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Welcome

Apologies

At the close of the agenda no apologies had been received.

Declaration of Interest

Members are reminded of the need to be vigilant to stand aside from decision making

when a conflict arises between their role as a member and any private or other external
interest they might have.

The Auckland Council Code of Conduct for Elected Members (the Code) requires elected
members to fully acquaint themselves with, and strictly adhere to, the provisions of

Auckl and Council s Conflicts of Il nterest
interest:
i) A financial conflict of interest, which is one where a decision or act of the local

board could reasonably give rise to an expectation of financial gain or loss to an
elected member; and

ii) A non-financial conflict interest, which does not have a direct personal financial
component. It may arise, for example, from a personal relationship, or involvement
with a non-profit organisation, or from conduct that indicates prejudice or
predetermination.

The Office of the Auditor General has produced guidelines to help elected members
understand the requirements of the Local
guidelines discuss both types of conflicts in more detail, and provide elected members with
practical examples and advice around when they may (or may not) have a conflict of
interest.

Copies of both the Auckland Council Code of Conduct for Elected Members and the Office
of the Auditor General guidelines are available for inspection by members upon request.

Any guestions relating to the Code or the guidelines may be directed to the Relationship
Manager in the first instance.

Confirmation of Minutes

That the Devonport-Takapuna Local Board:

a) confirm the ordinary minutes of its meeting, held on Tuesday, 15 May 2018 and the
extraordinary minutes of its meeting, held on Tuesday, 5 June 2018, as a true and
correct record.

Leave of Absence

At the close of the agenda no requests for leave of absence had been received.
Acknowledgements

At the close of the agenda no requests for acknowledgements had been received.
Petitions

At the close of the agenda no requests to present petitions had been received.
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8 Deputations
Standing Order 7.7 provides for deputations. Those applying for deputations are required
to give seven working days notice of subject matter and applications are approved by the
Chairperson of the Devonport-Takapuna Local Board. This means that details relating to
deputations can be included in the published agenda. Total speaking time per deputation is
ten minutes or as resolved by the meeting.
At the close of the agenda no requests for deputations had been received.
9 Public Forum
A period of time (approximately 30 minutes) is set aside for members of the public to
address the meeting on matters within its delegated authority. A maximum of 3 minutes per
item is allowed, following which there may be questions from members.
At the close of the agenda no requests for public forum had been received.
10 Extraordinary Business
Section 46A(7) of the Local Government Official Information and Meetings Act 1987 (as
amended) states:
AAn item that is not on the agenda f o+ a
(a) The local authority by resolution so decides; and
(b) The presiding member explains at the meeting, at a time when it is open to the
public,-
® The reason why the item is not on the agenda; and
(i) The reason why the discussion of the item cannot be delayed until a
subsequent meeting. 0
Section 46A(7A) of the Local Government Official Information and Meetings Act 1987 (as
amended) states:
AWhere an item is not on the agenda for a
(a) That item may be discussed at that meeting if-
(1) That item is a minor matter relating to the general business of the local
authority; and
(ii) the presiding member explains at the beginning of the meeting, at a time
when it is open to the public, that the item will be discussed at the meeting;
but
(b) no resolution, decision or recommendation may be made in respect of that item
except to refer that item to a subsequent meeting of the local authority for further
di scussion. 0
11 Notices of Motion

There were no notices of motion.
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Future use assessment - 3 Victoria Road, Devonport, and 2
The Strand, Takapuna

File No.: CP2018/09918

Te
1.

Ng

take m@ te pirongo / Purpose

To respond to a resolution passed by the Devonport-Takapuna Local Board at its meeting
on 20 March 2018 (resolution number DT/2018/31), seeking advice around the potential
future use of the buildings at 3 Victoria Road, Devonport, and 2 The Strand, Takapuna.

This covering report provides a brief overview of the content included in two reports
prepared by Tattico Limited in response to resolution number DT/2018/31 and should be
read in conjunction with those reports (provided at Attachments A and B).

U tto h u hfRga@mmendation/s

That the Devonport-Takapuna Local Board:

a)

receive the reports from Tattico Limited (included as Attachments A and B to the
agenda report) regarding the future use of council-owned buildings at 3 Victoria
Road, Devonport, and 2 The Strand, Takapuna.

Horopaki / Context
2 The Strand, Takapuna

3.

The site at 2 The Strand, Takapuna, is 486m? and comprises the former Takapuna Library.
It is a two-storey building of approximately 720m2, occupying approximately 87 per cent of
the site.

The building is listed as a Category B heritage building, scheduled by the Auckland Unitary
Plan and registered by the New Zealand Historic Places Trust. The site surrounds the whole
building, plus the indented parking bays in front of the building itself.

The building at 2 The Strand achieves a 34 per cent structural rating under the New Zealand
Seismic Code. Heritage buildings are required by statute to achieve a minimum 33 per cent
rating, with a preference for a 66 per cent rating. The building is currently vacant due to
seismic and code compliance issues.

The site at 2 The Strand, Takapuna, was originally gifted by a local resident to the then
Takapuna Council for a library. Records show a memorandum of transfer recording a

donation in 1940 from O0Auckland City Buil di
Burgesses of the Boroughof Takapunaé for the purpose of

site for a public library. Over time, the library function expanded and outgrew the premises at
2 The Strand and shifted to its current location across the road.

In recent years, the building at 2 The Strand was considered as a potential location for an
arts exhibition centre by the Shore Exhibition Centre Trust. However, the arts exhibition
centre concept required council undertaking the seismic upgrading of the building, with the
trust paying for additional enhancements of the building beyond heritage restoration.

