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Abstract 

 

 

Adaptive reuse is a tool for retaining an architectural object from demolition, 

preserving its historical value. On the other hand, it can be perceived as a process of 

‘building evolution’ to fit with the urban environment where it is located. Using 

Victoria Park Market in Freeman’s Bay and reinforced by the ‘organic’ approach, I 

have investigated how a particular heritage building can organically grow and 

transform, responding to social needs and urban redevelopment. The idea of 

‘organic’ was developed in the way the building transforms within the urban context 

and the building programme proposed for the transformation. 

The research consists of two components - a writing component, which explores the 

knowledge of adaptive reuse, organic architecture and description of the existing site 

and proposed programme, and a design component, which demonstrates the 

possibilities of building transformation through the adaptive reuse process. 
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Key Terms 

 

 

Adaptive Reuse – 

- A process by which older and/or historic buildings are developed for their 

cultural value, while receiving economically, socially and culturally viable new 

uses of a sustainable nature.
1
- 

Organic – 

- (Life Science and Allied Applications / Biology) of, relating to, derived from, or 

characteristic of, living plants and animals.
2
- 

Sustainability – 

- Meeting the needs of today without adversely impacting on the needs of 

tomorrow.
3
- 

 

                                                        
1 Sylvio Mutal, ” Some Thoughts on Adaptive Reuse for the Future Development of the Historic Centres”. Paper II, (2011): 1 
2 Collins English Dictionary – London: HarperCollins Publishers, 2000 
3 Sustainability: A Definition, (New Zealand: The Ministry for the Environment, 1998) http://www.mfe.govt.nz/issues/sustainable-industry/tools-services/definition.php 

(accessed April 16, 2012) 
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Urban Revitalization / Urban Renewal –  

- The rehabilitation of city areas by renovating and/or replacing the dilapidated 

buildings with new housing, public buildings, parks, roadways, industrial buildings 

and so on, in accordance with a comprehensive plan.
4
- 

Urban Farming / Urban Agriculture – 

- An activity that produces, processes and markets food and other products, on land 

and water, in urban and peri-urban areas, applying intensive production methods 

and (re)using natural resources and urban wastes, to yield a diversity of crops and 

livestock.
5
- 

 

 

 

 

 

 

                                                        
4 Urban Revitalization, www.dictionary.reference.com/browse/urban+renewal (accessed January 28, 2012) 
5 UNDP, “Urban Agriculture: Food, Jobs and Sustainable Cities.” United Nations Development Program, Publication Series for Habitat II, Vol. 1. (NY: UNDP, 1996). 

Quoted in Petra Jacobi, Axel W and Jörg Amend, “Urban Agriculture - Justification and Planning Guidelines”. Urban Vegetable Promotion Project. (May, 2000): 1.1 
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    1. Introduction 

 

 

An architectural object is not a static object that will stay forever without being 

physically and/or functionally changed. Factors such as economics, politics, 

technology and demography generate urban redevelopment from time to time and 

will lead to a change of social-life pattern.  

This phenomenon naturally affects a building, as it is a part of the urban 

environment. When the building no longer meets the social needs, it has to be 

demolished and replaced by another which is more appropriate, except the building 

may still have the adaptability to fit with its urban environment. Heritage 

buildings, however, are perceived as an exception. They are considered worth 

preserving for their historical and regional values. Adaptive reuse is an 

architectural tool to explore the flexibility and capability of a building, to change 

its function without being demolished. Applying adaptive reuse to a heritage 

building, therefore, can maintain its historical and regional value without ignoring 

its architectural role, to provide social needs in an urban environment. 

The purpose of this project is to investigate the possibility of such a heritage 

building being organically transformed using adaptive reuse, in order to provide 

for the social needs regarding urban redevelopment.  
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Project Outline 

Victoria Park Market in Freeman’s Bay, Auckland, was considered an appropriate 

site to demonstrate the case, as it is a heritage building situated in the middle of an 

urban redevelopment area. It is necessary to clarify that the Proposal for this 

Research Project was submitted on November 2010, at a time when redevelopment 

of Victoria Park Market had not commenced. At present, a revitalisation of the site 

is in progress. This project, therefore, will be positioned as an alternative to the 

current Victoria Park Market revitalisation programme. 

Transformation of Freeman’s Bay has occurred since the late 19
th
 century: from the 

shore to reclaimed land, from settlement to becoming an industrial area. Moreover, 

the future redevelopment of several areas nearby, such as CBD and Wynyard 

Quarter can be perceived as a catalyst to speed up further development of 

Freeman’s Bay that could naturally affect the heritage buildings in it. Victoria Park 

Market has obviously demonstrated the transformation since it was first built as a 

rubbish destructor in 1905, and became a market in 1971. 

Victoria Park Market is considered a significant building that has shown a reaction 

to changes in its environment. Moreover, the neglected condition of the chosen 

site, as at November 2010, was the significant reason to propose a second 

transformation. 
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In this research, I have tried to perceive the architectural object as a ‘living 

creature’ that organically changes as it is affected by its environment, while 

adaptive reuse is perceived as a ‘tool’ for such a ‘creature’ to transform. An 

organic metaphor, therefore, is used to describe this phenomenon. Application of 

the ‘organic’ concept also generated the major theme of the architectural 

programmes proposed for this project: Horticulture Central that contains 

accommodation (apartments), trading (farmers’ market, restaurants, cafes and 

retail), exhibition and education (horticulture gallery, exhibition & convention hall, 

visitor centre & mini library, cooking school & public kitchen, and community 

farms). 

The project consists of two components, writing and design. The design 

component demonstrates the solution, alternative and transformation process of the 

chosen site and existing building, all supported by visual evidence. The writing 

component critically reviews strategies and precedents of adaptive reuse, organic 

architecture and urban farming. 

Research Question  

Can adaptive reuse, as an architectural tool, be used effectively to transform 

Victoria Park Market within the urban redevelopment context? 
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Objectives 

-  To recognize the benefits of adaptive reuse in transforming a heritage building. 

-  To demonstrate the reactions of a heritage building towards urban development, 

in order to maintain its sustainability. 

-  To analyze the process of building transformation using an organic approach. 

Methodology 

This research project explores the process and possibilities of building 

transformation. My interest in the chosen site (Victoria Park Market) has brought 

me to do further observation and identify the research problem. Through the last 

two years of my architectural education, I recognized that design is not only a 

‘product’ but also a ‘tool’ for research. According to Nigel Cross, “works for 

design are also works of research”.
6
 The theory, literature and precedents, 

however, are significant factors to strengthen the objectivity of the design. The 

research activity in this project has been done in several steps: 

 

 

                                                        
6 Nigel Cross, “Editorial”. Design Studies 16, no.1 (1995): 2 
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Observation 

- Observing and collecting the physical and historical data of the site and its 

context 

- Analyzing the appropriate projects as precedent 

- Defining the problem of the research project. 

Prototypes 

Essentially, the conversation, discussion and things that are drawn/written or built 

to make progress with the current problem, could be considered as prototypes.
7
 

This step started by developing physical/digital models and hand drawings 

according to observation. The process involved weekly discussions with 

supervisors, an interview with practitioners, and researching the significant theory.  

 

 

 

 

                                                        
7 Hasso Plattner Design Thinking Research Program, “Research as Design”, Resource Packet. (2011): 32 
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2. Adaptive Reuse 

 

 

Overview 

The main concern of the adaptive reuse concept is to maintain a building’s 

sustainability, which can be perceived from the perspectives of history, economics, 

technical and so on. The presence of a building becomes an important issue. 

Reusing it for a new purpose, therefore, becomes a priority, rather than 

demolishing it and building a new one. This research focuses on how a heritage 

building can maintain the historical value that represents its regional identity, but 

can still take part in modern urban development. Based on Paul Ricoeur’s 

paradoxical proposition of universal civilization and national culture, this chapter 

discusses how adaptive reuse can be perceived as an appropriate tool for a heritage 

building to face the phenomenon of modernization. 

“…On the one hand, it (the nation) has to root itself in the soil of its past, forge a 

national spirit, and unfurl this spiritual and cultural revendication before the 

colonialist’s personality. But in order to take part in modern civilization, it is 

necessary at the same time to take part in scientific, technical and political 

rationality, something which very often requires the pure and simple abandon of a 
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whole cultural past”. -Paul Ricoeur: ‘Universal Civilization and National 

Cultures’, 1961- 
8
   

In the architecture and urban field, there is a confrontation between regional 

/historical value and a city/building’s performance in providing for new social 

needs which come from changes in society. As a discipline dealing with people’s 

life and culture, architecture should be able to provide a positive environment for 

people. It should have the ability to provide what people need now and/or in the 

future. On the other hand, architectural objects as a representation of historical 

events in a certain region should be preserved as much as possible, in order to 

sustain the memories and keep the regional identity in existence. 

Urban development tends to neglect the historical and regional value and ends up 

with universality. Vice versa, excessive preservation tends to weaken a building’s 

performance in providing for new social needs, and eventually such buildings will 

end up merely as artifacts. Neither condition is ideal for the city. Some 

compromises, therefore, must be found to solve this contradiction. Adaptive reuse 

is the appropriate architectural ‘tool’ to preserve a physical building without 

ignoring the significance of new social needs, which have been generated by 

modernization. 

                                                        
8 Paul Ricoeur, Universal Civilization and National Cultures (1961). Quoted in Kenneth Frampton, Modern Architecture: A Critical History (London: Thames & Hudson, 

1980). 314 
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In the field of architecture, adaptive reuse has created a new environment for 

architects where they deal with the preservation society and also government 

bureaucracy that frequently leads to another contradiction. When one comes to the 

subject of preservation, one faces a contradiction between ‘ruin’ and ‘restoration’.  

Architecture is always connected with time. Once a building starts to get 

abandoned, the process of decay has actually begun.
9
 It is very common that 

buildings no longer meet their capability to serve the new social needs. Some 

buildings might still have good structure, material and utility to fit with the new 

function, but others might not. The natural process of aging often weakens the 

building’s qualities, in terms of both material and structure. In this condition, it is 

necessary to consider the priorities of the building in order to serve the needs of the 

occupant. Therefore, some major and/or minor changes might be required. 

Every building has a different adaptability in responding to new functions. The 

adaptability of a building can be defined as the capacity of a building to absorb 

major and minor changes. According to Douglas, there are five criteria for building 

adaptability.
10

  

Convertibility: Allowing for changes in use (technically, economically, legally). 

                                                        
9 Johannes Cramer, Stefan Breitling, Architecture in Existing Fabric: Planning Design and Building. (Basel: Birkhauser, 2007). 15 
10 James Douglas, Building Adaptation, 2

nd
 ed. (London: Butterworth – Heinemann 2006). 6 
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Dismantlability: Capable of being demolished safely, efficiently and speedily, in 

part or in whole. 

Disaggregatability: Materials and components of any dismantled building should 

be as reusable or recyclable as possible. 

Expandability: Allowing for increases in volume or capacity 

Flexibility: Enabling minor or major shift in space planning, to re-configure the 

layout and make it more efficient. 

Heritage building is not the only reason why a building may be adaptively reused. 

Even though many buildings may not be included in the heritage category, it is 

possible to treat those buildings in adaptive reuse manner. Adaptive reuse is a 

worthy design decision as it has a variety of benefits: 

Socio-cultural benefits 

It must not be ignored that most buildings have a story rooted in the community, 

whether it is a commercial, residential, worship, or public building. The identity of 

the building becomes very closely associated with the identity of the local 

population, not only in the minds of long-established residents, but also in those of 
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newcomers.
11

 Therefore, maintaining an old building means protecting the 

community identity.  

