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The city of Auckland has seen rapid growth in recent years. This in turn has led to the 
creation of rapidly developed suburban areas that may lack a sense of place, character, and 

conditions in most facets of its design. These conditions have been propagated through 
the use of functional zoning, a concept born out of the modernist movement, which sees 
the separation of functions and activities into distinct and often isolated zones – resulting 
in a disconnected urban structure that favours the car over the pedestrian. In addition, the 
lack of a sense of place and character may be attributed to translation of industrial logic1  
into architectural design, which has resulted in the creation of ‘cookie cutter’ houses 
repeated ad nauseam. 

One measure by which a city may address such conditions is through the use of Traditional 
Urban design and Traditional Architectural design principles. Both approaches seek to 
address the shortcomings of contemporary design through the use of pre-existing models 
by adapting them to a contemporary urban environment. It is through the principles of 
New Urbanism, as laid out in Charter of the New Urbanism, that traditional urban design 
is approached throughout the research. It is Leon Krier’s pioneering book Architecture: 
Choice and Fait that provides the crucial link between the two approaches of traditional 
design – linking the Classical design language to New Urbanism under one design outcome. 
The research draws upon a number of precedents that display either one of the design 
approaches or both in order to inform the adaptation of traditional principles into Flat 
Bush.  

Further, the research proposes the development of a traditional neighbourhood within the 
core of Flat Bush as a tool to mitigate the effects of functional zoning and its associated 
effects.  Therefore, the research will investigate the interaction between different building 
typologies within a traditional urban structure through the use of Form Based Codes, with 
the aim of integrating functions and increasing density within an urban environment that 
is conducive to walkability, thereby, promoting and increasing potential interactions with 
residents themselves and with their urban environment.   

1 Leon Krier, Architecture: Choice or Fate, (London, Papadakis, 2007), 51.
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A primary consequence of post-war urbanism was sprawl. There are 

relevant to this research. Sprawl in its most common state can be described 
as being comprised of low or high density single-use residential zones set 
amongst a suburban structure made of cul-de-sacs and collector roads 
connecting to areas of over concentrated functions.2 Consequently, within 
such neighbourhoods residents will often take recourse to automotive 
transportation due to the longer distances involved, either caused by over 
concentration of function within ‘mono-functional’ zones3 or through a lack of 
permeability in a street network.4

These conditions have been propagated by zoning policies associated with 
post-war modernism, based on the works of Le Corbusier and the International 
Congresses of Modern Architecture. Leon Krier in Architecture: Choice or 
Fait directly attests to this in the Athens Charter of 1933 that promoted 
the arrangement of cities into functional zones5 based partly on those 
implemented in Germany and the Netherlands during the late 19th century.  It 
should be noted that during the height of the Industrial Revolution it became 
necessary to separate functions due to the adverse effects of industry on 
individuals and their urban environments. Within our contemporary context 
this separation has become redundant due in large part to the shift from 
manufacturing to digital based jobs. Further, the translation of such industrial 
logic  into architecture has resulted in the creation of suburban environments 
that are architecturally monotonous due in large part to the phenomenon of 
the ‘cookie cutter’ house that repeats ad nauseam.

2 Samuel Brody, “The Characteristics, Causes, and Consequences of Sprawling Development 
Patterns in the United States,” Nature Education, 2013. Accessed June 25, 2020, https://
www.nature.com/scitable/knowledge/library/the-characteristics-causes-and-consequenc-
es-of-sprawling-103014747/

3 Krier, Architecture: Choice or Fate, 92.
4 Michael Leccese and Kathleen McCormick eds., Charter Of The New Urbanism (USA: Mc-

Graw-Hill, 2000), 74.  
5 Krier, Architecture: Choice or Fate, 93.

With regard to functional zoning, Krier openly states that this practice is 
wasteful in terms of land usage, transportation times, and productivity.6 
As the modus operandi
amount of effort, the practice of functional zoning runs counter to this. This 
is made evident in Auckland, where due to the rapid increase in population 
in recent years and coupled with current zoning policies, inner-city highways 
and arterial roads have become prone to congestion. In a 2017 report titled 
The Congestion Question by the Minster of Transportation, Auckland saw a 
population increase of 10 percent over the previous four years7 resulting in 
an increase of 33 percent congestion8 on inner-city highways and arterial 

9 In conjunction to 
that, the average Aucklander spends about one hour a day commuting which 
constituents a journey to and from work.10 Miscellaneous journeys also account 
for a large number of trips made via a car.11 Therefore, more time spent in 
transit would naturally take valuable time away from interacting with friends 
and family, conducting business, and induce fatigue as highlighted by Elizabeth 
Moule in Charter of the New Urbanism.12

6 Krier, Architecture: Choice or Fate, 93.
7 Ministry of Transport, The Congestion Question: Could road pricing improve Auckland’s 

(Wellington, Ministry of Transport, 2015),11. Accessed June 20, 2020, https://www.
transport.govt.nz/land/auckland/the-congestion-question/.

8 Ministry of Transport, The Congestion Question,13.
9 Ministry of Transport, The Congestion Question,11.
10 Ministry of Transport, 25 years of New Zealand travel: New Zealand household travel 

1989–2014 (Wellington, Ministry of Transport, 2015), 12.
11 Ministry of Transport, 25 years of New Zealand travel,32-33.
12 Leccese and McCormick, Charter of the New Urbanism, 105-106.

Introduction 
On the Impacts of Post-war Urbanism
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functional zoning in terms of its urban design and industrial logic through 
its architectural design. This is represented through the division of the 
development into single-use zones or precincts13  and through the lack of an 
architectural identity as seen in its current built state. Therefore, the aim of 

development within Flat Bush that also takes into consideration the impacts 
of its built form on its residents. This will be aided by a review of the design 
principles associated with traditional urban design as represented by New 
Urbanism, and traditional architectural design as represented by Classical 
design principles. 