The proposed business model for the centre was reliant upon third party grants and funding
sources, and the initial funding secured by the trust was not able to be retained due to time
delays in decision-making and progression of the concept. In addition, council staff had
concerns about the long-term sustainability of the project. As a result, the concept of an arts
exhibition centre at 2 The Strand was subsequently abandoned.

Future use assessment - 3 Victoria Road, Devonport, and 2 The Strand, Takapuna Page 7
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3 Victoria Road, Devonport

9.

10.

11.

12.

13.

14.

The site at 3 Victoria Road, Devonport is 468m? comprises of the former Devonport Boroug
Council chambers and offices. The building was originally built as a post office and was
subsequently converted to municipal offices. It is a two-storey brick and plaster building of
approximately 490m2 and occupies 52 per cent of the site, with a large (17m x 12m) rear
courtyard. It has a current capital value of approximately $3.5 million.

h

The building at 3 Victoria Road is a Category A heritage building scheduled by the Auckland

Unitary Plan and registered by the New Zealand Historic Places Trust. The heritage
importance of the building is enhanced by its group association with the Category A
esplanade reserve immediately to the south and other heritage buildings within the
Devonport village centre.

The building itself achieves significantly less than the 33 per cent minimum required under
the New Zealand Seismic Code. Heritage buildings are required by statute to achieve a
minimum 33 per cent rating, with a preference for a 66 per cent rating.

The 3 Victoria Road site is currently in use as an information centre managed by the

Devonport Business Association (DBA). The first floor of the building is partly used as offices

for the DBA and the Devonport Peninsula Trust (DPT).

The local board previously provided financial assistance to these organisations to allow

operations from the site at 3 Victoria Road. However, for various reasons the DPT are in the
process of vacating to a site at Fort Takapuna, and the DBA are now operating from another

location within the Devonport village centre.
It is the preference of the DBA to return to 3 Victoria Road if it remains an option following

seismic upgrade and adaptive re-use of the building. It is understood that the DPT would like

to keep open the possibility of returning to 3 Victoria Road if it remains a future option but
are currently invested in making their new location at Fort Takapuna a success.

Devonport-Takapuna Local Board decision-making

15.

16.

17.

18.

19.

At its meeting on 20 March 2018, the local board allocated $10,000 of its locally driven
initiatives (LDI) operational budget to develop advice around the potential future use of
council-owned properties at 3 Victoria Road, Devonport, and 2 The Strand, Takapuna
(resolution number DT/2018/31).

As a result of this decision, Local Board Services approached Tattico Limited (Tattico) to
undertake this work, which could be used to further inform local board advocacy to Panuku
Development Auckl and (Panuku) and the counci
sites for future community use.

The brief for this exercise was to conduct a high-level overview of both properties to
determine whether there are any existing or future community needs. In addition, the work
aimed to provide the local board with sufficient advice and information in terms of potential
future use of the buildings, given that both have been identified by Auckland Council and
Panuku staff as being outside core service needs, and could potentially be considered for
divestment.

Tattico presented the local board with an interim report at its workshop on 1 May 2018
(presented as Attachment A to this report), which provided an update on progress made to
dateinful f il ling the | ocal boardds request.

| 6s

Go vV €

This reg

recommendations f or the | ocal boardébés consi

investigation of community group aspirations for economically feasible use of the buildings.
The outcomes of the 1 May 2018 workshop were as follows:

1 the local board requested Tattico do further work in terms of investigating potential
community use, or commerci al uses with
building at 3 Victoria Road, Devonport

a
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1 the local board requested further information on the range of options council could
consider if it wanted to retain an ongoing interest in the building at 3 Victoria Road,

Devonport
1 the local board requested that Tattico undertake no further work with respect to the &{
building at 2 The Strand, Takapuna, beyond what had already been completed as =
part of the 1 May 2018 update report. >
200 The building at 2 The Strand is currently s

Corporate Property team for possible use as an office for the Devonport-Takapuna Local
Board. The focus of this work was discussed with the local board at its workshop on 5 June
2018 and will be reported through further local board workshops and meetings in due
course.

21. The result of further investigation into community need and the preparation of options
regarding future council interest in 3 Victoria Road, Devonport, as requested by the board at
its 1 May 2018 workshop is presented at Attachment B.

TOaritanga me ngU tohutohu / Anal

22. The following section provides the local board with advice regarding possible advocacy
positions with respect to the building at 3 Victoria Road, Devonport. As stated elsewhere in
this report, the building at 2 The Strand, Takapuna, is currently under investigation by
council 6s Corporate Property team as-Takappnat ent
Local Board office.

23. As such, this section will only focus on advice regarding the building at 3 Victoria Road, as it
is recommended that the local board allow the work undertaken by Corporate Property for
2 The Strand to reach completion before contemplating future advocacy or further steps in
relation to that building.

3 Victoria Road, Devonport

24. In providing an analysis of the site at 3 Victoria Road, Tattico investigated four avenues of
enquiry, namely:

1 potential community need / use of the building

1 economic sustainability

1 potential partnership models that could be used to facilitate redevelopment of the site
1 financial considerations.

25. As the report at Attachment B covers these aspects in detail in sections 2.0 7 6.0, the advice
and conclusions for each of these avenues of enquiry are not repeated here.

