 
dangerous places. These factors determined that it would not be an appropriate 
addition to Greenwoods Corner.

Figure 84. An overpass could take pedestrians up above the traffic. Illustration by 
Author.

Figure 85. A pedestrian underpass would allow for the existing skyline to be 
unaffected. Illustration by Author.
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Altering the Path of the Road

Diverting the road, most likely Manukau, around Greenwoods Corner would allow for 
an improved pedestrian experience, as the number of road crossings would be reduced 
to just one. A more dedicated pedestrian space would also be created and would result 
in a larger area for the redevelopment of Greenwoods Corner. Whilst altering the road 
path initially seemed to offer a solution, it was quickly realised that there would be 
major ramifications. A major aspect of this project is about retaining character and 
heritage, and it can be argued that the unique configuration of Greenwoods Corner 
is a large contributing factor to this character. Removing the formation of the central 
peninsula and re-routing the road would entirely change the character and reduce the 
impact of the central site. Other issues were the very high associated costs involved 
with rerouting the road, the potential to worsen traffic and impair current traffic 
algorithms, as well as seeming a far-fetched option when considering reality.

Working With the Existing Circulation System

This option involves a less drastic approach than the previous methods by working 
with the current layout and circulation in place at Greenwoods Corner. Adding more 
pedestrian crossings points throughout Greenwoods Corner would allow for more 
access opportunities and the potential to create more direct path to the ‘centre’ of the 
focus site rather than right at the ‘apex’. Multiple points of pedestrian crossings would 
result in a lower vehicle speed prompting a more pedestrianised and shared space 
environment. The costs and effort associated would also be considerably lower than the 
other options and the scheme would not detract from the character of Greenwoods 
Corner. It was decided that working alongside the existing pedestrian circulation was 
the most viable strategy to develop further.

Figure 86. A potential way in which the road could 
be re-routed to allow for a greater pedestrianised 
zone. Illustration by Author. Figure 87. The existing three stage pedestrian crossing through the centre of the traffic intersection. 

Illustration by Author.
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Application of a Revised Pedestrian Circulation System

Applying a generous raised zebra style crossing towards the centre of the site not only 
activates the centre of the site, but also encourages pedestrian circulation through the 
focus site whilst crossing to the other side of the road. This crossing is in close proximity 
to the intersection of side streets where people may choose to park if travelling to 
Greenwoods Corner by car. Having this crossing to the mid point of the focus site draws 
pedestrians to the heart of the redevelopment project and activates the centre of the 
site as the main entrance, opposed to the apex point through the traffic intersection. 

An additional crossing was added in the northern section of Greenwoods Corner near 
the intersection of Empire Road. This point of crossing would result in an initial speed 
reduction of traffic for the duration of road through Greenwoods Corner. This access point 
additionally allows access across the road to the existing northern shops without the need 
to walk down to the southern end of Greenwoods Corner to cross via the Focus site.

The following diagram depicts the implementation of these crossing points.

Figure 88. A plan of the revised pedestrian crossing system. Illustration by Author. Figure 89. The new crossing system encourages pedestrians through the centre of the focus 
site. Illustration by Author.
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Planning and Function of the Bank Building

The bank building is the most character defining aspect of the whole set of shops, 
serving as a strong visual cue upon approach to Greenwoods Corner heading south 
down Manukau Road. 

After deciding upon an appropriate action toward improving pedestrian access to the 
site, 583 Manukau Rd, the design focus was able to now focus on the bank building.

To enable the building to remain perched at the centre of Greenwoods Corner and 
the redevelopment scheme into the future, adaptive reuse was the most appropriate 
course of action, allowing the building to obtain a new function and sense of relevance 
while retaining character and contributing to the sense of place at Greenwoods Corner. 

The bank building requires a new function to assert itself at the forefront of the overall 
redevelopment project. As stated earlier in the existing knowledge in the field section, 
communities will have a stronger connection to a place and its history where adaptive 
reuse is utilised68. How could the bank building be adapted to cater for a new social 
function whilst providing a connection local history? The new function/s for the bank 
building will need to be suitable and appropriate for a suburban centre setting and 
contribute to an engaging social feel.