The core objective of this project will be to address the breakdown of the 
neighbourhood unit as a result of modern urban planning through design. 
Crucially, this will involve:    

• The development of a Traditional Neighbourhood Unit that incorporates 

interconnected street network.   
• The integration of mixed functions into an urban fabric through the incor-

poration of different building typologies, and assessment of how these can 
induce walkability, sociability, and economic viability of local businesses.  

• Providing engaging urban spaces for residents through the use of traditional 
design approaches in urban planning and architectural design. 

• Incorporate Classical design principles within the architectural landscape in 
order to create a sense of place, character, and structure.   

13 Auckland Council, Manukau Operative District Plan 2002 (Auckland, Auckland Council, 
2002), chap. 16.15.9, 3-4. Accessed September1, 2020, https://www.aucklandcouncil.
govt.nz/plans-projects-policies-reports-bylaws/our-plans-strategies/district-and-region-
al-plans/district-plans/manukau-district-plan/Pages/manukau-district-plan-text.aspx.

Aims and Objectives

How can design principles of New Urbanism be used to create a 
mixed-use urban development in Auckland’s growing suburbs?

Research Question

principles, can address the shortcomings of contemporary urban design and its 
impact on the social, economic, and potentially cultural development of Auck-
land's newer suburbs. The question as formulated goes:
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will focus on principles that constitute New Urbanism as written in the Charter 
of the New Urbanism. These will be used as the overall frame upon which the 
shortcomings of modern urban design practices, as seen in Flat Bush, will be 
addressed. Further, the incorporation of Classical design principles will be 
directly related to any number of New Urbanist principles that pertain to the 

landscape. 

Critical to this project, Flat Bush’s existing built form and its design policies as 
described within the Manukau Operative District Plan 2002 will be analysed. 
This will include, but are not limited to, an analysis of the overall urban 
structure, current street types and layouts, and the allocations of zones and 
their relationship to existing building typologies.  Consequently, these will 
be compared with design principles and elements as recommended by New 
Urbanism. As result, current design elements and policies will be replaced by 
those that improve upon existing conditions, such as functional zoning. Those 
design elements and policies that are similar to those found in New Urbanism 

Though this project seeks to address many social and economic shortcomings 
of modernist planning, it does however limit itself to particular conditions 
associated with urban design. This is due to the vast number of variables that 
govern a city or a country’s social, economic, political, and cultural conditions. 
All these elements are in constant change and are themselves affected by 
countless more variables, which are too vast to address within the limits 
of this paper. Thus, the aim of this project is not to propose social change 
through architecture and urban design alone, but instead to consider these 
as one of many tools to enact such change. Of note within this research is the 

However, this research dose not propose Classical architecture as the only style 
by which such a project may be built, but uses it due to its vast pool of easily 

adaptable precedents to account for the principles of New Urbanism. 

Scope and Limitations
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The overarching methodology employed in this research project is based on 
Sir Patrick Gedde's dictum of ‘Survey, Analysis, Plan'14

throughout the research and design process.15  This determines the cyclical 
nature of process as it is necessary to evaluate design alternatives which 
in turn would require the need to gather new information or to change 
the parameters of the design or research. This resulted in a design process 
that was broken into four stages that adressed the feedback received from 
presentations conducted at critical points throughout the development and 
research of the project. In Stage 1 a preliminary site plan was created in order 
to assesses potential location for mixed-use activities and create a general 
urban structure. In Stage 2 the preliminary site plan was further developed by 

dividing the street network into A and B grids, and adding key civic functions 
and open spaces. Stage 3 continued development of the site design from Stage 
2 with the addition of building designs and street replacements based on the 
SmartCode

By following this process, the project began by an analysis of Flat Bush’s 
current urban condition and design policies in the Manukau Operative 
District Plan 2002. This provided the initial parameters pertaining to the 

functional zoning on Flat Bush’s urban design and architectural landscape. In 
conjunction, the literature relating to traditional urban design and traditional 
architectural design was addressed. This involved an analysis of New Urbanist 

applicability of the Classical design language in Flat Bush. Regarding the key 
texts used in this thesis, the Charter of the New Urbanism laid the groundwork 
upon which the majority of the theoretical research was conducted. Leon 
Krier’s Architecture: Choice or Fait assisted in bridging the gap between theory 
and design. Furthermore, The Urban Design Compendium by Llewelyn Davis 

14 Cliff Moughtin, Urban Design: Street and Square (Britain, Architectural Press, 2003), 18.

15 Moughtin, Urban Design: Street and Square, 18.

and The SmartCode by Andres Duany, Sandy Sorlien, and William Wright 
provided the design parameters for the overall urban structure of the project.
The Classical Orders of Architecture by Robert Chitham and The Future Of The 
Past by Steven W. Semes provided contemporaneous sources for Classical 
architectural design theories and practices.    

Methodology and State of Knowledge
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Goals

Survey

Alternatives

Evaluate

Plan 

Problem Possibilities

Literature Review
Precedent Analysis 
Site Analysis

Preliminary Desgin

Design Development

Final Design 

Critiques  

Stage 1

Stage 2

Stage 3

Stage 4

Figure 1: Research and Design Process.