Environmental benefits 

An environmental argument can be made to support adaptive reuse. The earth’s 

material energy resources are finite. It makes sense to slow our consumption and 

make the best use of what we already have. The amount of the energy used by 

demolishing a building and rebuilding is absolutely greater than re-using it.
12

 

Economic benefits 

Old buildings are often cheaper to convert to new uses than the cost of demolishing 

and constructing a new building.
13

 There is not only a cost for the use of energy, 

but also the time to build. Moreover, the visual aesthetic of an old building often 

attracts more tourists to visit, as it represents the local identity of the particular 

place. 

                                                        
11 Derek Latham, Creative Re-use of Buildings vol. I. (Shaftesbury, Dorset: Donhead, 2007). 7 
12 Ibid. 8 
13 Ibid. 7 
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Adaptive Reuse in New Zealand 

In New Zealand, the practice of adaptive reuse seems to have become an issue in 

the last two years, since there are many events forcing the renewal of some urban 

areas. This circumstance involves heritage and conservation considerations. New 

Zealand heritage is about the story of both past and future, where the cultural 

history has shaped New Zealand to become a nation. Therefore, it is fundamental 

to maintain and protect it in order to understand the nation’s identity.
14

 

The Auckland City Council has set up the regulation of conservation by defining 

two categories of Auckland heritage buildings and sites. These categories are 

defined by the criteria of architecture, history, environment, usefulness and 

integrity.
15

  

Category A 

Buildings, places and objects which have outstanding natural beauty and 

architectural, scientific and historical significance well beyond their immediate 

environs. Every item included in this category is strictly protected and demolition 

of any item is prohibited.
16

 

                                                        
14 New Zealand Institute of Architects. Heritage and Conservation Guidelines. (Auckland: NZIA, 2010). 1 
15 Auckland City Council, City of Auckland - District Plan Isthmus Section – Operative 1999. (Auckland: The Council, 1999). 11 
16 Ibid. 
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Category B 

Buildings, places and objects which have such quality and character that, although 

less important than category A, they should not be wilfully removed or damaged in 

a significant way unless there is a strongly plausible reason.
17

 

Examples of adaptive reuse building in Auckland, both heritage and not, can be 

seen in several areas such as the CBD, K-Road, Freeman’s Bay, Ponsonby, Mt. 

Eden and many more, including the project site, Victoria Park Market. The Drake 

Tavern in Drake Street, Freeman’s Bay (figure 2 - 1), is a successful example of 

combining the old and new building, with different details, in a harmonious way. 

This was done by adding new masses on two sides of the existing building.  

Another example is D-72 in Dominion Road (figure 2 - 2), which used secondary 

skin to cover the old facade. In this case, the existing building is not categorized as 

a heritage building. The detail and facade are not playing a significant role, but in 

terms of sustainability, the structure of the existing building is still worth 

preserving. 

 

 

                                                        
17 Ibid. 

 
Figure 2 - 1. Adaptive reuse project example in Auckland, The Drake 

Tavern in Freeman’s Bay, designed by Leuschke Architects. 

http://www.leuschke.co.nz/the_drake_offices.asp (accessed June, 16, 

2011) 

 

 
Figure 2 - 2. Adaptive reuse project example in Auckland, D-72 in 

Dominion Road, designed by Pattersons Architects. 

http://www.pattersons.com/#/gallery/D72/1 (accessed June 16, 2011) 

http://www.leuschke.co.nz/the_drake_offices.asp
http://www.pattersons.com/#/gallery/D72/1
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Architectural Approaches 

“To restore a building is not to repair it, nor to do maintenance or to rebuild. It is 

to re-establish it in an ultimate state that never existed before” -Eugene Violet Le-

Duc 1855- 

Maintenance and rebuilding are not the only ways to restore buildings, and there is 

another intelligent way to re-establish them in the new architectural languages. 

'Preserving' should be to negotiate between both the old and the new in an active 

and engaging manner, siding with neither 'ruin' nor 'restoration', but establishing a 

new architectural configuration altogether.  

Adaptive reuse can be seen as a limited method with so many boundaries that 

architects are not be able to pass through, while on the other hand, it gives the 

opportunity for architects to think more creatively, and sometimes radically, to 

come up with new, intelligent solutions and ideas. 

Dealing with an old building, adaptive reuse can be not only perceived as a method 

to preserve a valuable building and maintain building sustainability, but also to 

become the new language for architects to express their design. It has, of course, a 

different approach from designing an entirely new building. It is, therefore, a 

different challenge for architects to adaptively reuse an existing building, 

especially a heritage one. The result of adaptive reuse can often bring a unique 

contemporary architectural expression, which is sometimes unpredictable. The 
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following are some precedents of adaptive reuse projects that are considered useful 

in developing the design approach for this research project. 

XTD Factory 

This project is an adaptive reuse project of an unused factory building in 

Hangzhou, China, to become commercial retails and office. The design approach 

was to enhance the interior space quality of the existing factory building. The 

Architect (Serie Architect) tried to keep the existing material and structure as it 

was. The intervention was applied in replacing the existing roof material with 

transparent material, allowing the light to penetrate to the main hall to create a 

dramatic industrial space. Using this existing building as a main anchor, the new 

programme was designed as a ‘frame’ surrounding it. The use of curvy shapes and 

contemporary materials created the contrast between the existing and the new 

building.
18

 

Caixa Forum 

Designed by Herzog de Meuron, this building is another example of adaptive reuse 

application, transforming an abandoned power station building in Madrid, Spain, 

into a vibrant art gallery. In this case, the architect used a radical approach by 

interfering with the top and underground of the existing building. As a solution for 

                                                        
18 Serie Architects, XTD Factory. www.serie.co.uk/Project/Hangzhou-XTD (Accessed January 27, 2012) 

   
Figure 2 - 3. XTD Factory. The existing factory building after and before 

the adaptive reuse 

 

 

Figure 2 - 4. XTD Factory. The intervention diagram. 
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the surrounding narrow street, the building base is separated from the street to 

achieve an inviting public plaza and entrance on the ground level.  

“…We began with a surgical operation, separating and removing the base and the 

parts of the building no longer needed. This opened a completely novel and 

spectacular perspective that simultaneously solved a number of problems posed by 

the site.” –Herzog de Meuron-
19

 

Technically, the approach is to insert an entirely new structure without changing 

the existing skin. The building is totally changed spatially. However, the heritage 

expression was achieved by retaining (and refurbishing) the existing brick wall, 

representing the early industrial age in Madrid. 

Le Fresnoy 

Le Fresnoy is the National Studio of Contemporary Art, located in Tourcoing, 

France, designed by Bernard Tschumi in 1991. To support installation and film 

projection activities, the building should contain dramatic and unpredictable 

spaces. The architectural intervention generates these spaces inbetween the old and 

the new roof. Meanwhile, the existing buildings are adaptively reused as exhibition 

space, library, restaurant, sound studio and accommodation for students. 

                                                        
19 Herzog de Meuron, Caixa Forum. www.arcspace.com/architects/herzog_meuron/caixa/caixa.html (accessed January 27, 2012) 

   
Figure 2 - 5. Caixa Forum after the adaptive reuse 

 

 
Figure 2 - 6. Caixa Forum before the adaptive reuse. 
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In contrast with the former precedent, the architectural concept of this building is 

‘boxes inside the box’
20

, which covers the existing building with the new structure 

and envelope in a different language.  

 

 

 

 

 

 

 

 

 

 

 
 

                                                        
20 Bernard Tschumi, Le Fresnoy. www.tschumi.com/project/14/ (accessed January 27, 2012) 

 
Figure 2 - 7. Le Fresnoy, the secondary roof and circulation system 

intervention. View 1. 

 
Figure 2 - 8. Le Fresnoy, the secondary roof and circulation system 

intervention. View 2. 
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3. The Idea of ‘Organic’ 

 

 

Overview 

‘Organic’ is not an unfamiliar term nowadays. In the middle of globalisation and a 

population boom, a back-to-nature attitude seems to be the right option, in order to 

prevent global warming and maintain sustainability in every aspect of human 

living. This chapter discusses organic in general, organic in architecture, and 

investigates the correlation between organic and adaptive reuse in architectural 

transformation.  

The use of organic terms can be applied to every aspect of how nature works. 

Being organic means being respectful to nature and also being sustainable. 

Therefore, it is necessary to understand the fundamental relationship between the 

concepts of organic and sustainability.  
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Organic in general means everything that relates to, or derives from, living plants 

and animals.
21

 The term organic is commonly used to define the process of natural 

growth free from outside interventions (for instance, organic foods are free from 

pesticides and chemical fertilizers). Nevertheless, it is also not uncommon to use 

the term to describe the materials that can be naturally composted and/or recycled 

to become new valuable materials. In architecture, there are several perceptions of 

the idea of organic. 

Organic Architecture  

In architectural knowledge, ‘organic’ is not a new term at all. The idea of organic 

architecture was first articulated by Louis Sullivan and generated by Frank Lloyd 

Wright in 1939. 

“Architecture is the great living creative spirit from generation to generation, from 

age to age, that proceeds, persists, creates, according to the nature of humans and 

their circumstances, as they both change.
22

 So-called organic architecture is not 

mere aesthetics, nor cult, nor fashion, but an actual movement based upon a 

                                                        
21 The American Heritage, Dictionary of the English Language, 4

th
 ed. (Boston, MA: Houghton Mifflin Company, 2000) 

22 Frank Lloyd Wright, An Organic Architecture: The Architecture of Democracy, (Aldershot, Hants: Lund Humphries, 1970). 44 

 
Figure 3 - 1. Falling Water by Frank Lloyd Wright. Some example of 

‘organic architecture’ concept application. 
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profound idea of a new integrity of human life, wherein art, religion and science 

are one form and function”.
23

  

Wright’s interpretation of organic architecture is not to imitate or represent nature 

to appear visually in the building style or form. Instead, organic architecture is a 

reinterpretation of nature’s principles adopted in the design process.
 
A building is a 

product of its place and its time. Therefore it should grow naturally from the 

inside, rather than imposing the site from the outside. The core of this ideology is 

the belief that architecture has an inherent relationship with both its site and its 

time.  

Wright’s philosophy of organic architecture is an eternal concept inherent in the 

architectural design process. It is not something that can change along with the 

changes of human ideology and paradigm, as can be seen in the transition of 

classicism to modernism to post-modernism and so on, each tending to neglect the 

previous style. The change of ideology itself is a part of human thinking as an 

intelligent species. Organic architecture is a concept that will embrace every 

change of human life. 

In contrast to Wright’s view, there exists another view in design knowledge using 

the term ‘organic’. The rise of technology and the boredom towards modernism 

                                                        
23 Wright, An Organic Architecture. 47 

 
Figure 3 - 2. Zaha Hadid’s Nuragic and Contemporary Art Museum. Some 

example of architecture representing organic form. 
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have generated a new meaning of ‘organic’ in architecture. The rectilinear and 

orthogonal shapes, as a reflection of industrial age, are considered to no longer fit 

with nature which flows more dynamically. This perspective is also supported by 

several scientific ideas such as Chaos theory and Gaia theory, which describe the 

living earth, its unpredictable and dynamic process.
24

 

This new perspective can also be seen as a re-interpretation of the feminization of 

society (rebalancing the feminine), which is an old concept appearing in Etruscan, 

Minoan and ancient Greek cultures.
25

 The design approach generates curvy, fluid, 

amoeboid and unpredictable forms and spaces as a result. These types of forms can 

also be seen as the opposite of the masculine, represented by rectangular and 

orthogonal forms. This perspective seems to be leading architecture to a new 

fashion as it tends to represent nature and uses natural metaphors to generate a new 

style of architectural form. 

 

 

 

                                                        
24 David Pearson, The New Organic Architecture: The Breaking Wave, (London: Gaia Books Limited, 2001). 8 
25 Ibid.  
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With regard to the sustainability issue, it is also important to acknowledge that the 

organic in architecture can also be perceived from its ability to reduce the usage of 

energy, water and electricity, using environmentally friendly materials and 

providing a proper recycling system in order to maintain sustainability. It sounds 

more technical, but consideration of these factors could be a basic concept of 

architectural design process and should obviously appear in the visual result, as 

figure 3-3
26

.  