The decision was to achieve this through multiple functions. A restaurant was chosen 
to occupy the ground floor with the dining area to take advantage of the highly 
characterful four-meter high ceiling, with large beams and windows. A hospitality 
function would work well with the overall scheme to make a village centre for the 
people of Epsom and will operate in collaboration with the additional architecture at 
the rear of the site that are likely to be a mix of hospitality and services. 

68. Kiroff, and Tan, “Adaptive reuse of industrial buildings”, 2.

The first floor will operate as somewhat separate from the restaurant, existing as 
a flexible space that could be used for small to medium sized functions whilst still 
be serviced by the restaurant and kitchen on the ground floor. Having a multi use 
space also allows for the building to host cultural activities or functions such as an art 
exhibition or a local history event to be housed within the centre of the development, in 
the context of a building with strong local significance. 

Earlier in the research document, investigation into the new unitary plan requirements 
revealed that in local centre zones, buildings are now allowed up to four storeys and 
can accommodate residential functions on the upper levels. Alongside the historical 
significance of the bank buildings upper level originally functioned as an apartment for 
the bank manager, the precedent study of the Auckland Ferry Building revealed how 
value and space can be added to a historic building through the addition of a penthouse 
level. Furthermore, the neighboring development at 594-8 Manukau road features 
apartments on the upper level. The decision was made to execute a penthouse with a 
residential level within the parapet of the existing building to pay homage to the areas 
past with the intention to add value and presence to the face of the development 
project.
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Planning and Function for the Remaining site

The remainder of the site presents a large space to continue the redevelopment process 
from the bank building. While the bank building may have been my initial attraction to 
the site and served as the catalyst for an adaptive reuse perspective, the opportunity to 
create a central hub for Epsom will extend to the rest of the central ‘peninsula’ site. An 
open public space within the site will be a definite requirement. Incorporating a public 
square/suburban park will allow for community engagement and form a sense of place 
within the characterful Greenwoods Corner context. A square additionally provides 
an open space to be utilised for events such as a weekend market or space for the 
community to host other local events. The research conducted in this project made it 
obvious that purely pedestrian areas are critical to battle the presence of vehicles and 
this open space will contribute toward achieving this. 

There is a need for newer outlets and services to accompany the reinvented bank 
building and public square. It will be critical to create an open free-flowing circulation 
between the different zones for a relaxed and community focused space. The additional 
architecture will replace the existing single storey row stores at the rear of the site. 
The ground floor will feature space for multiple hospitality tenancies to operate within 
semi shared public spaces, a manner similar to precedent’s ‘Ponsonby Central’ and ‘The 
Green Building’. An upper level will exist that operates in a slightly more formal manner 
with space for around two to three tenancies. The upper level will aim to provide more 
services to the ‘Local Centre Zone’, for example a G.P or leasable office space for locals. 
The rear building will be limited to two levels to offset the possibility of overwhelming 
the presence of the character defining bank building.

As there is no existing architectural form to be retained or extended on the site to 
the rear of the bank building, the new built form will in a sense be built from scratch. 
However, is not to say that there are no constraints or precedents to consider with 
relation to the new form and aesthetics. The design and planning work carried out 
must acknowledge the key aspects of the project – Adaptive Reuse and the retention of 
heritage in a redeveloped suburban centre. The new design could in some way allude 
to the history and existing built from of Greenwoods Corner. This is not to say that 
the design and detailing will be executed in a historical fashion. The full relationship 
between the new architecture and the existing built environment will be explored 
during this design process. 

Figure 90. The existing shops and carpark at the rear of the site. Image by Author.
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Design Process and Commentary

With a course of action for enhancing pedestrian circulation through Greenwoods 
Corner and the site at 583 Manukau Road established, the design focus shifted to 
the site and bank building. Three main sectors emerged. The bank building, the 
central space to be developed into a public square, and the rear of the site where the 
additional architecture would be implemented. Both the additional architecture and the 
bank building needed to be accessed and activated by the public square – now the main 
point of site entry. 

The existing plans and elevations of the bank building were acquired from the Auckland 
Council and drawn up into the computer using cad software to create an existing site 
and building model. A working physical site model was also crafted in addition to a 
1-100 model of the existing bank building itself to further assist in grasping the scale 
and existing form.