26. In short, the advice provided by Tattico in Attachment B recommends that the local board:

1 state its support for the seismic upgrade and adaptive re-use of the building at
3 Victoria Road, and request that council retain a property interest in the site

1 request council to partner with a suitable company that can successfully deliver the
adaptive re-use of the building. The report concludes that council does not have the
budget available to undertake a seismic upgrade and heritage restoration of 3 Victoria
Road, so consequently there is minimal prospect that council could undertake
development of the site on its own and create financially sustainable income streams

1 acknowledge that to achieve an economically sustainable future, the first floor of
3 Victoria Road should be targeted for successful adaptive re-use that will maximise
return to offset the costs of seismic upgrade and restoration. Such a use should
ensure that the activities are consistent with the conservation plan for the building

T recommend that the vacant rear of the building be utilised for activities consistent with
the zoning of the area, and which provide a high return to offset the cost of adaptive

Future use assessment - 3 Victoria Road, Devonport, and 2 The Strand, Takapuna Page 9
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re-use of the building. The report concludes that the ground floor of 3 Victoria Road be
developed for a mix of community and retail activities which can successfully
co-locate, and which reflect the unique location and character of Devonport

1 request Panuku work with the local board to agree any proposal for a partner
organisation to undertake adaptive re-use of 3 Victoria Road and new development.

Types of potential partnership

27. Section 5.0 of Attachment B outlines several ways that council could retain an interest in the
site at 3 Victoria Road, ranging from:

1 use of its regulatory powers to influence a range of activities and development of the
site as a condition of sale

1 council retaining land ownership of the site but selling a long-term lease interest
(perhaps as long as 100 years)

1 council enteringintoanon-f i nanci al partnership with a part
contribution is the value of the land and the existing building, and the partner brings full
funding for the seismic upgrade and adaptive re-use

1 council selling the building subject to the restoration of the building and securing for
itself a long-term rental of the ground floor

1 council establishing a charitable trust to seismically upgrade and restore the heritage
building and undertake other commercial arrangements.

28. The report concludes that of the potential options investigated, the partnership approach
offers the best opportunity for council to have a direct stake in decision-making in the
heritage restoration, adaptive re-use and tenanting of the ground floor at 3 Victoria Road.
The nature of the partnership would enable council to manage risk and liability but, in turn,
council would need to accept that there was no or limited financial return from the site.

29. The benefit of council would be to avoid the significant liability and cost of the seismic
upgrade and heritage restoration whilst achieving broader community outcomes within part
of the building.

TauUk9 whakaaweawe MUori / MUori i mpact
30. There are no direct impacts on MU o ideintified as a result of this report.

NgU ri tpeintgema O/ Financial implications
31. There are no identified budgets within the Long-term Plan 2018-2028 for the seismic

upgrade or heritage restoration of either 2 The Strand or 3 Victoria Road. In addition, there is
no anticipated revenue from the divestment or leasing of either building.

32. ltis evident that the local board cannot afford to fund the work required at either site through
its LDI budgets unless it is willing to forgo investment in other capital projects within the local
board area.

2 The Strand, Takapuna

33. There is currently an ongoing budgeted item for accommodation costs associated with the
Devonport-Takapuna Local Board to cover its occupation of level 3 of the Takapuna Service
Centre (1 The Strand, Takapuna).

34. ltis assumed that, in the event the outcome of the investigation currently being undertaken
by ¢ o uQorpadrate ®moperty team is to relocate the local board to 2 The Strand, that all
costs associated with its accommodation would be borne internally. In this instance
therefore, it is anticipated there would be no cost expectations placed upon local board LDI
budgets.

Future use assessment - 3 Victoria Road, Devonport, and 2 The Strand, Takapuna Page 10
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3 Victoria Road, Devonport

35.

36.

37.

38.

39.

40.

41.

As stated within the report at Attachment B, providing realistic figures regarding the
development of 3 Victoria Road is challenging as detailed analysis of the integrity of the
building has not been completed, nor has a potential design been produced.

It is known however, that the current capital value (CV) of the property at 3 Victoria Road is
$3.5 million, which does not take into account the seismic and heritage issues with the site.
It is understood that seismic upgrades needed to meet the requirements of the New Zealand
Seismic Code is in the order of $500,000 to $600,000.

If the cost of heritage restoration is estimated at $5000 per square metre (which is the rough
cost taken from projects of a similar scale and size), the approximate cost of heritage
restoration of 3 Victoria Road would be around $2.4 million.

However, it must be accepted that there would be a large degree of variability in costs
depending upon the nature of the heritage restoration works undertaken. Only a detailed
feasibility study would determine the financial costs of the restoration itself.

If the decision was made to compromise or defer the heritage restoration, there are likely
cheaper approaches that could bring the building up to code compliance, but no more.
However, without a detailed survey of the building it is difficult to provide an estimate,
although a key point of note is that such compromise would likely have a detrimental effect
on the long-term economic sustainability of the building.

A significant matter to consider is that the cost of seismic upgrade and heritage restoration
of 3 Victoria Road virtually equates to the capital land value of the property. Where the
opportunity will come is on the large vacant rear of the site, which would provide an
opportunity to get reasonable development potential to complement heritage aspects,
provided that the access to the rear of the site can be managed.

Any suggestion of a partnership as articulated within the report would require a full
evaluation by Panuku as part of a managed property programme, rather than the level of
investigation commission for this initial review. Consequently, the report recommends that
such analysis be completed but with a view to developing a partnership approach as
previously suggested.