The idea of organic is a very wide topic and it is inevitable that new perspectives 

and interpretations will occur from time to time. The aim of organic is to embrace 

nature, be a part of nature, be inspired by nature, protect nature, and somehow, 

represent or reflect nature. Whatever the interpretations are, nature will always be a 

key word of the organic concept, which leads us to be conscious that we are just a 

small part of the big picture of nature. Therefore, people, or in this case, 

architecture, should not build against natural phenomena, but rather respect and 

follow it. 

                                                        
26 Ryszard Rychicki, Rain Collector Skyscraper, http://www.designboom.com/weblog/cat/9/view/9436/rain-collector-skyscraper.html (accessed October 18, 2011) 

 
Figure 3 - 3 Capture The Rain Skyscraper by Ryszard Rychicki and 

Agnieszka Nowak. Some example of green architecture building. Using 

rain capture to collect rain water as the main water supply and use that 

system as dominant architectural gesture. 
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Correlation Between Organic Concept and Adaptive Reuse 

The objective of this research is to investigate and demonstrate the adaptive reuse 

process of heritage buildings, involving its urban environment phenomenon. It is, 

therefore, important to identify the correlation between the idea of organic and 

adaptive reuse. 

According to the previous chapter, adaptive reuse might be perceived as a tool of 

architecture to preserve the value of a building. This perception is generated from 

the fact that an architectural object belongs to its period. It is the product of all 

sorts of factors – social, economic, scientific, technical and ethnological
27

 of the 

particular period when the building was created. In other words, the architectural 

object is inseparable from its origin. But it is also important to see the architectural 

object as a ‘being’ that grows and changes with its own character and its 

continuing life beyond the fact of its origin, period of its birth and the styles to 

which it belongs.
28

 As well as a tool of preservation, adaptive reuse can be 

perceived as a reaction of a building in responding to its environment. In defining 

the correlation between organic concept and adaptive reuse, the approach is to 

recognize a point of view to perceive a building as an organism. Not a machine, 

nor artwork, but a living being with all the inherent characteristics and abilities to 

                                                        
27 Sigfried Gideon, Space, Time and Architecture: The Growth of a New Tradition. (Cambridge, MA: Harvard University Press, 2002). 19 
28 Ibid. 20 
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preserve its sustainability and existence in a dynamic change of urban 

environment. 

Transformation 

Every natural object and organism is always experiencing physical transformation 

from one shape to another. The transformation could be radical, as when a 

caterpillar becomes a chrysalis and finally transforms into a butterfly. Otherwise, it 

could be showing a natural growth, for instance, a toddler becomes an adult then 

an elder. Unlike reincarnation, everything that experiences transformation still has 

its inherent characteristic. In other words, they physically change but do not 

become something/someone else. 

The adaptive reuse process, however, changes both the visual and spatial 

appearance of the building, either it is radical or not. But since its main idea is 

reusing the existing space for another purpose, the characteristic and identity that 

inherently reside within the existing building still remain.  

Evolution 

Evolution is one of the tendencies of a living creature. The ability of an organism 

to adaptively change with the environment will enable it to survive. All natural 

creatures are transforming, but not all of them are capable of evolving. If an 

organism failed to evolve towards its environment, it might be time for that 
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organism to vanish. “It is not the strongest of the species that survives, nor the 

most intelligent that survives. It is the one that is the most adaptable to change”.
29

  

It is necessary to see adaptive reuse as a result of evolution, as it happens because 

of new social demands and is forced by urban redevelopment phenomena. When a 

building no longer meets those demands, demolition and replacement might be 

considered as an appropriate action. In other words, the building fails to evolve. 

Decay 

Using the metaphor of organism, a building transformation can be perceived as a 

lifecycle process, since it is built, used, and abandoned or demolished. In the phase 

of decay (abandoned or demolished), it is necessary to consider a building to be 

‘composted’ in an architectural manner. The process of composting in the organic 

lifecycle can be perceived as a reuse process in architecture, either it is material or 

can be functionally reused. Recycling material from a demolished building, or 

adaptively reusing an unoccupied building with a new building programme, could 

earn economic and environmental benefits. In the perspective of the organic 

concept, it can be perceived as a regeneration episode of a building’s lifecycle. 

                                                        
29 Charles Darwin, Quotes, http://www.brainyquote.com/quotes/quotes/c/charlesdar163116.html (accessed October 21, 2011) 
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4. Site and Context 

 

 

 

 

Overview 

Since both organic architecture and adaptive reuse have a significant relationship 

with evolution and transformation, it is necessary to choose the appropriate site 

which could demonstrate the process of those phenomena. Firstly, the site has to be 

able to demonstrate the adaptive reuse process. Either it is a preservation building 

or it is not. An existing building is a fundamental aspect to be involved in this 

project. Secondly, the urban situation where the site is located has to indicate a 

process of changing. Therefore, this condition can be seen as a trigger for the site 

to evolve. 

 

To simplify data collection, the site chosen for this project is in Auckland City. As 

the biggest city in New Zealand, Auckland has been undertaking large 

developments. 

 

 

 

  
Figure 4 - 1. Victoria Park Market seen from Victoria Park. 

 (Photograph taken on March 21, 2011) 
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The site and building chosen for this project is the Victoria Park Market block 

(including the carpark building) in Freeman’s Bay, considering the following 

aspects: 

 The existing building is a heritage building. The main building is 

classified as category B, and the chimney classified as category A. 

 Progressive urban development happening around the site, such as 

Wynyard Quarter redevelopment, Rhubarb Lane, Victoria Tunnel and 

CBD transportation improvement. 

 The strategic location of the site, located close to many amenities and 

important urban nodes in Auckland. 

 Site and surrounding area transformation history, which has been 

happening since the 1900s in terms of topography, zoning and 

population. 

 The culture of adaptive reuse that occurred in several small and big 

scale buildings in Freeman’s Bay such as The Birdcage (Rob Roy 

Hotel), Campbell Kindergarten and The Drake Tavern. 

  

Victoria Park Market has transformed once, from an industrial into a commercial 

function in 1972. Therefore, this project will be considered the second 

transformation of the site and building. 
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History  

Freeman’s Bay area, which was the first settlement in Auckland, established in 

1840, is one of many important historical areas in Auckland. It contained the 

remains of an earlier Maori settlement and became a European settlement later. 

Soon after the capital had been moved to Tamaki Isthmus, the plan for Freeman’s 

Bay development was suspended. By the early 1850s, the bay was developing an 

industrial character, with sawyers, brickmakers and boatbuilders operating along 

the water’s edge. The landscape of the bay changed in 1871, following the 

constitution of Auckland Harbour Board. In 1885, further reclamation of 

Freeman’s Bay began. 

The area between Drake and Victoria Streets was filled-in in 1886. Finally, by 

1901, the land that would soon become Victoria Park was reclaimed. Currently 

Victoria Park is listed as one of the Maori heritage areas on the Auckland City 

Council’s district plan. 

The population was growing rapidly at that time and this condition was leading 

Freeman’s Bay to the issue of rubbish. There was a disease called Bubonic Plague’ 

which was caused by piles of the rubbish. At that time people dumped their 

rubbish in their own backyard, because the city had no proper disposal system. 

This plague was also to become a serious issue in Europe in the late 14
th
 century, 

 
Figure 4 - 2 Freeman’s Bay original map. The previous outline of 

Freeman’s Bay coastline. 
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which caused a 30 – 60% decrease of the human population. This phenomenon 

was known as ‘The Black Death’. 

In order to solve the problem, the City Council built an industrial building opposite 

Victoria Park, called The Destructor (this is known as Victoria Park Market at 

present). It provided a disposal system by burning the rubbish. The Destructor was 

officially opened in 1905, parallel with the opening of Victoria Park. This building 

had successfully solved the problem and had saved the population in Freeman’s 

Bay. In 1908, the Destructor was upgraded and became more complex as an 

industrial building. The boiler room, generator room and battery house were added 

and it began generating electricity for the whole area of Queen Street. The capacity 

of the building was becoming greater all the time in terms of industrial activity. 

For instance, in 1910 the Destructor had reached the disposal of 10,000 tons of 

rubbish per year.
30

 

Ironically, this condition led to a sharp decline in population between 1926 and 

1971.
31

 People could not deal with the noise and pollution caused by the Destructor 

and other industrial programmes along the coastline. Therefore, many of the 

settlers left Freeman’s Bay. 

 

Finally, in 1971, the Destructor was officially shut down. A new system of 

                                                        
30 Victoria Park_Reclamation. www.archaeopedia.com/wiki/index.php?title=Victoria_Park (accessed September 11, 2011) 
31 Auckland City Council Town Planning Division, Freeman’s Bay: Reclamation, Designation and Its Implications. (Auckland: The Council, 1972). 8 

 
Figure 4 – 3. The Destructor (1905 – 1971) 

 
Figure 4 – 4. Victoria Park Market (1971 – 2011) 
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disposal had been invented and replaced the old function (the Destructor), and was 

located in a proper industrial area, which was definitely far from the settlement 

area. The old Destructor building still remained and the council claimed that 

building as one of several important heritage buildings in Freeman’s Bay. 

In 1972, the first transformation of the Destructor began. Victoria Park Market 

replaced the Destructor. This first transformation changed the building from an 

industrial to a commercial function, and showed its success in the early period 

since it was opened, in terms of variety of activity and numbers of visitors. 

Along with the development of Victoria Park Market, the population in Freeman’s 

Bay had gradually increased. At present, however, there is still a contradiction 

between people movement and building performance. In a centre of high 

population, Victoria Park Market does not show a good performance in the 

commercial scope, as the undeveloped conditions are obviously detected in this 

building. This can be seen by the smaller number of people visiting, the number of 

abandoned shops and retails, and also the low maintenance condition of several 

parts of the building. 

 

Topography 

Victoria Park Market is standing in a linear site in an east-west direction. It is 

located inbetween two different street levels, Victoria Street and Drake Street, 

which have significant characteristics. Victoria Street is a flat street, approximately 

26 metres wide. Meanwhile, Drake Street is a narrow street (8 metres wide), which 

 

Figure 4 – 5. Population Diagram. Showing the degradation of settlement 

population in Freeman’s Bay between 1926 to 1971. 
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has sloppy topography. The maximum height difference from Victoria Street and 

Drake Street is approximately 10 metres. 

 

Traffic 

Victoria Street is one of the busiest streets in Auckland CBD with a heavy traffic 

conditions at particular hours, while Drake Street is not as busy and is more 

comfortable for pedestrians. 

 

Amenities 

As it is located near the CBD area, Victoria Park Market is supported by several 

amenities, such as: supermarket, fitness centre, cafes, bars, restaurants, 

shops/retails, offices and carparks. 

 

Transportation & Pedestrian Facilities 

As it is located in the city centre, the accessibility of the site is perceived to be 

adequate. 

Pedestrian walkways: 2.5 to 4 metre walkways for pedestrians surround the site. 

Unfortunately, the heavy traffic situation on Victoria Street became a barrier for 

people crossing from the site to the north (Wynyard Quarter). 

Railway: No railway passes through the site at present. However, according to the 

City Council’s plan, a CBD rail track will operate in the future. This track is a loop 

track running from Britomart, Aotea Square and K-Road. The proposed location of 

 

 
Figure 4 - 6. Victoria Street traffic condition taken at peak hour. 

 
Figure 4 - 7. Drake Street traffic condition taken at the same time. 
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Aotea train station is between Mayoral Drive and Wellesley Street. This will have 

a positive impact on the site in terms of accessibility. 

Highway: Motorway and Victoria Park Tunnel (under construction) connecting 

Freemans Bay to the North Shore area. 

Mass Transit System: Several buses run via Victoria Street and Fanshawe Street. 

