
Public Space in the Lumley Building in Auckland

Report prepared by Joel Cayford

November 2018 

1. Introduction

This report has been prepared for Prof Dory Reeves as part of a National Science Challenge investigation. The author has been asked to conduct this research because of his planning experience in Auckland, but also because of his expert knowledge relating to the planning of public open spaces in city centres and regenerating waterfronts. The brief for the research that informs this report includes the objective of corroborating student research findings which focus on the provision of public amenity as part of the redevelopment of Auckland CBD land enabling the construction of the Lumley Building whose street address is variously 76 Shortland Street/65 Fort Street – aka the Northern Roller Mills Site. The author has been provided with the property files provided by Auckland Council relating to the address: 88 Shortland Street, Auckland. 
This report begins with a focus on the findings within those files (Documents 1 to 4 which are described in footnotes and provided with this report), while the conclusion incorporates some perspectives drawn from the author’s personal research relating to the planning and provision of public open space at Auckland’s CBD. 
Appendix 1 contains a relevant location map and diagram.
2. Background to Lumley Building development
There is some background included in the Assessment of Effects on the Environment
 which accompanied the resource consent application for Stage 2 of the redevelopment of the site (this followed a prior application for Stage 1 of the redevelopment which appears not to have been built).
[image: image1.png]This is an application primarily involving the proposed development
of a new office tower to be built on top of the carparking podium
recently approved as part of the Stage 1 land-use consent for the
former Northern Roller Mills site in downtown Auckland. The




[image: image2.png]That Stage 1 consent allowed the conversion of the former Silo building
into apartments, a gymnasium and a small conference area. It also
allowed the creation of 214 short-term public visitor carparking spaces
and 164 carparking spaces ancillary to the proposed apartments. This
total of 378 carparks were shown in a new nine level podium on which
the office tower, which is the subject of this Stage 2 consent is proposed
tosit. The Stage 1 application also dealt with heritage issues relating to
the one protected building on the site and allowed some commercial
space within the podium building.




This document goes on to describe the building intended for construction and combining Stage 1 with Stage 2. At page 3 reference is made to a site link:
[image: image3.png]Another feature of the carpark podium will be the incorporation of a
highly desirable through site link, accessing through the office foyer off
the Shortland Street / Emily Place frontage to connect with Fort Street.
This will create a shortcut between the lower downtown / waterfront
area (including Britomart) and the Princes Street / Upper Shortland
Street area, including Emily Place Albert Park and the University.




The Assessment of Effects report continues:

[image: image4.png]This proposed link is being created for use by the general public and
generally satisfies the criteria for such links set out in the District Plans.
However, there is no need to claim the bonus offered for such an
element. In accordance with the District Plans definitions, the area of
the link has been deducted from gross floor area, average floor area a
calculated floor area calculations. Because of this, even through the
bonus is not being claimed, adherence to the relevant criteria is
addressed as follows:.

In terms of the Operative Plan definition the proposed link is a
“separately defined, continuous and clearly identifiable public
walkway taking the most direct route which is designed specifically to
traverse a site to connect roads or other public places or other through
site links and forms part of either:

(2) A pedestrian system shown on Figures 5.10 and 5.11; o

(b) A logical pedestrian route where the walkway to be provided
will be of substantial benefit to the public at large and provide a
shorter or more convenient route than the existing alternative.”

‘The proposed link is consistent with this description, relying on option
(b) above, in terms of the Operative Plan (the link is in a preferred
location in the Proposed Plan),




The report goes on to quote from a definition of “any through site link” that was included in the Operative Plan of the day. The definition provides:
[image: image5.png]‘The definition then goes on to stipulate that any through site link shall:

“() have a minimum aggregate, unobstructed width of 24m
generally, except that :

localised reduction in width to not less than 1.3m may be
permitted, and





[image: image6.png](i) (relates to overpass connections, so ot applicable here),
and




[image: image7.png](iii) for the calculation of bonus floor area, the maximum
width of any through site link is regarded as 6m.

(d)  Achieve changes in level by means of escalators ramps or stairs;

() Comply with the design specifications for walkways contained
in Appendix 11.”

The proposed through site Jink will comply with the minimum 24m
width, apart from localised reductions when passing through
doorways and stairs area, in which case, the minimum dimension of
13m will be adhered to.