NgU t Upi rAttachmmegts /
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1.0

EXECUTIVE SUMMARY

1.1

1.2

1.3

14

15

1.6

1.7

The Devonport Takapuna Local Board has requested this analysis as the Council locks to the
future use of two local properties, namely 3 Victoria Road, Devenport and 2 The Strand,
Takopuna, This s an Interim report Intended to inform a Local Board workshep on progress to
date on this study, It includes a draft set of recommendations. However the
recommendations are subject to any further investigation of community group asplrations for
ecanomically feasible use of the buildings. The workshop is intended among other things to

discuss any potential community groups,

Both are Council-owned properties, each occupled by scheduled heritage buildings,

A Victona Read is the former Devonport Borough Council chambers and offices. It is a category
A* scheduled heritage building and strategically located within the Devonpart town centre. It
5 surplus ta Council requirements in terms of use and currently occupred as a visitor

information centre.

2 The Strand Is a category 8 bullding. It is the farmer Takapuna Public Library. The site for the
library was gifted to the then Takapuna Council for library purposes. The building is currently

vacant and is surplus to Council reguirements.,

There is no prospective Council occupation of 3 Victoria Road.  There is only one possible
Council occupation option for 2 The Strand, and that is as Local Board offices and associated
staff accommodation, 2 The Strand is one of several options currently under investigation by

Auckland Council Carporate Property.

Both buildings have significant seismic issues and will need substantial seismic strengthening

regardless of future ownership or use,

Al this stage in the review, thera is no known community use for 3 Victoria Road and certainly
there is na financially sustainable use for a community activity within this heritage building.
One of the key purposes of the Board workshog s to identify any groups that the Board wants
interviewed as part of this study, So as not to raise unrealistic expectations with the
community, It is strongly recommended that we only talk to community groups who have at

feast 3 moderate prospect of being able to participate in the adaptve reuse of aither of these

Future use assessment - 3 Victoria Road, Devonport, and 2 The Strand, Takapuna
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19

1.10

buildings, should such a group exist. Later in this report we outline the generic capabilities we

belleve such g group would need to have.

The only prospective use for 2 The Strand was the Shore Exhibition Centre.  However, as
reported previously to the Board, an analysis of that proposal in 2017 identified that it was a

worthy use, but not economically sustainablo.

Both buildings will need significant expenditure Lo bring them up to Code Compliance standard
let alone hentage restoration of the buildings, Furthermore, heritage builldings are somewhat
more expensive ta maintain and operate than new modern buildings simply because, even
following heritage restoration, you are still maintaining a comparatively old building often with

detalled materals and trimmings which are no longer in standard supply,

It is clear that the Council does not have the finanaal ability to undertake full heritage
restoration of these buildings given the other Council budget priorities. The Council's
priontisation process is a given in terms of this boef, It is a political deasion as 1o what
resources are given to heritage restoration, and not necessary nor appropriate for this report

to discuss pnionties,

in my view the Local Board should distinguish between:

{a) the community need for activities to locate within the bulldings; and

(b} the heritage restoration and preservation of the bulldings.

There s no community use that | can identify that is economically sustainable for either
bullding. Furthermore, most community groups would struggle to maintain and operate 4
hefitage building even if the Council paid for the full restoration of the building, without some

sort of rate payer subsidy, grant, or econemic use within the building itself,

fqually, it s untenable for the demolition of these buildings or to simply sell on the open
market, without some farm of safeguard. In my view, the best outcome for the Board Is to
proactively work with Panuku Development Auckland/the Council to find economically
sustainable adaptive reuse for the buildings, One that will ensure their faithful restoration
preferably to a type of actwity that will enable public access and enjoyment aof hoth the

exterior and Interior of these Important heritage bulldings.

Future use assessment - 3 Victoria Road, Devonport, and 2 The Strand, Takapuna
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LIKELY RECOMMENDATIONS

2.1

2.2

o assist in debate at the warkshop, | have set out the recommendations | would make if the
study was concluded now. Should the Board identity any willing resourced community group
that could operate the building In an economically sustamable manner, then this may change
the options avallable to the Council and hence these recommendations. To be able to
undertake adaptive reuse of a heritage bullding for community activity in an economically
sustainable manner, 15 a very difficult proposition and one that very few community groups
have achleved. In my view, the Board needs to be realistic in (dentifying any groups that should
be approached, |If the reality is that there are no realistic groups that could achieve the
objectives, then it would be preferable to simply acknowledge this and focus on other

opportunities to achieve heritage restoration of these buildings.

That the Devonport Takapuna Local Board:

{a) Note that there is no prospective Councll use of 3 Victoria Road.

(b} Note that the anly prospective Council use of 2 The Strand i< an option as Local Board

affices,

{c} Confirm its request that the Council take no action In terms of leasing or disposal of 2 The

Strand until such time as the Local Board office Tor post-November 2021 15 identified.

(d} Advise the governing body and the Manager Auckland Property that the Local Board would

in principle find 2 The Strand an acceptable lacation and premises for Local Board offices,

{e)] Adwise the governing bady, the Chief Executive, and Panuku Development Auckland that
the Devonport Takapuna Local Board considers 3 Victoria Road to be a strategically critical

site due to its;

i heritage A listing,

HI quintessential assaciation with Devonport due ta its onginal governance functions

as first a post office and then the local council chambers;

{iii) location on the main street, and the importance of maintaining the character of

the Devonport tawn centre;

Future use assessment - 3 Victoria Road, Devonport, and 2 The Strand, Takapuna
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{iv) location on the critical connection between the town centre and the ferry

3.0

i

]