At Victoria Street, bus stops are provided approximately 10 metres from the site’s 

existing entrance and also on the opposite side of the road. 

 

Building and Site (Existing) 

The site area, including the carpark, is approximately 8,500 square metres. It 

consists of several heritage and non-heritage features that become a major 

consideration in this project. As it located near the CBD area, the Victoria Park 

Market building was designed with aesthetic considerations, even as an industrial 

building. There are many Victorian architectural details worth being preserved. 

However, the existing site has been revitalized from industrial into a market, 

therefore there are several ‘second generation’ buildings and interventions 

remaining.  

The original existing (first generation) buildings on the site consist of: Chimney, 

depot, destructor buildings, generator buildings, stables and battery building. 

Meanwhile, the second generation buildings can be perceived as: The concrete 

 
Figure 4 - 8. The original existing buildings (the Destructor) key plan. 

 
Figure 4 - 9. The second generation existing buildings key plan. 
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deck connecting the stable to the generator buildings; ramp between the stables 

connecting the site to Drake Street; minor changes on the generator and battery 

buildings facade; depot roofing and the carpark building. 

As mentioned earlier, Victoria Park Market is presently being revitalised by adding 

80 new shops, restaurants and cafes.
32

  

The Chimney 

Since the Destructor was shut down, the chimney that used to be the rubbish 

smoke circulation chamber is no longer used. However, it remains as an iconic 

monument on the site. It becomes more interesting as it is standing on the same 

axis as the Sky Tower. 

The chimney was constructed with bricks, which have been strengthened from the 

inside to prevent damage. The height is approximately 42.5 metres, which makes 

this the tallest building on the site. This chimney was the only feature on the site 

classified as category A, which means it cannot be interfered with at all. 

 

 

 

 

 

                                                        
32 Anne Gibson, “Victoria Park Market Ready Again After $20m Revamp”. The New Zealand Herald, Thursday October 6, 2011. Sec. business 

http://www.nzherald.co.nz/business/news/article.cfm?c_id=3&objectid=10756862 (accessed October 15, 2011) 

 
Figure 4 - 10. The chimney. The most Iconic heritage feature on the 

site. 

 



‘ORGANIC’ GROWTH 42 

 

The Depot 

The depot stands along the north section of the site. This building wall is obviously 

visible from Victoria Street and becomes one of the most iconic features of the 

site. The existing main entry to the site is also located at a point on this wall. This 

building is occupied by several shops and retails, selling souvenirs, clothing and 

foods at present (before the actual revitalisation). 

 

The Destructor  

The Destructor building is situated on the north-western side of the site. It is a two 

and a half storey building that remains unoccupied at observation time (before the 

actual revitalisation). Both levels can be accessed from two different streets 

(Victoria Street and Drake Street). The Destructor consists of several unique 

architectural details, especially the gable roof which is significant in defining the 

Victoria Park Market characteristic.  

 

 
Figure 4 - 11. Existing main entry at the Depot facing Victoria Street. 

 
Figure 4 - 12. The Destructor building, seen from Drake Street. 
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The Generator 

The generator buildings, which consist of east and west generators, are located 

beside the Destructor. Major changes and interventions of the facade have been 

done on these buildings, especially at the north elevation. There are two main 

accesses to these buildings: the Drake Street access connects to the La Zappa 

restaurant which occupies the second level of the present buildings, and the 

Victoria Street access connects to the retail on the ground floor. 

 

The Stables 

The stables are twin buildings, east and west stables, located on the east part of the 

site. Like earlier buildings, these two and a half storey buildings can also be 

accessed from the top level of Drake Street and the ground level of Victoria Street. 

The stables play an important role in the site since they are quite visible from the 

main street (Victoria Street). At present, the ground level of these buildings is 

being used for souvenir shops, while the second and top levels remain unoccupied. 

 

The Battery 

The battery building is a small scale single storey building attached to the east 

generator building. The front elevation facade of this building has mostly been 

changed. Before the actual revitalisation, it was used for retail and has been 

extended by attaching new mass to the building. 

 

 
Figure 4 - 13. Generator. The new north elevation. Replacement of 

brick facade by wooden facade.  

 

 
Figure 4 - 14. The stables top level, seen from Drake Street (taken 

before the actual revitalization). 
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The Concrete Decking 

The concrete deck connecting the west stable to east generator building is 

perceived as a second transformation of the existing building as it was built since 

the Destructor changed to Victoria Park Market. This deck used to be a rooftop 

terrace, with several tables where people could eat and relax while enjoying the 

view to the chimney. This function no longer survives. At present, this deck is 

more likely to be used as a shelter for the retails underneath. 

 

The Ramp 

The ramp located between the stable buildings provides access from Drake Street 

to the site. However, the location of this ramp does not seem to be the best position 

due to the narrow spaces on either side of the ramp. 

 

The Carpark 

The four storey carpark building situated on the east side is, technically, not a part 

of the site. But since it is located in the same block and its function is to cover the 

vehicles of visitors to Victoria Park Market, it is appropriate to include it as part of 

the site. This carpark building provides another entrance from the east, which has 

the potential to receive pedestrian movement from the CBD. Unfortunately, the 

existing condition of this building shows the lack of maintenance. 

 

   
Figure 4 - 15. The concrete deck. 

 

 
Figure 4 - 16. The Ramp. Site entrance from Drake Street. 
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Following the local regulations of preservation, major intervention to the original 

building must be avoided. Meanwhile, separate from those regulations, it is a 

challenge to make a decision regarding the first transformation interventions and 

whether these should be retained, renovated or replaced, considering its benefits, 

potential and disadvantages. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 4 - 17. The undeveloped condition of the existing carpark 

building 

 

 
Figure 4 - 18. Carpark building east entrance, The easiest access for 

pedestrians from the CBD to the site. 
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Context 

 

There are several urban development plans happening around the site. This 

condition is perceived as an opportunity and a trigger to force the renewal of 

Victoria Park Market.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 4 – 19 The Urban Development Nodes Around the Site. 
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CBD 

"In the next 10 years Auckland's CBD will grow and consolidate its international 

reputation as one of the world's most vibrant and dynamic business and cultural 

centres."
33

  

As the ‘heart’ of Auckland City, the CBD definitely plays a significant role in 

delivering movement to the site. The development plan of the Auckland CBD 

began in the period 2004 – 2007 and is being implemented during 2008 – 2011. 

The implementation focuses on the business sector, quality of urban environment, 

education and tourism, including local heritage and the waterfront area.
34

 

Victoria Quarter also becomes a concern of this development. The existing 

situation of the area is dominated by poor quality buildings, and, with less sense of 

community, becomes unattractive for pedestrians. Moreover, busy traffic 

conditions and the motorway are considered as barriers. As a part of the plan, 

therefore, public spaces such as parks, squares and plazas are proposed around this 

area, as well as advancement of pedestrian facilities between the CBD, Freeman’s 

Bay and College Hill, and the area between the Viaduct Harbour and Victoria 

Park.
35

 This is also to be followed by an improvement of the public transport 

                                                        
33 Auckland City Council, “CBD Into the Future”, Action Plan 2004 - 2007. (Auckland: The Council, 2004), 3-5 

www.aucklandcity.govt.nz/council/documents/cbdstrategy/default.asp (accessed February 24, 2012) 
34 Ibid. 

     
Figure 4 - 20. Auckland CBD view from the north 

 

 
Figure 4 - 21. Auckland CBD view from Queen Street 
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system. 

Viaduct Harbour 

Although it has no direct connection to the site, Viaduct Harbour is considered to 

be an important node, with the potential to deliver pedestrian movement via the 

CBD and Wynyard Quarter. There is no doubt that Viaduct Harbour is the brand of 

Auckland City that will become the most famous Auckland tourism destination 

and a place of high class residential and hospitality. 

The opportunity for further development has been included in the CBD Future 

Development Plan Waterfront Section. The implementation reactivated the 

connection between Viaduct Harbour and Wynyard Quarter by building the Te 

Wero Bridge for pedestrians to cross over. 

 

 

 

 

                                                                                                                                                                                                                                                                           
35 Auckland City Council, “City of Auckland – District Plan Central Area Section”, Operative 2004. Update 06/09/2011 (Auckland: The Council, 2011) 

www.aucklandcity.govt.nz (accessed February 24, 2012) 

 
Figure 4 - 22. Pedestrian space on Viaduct Harbour 

 

 
Figure 4 - 23. Viaduct Harbour. 
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Wynyard Quarter 

Auckland City Council has generated urban revitalization for the Wynyard 

Quarter, which transformed the Tank Farm from an industrial zone into residential, 

commercial and public spaces. The project, called Sea + City, was started in late 

2009 and is expected to be completed in 2014.
36

 The revitalization will be 

supported by the enhancement of infrastructure and public transportation 

including: 

-  The iconic Te Wero Bridge development which creates direct pedestrian access 

from the Viaduct Harbour to the Wynyard Quarter 

-  A new free bus runs from K-Road, Queen Street, Britomart to Wynyard Quarter 

-  A new tram loop as a tourist facility 

-  Extension of underground train line continues from Britomart
37

 

-  Commuter ferry and water taxi stops on North Wharf
38

 

-  A Wynyard Quarter carpark to accommodate private vehicles. 

                                                        
36 Auckland Waterfront, Sea + City, www.waterfrontauckland.co.nz/Areas/Wynyard-Quarter.aspx (accessed May 28, 2011) 
37 Auckland City Council, “Draft CBD Waterfront Masterplan”, Masterplan Areas. (Auckland: The Council, 2007). 30 

http://www.aucklandcity.govt.nz/council/documents/cbdwaterfront/pdfs/wynyardquart.pdf (accessed February  24, 2012) 
38 Ibid. 

 
Figure 4 - 24.Wynyard Quarter Development, Artist impression. 

 

 
Figure 4 - 25. Wynyard Quarter Green belt connection. 
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Wynyard Quarter was located approximately 750 metres to the north of the site 

and can be accessed via Victoria Park. According to the master plan shown on 

figure 4 - 25, a ‘green belt’ pedestrian pathway is proposed, connecting Victoria 

Park to Wynyard Quarter. This situation will provide the opportunity to continue 

people movement from and to the site. Moreover, the free bus runs from Wynyard 

Quarter to K-Road are running through Fanshawe Street and Victoria Park. 

 

Freeman’s Bay and Ponsonby 

As the first settlement area in Auckland, Freeman’s Bay has a high number of 

heritage buildings, including Victoria Park Market. Many of these have been 

reused as residential, offices, restaurants and bars.  

In Freeman’s Bay, adaptive reuse, perceived as an architectural culture, creates a 

unique urban typology. Therefore, as one of the most iconic heritage buildings in 

Freeman’s Bay, the Victoria Park Market revitalization should become a trigger to 

enhance the visibility of this typology. 

Ponsonby Road, however, is one of the most famous roads in Auckland. The 

unique building typology along the road and growth of business and small-scale 

fashion and food industries, creates a vibrant sense of community. Therefore, this 

road is perceived as an important corridor to Victoria Park Market. 

 

 
Figure 4 - 26. Ponsonby Road 

 

 
Figure 4 - 27. The BirdCage. Some of the famous heritage buildings in 

Freeman’s Bay. 
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Rhubarb Lane 

Rhubarb Lane is a mixed-use project located at Nelson Street on the CBD fringe, 

and contains residential and commercial programmes. The lane runs off Sale 

Street, close to the south-east corner of Victoria Park, and will be anchored at its 

far end by a boutique hotel with restaurants and bars at ground level, four storey 

hotel accommodation, and nine storey apartments.
39

 The project consists of six 

mixed-use commercial/residential buildings, which between them will provide a 

total of 100 individual units. This development will provide an opportunity to 

deliver more people to Victoria Park Market. 