The ground floor plan of the bank building revealed that over the years many partition 
walls and small rooms had been added to assist with the banks changing demands over 
the years, the same having occurred on the first floor. Most of these elements were 
non-original and to have a clean starting point, these non-structural, and non-original 
components were removed. 

Figure 91. Current day Ground floor plan of the bank building. 
Illustration by Author.
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With the spaces ‘evacuated’ the circulation of the existing building was considered. 
The original staircase would be kept as it retains character style and patina. It also 
acknowledges the original circulation of the structure. The location of the staircase 
towards the rear left of the building also happens to remain an appropriate location. 
To activate the rear of the building and create a threshold off of the public space, a 
plan was devised to open up the rear left of the building to create a new main point of 
entry. This entrance point would be within the existing footprint of the building to be 
both conscious of the existing building lines and to not remove space from the public 
zone. This positioning worked well with its close proximity to the staircase, meaning that 
vertical circulation would be made possible soon after entering the building. Opening 

this rear section makes the architectural intervention more obvious from the street 
level. However, to further enhance the notion that something had changed, the stairwell 
fenestration was also opened up to the street with a considerably larger, contemporary 
glazed section. While the western elevation of the bank building was still distinctly 
recognisable, it now revealed the different levels of the building and that something had 
indeed changed.

Figure 92. The ‘evacuated’ floor plan as a design start point. 
Illustration by Author.

Figure 94. Preliminary drawing visualising the enlarged stairwell windows and the activated 
rear entrance into the building. Additionally, the drawing also features an early vision of a 
penthouse level and utilised rear roof. Illustration by Author.

1:200

Figure 93. Development sketch ‘activating the rear of the building’. 
Illustration by Author.
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The Ground floor would now be used primarily as a restaurant and was adapted 
appropriately. The main bank foyer was the obvious choice to become the character-
conscious main dining area with its high stud ceiling, character detailing, and large 
windows. The space also features the ability to flow out to the front apex of the site 
to create a unique outdoor dining space with a strong sense of place. The rear right 
section was designated as the kitchen and services space as it was away from the 
main circulation and dining space. Being situated on the eastern side also allows for 
the opportunity to add an opening for deliveries via truck etc. away from the main 
pedestrian circulation. To further activate the rear of the building and instill further 
relevance within the redevelopment, a small ‘hole in the wall’ style opening was added 
to the southern wall of the building. By doing so, it could utilise the kitchen while 
proving a more casual dining experience with an emphasis on takeaway items. The 
ground floor plan would need to be changed and refined further, but first, the first floor 
and additional penthouse level required consideration. 

Figure 95. The ground floor configured as a restaurant. Illustration by 
Author.
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The first floor and its pending ‘function space’ conversion presented multiple strategies 
for this work to be carried out. As the upper level is stepped, there was space to extend 
out above the ground floor to result in a larger internal space. The issue with doing so 
was that it detracted from the existing character and form of the building, going against 
the principles of this project. There was also the consideration that the function space 
did not necessarily need to be increased internally. The decision was made to again 
work within the existing internal footprint, and instead open up the rear of the first floor 
to utilise the roof of the ground floor as an outdoor deck space. This both enhanced 
the function space while engaging with the rest of the development looking out over 
the square and public zone. To allow for the opportunity for the function floor to be 
catered by the below restaurant, a dumb waiter system was integrated to the rear right 
of the function level. The purpose was to bring food immediately up from the kitchen 
into a small food prep space. Another opportunity that arose was the possibility of 
making a stronger connection between the two floors. Creating an opening in the floor 
was explored throughout multiple iterations of the building plan but was eventually 
removed due to the restrictions and limitations it put on the way in which the function 
space could be occupied, as well as the consideration of noise pollution between both 
floors.

A new issue to consider was vertical circulation. Whilst the reactivated staircase was 
a characterful and functional primary threshold between floors, an elevator would 
need to be implemented for disabled access or the transport of heavy items. Initially, 
it was added at the base of the stairs to keep it within the realm of the existing vertical 
circulation between both floors. A requirement for the elevator would also be to service 
the penthouse level. A challenge that arose with the elevator was that it consumed a 
considerable amount of floor space and made the spaces across both floors slightly 
awkward. However, the elevator stayed in this configuration until the penthouse level 
had been developed, as it would influence the manner in which the lift system was 
located and accessed.