{h}

{i)

i)

terminal,

Note that there are no wentifiable economically sustainable community uses for the
properties this recommendation may change if the Board workshop identifies a viable

potential use),

Reguest that the Board be fully consulted in the determination of future adaptive use for
the two buildings and the ownership strategy (either retention, leasehold ar sale) priar to

any regporting on the future of these bulldings to the Governing Body

It 2 The Strand is not to be used for Local Board offices and is leased or disposed, the
Council ensure the contracts provide full saleguard to achieve heritage restoration of the
building with a sustainable econamic ongoing maintenance programme; with a preference
for adaptive reuse which allows public access as part of the commerdial function to some

parts of the building, e.g. restaurant or certain types of office use

Request Panuku Development Auckland to seriously investigate an option to retain at least
part ownership of 3 Victona Road and enter a partnership with a suitable party who will
achieve a sustainable adaptive reuse of the building with full heritage restoration; and this
optian be included in any report to the Governing Body, The request for a part ownership
and partnership approach tor this building compared to 2 The Strand, refates to the added

strategic iImportance and henitage rating of this building.

Shauld 2 The Strand be sold, then the proceeds be committed to Council community
facilities within the former Takapuna City Council area, in recognition of the onginal gift of

this site to the people of Takapuna,

BRIEF

3.1

3.2

Tattico received a broad briet for a high level overview of the two properties to determine

whether there are any existing or future community needs lor these sites, and to advise on the

interests of the Board in terms of the future use of these buildings given the fact they are

identified as outside core Council serve needs and could potentially be considered for disposal.

The brief takes the priorities under the Council's budgets as a given, It assumes the Board

must work within its own and Council budgets or find ather funding mechanisms.

Future use assessment - 3 Victoria Road, Devonport, and 2 The Strand, Takapuna
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4.0

3 VICTORIA ROAD

4.1

4.2

43

4.4

45

5.0

3 Victoria Road is a 468m? site comprising the former Devonport Borough Councll chambers
and offices. The building was originally built as a post office and subsequently canverted to
Council offices, It is a two storey brick plastered bullding of approximately 450m?  The
building occupies 52% of the site with a large (17m x 12m) 204m? rear courtyard. It has a

capital value of $3.5m.

The building achieves significantly less than the 33% minimum under the New Zealand Seismic

Code. Heritage buildings are required to achieve 2 minimum 33% with a preference of 66%.

The building is used as an information centre managed by the Devonport Business Assaciation
but with assistance from other North Shore-based associations. The first fioor is partly used as

offices far the Devonport Business Association, and the Devonpart Peninsula Trust,

The local Board provided some inital assistance to these organisations to allow them to
operate from 3 Victoria Road. However, for various reasons, the Peninsula Trust will move to

Fort Takapuna, and it is likely the Business Association will relocate from the building.

The bullding Is a category A* heritage bulding scheduled by both the Auckland Unitary Plan
and registered by the New Zealand Historic Places Trust. The heritage importance of the
building is enhanced by its group assaciation with the Categary A esplanade reserve
immediately to the south and other heritage and character buildings within the Devonpart

town centre,

2 THE STRAND

5.1

5.2

53

2 The Strand Is a 486m? site comprising the former Takapuna Library, It is a two storey bullding
of approximately 720m?. The building accupies 87% of the site.

The building achieves 34% structural rating under the New Zealand Seismic Code, Heritage

buildings are required to achleve 2 minimum 33% with a preference of 66%.
The bullding is now vacant due to seismic and code compliance issues.

The building is a category B heritage building scheduled by both the Auckland Unitary Plan and
registered by the New Zealand Histonc Places Trust, The site surrounds include the whole

building plus the indented parking bays in front of the building.

2 The Strand was originally gifted by a local resident to the then Takapuna Council for a library.

Records show a memorandum of transfer recording a donation In 1940 from ‘Auckland City

7
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5.6

6.0

Buildings Limited” to 'the Mayor, Councillors and Burgesses of the Borough of Takapuna’ for
the purpose of municipal services as and for a site for a public library,  There was no
prohibition on the sale or exchange of this gifted site. The clear intention was that the value of
this land should be for local public benefit, The library has outgrown and expanded from this

site,

In terms of section 140(4)(b) of the Local Government Act 2002, a local authority may sell or
exchange endowment property and use the proceeds of the sale for a purpose consistent with
the purpose of the endowment. The reality is that Takapuna outgrew the library estahlished
by the Borough Council and the library s now in a purpose-built facility across the road from
the subject site. The Council might want to consider any return from the sale of 2 The Strand

being reinvested for community purposes in the former Takapuna area,

COUNCIL USAGE

6.1

6.2

b3

6.4

The initial step of this study was to try and determine if there were any prospective Council
uses for either of these sites. Any Council department seeking additional land or bulldings is
required to wark through Auckland Corporate Property. They are not aware of any such
candidate use.  Occasionally groups will go to Panuku Development Auckland 1o see (f they
could be part of some commercial usage. No such approaches have been made. Local Board
staff are not aware of any use or activity, other than the potential for 2 The Strand to be used
for Local Board offices post November 2021, | then looked at the candidate departments that
have a mare community focus in terms of a use for small to medium premises, recognising that
maost of the organisation administrative departments of the Councal need fairly substantial
buildings. | could find ne need for the facility from Arts, Culture and Fvents, Community
Facilities or ATEED. It is also a factor that the Council in a period of tight budgets has a broad
property strategy to rationalise its administrative offices inta fit for purpase buildings which

are efficent 1o operate.

There is na identified Council need for use of the 3 Victoria Road bullding,

With the one exception, there is no identified need for the building at 2 The Strand.