 

 

 

 

 

 

 

 

                                                        
39 Press Release: Brookfield Multiplex,“Rhubarb Lane Set to Redefine Auckland’s CBD”. Scoop Independent News. Monday, April 12, 2010. Sec business 

http://www.scoop.co.nz/stories/BU1004/S00228.htm (accessed August 18, 2011) 

 
Figure 4 - 28. Rhubarb Lane, artist impression. 
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Rob Roy Plaza 

The new Victoria Park Tunnel will create direct access from Victoria Quarter to 

the North Shore. This project began construction in late 2009 and is due to be 

completed in March 2012. The Victoria Park Tunnel project will increase the 

vehicle carrying capacity over the 2.2 km of State Highway 1 between the 

Wellington Street overbridge and the Auckland Harbour Bridge.
40

 

The tunnel development is perceived as a necessary catalyst for this research 

project, considering its location. The tunnelling will take place underneath both the 

motorway and the Bird Cage (Rob Roy Hotel) situated on the western site.  

As an implementation of the CBD development plan in the Victoria Quarter sector, 

this project will also include development of a new pedestrian area surrounding the 

Bird Cage, to enhance the sense of community and create a vibrant public space 

for pedestrians.  

Figure 4 - 29. The Rob Roy Plaza.
41

Presentation drawing of the  

future plan of the plaza and pedestrian space around Rob Roy Hotel,  

following the major project, Victoria Park Tunnel.   

 

                                                        
40 New Zealand Transport Agency, Victoria Park Tunnel (Auckland: NZTA, 2009) www.nzta.govt.nz/projects/victoria-park-tunnel/overview.html (accessed August 19, 

2011) 
41 New Zealand Transport Agency, The Rob Roy Plaza (Auckland: NZTA, 2009) http://210.48.109.8/projects/victoria-park-tunnel/docs/rob-roy-plaza.pdf (accessed August 

19, 2011) 
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5. Programme 

 

 

 

Overview 

Since the main idea of the research is organic and adaptive reuse, it is necessary to 

define a building function that has a significant connection with them. Adaptive 

reuse is about preserving the locality and organic is about respecting nature. It is 

necessary to connect those ideas to define the theme of the new programme for this 

project. The proposed programme is Horticulture Central, considered for 

following reasons: 

 

- Horticulture and farm products in New Zealand are one of its best local 

commodities, well known around the world. Providing a place that could 

accommodate the activities of farming could promote and enhance the value of 

local commodities and represents the branding of New Zealand. 

- A combination of heritage building and organic culture could bring a new 

theme to the previous market, which could provide a unique culture in the 

middle of the Auckland CBD environment. 
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The initial intention of this programme is to introduce, demonstrate and promote 

urban farming to the public, by providing spaces that can accommodate activities 

related to organic themes and can inspire people to adopt the organic concept in 

their daily living.  

The proposed programme includes farmer’s market, apartments, community farms, 

convention and exhibition hall, cooking school, restaurants and retail.  

 

Programme Priorities 

The proposed building programme consists of several functions: production, 

trading, exhibition & education and accommodation, in order to promote and 

demonstrate the idea of urban farming.  

 

Production 

Although it is not a big scale production, it is necessary to demonstrate how to 

produce fresh food from the farm, organic cooking and organic fertilizer. 

 

Trading 

Commercial programmes are provided to bring people to the site and make the site 

more active. As discussed in the previous section, a farmers’ market has been 

chosen as the primary programme for the project.  
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Exhibition and Education 

Urban farming is not a new system. The concept of a city farm has been developed 

since the age of Inca Empire in 1450.
42

 However, not many people realize how 

important it is for sustainability, due to the lack of publication and facilities. 

Exhibition and education are, therefore, important to educate and demonstrate to 

the public how to farm, cook the products and compost the waste.  

 

Accommodation 

Urban farming would be very successful if each house in the city could produce its 

own fruit and vegetables for daily living. Therefore, it is necessary to demonstrate 

how the farm could be applied, particularly in medium density housing.  

 

Urban Farming 

One of the biggest problems regarding sustainability is the production and 

transport of food. Carbon released from modern industrial agriculture and food 

imports are a significant problem.
43

 Due to this issue, urban farming has developed 

in many countries around the world. The aims of urban farming can be described 

as: 

                                                        
42 Urban Farming, http://en.wikipedia.org/wiki/Urban_agriculture 
43 Mike Wells, Fleur Timmer, Alistair Carr, Understanding Drivers and Setting Targets for Biodiversity in Urban Green Design. Quoted in Ken Yeang and Arthur Spector, 

Green Design: From Theory to Practice. (London, UK: Black Dog Publishing, 2009). 14 
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-   Reducing time, cost and energy used for distributing farm products from the 

rural to the city, in order to keep the freshness of the products and maintain a 

sustainable lifestyle. 

-   Reusing the neglected spaces in the urban environment to become more 

productive and valuable. 

-   Generating natural and healthy living, as well as enhancing the local 

commodities. 

 

Outdoor Farms 

Urban farming normally uses outdoor spaces, such as unoccupied land in the city 

or building rooftops, to become a temporary or permanent farm. This creates a 

productive open space in the middle of the urban situation. The disadvantages of 

this system are: 

-  Dependence on the growing season 

-  Low security and protection 

 

Indoor Farms 

Global warming issues and increases in population have recently become more 

significant. They affect all aspects of human life, including the farming sector. 

WHO and the Population Council have estimated that by the year 2050, the 

 
Figure 5 - 1. Vertical indoor farming. The illustration. 
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number of people on earth will reach 8.6 billion.
44

 This means that the use of fossil 

fuels will increase and this condition will become a trigger for extreme climate 

changes, which addresses the decrease in food productivity. If we continue with 

our current food producing strategies, the human population will face a dangerous 

issue. 

Indoor farming can be applied in urban living by reusing a room or building to 

become a greenhouse. This system might entail an extra cost for greenhouse 

installation, but has its own benefits as it is not dependent on the growing season 

and is more secure. 

In Auckland, community farms and gardens are a growing movement. There are 

more than 50 places spread around Auckland’s urban and suburban areas that have 

been used for this activity.
45

  

The main problem of urban farming is the limited space available in the city. 

Meanwhile, conventional farming systems which use soil require a large space. 

Fortunately, the advancement of farming has developed new ways of maximizing 

both quantity and quality of urban farming products. 

 

 

 

                                                        
44 Dickson Despommer, The Vertical Farm: Feeding the World in the 21

st
 Century. (London: Thomas Dunne Book/st. Martin’s Press). 38 

45 Weekend Herald. Saturday, November 5, 2011. 12 
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Hydroponics 

Hydroponics is a system where plants are grown in nutrient water which has been 

enriched with minerals in order to optimize yield and the quality of the products.
46

 

No soil is needed for this system, so the plant roots will grow smaller than the 

plants growing in soil and will create more efficient farming space. This system 

also can reduce caring time, so the grower can be away for longer periods without 

worrying about watering their plants.
47

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                        
46 Despommer, The Vertical Farm: Feeding the World in the 21

st
 Century. 139 

47 Benefits of Using Hydroponic to Farm or Garden, www.northernaquafarms.com/soillessfarming.html (accessed October 10, 2011) 

   
Figure 5 - 2. Hydroponic farming system. 

 

 
Figure 5 – 3. Hydroponic farming system 
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Aeroponics 

Aeroponics is the application of a fine mist of water laden with plant nutrients onto 

the root system and uses 70% less water than hydroponics.
48

 This system uses an 

internal micro jet spray which sprays the roots with a high pressure mist containing 

nutrients. Unlike hydroponics, the roots in aeroponic systems have no contact with 

any media, they are exposed to more oxygen, and therefore the plants tend to grow 

faster.
49

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                        
48 Despommer, The Vertical Farm: Feeding the World in the 21

st
 Century. 145 

49 Aeroponic_Benefits and Disadvantages, www.gardeningsite.com/aeroponics/aeroponics-benefits-and-disadvantages/ (accessed October 10, 2011) 

 
Figure 5 – 4. Some example of Aeroponic Farming System 

 

 

Figure 5 – 5 Aeroponic Instalation Diagram.  
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Vermicomposting Digester 

Recycling and composting also play an important role in organic culture. There are 

many types of composting methods and technologies. Vermicomposting digester, 

or worm bed, is considered to be one of the most simple systems which can be 

installed easily in daily living. It is a recycling system using red worms as the 

digester, composting food scraps and organic rubbish, to become nutrient-rich 

castings that are used as soil supplements.
50

  

 

 

 

 

 

 

 

 

 

 

 

                                                        
50 Composting Methods and Technologies www.cool2012.com/tools/technologies (accessed March 3, 2012) 

 

Figure 5 – 6. CSRPlus Organic Waste Recycling. Some example of 

Vermicomposting Digester.  
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Farmers’ Market 

A farmers’ market is considered as a primary programme to deliver the farm 

products and foods to the public, and is also considered to become a representation 

of Auckland farmers’ commodities. 

 

The value of a farmers’ market, rather than a supermarket, is the freshness and 

originality of the products. While supermarkets are prioritizing the quantity and 

efficiency of their products, a farmers’ market pays more attention to the products’ 

quality and freshness. The food products are healthier as they are free from 

pesticides and any chemical materials.  

 

The positive communication between producers and consumers will create a 

vibrant ambience, making the public space more active. When people come to a 

farmers’ market, they are not only doing a transaction, sometimes they also have 

positive communication with the vendors. The farmers who deliver the goods 

produced from their own backyard directly to the consumers will have a different 

spirit. The social relationship between the farmers and consumers will come in a 

more vibrant way, rather than the flat interaction in a supermarket.  

Spatial characteristics also play an important role in the uniqueness of a farmers’ 

market. The unorganized, chaotic and spontaneous characters are a representation 

of the freshness of their products. They are all showing the process of how the 

 
Figure 5 - 7. Queen Victoria Market, Melbourne, Australia. 
 

 
Figure 5 - 8. Covent Garden Market, London, UK 
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products are picked up from the farm. This situation would give a different and 

unique ambience for the consumers. 

 

More than 10 of the biggest farmers’ markets are spread around Auckland in a 

radius of 15 kilometres. The locations vary from rural to urban areas, but not many 

of them are permanent. In many big cities around the world, farmers’ markets are 

perceived as an important place to represent their local farm commodities, for 

instance: Covent Garden Market in London, Florence Market in Florence and 

Queen Victoria Market in Melbourne. As a big city, Auckland should have at least 

one central farmers’ market. According to the map (figure 5-9), Victoria Park 

Market, located in the city centre, could be the appropriate location. 

 

Programme Contents 

Ultimately, the specific building programme estimation needs to be developed to 

determine the total area needed to cover the entire programme effectively and see 

if they all fit to the existing buildings.  

 

 
Figure 5 - 9. Farmer’s market locations in Auckland. 
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The strategy is to define programme priorities, then describe the possible activities 

which might happen at each priority. Each activity requires a particular space, as 

shown in the red circle on the diagram
51

, where some spaces could accommodate 

more than one kind of activity and some not.  

Farmer’s market 

The farmers’ market proposed as the main programme in this project contains 

several parts:  

- Fruit and vegetables market 

- Temporary farmer’s market 

- Winery market 

- Dairy market 

- Meat and fish market 

 

The fruit and vegetables market could be owned and controlled by three different 

vendors: 

- The farmers, who have their own farms in other places and sell the products on 

the site 

- The institution, which runs the programme and produces goods from the site 

                                                        
51 Detail estimation area of each building programme described on appendix 2 

                   

 

Figure 5 – 10 Diagram of Activities and Estimation Programmes. 
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- The apartment tenants wanting to sell fresh products from their greenhouses to 

the public. 

Horticulture Gallery 

This is a tourism and educational facility, allowing the public to view the New 

Zealand horticultural collections, history and advancement. This programme 

consists of: 

- Hydroponic greenhouse 

- Aeroponic greenhouse 

- Outdoor and indoor experimental farms 

- Laboratory 

Public Kitchen and Cooking Class 

This programme is provided for monthly or annual cooking demonstrations or TV 

shows. If there is no such activity it can be used for cooking classes. 