Figure 96. The initial configuration of the function space on the first 
floor. The plan also features an internal staircase to reach the penthouse 
level. Illustration by Author.
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Figure 97. A conceptual drawing exploring creating voids between the ground and first floor. 
Illustration by Author.
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The penthouse level is an entirely new addition to the existing form of the bank 
building. The decision to execute an apartment has a historical and current significance 
as mentioned earlier in the design approach section. Adding an entirely new segment to 
the building also embodies adaptive reuse by increasing the relevance and usefulness 
of the original bank building. Being a boutique apartment in a prime location, the 
design needed to be well considered, as it will be visible from many perspectives. The 
initial floor plan of the apartment was placed within the existing parapet to somewhat 
disguise the penthouse into the existing structure. The goal was to keep it sleek and 
low-lying to avoid detracting from the distinctive existing form. The northern most point 
of the pavilion level was designated as a deck space as it was north facing and situated 
right behind the characterful frontage of the bank building. Keeping the penthouse 
staged back from the forefront of the building allowed the existing and most distinctive 
façade to hold its own. Within the initial apartment plan, an open plan living and 
kitchen area inhabited the front portion taking advantage of the north facing position 
and deck. A secondary staircase from the function level was also added to service the 
apartment alongside the lift running from the ground level, consuming a considerable 
amount of space. The stairs and lift were also difficult to configure due to the triangular 
floor plan. It became clear that a staircase access from within the restaurant/function 
space would not be appropriate, so there would need to be a outdoor accessed private 
staircase. Being a high-end apartment, the master bedroom also required an ensuite, 
and at this stage the apartment became squashed.

The decision was made to extend the building southward beyond the parapet above the 
function space deck. This gave the opportunity to add a rear deck to the penthouse with 
a vista of the overall development, but more importantly created space for a revised 
staircase and elevator system. Figure 98. Early configuration of a penthouse on the roof of the function 

floor accessed via stairs from the function level or the ground floor lift. 
Illustration by Author.
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Figure 99. Elevator access from the function floor. Illustration by Author. Figure 100. Revised lift section. Illustration by Author.

Moving the elevator to the rear of the building required adjustment on 
all three levels. On the ground floor the elevator was now directly to the 
right upon entrance through the rear of the building. This allowed for 
more dining space. The toilets that were originally on the ground floor 
were removed, as they could no longer be concealed behind the elevator. 
Instead toilets to cater for both the function space and restaurant were 
repositioned solely to the function level and accessed via the top of the 
stairs. This also brought the toilets out of the way of the main circulation 
paths. 

Shifting the penthouse staircase outside the function space allowed the 
toilet block to take its place. 

The penthouse staircase was now accessed via the same level as the 
function space balcony, therefore reducing the balcony size. While this 
design decision may not at this stage make sense, as there was no access 
directly to the ground level, external ground level access would be added 
in the next design stage. 

The revised lift location could now service all three levels. 
The penthouse staircase was now accessed via a private 
staircase from exterior of the first floor without the need to 
circulate through the function space.

1:100
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The Penthouse floor

The enlarged apartment with the reconfigurated elevator and staircase features 
space for two double bedrooms with an ensuite and walk in wardrobe for the master 
bedroom. Located on the eastern side, the master bedroom would feature views 
towards One Tree Hill and benefit from morning sun. A skylight runs the length of 
the the hallway to continue a sense of lightness through the hall space accessing the 
bedrooms and bathroom. The southern end of the hallway is entirely glazed offering 
a view out over the development. Access to the southern deck is also enabled. This 
sense of lightness offers relief when arriving at the southern end of the apartment 
through the elevator or staircase. The northern end of the hallway expands into the 
open plan kitchen and living area. The living and kitchen area features large full height 
glazed sections of wall and sliding doors to opening onto the northern deck space. This 
allows the living area to expand outwards with a strong connection to characterful 
Greenwoods Corner setting. 