Preliminary Goals 

Stage 4
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On Principles and Theories of Traditional Design 

This review explores literature relating to the principles and theories that determine 

urban environment provides the context in which a piece of architecture reacts and engages 

design whilst classicism can be categorised under traditional architecture design. Both these 
approaches to urban and architectural design are not directly linked as will be discussed 
later, though classicism does offer design solutions to many of the issue’s new urbanism 
highlights through its principles. A few of the major texts that will be in review here are the 
Charter of the New Urbanism, Leon Krier’s Architecture: Choice or Fait, and Steven W. Semes's 
The Future of the Past: A Conversation Ethic for Architecture.
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Traditional Urban Design
The principles that make up New Urbanism are all interconnected and offer a 
holistic approach to design. Traditional Neighbourhood Structure, Walkability 
and Connectivity, Density and Mixed-Use, and lastly Urban Design and Quality 

design as summarized from the Charter of the New Urbanism. They take into 
consideration many variables which affect each individual principle and relate 
these variables back to the whole. The principles in question are paired with 
their respective counterparts due to their similarities and interrelationships 
in theories, principles, and practice. It should be noted that the pairing of 

that connections and interrelated ideas will be noted with respect to other 
principles where applicable. 

This is a simple question to ask, yet the answer is a complex and varied one 
similar in nature to any other practicing theory, where often the simplest 
answer comes with a host of nuances that need to be addressed in order to 

comes from the website for the Congress for the New Urbanism, which states 
the following:

New Urbanism is a planning and development approach based on the 
principles of how cities and towns had been built for the last several 
centuries: walkable blocks and streets, housing and shopping in close 
proximity, and accessible public spaces. In other words: New Urbanism 
focuses on human-scaled urban design.16

The explanation above makes a key connection between New Urbanism and 
its core theoretical and practical approach. To further elaborate, this approach 
looks at traditional patterns in urban design which have been in use either 
by intention or organically for the “last several centuries”17 in town and cities 
that pre-date Modernism and the advent of the automobile. To add further 
with another quote from the Charter of the New Urbanism, the following quote 
describes the core principles of New Urbanism.

We stand for the restoration of existing urban centres and towns within 

into communities of real neighbourhoods and diverse districts, the 
conservation of natural environments, and the preservation of our built 
legacy.18

New Urbanism does not propose new solutions to urban design but it reuses, 

urban environments within the context of contemporary urban environments 
and their associated policies, philosophies, and practices. Underlying the 
overall traditional approach are its principles which seek to undo the 
damage caused by post-war urbanism by creating mixed-use, walkable, 

16  “What is New Urbanism,” Congress for the New Urbanism. Accessed June 25, 2020, https://
www.cnu.org/resources/what-new-urbanism.

17  Congress for the New Urbanism, “What is New Urbanism.” 
18  Leccese and McCormick, Charter of the New Urbanism, 7.     

What is New Urbanism?
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and self-contained neighbourhoods19 that seek to encourage sociability and 
engagement with one’s built environment, thereby negating the spread of 
‘mono-functional’20 placeless urban sprawl. 

19  Leccese and McCormick, Charter of the New Urbanism, 74.      
20 Krier, Architecture: Choice or Fate, 92.

Traditional Neighbourhood Structure as 
Compared to Sprawl

An all-encompassing principle, the traditional neighbourhood structure 

the opening of this thesis, the traditional neighbourhood structure can be 
best summarised by looking at commonalities taken from multiple sources. 
A neighbourhood built according to a TNS model is roughly 800 metres wide 

are organised on an interconnected street network with a population not 
exceeding 10,000 residents.21 This general model is based on Clarence Perry’s 
1929 neighbourhood unit for the New York City Regional Plan. The size of 
this model was determined by the number of families needed to support an 
elementary school – all living within a 5-minute walking distance from the 
centre and interspersed within this neighbourhood with a host of functions 
and activities in appropriate densities.22 

21 Krier, Architecture: Choice or Fate, 128.
22  Leccese and McCormick, Charter of the New Urbanism, 74.  

Figure 2: Comparison of  Duany and Plater-Zyberk’s neighbourhood model with 
Perry’s 1929 model.
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Core elements of TNS model and importance of functions, proximity, and 
structure to TNS

A critical component of the TNS model is the combination of functions, 
proximity, and structure, as the neighbourhood or urban quarter is part of 
a larger urban structure, the “polycentric city,”23 which is also subject to a 
localised structural form. This is determined by the 5-minute walking distance, 
which is referred to by Andres Dunay with Jeff Speck and Mike Lydon in The 
Smart Growth Manual as the “pedestrian shed.”24 The shed equates to one-
quarter mile or roughly 400 metres from centre to edge, an average distance 
an individual is comfortably willing to walk – a distance which determines 
the size of a neighbourhood.25 Considering the relatively small scale of such 
a neighbourhood, Krier in Architecture: Choice or Fait quite aptly describes 
it as an urban quarter26 as mentioned earlier. It is the smallest increment in 
the sequential structure of a “polypolis”– where four urban quaters form a 
borough, a certain number of boroughs constitute a city, and lastly a certain 
number of cities constitute a metropolis or “polypolis.”27

Each step up in this structural ladder is associated with particular functions 
and activities that residents will engage with on a daily, weekly, or monthly 
basis. As the urban quarter is the smallest increment in the structure of a 
“polypolis,” it would by virtue of its 5-minute walking radius be comprised of 

28 
In conjunction with that, the overall structure of a neighbourhood/urban 
quarter plays a critical role in creating a cohesive urban unit. A key contributor 
to this is the relationship of the centre and the edge, where the centre of the 
neighbourhood plays host to the highest concentration of functions and places 
an emphasis on civic activities to foster a sense of community.29 The edge 
of a neighbourhood varies in character, either serving as centres between 
overlapping neighbourhoods30 or appearing as low-density areas comprising 