  

Exhibition and Convention Hall 

These programmes provide facilities for seminars, symposia and temporary 

exhibitions. They can be rented by the public for particular occasions. 

 

Community Farm 

The site provides a couple of farms that are rented to the public. These spaces 

include lockers and security gates to secure the farm products. This programme is a 
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semi-public programme that can be accessed by the public for tourism and 

exhibition purposes. 

 

Visitors Centre 

This programme is proposed to provide information about the project, including 

maps, models, photographs, schedule of events etc. It consists of information 

centre/lobby, mini library and management office. 

 

Restaurants and Retail 

Restaurants, especially organic/healthy restaurants, are necessary to be included in 

this project to demonstrate and promote the good foods that can be purchased from 

the organic farms. Several spaces for retail are provided to complete the 

commercial purpose of the project. 

 

Apartments  

Eighteen units of medium density apartments of different types are provided for 

accommodation purposes. Each apartment unit has its own farm/greenhouse.  
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6. Design Strategies 

 

 

 

Overview 

In this chapter, the second transformation of Victoria Park Market will be 

demonstrated by architectural design strategies. The existing building is an 

organism that grows, transforms, evolves and decays according to, and affected by, 

nature. In this condition it is appropriate to perceive the urban revitalization as a 

natural phenomenon, causing the existing building to adaptively change according 

to the proposed building programme, a combination of several different 

programmes with varied spatial requirements. Design decisions were based on 

adaptive reuse and organic architecture principles. 
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Zone 

The proposed programme is not a single programme, rather it is a combination of 

several programmes with different privacy levels. Zone planning, therefore, 

became a crucial action in the design process. This action begins by identifying the 

most contrasting programme requirements in terms of privacy levels. Since a 

residential programme has been proposed in this project, the level of privacy is 

fundamental. It is necessary to create a distinction between the residential zone, 

which requires a high level of privacy, and the other zones. 

The zoning distinction has been set up by considering the traffic density and the 

noise level of the two main streets flanking the site, Victoria Street to the north and 

Drake Street to the south. As has been discussed in the site analysis chapter, the 

high level of traffic density and noise occurs mostly in Victoria Street at particular 

times, while Drake Street shows the opposite condition. This characteristic 

difference becomes a strong factor in determining the location of residential and 

the other zones. Drake Street has two intersections: The west intersection connects 

to Wellesley Street that is often busy and noisy at particular times, and the east 

intersection connects to Union Street and is a more quiet intersection. Therefore, 

the residential zones are located on this part of Drake Street. Perceived as a busy 

street, Victoria Street is considered as an appropriate direct access to public zones. 

Therefore, several commercial and public zones, including the farmers’ market as 

the main programme of this project, are located along this street.  
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According to the programme priorities and activity analysis, the next approach is 

to transfer the programmes into the site zone, as shown in figure 6 – 1. 

 

 

 

 

 

 

 

 

 

 

 

 
 

Figure 6 – 1 Zone Strategy.  
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Axis 

Although it is just an imaginary line, the axis of the site will form the spontaneous 

movement and interaction of people with the site. Perceived from its linear shape, 

the strongest axis of Victoria Park Market lies in an east-west direction.  

The existing chimney, which is located in the centre of the site, is a monumental 

feature that plays a significant role in marking the axis. As the tallest vertical 

element on the site, the chimney will generate an excellent gathering space around 

it. It becomes more interesting because the axis connects the chimney with another 

vertical element in the CBD - the Sky Tower. In other words, the site lies in a 

straight line connecting these two vertical elements. 

The idea is to stimulate the two important buildings on the western and eastern 

sites (the Birdcage on the west and the Drake Tavern on the east), as they are 

located on the axis line. This can be achieved by connecting the site to the Rob 

Roy Plaza, and developing a new pedestrian space which becomes a part of the 

Drake Tavern.  

This approach not only provides a catching point and access for pedestrian 

movement, but also enhances the performance of the Birdcage and the Drake 

Tavern as two of the most significant heritage buildings around the site. 

 

 
Figure 6 - 2. Chimney and Sky Tower, developing the main axis of the 

site 

 

 

Figure 6 - 3. East and West Pedestrian Nodes. East plaza (The Drake 

Tavern) was proposed as a response to west plaza (Rob Roy Plaza) 

development considering the axis 
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Threshold and Boundary 

The design strategy is to keep the space around the chimney as it is and use the 

axis as the main pedestrian east-west circulation through the site to the CBD. 

Unfortunately, the present condition of the site does not support this strategy. This 

can be seen by the following conditions: 

-   The position of the existing carpark building interferes with pedestrian 

movement to and from the CBD. 

-   The existing bridge and retail, which was part of the first transformation, 

restricts pedestrian space inside the site and also becomes a barrier for visual 

connection from the walkway to the chimney. 

-   The brick wall along Victoria Street is a part of the depot building, which is a 

heritage building. The wall plays a significant role in identifying Victoria Park 

Market, as it is quite visible from Victoria Street. On the other hand, it is a massive 

obstacle, which resists connectivity between the site and the public space outside 

the wall. 

By way of proposing design alternatives, it is necessary, first of all, to emphasize a 

distinction between the original buildings, considered to be heritage buildings that 

cannot be interfered with, and the first-transformation which is not a part of that 

preservation order. Adaptive reuse might be a positive movement in order to retain 

 

Figure 6 – 4. Pedestrian main circulation on Victoria Street level, existing 

and proposal, following the main axis. 
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building sustainability, but it does not mean that demolition is always perceived as 

a negative action. In this case, it is necessary to determine the priority of which 

buildings can be replaced, interfered with, or entirely preserved. Judging from the 

material and physical condition at present, the carpark building and the bridge 

were built cheaply. Therefore, in order to activate the new pedestrian space, it is 

worth demolishing and replacing these structures by a new building with organic 

manner. 

Accordingly, the design decisions proposed as an alternative solution for the 

problem are: 

-    Replacing the existing carpark building with a new convention and exhibition 

hall. The mass replacement of these buildings is significant, considering the major 

role of the axis as a new main circulation, including entry for pedestrians. 

-    Demolishing the entire bridge on the site to reactivate the public open space 

surrounding the chimney, as well as opening visual connections from the open 

space to the chimney. 

-    Retaining the brick wall along Victoria Street, including the existing main 

entrance. The existing pedestrian walkway outside the wall will become a 

secondary public circulation mostly used for bus stops, while the main circulation 

is transferred inside the wall. 
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Replacing the existing carpark building raises the problem of how to accommodate 

private vehicles on the site. More visitors are estimated due to the addition of more 

programmes. The alternative was to relocate the carpark to the several parking 

facilities around the site, including the carpark building on Wellesley/Victoria 

Street intersection and Wynyard Quarter parking lot. This decision was made 

considering the following reasons: 

-    Freeman’s Bay area is rich in amenities that will facilitate the residential 

tenants getting their daily needs. Moreover, the proposed programme itself consists 

of market, retail and restaurants. Therefore, the use of private vehicles might be 

infrequent as most amenities are within walking distance. 

-    Instead of private vehicles, this project is more supporting of public transport 

and pedestrians. Therefore, both pedestrian and public transport facilities will be 

enhanced and preferred as a major priority rather than a carpark building. This is 

considered necessary to retain sustainability and respect the environment. 

Node and Corridor 

In this sub-chapter, it might be useful to investigate the city, using organism as a 

metaphor. The city has grown from one node, and the transport corridor has played 

a fundamental role in this node developing other nodes. This process can be 

illustrated as the veins that carry blood from the heart to activate another organs. 

 
Figure 6 - 5. The growth of urban nodes and corridors. 

 
Figure 6 – 6. Site reaction to the urban changes. 
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The new urban developments in Freeman’s Bay (Wynyard Quarter, Rob Roy Plaza 

and Rhubarb Lane) can be perceived as nodes that developed from the CBD as the 

heart of Auckland City. Judging by the location of the site, the emergence of these 

nodes will become a catalyst for Victoria Park Market to reactivate. And therefore, 

the redevelopment of Victoria Park Market will become a catalyst for the other 

crucial minor nodes around the site. The design strategy, therefore, proposes 

pedestrian connections between those nodes, in order to create a sequence of 

people movement. 

The more comfortable and convenient the pedestrian facilities are, the more people 

will use and enjoy them. Pedestrian facilities should not only be perceived as 

connections from one place to another through which pedestrians walk. It is also 

desirable to enhance their spatial quality with creative design. 

Victoria Park and Wynyard Quarter connection 

As part of the Auckland waterfront area, Wynyard Quarter is considered to be one 

of several significant nodes that brings pedestrian movement to the site. Its 

revitalization has successfully transformed the Tank Farm from an industrial area 

to a vibrant public space. According to the Auckland Waterfront master plan, the 

‘green belt’ has been proposed as pedestrian walkways connecting Victoria Park to 

the new proposed green space on Wynyard Quarter, running along Jellicoe Street. 

 

Figure 6 - 7, Site reaction towards the Green belt, proposed to be extended 

to Victoria Park market. 
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The research project design strategy includes a new pedestrian connection facility 

from Victoria Park to the site as a continuation of the Auckland Waterfront green 

belt. This connection will provide pedestrian access from the Wynyard Quarter to 

the site. As the connection will cross Victoria Street, it is important to analyze 

what kind of pedestrian access is appropriate. Considering Victoria Street is a 

priority street in the CBD, the pedestrian connection must not interfere with the 

traffic. Four possibilities have been analyzed by outlining their advantages and 

disadvantages. 

Strategy 1: Shared space between pedestrian and vehicles. Considering the role of 

Victoria Street as a busy street, this strategy would interrupt traffic flow, which 

means it is going to change the fundamental character of Victoria Street. 

Strategy 2: Subway connection. This strategy connects the green belt to the site via 

a subway beneath Victoria Street. Dark space was the consequence of this strategy. 

Moreover, the green idea is impossible to realize in the underground space without 

sufficient openings. The only possible opening would be located between the two 

lanes in the middle of Victoria Street, which is very limited. 

Strategy 3: Lowering Victoria Street level, and continuing the green belt walkway 

to the site. This strategy might be the most ideal decision for pedestrians, as people 

can cross Victoria Street without having to walk through the ramps or stairs. 

Unfortunately, the length of Victoria Street available to be lowered is not sufficient 

 

Figure 6 - 8. Four pedestrian connection strategies, proposed as a solution for 

the traffic problem in Victoria Street, and as an extension of the ‘green belt’ 

proposal. 

 

Figure 6 – 9. The Pedestrian Bridge Proposal, crossing Victoria Street 
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to achieve street tilt standard, due to the Victoria Tunnel project underneath the 

motorway and considering the 6 metre clearance height standard. 

Strategy 4: Bridge connection. This strategy proposes a pedestrian bridge crossing 

Victoria Street. It is perceived as an appropriate strategy, continuing the Wynyard 

Quarter green belt, as the vegetation can still grow along the bridge. The 

shortcoming of this strategy is that the clearance height from Victoria Street to the 

bottom edge of the bridge has to be 6 metres minimum. This would affect the 

length of ramps or stairs, causing pedestrians to walk further. 

Considering the advantages and possibilities (appendix 3), strategy 4 (bridge 

connection) is considered to be the most appropriate strategy. The pedestrian 

bridge can also be continued to connect Victoria Park and Drake Street, which is 

approximately 10 metres higher. As a response to the long-walk problem, the 

spatial quality of the bridge will be enhanced. The bridge does not merely act as a 

corridor from one point to another, it becomes a space that people can occupy, with 

landscaping they can enjoy.  
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Transformation 

The architectural approach of every building on the site is a result of the urban 

approaches. The design should act as a solution to accommodate the programme in 

an adaptive reuse manner. 