1:200
Figure 102. The final apartment configuration. 
Illustration by Author.

llustration goes here

Figure 101. The open plan living area situated behind the front facade of the bank building. Illustration by 
Author.
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The Function Floor

Entrance to the function level via the staircase begins in the form of a semi-private 
service zone, serving as a threshold before entry into the main space function space. 
This area enables access to the toilet block in addition to elevator access. Having the 
toilets somewhat removed from the main function space and in close proximity to the 
staircase allows for restaurant guests to utilise the restrooms without interfering with 
any potential function or activity occupying the first floor. Continuing from this zone 
allows access to the outdoor deck space and the opportunity to circulate into the main 
function area. The positioning of the toilet block and ‘dumb waiter’/food preparation 
space, frame the entrance between the main function area, allowing a sense of 
separation from the access space and awarding a more interesting and dynamic form 
to the room. The opening to the rear deck steps down to the deck level. The deck 
space offers the possibility to interact and observe the public space and the remaining 
suburban centre. The staircase to the apartment is enclosed to further seclude it from 
the function level deck and public realm. The enclosed staircase additionally allows for a 
lobby space and storage for the residents of the apartment. 

Figure 104. The revised function floor layout with the external entrance 
to the penthouse staircase. Illustration by Author.
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Figure 103. The function floor. Illustration by Author.
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The Restaurant Floor

The ground floor features a restaurant and dining space, with a secondary ‘hole in the 
wall’ café offering an alternatively more casual or ‘takeaway’ dining experience. The 
‘hole in the wall’ café engages with the rest of the development scheme being on the 
edge of the public circulation space. The restaurant function is somewhat privatised 
from the public and is accessed via the covered entrance area on the south-western 
corner of the building. The entrance allows immediate access to the lift and enables for 
the rest of the building to be shut off after hours whilst still providing elevator access 
to the apartment residents. The apartment residents can also utilise the lift without 
feeling as if they are in the restaurant space itself. Access to the upper level (function 
space) is also made possible near the entrance zone via the staircase. The circulation 
encourages migration through to a service and bar area, enclosed by a half wall and 
seating that forms a wait space for patrons. The separated bar area adds to the sense 
of drama entering the main dining space that presents the occupants with a high stud 
ceiling and character details. A hallway to the south-eastern corner of the dining space 
leads to the kitchen, staffroom, and ‘dumbwaiter’ spaces, forming separation from 
the immediate dining area. The northern end of the dining room, and former main 
bank entrance, allows access into the semi enclosed outdoor space at the apex of the 
site. This dining area features a strong sense of place with the character surrounding 
Greenwoods Corner shops, and offers the unique experience of dining at the forefront 
of the development.

Figure 106. The revised ground floor restaurant with the bar area and 
new vertical circulation. Illustration by Author.
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Figure 105. The Greenwoods Restaurant. Illustration by Author.
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Figure 107. The penthouse finished in a dark stained timber. Illustration by Author

Penthouse External Materiality and Aesthetics

In terms of materiality, the penthouse would be finished in a dark stained vertical 
timber. The reasons behind this material choice were that firstly, the dark coloured 
finish acts as a negative detail when considering the overall facades of the bank 
building. This is sympathetic towards the existing character building and allows for 
a clear distinction between what is original and what has been added. Having a 
contemporary finish juxtaposing the existing architecture was also found successful 
throughout the precedent studies with both The Green Building and 594-8 Manukau 
Road. Both projects featured a clear distinction between old and new, creating a sense 
of honesty and distinction with the adaptation that had occurred. 

The use of timber also results in a lighter weight finish, putting less of a structural load 
on the below structure. Large full height glass sections contribute to a lightweight 
aesthetic of the penthouse level, contrasting the heavy masonry finish of the existing 
architecture.

Materiality and Aesthetics of the Existing Bank Building  

The face and side elevations of the bank building remain largely as they were prior to 
the adaptive reuse scheme. The aesthetics of the bank building are iconic and character 
defining elements of Greenwoods Corner. The only major changes to the existing north, 
west, and eastern facades were the introduction of modern glass doors, the enlarged 
staircase window with modern glazed sections, and the delivery access door to the 
kitchen. However, major alterations occurred to the rear of the bank building. The new 
entrance way was finished in dark timber to act as a continuation of the finishing of the 
pavilion level. Dark anodised steel framing enclosed the new rear deck off the function 
level. A plastered finish was applied to the remainder of the modified areas at the rear 
of the bank building, as a tribute and connection to the Art Deco design of the building.