The one possible exception to this is the future use of the building for Local Board Services.
The current Local Board offices’ lease expires in November 2021, The Local Board will need to
relocate al or aboul that date to alternate premises. Based on the information available to
date, there |s no Intention a new purpose-bullt tacility, Rather, relocation will most likely be to

an existing Auckland Council premises or leased premises,
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6.5

6.6

6.7

b8

7.0

2 The Strand remains a good candidate for Local Board offices, although it is disproportionately
expensive because of the significant selsmic upgrade work and other necessary Code

Compliance work to the building that would be required.

In terms of location, size and cuftural fit, a restored 2 The Strand would be a good fit for the
Local Board, Full seismic upgrade would be a prerequisite,  There should also be an
expectation of restoration of the building in accordance with the conservation plan. The Local
Board offices will need a dedicated facility and this has an economic cost to the Council, There
is a funding stream for the ongoing operation of the Devonport Takapuna Local Board office.
Obwviously this provides at least some potential funding for the adaptive reuse of this building

should it end up being used for Local Board offices.

Local Board offices would be a very good adaptive reuse function for this building if the budget

can be found.

However, there are a number ol other options for Local Board offices, Auckland Council
Corporate Property is currently undertaking an analysis of the various options to identify the
pros and cons of each and the best fit for Local Board offices. It is not for this report 1o
prejudge that outcome. Nor is it appropriate for the Local Board to state its preferred position
until it has seen all options, However, what s recommended (s that the Local Board signify
that it believes that 2 The Strand would be a suitable location for the local Board and In

principle the Local Board would be happy with such an outcome.

COMMUNITY NEEDS

7.1

7.2

It is not possible in a high tevel assessment like this to exhaustively identify all community

needs.
What | can advise is that:

(a) The Shore Exhibition Centre Trust was wanting a lease of the property at 2 The Strand to
create an arts exhibition centre. However, this relied on the Council undertaking the
seismic upgrading of the building with the Trust paying for additional enhancements of the
building beyond heritage restoration, and refiant on grants and tunding from third parties.
The Initial funding the Trust had secured was not able 1o continue because of the time
delays in decision making on that programme. There was also a difference in opinion

between the author and the Trust as to the long term sustainability of the project.

(b

Thraugh that process no othet community group was identified that wanted the building.

In the intervening period, no other group has come to light. Discussions with Local Board

Future use assessment - 3 Victoria Road, Devonport, and 2 The Strand, Takapuna
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73

7.4

1.6

7.7

7.8

79

Services have not wdentified any realistic candidate groups. Fram time to time groups have
approached the Local Board with requests for assistance, Howewver staff are unaware of

any group with the capacity to undertake a proposal of this scale.

Devonport Business Association currently accupies 3 Victoria Road. They have a subsidised
rental and are only able to sustain a below market rental, Even then they are downsizing their

use of the building.

Neither Lacal Board Services, Community Facilities or Arts Culture and Events [ACE) were able

to identily any other community groups expressing d need for space within Devanport.

Community Groups rely significantly on raising sponsorship and achieving a series of grants or
other income base ta fund their premises and operation. While generally community groups
enjoy the character of a hedtage bullding, and this can add to the value of the community
propasition; nevertheless heritage buildings add very significant cost to the group in terms of
seismic upgrade and hentage restoration, and then additional operational costs. That i1s why
maost community groups in hentage buildings are relying on the Counal or third party owners

to undertake the full restoration,

Even if there are community groups in Devonport and Takapuna seekmg community space in
this general location of this size, the heritage building is not the most achievable and

economically sustainable option for such groups.

Having said that, there are examples of community groups that have raised funds and taken on

heritage buildings.

The Victoria Theatre in Devonport gives one example of 3 community group which has taken

on a heritage building.
In this case:

o A trust was established of local pecple bringing together a variety of expertise, and a

passion and commitment for the project.

e The Trust obtained a lease of the building, but Counal retained ownership,

e The lease contained some key community cbjectives essentially designed to restore the

original theatre and to operate it for theatre and community uses.

e There s a peppercorn lease charge,

10
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712

e The Trust is required to progressively over time undertake the herilage restoration of the

bullding,

e Impartantly the Trust has the ahility to generate commercial income from the operation of

the theatre, the café, and other commercial hirage opportunities.

e The Trust has operated successfully and has bepefited from the huge commitment,
enthusiasm and energy of the trustees, A key benelit has been the ability to generate a
material income which has enabled the Trust to operate and commence the upgrade

tacilities, The tull seismic upgrade remains a significant financial hurdle.

A second example s the Lopdell House Trust, If you exclude the new build of the new art
gallery and the substantial annual Council grant to the gallery, the Lopdell House is a good
oxample of a community group who have leased and managed a heritage project and put it on

an econamically sustainable footing.
This entalled:

e Adedicated enthusiastic group who comprised a broad set of skills with a heavy emphasis

on ecanomic, business and construction skills,

®  Ramsing essentially two thirds of the funding for the heritage restoration and adaptive

reuse, with the Counol funding the other third,

® Restoring the three storey building comprising one Haor of community uses, a basement
conversion to community uses, and two floors of commercial facilities {(one floor of a

restaurant and one floor of offices).

The grants raised by the Trust and capital funding by the Council, paid for heritage restoration
and adaptive reuse of the building, The twa commeraial floors fund the angoing operation of

the one and a half community floors.