23 Krier, Architecture: Choice or Fate, 124-125.
24 Andres Duany, Jeff Speck, and Mike Lydon, The Smart Growth Manual (New York: Mc-

Graw-Hill Professional, 2009), 6.1.
25 Duany, Speck, and Lydon, The Smart Growth Manual, 6.1.
26 Krier, Architecture: Choice or Fate, 125.
27 Krier, Architecture: Choice or Fate, 125. 
28 Krier, Architecture: Choice or Fate, 128.
29 Llewellyn Davis, Urban Design Compendium, (London: Architectural Press, 2000), 42.
30 Leccese and McCormick, eds., Charter of the New Urbanism, 80.

major thoroughfares or natural features.31 

31 Krier, Architecture: Choice or Fate, 129.

Figure 3: Leon Krier’s polycentric city model.
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The policies and practices of functional zoning, as discussed in the opening of 
this research, are leading factors associated with the propagation of sprawl. 
Many contemporary suburbs, as compared to the TNS model, comprise low 
density residential areas focused around highly concentrated commercial 
centres, as can be seen with regard to the Ormiston Town Centre adjacent 
to the project site. Consequently, residents of such suburbs are forced to 
conduct a single function in a single place at any one time.32 This results in “the 
maximum consumption of time, energy, hardware, and land for the execution 
of daily functions."33 An example of such a waste is demonstrated by current 

the separation of functions, planners have designed suburbs as disconnected 
enclaves which require additional infrastructure to support automotive 
transportation.34 In addition to this, as population numbers grow in cities such 
as Auckland, such urban design policies and practices incentivize travel by 
car, thereby resulting in increased congestion, transport-based pollution, and 
transportation costs. 

32 Krier, Architecture: Choice or Fate, 93.
33 Krier, Architecture: Choice or Fate, 93.
34 Davis, Urban Design Compendium, 42.

Mixed-use within the context of a TNS model counteract many of the 
negative effects associated with functional zoning and sprawl. Crucially these 
counteracting measures can be summarized as ecological and economical. 
Firstly, one of the primary tasks of an ecological urban development would be 
to reduce the distance travelled by residents per day between homes, jobs, and 
recreational activities.35 Therefore, a mix of functions within a neighbourhood/
urban quarter would by proximity allow residents to make more trips by foot, 
bicycle, or transit,36 thereby reducing car usage, congestion, and pollution. This 

" in the American Journal 
of Preventive Medicine, which found an association between increased rates 
of walking and neighbourhoods that are mixed-use, have highly connected 
streets, and higher residential densities.37 It should be noted that travel by car 
for trips beyond a neighbourhood, or for heavy shopping is to be expected.38 

residents walk more thereby increasing potential opportunities for social 
interactions.39 

35 Krier, Architecture: Choice or Fate, 128.
36

of urban design," Ministry for the Environment. Accessed July 24, 2020.  https://www.mfe.
govt.nz/publications/towns-and-cities/summary-value-urban-design-economic-environ-

37
Research Agenda,” American Journal of Preventive Medicine 27, no. 1 (2004): 69, https://
doi.org/10.1016/j.amepre.2004.03.006.

38 Ministry for the Environment, “Summary of the value of urban design.”
39 Leccese and McCormick, Charter of the New Urbanism, 81.

Mixed-Use Functions and Density

Figure 4: The separation of functions in 
conjunction with modern street network 
designs propagate negative effects into 
every facet of daily life. 

Separation of functions

cost of fuel 
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in transportation costs. Residents in conventional suburbs spend an average of 
24 percent of their income on transportation, as opposed to those in walkable 
neighbourhoods who spend half that amount.40 In addition, mixed-use 
neighbourhoods provide increased work opportunities for residents, especially 
low-income earners and create a continuous stream of potential customers for 
businesses.41 

Density in conjunction with Mixed-use

Density in combination with mixed-use further mitigates the effects of 
sprawl. Crucially, a key factor in this is the relationship between the proximity 
and variation of appropriate densities and functions.  Considering then, 
for example, the current dependency on the car for travel, higher-density 
developments have been shown to reduce this, as has been suggested by 
studies conducted in Chicago, San Francisco (1991) and Los Angeles (1994), 
mentioned in New Urbanism: Comprehensive Report & Best Practices Guide.42 
Within the Chicago report a 14 percent decline in the distance travelled by 
household cars was measured in relation to every doubling in residential 
density.43 

Barbara McCann in Houston and Atlanta in 2000, mentioned in Visualizing 
Density, found that residents living in low-density regions spent more than 
$8,000 on transportation per year than those in Chicago, who spent an average 
of $5,000.44  This can be associated with proximity to a mix of functions and to 
higher-densities around transit stops, making other modes to transportation 
viable alternatives to the automobile.45

which reduces the proportions of a place from a vehicle-oriented scale to that 

40

41 Ministry for the Environment, “Summary of the value of urban design.”
42 Robert Sauteville and Philip Langdon eds., New Urbanism: Comprehensive Report & Best 

Practices Guide,3rd edition, (New York: New Urban Publications, 2006), 20-5.
43 Sauteville and Langdon, New Urbanism, 20-5.
44 Barbara McCann, Driven to spend: The impact of sprawl on household transportation expens-

es (Washington DC: Centre For Neighbourhood Technology, 2000), quoted in Julie Campoli 
and Alex S. MacLean, Visualizing Density (United States, Lincoln Institute of Land Policy, 
2007), 8-9.