Figure 108. Exploring Materiality at the rear of the Bank Building. Illustration by Author.
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The new entrance way was finished in dark timber to act as a continuation of 
the finishing of the pavilion level. Linear, Art deco inspired details were added to 
the exterior of the penthouse staircase to pay homage to the buildings original 
architectural style. Figure 109. Bank Building South-West perspective. Illustration 

by Author.
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The dark vertical timber finish acts as a negative detail when considering the overall facades of the bank 
building. This is sympathetic towards the existing character building and allows for a clear distinction 
between what is original and what has been added.

Figure 110. Bank Building Western elevation. Illustration by 
Author.
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Development of the Central Site

The two main concepts for the central public space were explored. 

The first was a tiered square that included grassed green areas to bring a feeling of 
calm and openness to the centre of the development. The tiers would allow the site 
to follow the gentle slope and act as spaces for people to socialise and meet at the 
heart of the suburban centre. Green spaces are also important to the development 
of areas where intensification is taking place as they offer relief amongst otherwise 
built up environments. The tiered square would connect the bank building to the new 
supporting stores and functions within the new supporting architecture at the southern 
end of the site. 

The challenge however with the tiered green space was that it would somewhat restrict 
the multi use nature that is typical of public squares as well as the potential to make 
both the built forms at either end of the site appear disconnected. 

Figure 111. Concept perspective of the ‘tiered square’. Illustration by Author.

Figure 112. Concept plan of the ‘tiered square’. Illustration by Author.
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The second concept was to form a flat paved square that gently stepped down from the 
street level. The larger square offered the potential for functions and events such as a 
marketplace or performance to be held within the space. The stepped area around the 
perimeter of the square offered potential for informal seating allowing the public to 
spectate or socialise around the edge of the space. Having a large public square would 
enable the hospitality tenancies to open out onto the square to create a casual and 
free flowing circulation throughout the overall site. A large square would also be more 
appropriate for pedestrians using the square as an intermediate crossing point between 
both sides of Greenwoods Corner. 

This second concept was chosen to develop further. 

Figure 114. Concept perspective of the ‘stepped square’. Illustration by Author.

Figure 113. Concept plan of the ‘stepped square’. Illustration by Author.
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Development of the Square

To provide both a sense of enclosure to the site, sheltering the square from both 
Manukau and Pah Roads, a raised ‘sky path’ was devised added. The ‘sky path’ would 
run the perimeter of the square, connecting the function level at the bank building, 
and the upper level of the new structure at the rear of the building, without requiring 
crossing at ground level. The raised path is three meters wide and in addition to 
improving circulation at the upper level, it offers further spectator and viewing space 
for activities or events occupying the square. The supports for the path feature vines to 
disguise the support and to contribute towards a feeling of relief from the main roads 
from within the square. Greenery is one of the character defining elements of the 
suburban Epsom streets, so incorporating greenery into the suburban centre aims to 
reflect this. Furthermore, the ‘sky path’ visually connects the bank building to the new 
supporting architecture, enabling pedestrians to acknowledge the centre as a cohesive 
scheme.

Figure 116. The ‘sky path’ connecting the existing form to the new additional architecture. Additionally, creating a sense of enclosure within the 
square. Illustration by Author.

Figure 115. A conceptual perspective looking from the restaurant entrance, across 
the square towards the rear of the site, with some potential new architecture at 
the rear of the site. Illustration by Author.
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Figure 120. The central site accessed via the new pedestrian crossing. Illustration by Author.

Figure 121. Perspective from Ngaroma Road, The central site is framed by the ‘sky path’ between the bank 
building and additional architecture at the rear of the site. Illustration by Author.

Figure 119. The central site acts as a community space and threshold between the 
bank building and the new additional architecture. Illustration by Author.

Figure 117. Preliminary perspective above the square. Illustration by Author.