Lopdell House had the benefit of a group who were able to raise twa thirds of the heritage
restoration cost of the building, and then had enough critical mass within the building to run
60% of the building as a commercial income generating space so as to subsidise the other 40%

in community use, Neither The Strand nor 3 Victoria Road has this critical mass,
The key learning from both these examples is that:

(a) There was a demonstrable need to which the community group is responding. This is

Important so as to build practical community investment in a project which a wide sector

"
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7.14

fully subscribes tao. This as opposed o people simply offering words of support na actual

Investment of time or resource,

(b) There was a realistic commercial income which enabled significant funding of operational

costs.

(c) The nature of the project made it a good candidate for obtaining grants from other

organisations that provide investment into community assets,

(d

There was a core group of people with an extensive range of skillsets giving capability and

capacity to deliver the desired outcome.

{e) One ot the key considerations with seismic upgrading is inevitably the bullding needs to be
vacant 1o undertake the work. That affects the income stream and funding of the
community group. Upfront funding is the best approach, recogrising the disruption and
difficulties of establishing and then suspending an adaptive reuse operation. This creates

Issues in re-establishing the use,

| have found no indication of a community group that has a demanstrable need for either of
these buildings and an economically sustainable opportunity to develop them, but want to
explare this turther with the Board during the workshop. Furthermare, the limited nature of
the size of the bulldings means that intultively it 4s hard to envisage the opportunity lo create
enough community floor space and yet have a commercially sustainable use within the
building to fund the ongoing operation of that community space. The possible exception to
this is 3 Victoria Road where a commercial use could be put in the ground floor and a
cammunity use on the first floor. That might pay the ongoing operation if the Counal funded

the spismic upgrade and heritage restoration of the building. Howaver:

e the Council doss not have the budget for the seismic upgrade and heritage restoration;

and

e there would be other opportunities within Devonpart for the type of community use that

only needed a first floor space with limited street access.

This is not to prejudge the Local Board workshop that might identify candidate groups as
potential users, | sa there will be meaninglul engagement with these groups as part of this

study.
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HERITAGE CONSIDERATIONS

B.1

8.2

83

5.4

8.5

8.6

8.7

In my view the Local Board needs to distinguish its position on the community needs for this

building from the heritage considerations,

Even if there is no Council or community use of the building, there is still the very significant

issue of the future of these heritage buildings.

Auckland Council schedules heritage buildings within the Unitary Plan, Buildings are given
either an ‘A" ar ‘8’ rating. ‘A’ rating applies to buildings with outstanding heritage significance
well beyond the immediate site and area. ‘8" relates to buildings of considerable heritage

significance, particularly in the locality,

The Unitary Plan applies regulatory controls intended to protect the buildings, but allows for
adaptive reuse. For example, demolition of categary ‘A’ buildings Is a prohibited activity and
category ‘B’ bulldings is a full discretionary activity, Prohibited activity means that you cannot
even apply for a resource consent to remave a category ‘A’ building. This reguires a plan

change.

Resource consents are required for applications Involving partial demolitions or alterations and
additions to heritage buildings, Thus the Council has a reasonable degree of control over

heritage bulldings through its regulatory pracesses.

Both buildings are scheduled heritage bulldings.  Both buildings have a direct historic
association with the Council, one being a library and one being the Coundl chamber and
offices. Both bulldings are sultable for adaptive reuse for a range of uses which are provided
for within the town centre/metsopolitan zone centre in which they are located. Based on the
research done by the Council and various parties to date, both these buildings are suitable and
capable of being restored and brought to an economic use but at a significant cost due to the
poor setsmic rating of both buildings. In addition there is expected to be a number of ather
code compliance issues to be addressed In any upgrade of the building. Any use will need to
be a commeraal activity (or Local Board offices) which have a budgeted revenue stream for
the buildings to be economically sustainable, This is entical to the ongoing protection of these

buildings.

This analysis has identified a higher strategic importance for the 3 Victoria Road building

compared to the 2 The Strand bullding for the Tollowing reasons:

(a}) Itis a category A bullding compared to The Strand which is a categary B building;

13
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8.8

89

8.10

(B]

(c)

(d]

(e)

it is embedded within the character area of the Devonport town centre. The Council's
planning strategies and the economic sustainability of Devonport relies on leveraging the
*harbourside village” character. Retention of heritage buildings s of fundamental

importance to this,

The building sits next door to the Esplanade Hotel, another category A bullding which &

quintessential to the identity and character of Devonport.

The building is critically located on the retail frontage of the town centre between the

centre and the Devonport ferry teeminal.

If the Coundil, as owner ol important heritage bulldings, does not ensure their protection,
then it will have little credibility in seeking the private sector to protect other heritage

bulldings.

The 204m? vacant rear yard of this building gives a significant opportunity for new additions 1o

the building which could give cost-effective commercial space. This will complement and

enhance the sustainability of the building,

The Council has no budget for the seismic upgrade and heritage restoration of this building.

Any such works will need to be funded by third parties ar directly generate an income stream

to fund the cost of the upgrade.

There ara various examples where the Council has either:

(a}

(b)

(c)

(d)

Budgeted for and undertaken the seismic upgrade and heritage restoration of the building.

Retained ownership of the building but entered into long-term partnerships where third
parties undertake the seismic upgrade and heritage restoration and operate the bullding.
Sometimes this is with assisted Councif funding. Lopdell House would be an example of

this.

Sell the heritage building but with contractual commitments for the new owner 1o
seismically upgrade and restore the building form identified adaptive reuse, There have
been examples where this has worked well, although there is always a risk that the

purchaser will not be able to perform. In that case there are few practical penalties.

While not aware of any examples from Auckland Council, it would be possible for the
Council simply to sell the bullding on the open market for the highest and best use leaving

the new owner to either restore or seek consent to remave the heritage building.