To simplify the design and thinking process, the site is divided into three layers: 

- Existing layer: The original buildings with brick material, which are 

preservation buildings. This includes the chimney, destructors, generators, 

stables, battery and the depot. 

- 1
st
 Transformation layer: Buildings and circulation built after the original 

destructor closed, including the carpark building, the ramp between the stables, 

the concrete decking and the roof/facade cover of some buildings. 

- 2
nd

 Transformation layer: The new proposed programmes and interventions 

that consider urban and architectural investigation. 

The first design approach is to investigate the existing building layout, details and 

structure, by collecting previous drawings, data and photographs, and observing 

the site to see the existing building’s capability in providing for the new 

programme. The second approach is to analyse the spatial requirement and 

standardize the new programme. The third approach is to analyse and predict the 

situation and movement pattern around the site caused by the urban 
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redevelopment. These approaches generated the ‘2
nd

 transformation layer’ as an 

intervention to the existing layers. The process of superimposing the new layer 

onto the existing effected the ‘1
st
 transformation layer’ which was considered no 

longer effectively adaptable with present and future urban conditions. Therefore, 

replacement of the 1
st
 transformation layer by the 2

nd
 transformation layer is 

considered an appropriate decision in this project. 

The 2
nd

 transformation intervention focuses on the three different approaches, 

material replacement, mass addition and layout changes.  

Material Replacement 

The original material and structure of the existing building are not to be touched, 

as far as possible. The material replacement is focused on the existing material that 

has a less significant effect on the building. Material differentiation is proposed to 

achieve different languages. The contrast between the old and new language, 

therefore, could visually enhance the existing building details. 

Mass Addition 

The existing building often requires more space to cover the new programme. The 

mass addition proposed should not directly interfere with the structure of the 

original building. This was achieved by providing new structures for every 
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additional mass and providing a gap between additional masses and the existing 

buildings. 

Layout Changes 

Different building programmes require different plans and layouts. Layout changes 

are proposed for some existing buildings to enhance their performance to cover the 

new programmes. The changes could be adding new partition walls and/or 

removing existing partitions that are considered less significant. 

Carpark Replacement 

 

 

 

 

As mentioned in the previous section, a convention and exhibition hall is proposed 

as a replacement for the existing carpark building. Judging from its location on the 

site, this building can be perceived as a pilot building, shaping the main entrance of 

the site. It also plays a significant role in forming the east plaza and should be able 

to embrace the Drake Tavern. 
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The building footprint is considerably narrower than the original carpark footprint, 

in order to create a larger pedestrian circulation and more inviting entry space. As 

an entirely new building, the architectural gesture of this building is considered to 

be in contrast with the existing brick buildings in terms of form, material, facade 

and structure. This contrast will create a sense of transition from the contemporary 

CBD to the heritage environment. 

The exhibition hall is placed at the Victoria Street level, while the convention hall 

will be placed on the Drake Street level. The rooftop of the exhibition hall is partly 

used as an open public space, which also becomes part of the Drake plaza.  

Exhibition hall 

The exhibition hall will accommodate a range of activities requiring a large space 

free of columns. Therefore, a wide-span structural system is necessary for this 

building. The design of the structure is a tectonic expression of building facade. 

Events taking place inside the building should be able to be seen by the public in 

order to invite more visitors. Therefore, transparency of material is considered 

necessary for the building facade. 

Convention hall 

The convention hall includes a large theatre space, with several services, offices 

and retail spaces in support. The building form is the result of typical stacking 

 

Figure 6 – 10. Exhibition and Convention Hall seen from Victoria 

Street 

 

 

Figure 6 - 11. Traffic calming on the eastern Drake Street 

intersection. 
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theatre space. The stack floor inside will form an oblique surface on the outside. 

The space developed underneath this surface will be used as public open space 

which connects to the Drake. The building facade is designed considering activities 

taking place inside the building. More openings in the exhibition hall void allow 

the light to penetrate. Conversely, the convention hall requires high acoustic 

quality, therefore less openings are necessary. 

Depot Intervention 

 

Victoria Street was considered an appropriate street to deliver public activities. 

Therefore, according to the zoning analysis, the programme proposes to adaptively 

reuse the depot building along Victoria Street, which should be able to deliver a 

high level of publicity. The farmers’ market is considered to be a corresponding 

programme located in this zone. 

The proposed concept of the farmers’ market is to deliver a vibrant ambience to the 

spatial character. The vibrant ambience could derive from communication between 
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the merchants and the visitors, therefore an open and shared space between the 

farmers’ market and main circulation was considered an appropriate spatial 

character. The typical farmers’ market stalls and kiosks will organically occupy 

this space. This can create a sense of freshness and spontaneousness for the farm 

products obtained. 

Dealing with the existing building, the design approach was based on adaptive 

reuse knowledge. The identified problem perceived to be contradictive with the 

concept is the partitions inside the depot that restrict pedestrian flow.  

Changing the layout 

The existing building layout is proposed to be changed by removing the partition 

walls dividing the depot interior, without interfering with the linear wall facing 

Victoria Street. This will establish a larger space with a high level of flexibility, 

which is not only important to accommodate the farmers’ market programme but 

will also enhance the adaptability of the building for re-reuse in the future. Aside 

from the farmers’ market, a public kitchen is also proposed to accommodate the 

cooking classes and demonstrations. 

The intervention also encompasses the establishment of the upper level, which will 

be used as a meat and fish market. This market requires more specific rooms (e.g. 

refrigerated room and storage) and will also create a smell problem. Therefore, 

Figure 6 - 14. Depot intervention axonometric layers. 

 

Figure 6 - 15. The new depot, seen from Victoria Park. 
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separate locations are necessary. To enhance the visibility of the existing brick 

wall underneath, this new intervention will be in a different language in terms of 

form and material, to create a contrast between the intervention and that which is 

already there. 

Roof Extension 

To deliver the idea, both a spatial and a visual connection between the farmers’ 

market and pedestrians should be created as much as possible. The farmers’ market 

is proposed to occupy the pedestrian walkway from the east entrance, continuing to 

the depot. Therefore, the new shelter is provided to protect the activity from the 

bad weather. This shelter starts from the east entrance and is proposed to continue, 

replacing the existing roof. Architecturally, this new roof, including the structures 

supporting it, will become a new gesture of the depot, showing the transition from 

the new to the old language. 

Additional Levels 

Additional levels are proposed above the public kitchen area, consisting of: 

-  Meat and fish market on the second floor 

-  Community farms on the top floor 

 

 

 

Figure 6 - 12. The Farmer’s Market. under the Depot’s extension shelter 

 

 
Figure 6 - 13. The Community Farm on the top of the Depot. 
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The Apartments 

             

As discussed in the previous section, the residential programme is proposed to 

adaptively occupying the destructor, generator and battery buildings. Since each 

apartment unit needs to have a direct connection to the Drake Street, which is 

considered as a private street, the apartments are located on the upper level of those 

buildings. Meanwhile, the ground level is used for commercial and hospitality 

functions, such as restaurants and cafes. 

This programme covers 18 apartment units with two different variants: two 

bedroom and one bedroom units. Each unit will have their own space for urban 

farming, either a greenhouse or outdoor farm. These facilities are considered to be 

visually connected to the public, in order to demonstrate how the farming culture 

can be adopted in daily living. 

 

Figure 6 – 16. Massing study. Searching the possible configuration 

to alter the ‘gable roof’ buildings without changing their crucial 

character.  
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It is important to acknowledge that the building typology of the destructor building 

plays a fundamental role in creating site identity. The design intervention should 

not change the building form. Therefore, a massing study has been done in order to 

decide on the most appropriate architectural solution for placing the new 

programme without having to change the crucial form of the existing building. 

Subtraction: Subtract part of the building, but still retain the gable roof structure to 

develop the courtyard. 

Addition: Extend part of the building, changing the structure to create a larger 

interior space. 

Change cover 1: Change the facade and material of the typical retaining wall, and 

keep the roof material. 

Change cover 2: Remove/replace the roof and some of the wall material without 

changing the structure. 

Design intervention will use one or a combination of these massing transformation 

methods, considering the existing condition and adaptability of the existing 

building. 
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Destructor Buildings 

According to the site analysis, the Destructor consists of two major buildings. The 

design strategy proposes that the north building be the greenhouses, the south 

building be the apartment units, and the middle part be a shared courtyard which 

becomes a transition space from the apartments to the greenhouses. To realize this 

idea, part of the roof is removed/replaced and several new walls are added. 

The existing space is suitable of being divided into four units, which may vary 

considering the asymmetrical layout of the building being reused. The allocation of 

these units is based on the existing openings at the Drake Street elevation, in order 

to retain the existing building facade. 

 

 

 

 

 

 

 

Figure 6 - 17. The destructor intervention sketch. The idea of transforming 

the Destructor building into an apartment with a backyard and greenhouses. 

Sketch drawn by Graeme McConchie. 

 

Figure 6 - 18. The Destructor intervention layers. Interpretation of the 

previous sketch. 
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Generator and Battery Building 

Since the façade changes have been carried out on the front elevations of both the 

generator and battery buildings, the preservation consideration is no longer crucial 

for these façades. Replacement of the 1
st
 transformation façade with the 2

nd
 

transformation façade is proposed to deliver the harmony between the original and 

the new architectural language. 

To fit the new residential programme into the existing building, the intervention 

uses a similar approach to the destructor building. But in this case, the new 

courtyard divides into two types of apartment unit (six one-bedroom units in the 

west generator building and four two-bedroom units in the east generator building). 

Both types have their own lawn, but no greenhouses are provided for the one-

bedroom units. 

Meanwhile, unlike the other buildings, the battery building consists of a single 

floor. The intervention is to propose the replacement of the existing roof by a new 

concrete slab, use part of this slab as a backyard, and the other part as greenhouses 

belonging to the apartment units occupying the east generator building. 

 

 

 

 
Figure 6 - 19. The Generator and battery building intervention layers. 
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New Apartment Building 

Four new apartment units are proposed to occupy the empty space on the west 

corner of the site, next to the Destructor building. Although it is a new building, the 

architectural approach should be engaged with the former apartment series. Being 

entirely new, the existence of this building is appropriate as an ‘end node’ of the 

apartment series sequence. 

The building form is proposed to repeat the gable roof form of the former buildings 

in a different rhythm, whilst the structure and materials are also considered to be 

different, delivering the contrast between the old and new buildings as well as 

establishing the new architectural identity. 

 

 

Figure 6 - 20. The new apartment building. Seen from western Drake 

Street. 

 

 

Figure 6 - 21. The new apartment building, Seen from the backyard. 
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Figure 6 - 22. General section of the apartment buildings. 
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Stables Intervention  

 

The gable roof shape of the stables also plays a dominant role in forming the 

building’s character, therefore, a similar architectural approach to the former 

buildings is used. This includes replacement of the roof cover and upper level 

walls and also reactivation of the existing wooden doors to allow connection from 

the second level of the stables to Drake Street. 

The intervention in this building reuses the upper level as commercial urban farm, 

consisting of indoor and outdoor farms for educational and observation purposes. 

This programme is also to be equipped with a greenhouse café, which could be a 

comfortable, warm space in winter. Meanwhile the ground level is reused as a 

market space for a dairy and winery, which is connected to the exhibition hall. 
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Figure 6 - 23. The Stables intervention layers. Showing the addition of the new mass attached to the top of-and between the two stables, and replacement of the existing 

roof material. 
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To deliver the idea of urban farming, it is important to demonstrate the process of 

how the fruits and vegetables are produced using the modern system of farming. It 

is also necessary to show what kind of farming products it is possible to grow in a 

limited urban space. The existing space area of the stable buildings is perceived as 

being insufficient to demonstrate enough variety of products, therefore a building 

extension has been proposed. The new building is located on the empty space 

between the stables and battery building, which consists of particular programmes: 

- Horticulture gallery. This programme is developed as an extension of the 

farming programme that occupies the stables. A new wide-span glass building is 

proposed above the stables, providing both outdoor and indoor farms to 

demonstrate the methods and process of production. This building is accessible via 

vertical circulations on public open space in the new convention hall and also via 

the east stable. Considering the scale and its location at the top of the site, this 

building plays an important role forming the new language and gives contrast to 

the existing architectural language. 