45 Leccese and McCormick, Charter of the New Urbanism, 102. 

suitable for pedestrians, further promoting walkability.46 

46 Campoli and MacLean, Visualizing Density, 20.
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Walkability and connectivity can be seen as two sides of the same coin, where 
walkability is the overarching principle and connectivity the underlaying one. 
In broader terms, a highly interconnected street network that is pedestrian 
friendly in a traditional neighbourhood structure can promote walking.47 

it describes a neighbourhood based on Clarence Perry’s roughly 5-minutes 
walking radius48 and on the other hand it describes the quality of street design, 
whereby within the 5-minutes of travel time all daily needs of the individual 
ought to be met.49 Coupled with that, streets that are designed for the comfort 
of pedestrians will prove to be safe and sociable environments, as is proposed 
by Elizabeth Plater-Zyberk in the Charter of the New Urbanism.50

On modern street design and architectural disposition; negative effects 

Policies and practices in street design in Auckland simply categorise them 

speed thresholds in relation to their location within an urban structure. And 
in addition to that, the architecture that lines the edges of these streets is 
often disconnected from said street, either through large set-backs (front 
yard) or more commonly with double garages placed in front of buildings for 
the convenience of the automobile. Evidently the combination of such purely 
functional practices in street design has the effect of creating a space in which 
the pedestrian feels uneasy and unsafe due to a lack of perceived human 
presence,51

It is through the combination of two important factors that streets can be made 
walkable, these being vehicular speeds and human presence. Firstly, when 
considering the negative perception of a street’s safety as related to vehicular 
speeds, Jane Gehl in Cities for People associates it with the fear of fast-moving 

47 Leccese and McCormick, Charter of the New Urbanism, 81.    
48 Leccese and McCormick, Charter of the New Urbanism, 74.
49 Krier, Architecture: Choice or Fate, 128.
50 Leccese and McCormick, Charter of the New Urbanism, 81. 
51 Leccese and McCormick, Charter of the New Urbanism,135. 

52 This latter point is 
evidenced by a 95 percent chance of pedestrian survivability at 20 mph (32 
Kph) as opposed to a 10 percent chance at 40mph (64 Kph) as mentioned 
in The Smart Growth Manual (Figure 5).53 From this it is evident that streets 
designed to induce speeds lower than 25mph (40 Kph)54 would have a 
higher chance of reducing serious injuries. It is proposed in New Urbanism: 
Comprehensive Report and Best Practices Guide that by reducing street widths 
to 24 feet (7.3152 m) or less there is a reduction of 35 to 50 percent of injuries 

55 thereby, reducing the perceptions of fear and 

of slower modes of transportation, e.g. walking and biking. This also allows 
for pedestrians to engage with their streets and sidewalks, ergo with their 
neighbours – a factor conducive to creating community bonds.56 

52 Jan Gehl, Cities for People (Washington DC, Island Press, 2010), 91-93
53 Duany, Speck, and Lydon, The Smart Growth Manual, 8.2.
54 Duany, Speck, and Lydon, The Smart Growth Manual, 8.2. 
55 Steuteville and Langdon, New Urbanism, 8-23, 8-24.
56 Leccese and McCormick, Charter of the New Urbanism, 81. 

Walkability and Connectivity

Figure 5: Graph displaying the increase of 
serious injury in relation to the increase of 
velocity. 
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Secondly, a lack of human presence is key to the feelings of unease and fear 
that one feels when walking down certain streets at certain times of the day. 
Such a fear is a rational response to a lack of both physical and perceived 
human presence on streets,57 or any public space for that matter. Jane Jacobs, 
in the seminal book The Death and Life of Great American Cities, explains “A 
well-used city street is apt to be a safe street. A deserted city street is apt to 
be unsafe.”58 A sense of security or “Public-Peace,” as Jacobs puts it, on our 
streets is not only maintained by law enforcement, but through an “intricate, 
almost unconscious, network of voluntary controls and standards among the 
people themselves, and enforced by the people themselves.”59 Victor Dover in 
the Charter of the New Urbanism surmises that it is through a combination of 
mixed uses and natural surveillance that neighbourhood streets can be made 
safe.60 In terms of mixed uses, the close proximity of different functions and 
activities is ideal in creating a 24-hour city, where such a diversity in close 
proximity contributes to the safety of streets by ensuring that they do not 
empty out at night.61 This thereby ensures that sidewalks have continuous 
users in order to add eyes on the street and to induce people in nearby 
buildings to watch said street.62 With regards to natural surveillance, buildings 
that face public spaces must have doors, windows, and other overt signs of 
human presence as any would be criminal will get the distinct feeling of being 
observed.63 

Break down of connectivity and the disposition of a street network; effects on 

Looking at the other side of the coin, it is through connectivity of streets that 

products of modern street network design, cul-de-sacs and large blocks have 
proven to be detrimental to this idea. By separating a network into arterial, 
collector, and local roads – ending with cul-de-sac (Figure 6) – planners, 
for the sake of functionality, produced a system which is often prone to 

57 Jane Jacobs, The Death and Life of Great American Cities (New York: Vintage Books, 1961), 
30-31.

58 Jacobs, The Death and Life of Great American Cities, 34.
59 Jacobs, The Death and Life of Great American Cities, 31-32.
60 Leccese and McCormick, Charter Of The New Urbanism,149.
61 Duany, Speck, and Lydon, The Smart Growth Manual, 5.2.
62 Jacobs, The Death and Life of Great American Cities, 35.
63 Leccese and McCormick, Charter of the New Urbanism,149.