14

Future use assessment - 3 Victoria Road, Devonport, and 2 The Strand, Takapuna

Page 26



Devonport-Takapuna Local Board

19 June 2018

811

8.12

8.13

B.14

8.16

Each of these options bring different outcomes, risk and budget implications

Due to the strategic importance of 3 Victora Road, the second option 5 recommended. 1t
clear from budgets that the Council cannot afford the seismic upgrade and heritage restoration

of the building itself. Equally this site will likely have long-term strategic importance.

Some farm of partnership approach which gives the Council an ongoing ownership stake as
well as regulatory contral is appropriate. Undoubtedly this will negatively impact the Council’s
return from the building. However, while there is no hudgeted expenditure for seismic
upgrade and heritage restoration, equally there s no budgeted revenue line, In this case the
public gaod benefit of securing long-term heritage and operation and the contribution of this
bullding to the Devonport streetscape and town centre; is greater than the public good benefit

from a higher revenue from this site,

The 2 The Strand building s of lesser significance than 3 Victoria, but is still a significant

heritage building. In particular;
(a) Itisscheduled as a category B building. 1t is a modern heritage bullding.

(b) It is a standalone hertage building, i.e. all the surrounding facilities are modern or

utilitarian buildings without any heritage or character note,
(c) Itisnot a core part of the Takapuna town centre and main street,

In my view, the first decision mitestone is to determine whether or not the building is the
preferred location for the Devonport Takapuna Local Board offices and associated staff
facilies, If the answer to that is yes then this building is obviausly retained by the Counail and

will become an important and valuable part of the Council’s henitage portialio.

If the building is not to be used for Local Board Services, then the Cauncil does need to find an
adaptive reuse for this bulding, and a third party who can purchase and restare the building to
agreed high heritage standards. There are many very successful examples of this. The Mt
Eden Borough Council affices and fire station is a recent highly successful adaptive reuse of
farmer public buildings. This development waon awards for Its architectural merit as well as its

heritage integrity.

The inevitable reality is that the Council will not be able to afford to partner and retain all of its
heritage buildings. If it & to facilitate seismic upgrade and heritage restoration through third
party funding, then it is inevitable that a number of buildings will need to be sald relying on

contractual commitments to achieve heritage restoration,
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FINANCIAL CONSIDERATIONS

[
-

9,2

9.3

94

95

96

10.0

The LTP does not provide any budget for the heritage restoration of either building. Nor is

there a general budget far seismic upgrade of buildings or hentage restoration,

Fqually, there is no anticipated revenue from the disposal or leasing of either of these

buildings.

There is an ongoing budgeted item for accommodation costs associated with Devonport

Takapuna Local Board.

No detailed budgeting bas been done for the seismic upgrading of either bullding, However,
preliminary indications of required budgets are being obtained. They were not available at the
time of writing this interim report.  This will be the seismic upgrade cost only, It cannot
practically include costs associated with the heritage restoration and adaptive reuse of the

buildings, until the use is known.

It is clear that the Local Board cannot afford to undertake this work from its own budgets, or
even fund the operational costs of a community group to cover the seismic upgrade and

heritage restoration costs.

It is Inevitable that this work will require third party funding {unless 2 The Strand is committed
to Local Board offices). The seismic upgrade and heritage restoration of buildings of this size

are inevitably multi-million dollar projects,

Some preliminary work is being undertaken on the seismic upgrade and heritage restoration
costs af the two buildings. This is a high level exercise designed to input into the decision
making process. At the time of writing this report for the waorkshiop the costings were not

available. Some relative examples will be available for the Board mesting.

The key issue is that these are material sums which will be hard to sustain through
philanthropic gifts ot fundrasing, A commercial approach to adaptive reuse of heritage

buildings is more realistic.

CULTURAL CONSIDERATIONS

10.1

There is no indication of any Maori cultural significance with either site.  There is European

cultural significance but this is outlined in terms of the heritage aspects of these buildings.
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111

The conclusions of this analysis are that:

fa}

(b)

(c)

(d

(e)

i

There is no prospective Counal use of 3 Victona Road.

The only possible use of 2 The Strand is Local Board offices, It 1s one of several options
being imvestigated, I not used for Local Board offices, there |s no other potential Council

use,

Given the financial constraints of the Council and the LTP prioritisabion, any community
use of either building will have to be financially sustainable.  This makes it a particularly
expensive proposition for any community group because of the required seismic upgrade
costs of bringing the buildings up to Code Compliance heritage restoration of the

buildings.

There is no identifiable community need for the buildings. However one of the purposes

of the workshop is to see if there are community groups that should be approached.

These are two important heritage bulldings, particularly 3 Victorfa Road, The Council
should put in place mechanisms to ensure the lang-term protection and the economically
sustainable adaptive reused of the buildings. The 3 Victoria Road bullding in particular has
high strategic value. For this building the Council should enter some form of appropriate
partnership arrangement so that it retains property rights as well as regulatory rights to
ensure an exemplaty adaptive reuse of this building. The strategic location of this site and
the large vacant land to the rear should gwe the Council the opportunity to achieve its
objectives of seismic upgrade, heritage resteration and adaptive reuse of the building,
atheit that it will take a matenal reduction in the commercial return it could achieve from
other disposal options, Nevertheless it is felt that the public good elements of this building
should rest in favour of ensuring ongoing protection and appropnate use of the building

rather than maximising financial return

Any disposal of 2 The Strand should ensure the seismic upgrade, restoration and quality

adaptive reuse of this building.
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