The maximum width of 6m stipulated for all GF.A. purposes has also
been adhered to, with no greater width having been claimed for the
GF.A. exemption. The location of the link has been highlighted on the
floor plans for levels one to nine on one set of the application plans,
along with other G.F.A, CE.A. and AF.A. areas.





Figure 1 in Appendix 1 to this report contains a section of level 9 of the plans
 that accompanied the application. This clearly shows marked “public walkway” a section of the link that runs between a Lumley Building liftwell and Shortland Street.

It is unclear from the application whether the link was a requirement of Operation District Plan for the area. The application notes that the site is “through site”. It does appear from the application that the provision of the link was NOT part of bonus floor provisions. 

3. Processing of the Resource Consent Application

The relevant Planning Report
 to the Duty Commissioner is dated 15th April 2003. This provides a useful account of the two application stages of the redevelopment, how they have been revised, and how they are to be integrated. This also summarises the application proposal: a 22 level tower; atop the 9 level parking podium (previously consented); level 9 as the ‘ground floor’ and conversion of the level beyond the exterior walls to a garden, café and porte cochere; incorporation of café, health centre, and business centre in level 8; and so on. This enumerates the numbers of carparks for office workers, residential use, and short term visitor use.
While this report notes that Council’s Senior Architect/Planner (Urban Design) did provide an assessment of the proposal, that was not found in the set of files provided, but apparently its advice was included in the planning report.

There is no mention of the proposed through link anywhere in the planning report. This concentrates on the provision of carparks, and recommends that the application be dealt with on a non-notified basis. It goes on to consider the various effects and recommends that the application be granted subject to conditions. None of those recommended conditions relate to the proposed through link. 
The applicant was advised by letter
 on 24th April 2003 that resource consent had been granted subject to conditions. This contained a new condition that must have been inserted by the Duty Commissioner who considered the application:

[image: image8.png](37) Prior to the occupation or use of the building the consent holder
shall erect signs at the Fort Street street frontage and the Shortland
Street/Emily Place street frontage to the site respectively that
indicate the availability of the through-site link and that meet the
following requirements to the satisfaction of the Council (Manager:
City.Planning):

(a) the signs shall be clearly visible to pedestrians using the
footpath .

(b) the s‘igns‘ shall state the hours during which the link is open
every day, being at least from-8am until 8om or the closing of
the public, short-term carpark (whichever is the later).




No other information has been found in the property files for the address that throws any
 light on how this condition came to be included in the conditions of consent. 

4. Conclusion
Prior to this research I had been blissfully unaware of this link – which would’ve saved me lots of energy, and saved from getting wet sometimes, walking between the ferry terminal and University of Auckland. It is a very useful link which is provided consistent with the plans for consent – inasmuch as they describe the link. Auckland City Council Operative Plan provisions may have contained rules and requirements that would’ve improved the link, but those matters are not traversed in either the application, the planning report, or the decision – save condition 37. In my opinion the signs that label the link at Fort Street and Shortland Street – while they may be visible (like a street number) – they are not as clearly visible as (for example) a street sign. I understand anecdotally and through observation that the users of the link tend to be occupants of, or visitors to, the Lumley Building. Pedestrians reliant upon street signage would be as unaware as I have been of the link.  
Appendix 1 – Diagrams and Maps
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Figure 1. Shows location of Lumley Building in Auckland CBD.
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Figure 2.  Proposed public walkway shown at Level 9. The public walkway is shown between the liftwell, alongside the “Zen Garden”, through to the car dropoff zone which is at Shortland Street. 

� Document1. Assessment of Effects on the Environment, Prepared for Manson Developments Ltd, relating to 76 Shortland Street/65 Fort Street Central Auckland. Dated 17 October 2002. Held by City Planning Dept, Auckland City Council


� Document2. Plans accompanying application


� Document3. Report on a non-complying activity, application for a 22 level office tower at 65 Fort Street, Auckland. Signed by Karl Cook (Consultant Planner) and Mark Vinall (Manager: Central Area Planning, Auckland City Council)


� Document4. Letter dated 24 April 2003 from Auckland City Council Hearings Administrator to Manson Developments advising consent had been granted subject to conditions. 





�The 8am to 8pm was reduced to 8am-6pm
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