congestion even at lower densities,64

As a consequence, vehicular travel times are increased due to congestion and 
residents are discouraged from walking due to the distances involved and the 
disconnected nature of the network.65 Both situations are further exacerbated 
by functional zoning. Critically, the disposition of a street network is crucial 
in creating connectivity. In an interview with Robert Steuteville (a CNU Senior 
Communications Advisor) published on Public Square: A CNU Journal, Norman 
Garrick and Marcy McInelly stressed the need to rethink how networks are 
designed. McInelly, an architect and urban designer, attributes “engineering-
driven” thinking to the solely functional structure of modern street network 
design66 whilst expressing the idea that isolated cohesive networks in new 

sac.”67

Whilst the overall structure of a network in a traditional neighbourhood 
structure emphasizes the centre, it is also highly permeable, providing 
multiple routes to any given destination.68 Such a network has a 4-fold effect 

residents of such neighbourhoods are apt to walk more, use transit more, drive 
69

between people’s homes, jobs, and recreational activities is made directly, as 
pedestrians have the choice of taking any number of given routes that reduce 
travel time and distance.70

the claim that residents in such neighbourhoods are willing to walk 5 minutes 
to a bus stop and 10 minutes to a rail stop, as stated in The Smart Growth 
Manual.71 This claim is further supported by research conducted in the article 
"Does Walking in the Neighbourhood Enhance Local Sociability?" by Lorinne 
du Toit, Ester Cerin, Evie Leslie, and Neville Owen. The research conducted in 
Adelaide found a link between the walkability of a neighbourhood to walking 

64 Leccese and McCormick, Charter of the New Urbanism, 84.
65 Duany, Speck, and Lydon, The Smart Growth Manual, 7.2.
66 Marcy McInelly interviewed by Robert Steuteville, “Great idea: Interconnected street net-

work,” Public Square: A CNU Journal, March 6, 2017. Accessed June 9, 2020. https://www.
cnu.org/publicsquare/2017/03/06/great-idea-street-networks.

67 McInelly, interview.
68 Duany, Speck, and Lydon, The Smart Growth Manual, 7.1.
69 Duany, Speck, and Lydon, The Smart Growth Manual, 7.1.
70 Leccese and McCormick, Charter of the New Urbanism, 85. 
71 Duany, Speck, and Lydon, The Smart Growth Manual, 7.1.
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for transport, and in addition this was found to develop a sense of community 
due to the increased opportunities for social contacts.72 In conjunction with 

taking recourse to arterial roads, often designed and associated with longer-
distance trips.73  whilst 

supervised.74

72 Lorinne du Toit et al., "Does Walking in the Neighbourhood Enhance Local Sociabili-
ty?" Urban Studies 44, no. 9 (2007): 1689. Accessed July 10, 2020. www.jstor.org/sta-
ble/43197654.

73 Leccese and McCormick, Charter of the New Urbanism, 84.
74 Duany, Speck, and Lydon, The Smart Growth Manual, 7.1-7.2.

Figure 6: Typical suburban street network (top) and and traditional 
street work (bottom).
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form-based codes, which are organized around the idea of creating a ‘place’ 
as opposed to a functional zone.75 Form-based codes recognize that healthy 
cities are mixed-use places that depend on physical design rather than land 
use.76 Relevant to the design outcome of this thesis, an example of such a code 
is the SmartCode Version 9 and Manual based on the concept of the ecological 
transect.77 An ecological transect describes variations and characteristics 
of an environment through different ecological zones and is used to study 
the symbiotic relationships between plants, animals, and geology through 
different biomes (Figure 7).78 Likewise, with regard to urban design the 
transect has been adapted to represent increasing levels of densities and 
complexities, ranging from low density rural to high density urban core (Figure 
8).79 Crucially, a form-based code allows for the mix of compatible functions 
through the disposition of buildings relative to their locations throughout a 
neighbourhood structure, avoiding the common social and physical mono-
cultures present in many contemporary urban and suburban areas.80

Examples of symbiosis between architecture and urban design in a form-based 
code 

Within the form-based code there is represented a clear symbiosis between 
architecture and urban design. This can best be summarised by the centre and 
edge in the TNS model and the relationship between buildings and streets.  
As mentioned, when discussing the TNS model, the centre plays host to the 
highest concentrations of diverse functions and is located at the convergence of 
principle routes – often the geographical centre of a neighbourhood.81 By virtue 

75 Victor Dover interviewed by Robert Steuteville, “Great idea: Interconnected street net  
work,” Public Square: A CNU Journal, March 6, 2017, accessed June 9, 2020. https://www.
cnu.org/publicsquare/2017/03/06/great-idea-street-networks.

76 Dover, interview.
77 Duany, Speck, and Lydon, The Smart Growth Manual, 1.4.
78 Andrés Duany, Sandy Sorlien, and William Wright, SmartCode: Version 9 and Manual (Amer-

ican: New Urban News Publications,2008), 8. 
79 Duany, Speck, and Lydon, The Smart Growth Manual, 6.5.
80 Duany, Speck, and Lydon, The Smart Growth Manual, 6.5.
81 Davis, Urban Design Compendium, 42.

of this central location, making it highly visible, the addition of civic activities 
and other public amenities into this mix would help to encourage a sense of 
community by emphasizing its civic status.82 As an example, consider then a 
civic square or city hall. Currently, such functions are located in the heart of a 
city and are physically and metaphorically distant from the suburbs. Residents 
living in the suburbs often feel “remote from city hall, the centre of decision-

83 The 
placement of a town square or hall in a neighbourhood centre, or a Civic Space 
as prescribed by the SmartCode,84 within walking distance of everyone, gives 
a community the chance to gather and discuss about local issues,85 thereby 
building community bonds associated with a particular place or piece of 
architecture which serves as communal territory.86