Figure 118. Preliminary section through the square and structures. Illustration by Author.
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Development of Supporting Architecture

The new structure at the rear of the site needed to cater for multiple appropriate 
tenancies for a suburban centre. The ground level was designed to be open and engage 
with the site and offer a free flowing market style circulation between tenancies. The 
ground floor features a central staircase and elevator to reach the upper level, enabling 
access to the sky path and first floor tenancies. The tenancies on the first floor were 
designed as three separate units to be appropriate for services such as a doctors office 
or small company where as; services to serve the community. The ground floor was 
designed with hospitality functions in mind to cater for the public while contributing to 
a social suburban centre. 

The building features a semi enclosed central courtyard to act as a threshold between 
the main central square and the internal space of the new structure. The roofline was 
kept flat to allude to the flat rood of the art deco bank building and the low lying flat 
roofed pavilion level. A flat roof allowed the building to cause less of an obstruction to 
the neighbouring apartments at the southern end of the site. 

Figure 123. Preliminary perspective viewing the supporting 
architecture from the restaurant entrance. Illustration by Author.

Figure 124. Preliminary drawing exploring a flat roofline. 
Illustration by Author.

Figure 125. Preliminary perspective exploring the Western 
facade. Illustration by Author.

Figure 122. The two storey structure to sit lower than the bank building. 
Illustration by Author.
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Figure 126. Access into the new structure would be free flowing and open plan from 
the ground level. Illustration by Author.

Figure 127. The new structure would be accessible from the first floor of the bank 
building via the sky path. Illustration by Author.

Figure 128. The upper level of the new structure is more privatised than the open 
plan ground floor through the use of timber screens. Illustration by Author.

Figure 129. Developed materiality of the supporting architecture. Illustration by Author.
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Materiality and Aesthetics of the New Structure

To retain a sense of character and history within Greenwoods Corner, it is important 
to not overwhelm the existing buildings and architecture. As the new building is at the 
south-most end of Greenwoods Corner, it is less a threat to detracting from the existing 
buildings due to its proximity. Furthermore, The new building does not work with an 
existing character defining building, in comparison to the work carried out at the bank 
building. To create a cohesive development, the new structure incorporates material 
elements from the modern additions made to the bank building. This includes the 
usage of dark vertical timber, large glazed sections, dark anodised steel, and masonry. 
The ground floor spaces are designed with large sliding doors to offer the functionality 
to reduce the separation between indoors and out, or can be closed off during colder 
months of the year. The ‘sky path’ along the northern end of the building, in addition to 
aiding circulation, offers a form of outdoor space to the tenancies on the upper floor. 
Small seated areas for people to socialise or spectate events taking place within the 
suburban centre. Green areas and vines were incorporated into the design to further 
relax the space allow the new architecture within Greenwoods Corner to acknowledge 
the leafy suburban areas of Epsom.

Figure 130. Perspective of the additional architecture and the rear of the square, viewed from Pah Road. Illustration by Author
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Figure 131. Perspective of the suburban centre development. Illustration by Author.
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This research project embarked upon an investigation into the history of the suburb 
of Epsom, with a particular focus on Greenwoods Corner. The key drivers and areas 
for investigation throughout the project were to redevelop Greenwoods Corner into 
a thriving suburban centre, satisfying the needs of the intensification to the area 
and population. Additionally and importantly to also enhance a characterful sense of 
place for the local population. The Initial attraction and catalyst to this project was 
the presently vacated Art Deco bank building, standing at the apex of the junction of 
Manukau and Pah Roads. After an investigation into the history and development of 
Greenwoods corner, the historical significance and character of the shops was further 
recognised as part of Epsom’s local identity. The literature review revealed that centres 
that had become dominated by traffic needed to be reclaimed into the realm of the 
pedestrian. Adhering to this within the design approach, the existing pedestrian access 
to the site was revised with the implementation of a new raised pedestrian zebra 
crossing. Doing so designated the Focus site as a midpoint to achieving access between 
both sides of Greenwoods Corner. This encourages people through the ‘centre’ of 
Greenwoods Corner, and acts as a mental cue to associating the development as the 
literal centre. A secondary crossing aided the transition across the road at the northern 
section of Greenwoods Corner. Whilst this was not the most imaginative or exciting 
approach to improving pedestrian access, it was chosen due to its lack of negative 
impact to the existing character the built form. 