 

 

 

 

Figure 6 - 24. The Horticulture Gallery. Interior Perspective. 

 

Figure 6 - 25. The Horticulture Gallery. Perspective from Drake Street. 
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- Public amphitheatre at the ground level to accommodate outdoor exhibitions, art 

performances, outdoor cinemas, etc.  

- Visitor centre at the ground level, where visitors can browse/read about 

everything related to the urban farming. 

- Market extension between the two stables. This new programme, consisting of 

winery and dairy markets, replaces the existing ramp. 
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Movement 

Since connection between the site and urban nodes/corridors has developed, it is 

also important to develop the circulation system within the site.  

As the proposed pedestrian bridge crossing Victoria Street is 6 metres above the 

ground, the idea is to connect this bridge to Drake Street. The transition space 

between the convention hall as a new building, and the stable as an old building, 

was considered to be the most appropriate place for this bridge to be located. The 

new plaza for the convention hall, therefore, becomes an open space to catch and 

deliver pedestrian movement from and to the Wynyard Quarter. 

The concrete deck of the first transformation is considered to be an obstacle that 

blocks the view to the chimney. However, in terms of circulation, this deck 

provides a good facility for pedestrians connecting the ground level to the upper 

level of each building on the site. The idea is to remove this deck and rebuild it in a 

new appropriate location attached to the generator and destructor buildings. It will 

develop a new system connecting the site, Victoria Park, Wynyard Quarter, the 

CBD and Rob Roy Plaza, as well as providing access and connecting each building 

on the site.  
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Figure 6 – 27 Second Level Circulation Intervention. A new system to 

connect Drake Street to Victoria Street, as well as providing access to 

each buildings on the site. 

 

 
Figure 6 - 28 Observation Bridge as pedestrian connection from the 

site to the Rob Roy Plaza. 

 

 
Figure 6 – 26 Pedestrian Circulation Layers. Interpretation of 

how the site reacts with the urban environment in delivering 

pedestrian movement from/to the site. 
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Detail 

Being organic means being sustainable. Therefore, the building should be able to 

deliver this concept through its architectural detail. The idea is to transform the 

architectural elements into the elements that bring sustainability to the building and 

vice versa – transform the utility elements that bring sustainability to the building 

into architectural elements. 

Aeroponic 

The invention of the aeroponic system has enabled farming to be carried out on 

many kinds of medium, as it is soil-free. This project tries to adopt the idea by 

using the new structural columns along the depot as a farm medium. The water 

supply tube is attached to the ground. Using a pump, water is sprayed from the 

tube to the plants along the column. As the fruits and vegetables grow, the farmers 

can pick and deliver them to the market. 

Water Delivery System 

Farming activities, especially hydroponic and aeroponic systems, will need extra 

water supply. To reduce water and electricity usage, a proper water delivery 

system must be provided. A water tower (see figure 6 – 25) is provided to collect 

water and eliminate pumping as much as possible, reducing the electricity usage. 

This water tower becomes an important architectural feature. Its vertical gesture 

 
Figure 6 - 29 Aeroponic Columns at the Farmer’s Market 
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will naturally enhance the space around it, becoming a gathering space for the 

visitors. Therefore, it is proposed it be located on the edge of a new Victoria Park 

pedestrian bridge. 

Another sustainability approach is to capture rainwater and use it as a water 

supply. Therefore, it is proposed that building surfaces be able to deliver rainwater 

to the bottom reservoir before it is filtered and fed to the top reservoir. 

Photovoltaics 

In order to maintain sustainability, photovoltaics (solar panels) are used to reduce 

the electricity usage. The electricity can be produced on the site directly from the 

sun, without concern for energy supply or environmental harm.
52

 The depot’s 

extension shelter is considered to be the appropriate architectural element for these 

panels (see figure 6 – 14). Although not completely, they could reduce electricity 

usage from the main generator by at least 10%. 

Digester 

Recycling is an important aspect of sustainability. Although it is not aimed to 

recycle all rubbish from the building, a vermicomposting digester is considered to 

                                                        
52 Steven J. Strong, The Dawning of Solar Electric Architecture. Quoted in Ken Yeang and Arthur Spector, Green Design from Theory to Practice. (London: Black Dog 

Publishing, 2009). 96 
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be a recycling system which could inspire people to start recycling their own 

rubbish, though in small amounts. In this project, the idea is to create a 

vermicomposting system that can be demonstrated to the visitors. This system 

divides into two parts:  

- Organic waste tanks. Located on the second level. These tanks sanitize organic 

waste under ideal temperatures to produce high quality worm feed. The organic 

waste will be distributed using wheelbarrows, from each level of the site as 

necessary. 

- Worm bins. Once the worm feed has been produced, it will be delivered to the 

worm bins underneath (ground level). The worms will process the organic waste to 

become worm casting or worm tea, which is good fertilizer for plants.  

The existing chimney is used as an exhauster to prevent the odour produced from 

the waste. Ducting is provided, connecting the digester room to the chimney. This 

approach will restore the original function of the chimney as an air circulator and 

bring back the ‘industrial’ memory of the original destructor. 

 

 

 

 
Figure 6 – 30 Vermicomposting Digester Room seen from the courtyard. 

 
Figure 6 – 31 Vermicomposting Digester diagram 
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7. Conclusion 

 

 

Adaptive reuse is perceived as an appropriate tool to transform the neglected into a 

more valuable building. It is a solution that enables the building to maintain its 

sustainability. The effectiveness of adaptive reuse in transforming the heritage site 

and/or building cannot be perceived merely for its economic benefits. More 

importantly, it can maintain its sustainability in the face of urban change. 

Therefore, the presence of such heritage buildings can be retained, not only as a 

memorable historical object, but also as a sustainable architectural object that has 

the capability to fit with urban change. 

Through this research, I found that it is critical to identify the architectural object 

as an organism that transforms, evolves and decays, depending on the environment 

where it is located. Victoria Park Market and Freeman’s Bay have shown those 

phenomena since the late 19
th
 century. Being one of the most important heritage 

buildings in Auckland, and supported by present and future urban redevelopment 

of the surrounding area, are all issues that reinforce the reason why Victoria Park 

Market is considered an appropriate site for demonstrating the research idea. 
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A proposal for a new programme is necessary for this project to demonstrate the 

adaptability of the existing building to receive different activities. A Horticultural 

Centre is proposed as a new building programme that is considered as an 

alternative to actual revitalisation. This programme was chosen for two reasons: 

- Fresh food and farming are potential commodities of New Zealand that could 

represent and explore its local identity, which is in accordance with the 

adaptive reuse aim. 

- The organic concept, in general, also refers to freshness and sustainability. 

Therefore, it is appropriate to present the project theme. 

In undertaking the design part of this research, I recognized that investigation of 

past, present and future urban situations have developed design decisions in the 

process of adaptive reuse. There are many aspects to consider in adaptively reusing 

a heritage site, which sometimes become a barrier for design flexibility. 

Understanding the core idea of adaptive reuse has led me to find new perspectives 

and solutions which are appropriate for the two important aspects of this project, 

urban-transformation and heritage preservation. 

Studying the organic concept in architecture is considered significant for 

understanding adaptive reuse process. Perceiving a building as an organism has 

developed the conclusion that an architectural object is inseparable from its urban 

environment. Its origin, style, where it belongs, or external conditions from its 
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period, might be necessary to define its inherent characteristics. Perceiving it as an 

organism will create a new understanding, allowing the building to grow in a 

sustainable manner, rather than merely preserving its historical value. 

In summary, the proposed second transformation for this project is not an ultimate 

design, rather a mere episode in the site’s lifecycle sequence. It is not impossible 

that this design proposal will no longer fit with the ‘unknown’ urban condition of 

the future. It may transform into a 4
th
 and 5

th
 generation and so on. Nonetheless, 

retaining the original building in this case is significant. The existing building that 

stays as it is and the dynamic changes of its function and interventions will create 

an organic sense of the existing building, which periodically transforms following 

its urban situation, without changing its original identity. 
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Appendices 

 

 

Appendix 1: Archeological and Heritage Sites in the Vicinity of Freeman’s bay.
53

 

Site Description Comments 

R/11/78 Pa Largely destroyed, though possible remnants between Sarsfield 

St and Pt Erin Pool. 

R/11/79 Pa Destroyed largely by 19th century reclamation and by the 

Assembly of God Church. No remains likely. 

(No.#) Shell fishing grounds Maori Heritage area covering the former shellfish beds of 

Freeman’s Bay 

R11/1478 Gasometer site Investigated and since destroyed 

R11/1896 Historic residential Some historic remains adjacent to McDonalds House in 

Wellington St. Will not be affected by this project. 

No. (#270) Victoria Park 19th century reclamation, likely to have archeological remains 

(No.#) Franklin Road Allotments adjacent to the Birdcage up Franklin Rd have a low 

likelihood of containing archaeological remains. 

211 Hulks Remains under existing bridge approaches / motorway. Unlikely 

to be impacted on. 

433 Shelly Beach Baths Destroyed by construction of motorway 

580 Wharf St Mary’s Bay – Destroyed by construction of bridge approaches 

2488 Birdcage Scheduled and listed as historical building. Will be affected 

12606 Destructor Chimney Victoria Park market – scheduled and listed as historical building. 

Will not be physically affected. 

12607 Campbell Free 

Kindergarten 

Scheduled building not likely to be affected but will be 

monitored. 

12700 Auckland Gas Co. 

Administration 

Presently being refurbished for apartments. Exterior will not be 

affected. 

(No.#) HMS Ngapona Of some significance but not scheduled. Will be affected 

(No.#) Jacobs Ladder Of some significance but not scheduled. Will be affected 

                                                        
53 Freeman’s Bay Archeological and Heritage Sites in the Vicinity of the Route. http://cmi.transit.govt.nz/resources/vpt/ 
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Appendix 2: Building Programme and Area Estimation. 

Building Programme Activities Zoning Estimated 

Area (m) 

Farmer’s Market Trades Public 2703 

Public Kitchen & Cooking Classes Cooking demonstration & 

school, exhibition, restaurant, 

TV shows 

Semi-Public 237 

Horticulture Gallery and Commercial 

Farms 

Exhibition, and educational 

activities 

Public 1416 

Convention Hall Meeting, seminar, services Semi Public 515 

Exhibition Hall Exhibition, expo, bazaar, 

services 

Public 700 

Visitor Centre Reading, browsing and 

Management Office 

Public 307 

Residential Living and farming/gardening Private 1808 

Restaurant and Cafes Cooking, eating and drinking Public 1372 

Retail  Shopping, eating and drinking Public 448 

Community Farms Farming, Exhibition Semi-Public 675 

Digester room Composting Semi-Public 288 

Service Storage, maintenance, utilities - 404 

  Total Building 

Area 

10873 

  Total Site Area 8500 

 

 



‘ORGANIC’ GROWTH 110 

 

Appendix 3: Advantages & Possibilities of Victoria Park – Site’s Pedestrian 

Connection, the extension of Wynyard Quarter’s Green belt. 
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Appendix 4: General Plans, Ground and 1
st
 Level. 
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Appendix 5: General Plans, 2
nd

 and 3
rd

 Level 
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Appendix 6: General Section 1 
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Appendix 7: General Section 2 
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Appendix 8: General Section 3 
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Appendix 9: General Section 4 
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Appendix 10: General Section 5 
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Appendix 11: General Section 6 
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Appendix 12: Physical Model 

   