Another aspect that represents this symbiosis between architecture and 
urban design is through the relationship between buildings and streets 

is anticipated to use a street, relative to its position in an urban structure, 
determines its dimensions, whilst the buildings lining said street have their 
arrangements partly determined by functional codes. Eventually this leads 
to a disconnect between the physical arrangement of both the street and 
building. Reconsidering then the SmartCode, a key provision addressing this 
disconnect network is the A and B grid system or Urban Triage.87 In a city not 
all thoroughfares should be expected to be excellent with regard to pedestrian 
comfort as some will accommodate frontages to support vehicular services.88 
So, through the separation of a network into A and B grid systems, streets can 
be designed appropriately to account for the particular activities they are to 

82 Davis, Urban Design Compendium, 42.
83 Christopher Alexander, Sara Ishikawa, and Murray Silverstein, A Pattern Language: Towns, 

Buildings, Construction (New York: Oxford University Press, 1977), 238.
84 Duany, Sorlien, and Wright, SmartCode, SC21.
85 Alexander, Ishikawa, and Silverstein, A Pattern Language, 239.
86 Alexander, Ishikawa, and Silverstein, A Pattern Language, 237-238.
87 Duany, Speck, and Lydon, The Smart Growth Manual, 7.8.
88 Duany, Sorlien, and Wright, SmartCode, SCA26.

Urban Design and Quality 
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serve – that being pedestrian or vehicular oriented, where A grid streets and 
buildings are held to the highest standard of urban performance in support 
of pedestrian activities, and B grid streets and buildings are geared towards 
vehicular activities.89

Urban Quality; Architecture and Streetscapes

Both the quality of architecture and associated streetscapes help to 
either enhance or detract from the experience residents have with their 

by aesthetic perceptions. That being said, streetscapes play a key role in 
promoting walkability and social interactions amongst residents through active 
engagement with their suburban environments. The presence and quality 
of natural features, and subsequent aesthetic qualities of the streetscape, 

the aforementioned report "Does Walking in the Neighbourhood Enhance 
Local Sociability?" 90 In particular, natural features or green infrastructure 
provide an element of tranquillity to areas of high activities91 by slowing down 

92 The conjunction 
with the increase in density, when considering the small scale of the TNS 
model, facilitates the need to “formalize and strengthen” a neighbourhood’s 
connection to nature.93 Considering then A grid streets, nature offers a ready 
source of visual variety that livens an otherwise asphalt and concrete covered 
street.  

Furthermore, addressing density and its relation to urban quality via 
architecture, it can be bleak, monotonous, and boring to live in a dense 
neighbourhood that comprises a single use or single type of housing.94 This 
can be attributed to the “stack’em and pack’em” approach to housing design, 
as Julie Campoli and Alex S. MacLean put it in Visualizing Density.95 A good 
dense neighbourhood is one that provides a variety of functions, but also of 
architectural design with physical attributes to accompany. Such a variety 

89 Duany, Sorlien, and Wright, SmartCode, SC27.
90  Du Toit, et al., "Does Walking in the Neighbourhood Enhance Local Sociability?" 1691.
91 Campoli and MacLean, Visualizing Density, 21.
92 Duany, Speck, and Lydon, The Smart Growth Manual, 9.2.
93 Campoli and MacLean, Visualizing Density, 21.
94 Campoli and MacLean, Visualizing Density, 18-19.
95 Campoli and MacLean, Visualizing Density, 13.

is what prevents a dense neighbourhood from feeling oppressive whilst 
becoming both visually stimulating and socially dynamic.96 A diverse set of 
architectural models and designs within a neighbourhood can create a unique 
sense of place and character – a topic discussed further in the next section. 

96 Campoli and MacLean, Visualizing Density, 18-19.

Figure 7: Ecological transect

Figure 8:  Urban transect
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Traditional Architectural Design

The evolutionary nature of traditional architecture entails the gradual 
accumulation of a body of knowledge that changes slowly, where pre-existing 
“models, examples, and experiences” are used to inform current designs.97 
Krier explains this as being a system of invention, innovation, and discovery 
through imitation by which to modernize proven and practical systems of 
thinking, planning, and building.98 Such a process is endemic to all traditional 

tectonic logic as expressed in style.99 Tectonic logic here is understood as a 
structural system that adheres to characteristics of natural materials (stone, 
timber, mud brick) as used by most traditional cultures.

Considering then the nature of all traditional styles, it can be concluded that 
Classical architecture is one of many stylised expressions of tectonic logic. 
Tectonic logic, as described by Semes, can be summarised into two distinct 
structural systems: those following the trabeated system (post and lintel) 
and those following the arcuated system (arches).100 The trabeated system is 
expressed through the classical column and entablature whilst the arcuated 
system is expressed through arches, vaults and domes. Furthermore, within 
the classical style these systems can also appear as decorative forms which 

101 which 
can take  the form of the pilasters or engaged columns and blind arcades. 
Therefore, classical architecture provides a set of design resolutions that take 
into consideration tectonics and aesthetics by rationalising a design language 
based on preceding tectonic models which can work functionally, ornamentally 
or both. 

97 Steven W. Semes, The Future of the Past: A Conversation Ethic for Architecture, Urbanism, 
and Historic Preservation (NY, America: W. W. Norton & Company, 2009), 37. 