The research and precedent studies revealed that the most appropriate way to 
sympathetically re-enhance the character and presence of the Bank building and 
remaining site, would be through an adaptive reuse program. The scheme repurposed 
the bank building to house a restaurant and function centre, both being appropriate 
functions for a suburban centre. By giving the building new life, it is hoped that it will 
now be relevant and remain into the future without the occurrence of thoughtless and 
insensitive redevelopment or replacement. The implementation of a restaurant and 
function space within the existing footprint of the bank building was complimented with 
the addition of an entirely new level featuring a penthouse apartment. Investigation 
into the Auckland Unitary Plan had revealed that Greenwoods Corner was now a 
designated ‘Local Centre Zone’ enabling structures of up to four storeys with residential 
functions on the upper levels. The addition of a residential function on top of the bank 
building both acknowledged this as well as the historical significance of the original 
homestead, and the apartment for the bank manger that had originally existed on the 
upper level after the original completion of the bank building. The material choices 
whilst contrasting the existing built masonry building, were applied, as they are honest 
in allowing a clear distinction between what was original and what had been added. The 
new materiality could then be applied to the additional architecture at the rear of the 
site. This allowed the development to be acknowledged as a connected whole. 

Conclusion.
Chapter 06
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The combination of retaining the existing character building alongside the newly built 
form allowed the essence of Greenwoods Corner to remain, leaving the potential for 
the new architecture to become a character defining element of the future. 

As mentioned earlier, the focus of this project was to work within the constraints of the 
583 Manukau Road site. However, if the project were to be pushed further or at a larger 
scale, potential avenues additional for investigation could be towards incorporating 
public transport, or the implementation of a transport hub into the scheme. The 
scope of the project was to create a thriving suburban centre, and incorporating a 
transport hub within that scheme could instill a further sense of relevance within the 
project, giving further service to the community. Whilst the design work and heart of 
the suburban centre was constrained to the one site, it would not be impossible for 
the redevelopment to spread further around Greenwoods Corner. There are pockets 
of underutilised land at Greenwoods Corner and these could be developed as more 
pedestrian/ community focused spaces. Linking these spaces throughout Greenwoods 
Corner could then be achieved through the execution of a more developed and 
imaginative pedestrian circulation solution.

While the scope of this research project was largely confined to the 583 Manukau Road 
site, with the new opportunities that the Auckland Unitary Plan allows, it is likely that 
more of Greenwoods Corner will be redeveloped into the future. With the ‘heart’ of the 
suburban centre now defined, the intention is that it will be up to future developers to 
execute projects that assist as an extension of the work carried out through this project. 
This will enable the character and history to live on through the preservation of existing 
built form. The result of this will be the retention of a characterful and lively suburban 
centre for the people of Epsom to proudly associate with.  
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Appendix.
Final Presentation Drawings + Models
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Entire Site Perspective
NTS

Entire Site Section
NTS

Perspective of the redeveloped bank building as the face of the suburban centre.

How can Auckland’s Greenwoods Corner be redeveloped as the active focus of a thriving and characterful suburban centre for Epsom?

The Greenwood Effect.

Thomas Kerby    1445740

Apartment living area perspective

The Funtion Room interior Perspective.

The Greenwoods Restaurant perspective
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Greenwoods Corner circa 1900. Unkown Photographer Greenwoods Corner in present day Greenwoods Corner with proposed redevelopment
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Perspective of the redeveloped bank building as the face of the suburban centre.

How can Auckland’s Greenwoods Corner be redeveloped as the active focus of a thriving and characterful suburban centre for Epsom?

The Greenwood Effect.

Thomas Kerby    1445740
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Entire Site Perspective
NTS

Entire Site Section
NTS
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Perspective of the western facade of the redeveloped bank building
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Sectional perspective through each level of the redeveloped bank building.
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View toward the main entrance to the redeveloped bank building .
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The central courtyard viewed from the entrance of the Greenwoods Restaurant.
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View out of the function level out over the southern terrace. Perspective from Ngaroma Road of pedestrian access to the site via the new crossings.

Apartment living area perspective

The function room interior perspective.
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The Greenwoods Restaurant interior perspective
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