98 Leon Krier and Dhiru Thadani, The Architecture of Community (America: Island Press, 
2009),49.

99 Semes, The Future of the Past, 52.
100 Semes, The Future of the Past, 52.
101 Semes, The Future of the Past, 52.

Irrelevancy of the “Spirit of our Times”

Critically, when discussing the use of traditional architecture in a 
contemporary context it is common to associate it with a particular “style” 
within the context of a set historical time frame. Such a view categorizes 
developments and changes in a style into chronological blocks.102 Within 
such blocks changes are marked and segmented as abrupt and quasi-
distinct variations of the same “style.” This approach in understanding the 

easily understood time frames which emphasize chronological developments 
as markers of progress. As a consequence, the development of architecture is 
segmented and styles are relegated to historical periods. This adds to the idea 
that contemporaneous architecture must follow “the spirit of our time” by 

103, thereby 
justifying the abandonment of traditional styles due to their disassociation 
with current cultural and social “themes and ideas.”104 This view of traditional 
architecture formed part of the core arguments used against it by many 
modernists of the mid-20th century and is still upheld to a certain degree 
today when considering the use of the classical design language.105

In opposition to this view, practitioners of traditional architecture, particularly 
those associated with classicism, propose that traditional styles transcend 
notions and ideas associated with periodization. As Steven W. Semes explains 
in The Future of the Past: A Conservation Ethic for Architecture, Urbanism, and 
Historic Preservation: “within the framework of traditional architecture, style 
is utterly independent of 'period' or any overriding conception of history 
or progress.”106 According to Semes the use of traditional styles should be 

102 Clive Aslet, “The Future of Classicism,” The New Criterion 36, no. 10 (2018): 23. 
103 Renata Jadresin-Milic, “Contemporary Classical Architecture- Reconsidering Tradition,” in 

Tradition and Heritage in the Contemporary Image of the City, ed. Tomasz Jelenski, Stanistaw 
Juchnowicz, and Ewelina Wozniak-Szpakiewicz (Kraków: Politechnika Krakowska, 2015), 
28.

104 Jadresin-Milic, “Contemporary Classical Architecture- Reconsidering Tradition,” 28.
105 Charles Siegel, An Architecture for Our Time the New Classicism, (California, Preservation 

Institute, 2008), 15.
106 Semes, The Future of the Past, 72.
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seen in terms of genealogical rather than chronological developments.107 In 
this perspective changes and developments are understood as occurring on 
the basis of preceding knowledge and take on an evolutionary rather than a 

to certain political institutions and historical events. As Semes further explains, 
both styles and buildings themselves have been used by different political and 
social entities, whether these are oppressive or progressive, to display their 
“power and values."108 Therefore, no style has a monopoly on “virtue or vice”109 
and must be judged on the appropriateness of its intervention in relation to its 
setting and not to “currently fashionable ideas.”110

Classical architecture in a contemporary urban environment

When considering most contemporary urban developments, there exists an 
abject uniformity in style which has been achieved through the indifferent 
application of architectural elements within a given style to buildings of 
different functions and typologies. Such urban environments run the risk 
of lacking any sense of place, character, or structure. Stefanos Polyzoides, 
in the Charter of the New Urbanism, explains this as a place where “houses 
are made into monuments, civic buildings become routine, and commercial 
buildings are loud and bombastic.”111

of industrial logic112 into architectural design which has resulted in whole 
neighbourhoods being comprised of ‘cookie cutter’ houses in a “stack’em and 
pack’em” approach.113 Contrasting this, new urbanist architecture is seen as a 
fragment of a larger whole connecting many urban elements from buildings 
and streets to neighbourhoods and districts by the appropriate use of a 
style.114  Architecture when considered in this way becomes a binding agent 
for an urban environment, bringing together otherwise disparate parts into a 
cohesive whole, though Stefanos Polyzoides maintains that new urbanism is 

115 

107 Semes, The Future of the Past, 72.
108 Semes, The Future of the Past, 42.
109 Semes, The Future of the Past, 42
110 Semes, The Future of the Past, 29.
111 Leccese and McCormick, Charter Of The New Urbanism, 128.       
112 Krier, Architecture Choice or Fate, 51.
113 Campoli and MacLean, Visualizing Density, 13.
114 Leccese and McCormick, Charter Of The New Urbanism, 127-128.   
115 Leccese and McCormick, Charter Of The New Urbanism, 128.    

Conversely, Classicism provides a set of rules that allows for the development 
of different yet connected artefacts that adhere to a common design 
language without becoming carbon copies of one other. The design attributes 
that govern this diversity allow for a variety of forms based on their 
appropriateness to their context and purpose. In particular two attributes 

structure common to many contemporary urban developments. These 
attributes are typological distinction and ornamental appropriateness. 

With regard to typology, Semes describes it as a “form” or “genre” which 
allows for the organising of functions into coherent types that are easily 
understood.116 He summarises these into six archetypical forms: the 
commemorative Tholos, the ecclesiastical Templum, the political/performance 
space of the Theatrum, the institutional seat of the Regia, the commercial space 
of the Bottega, and the residential unit of the Domus (Figure 9).117 Through the 
use of such archetypical models classical architecture often creates a cohesive 
yet diverse architectural landscape, with distinct and easily recognisable 
building types that provide a discernible structure to an urban environment. 
Leon Krier, in The Architecture of Community, associates the recognition of 
these types to the relationship between architectural composition and the 
degree of functional complexity as determined by typology.118 This occurs 
where simpler compositions represent fewer and a common set of functions, 
e.g. Civic. 

Furthermore, the discernibility of typology is directly related to the 
appropriate application of ornament which is determined by both functional 

Classical orders of architecture which are the primary architectural elements 
that determine the proportions and ornament of any building composition. 
Semes relates the use of these orders to typological discernibility by 
referencing Robert Adam's idea of “progressive omission.”119 In this approach, 
the orders and their components are represented to varying degrees by 
omitting components in a tectonically logical manner. A façade can be designed 
with an implied order which omits all components expect the base proportions 

116 Semes, The Future of the Past, 77.
117 Semes, The Future of the Past, 78.
118 Krier and Thadani, The Architecture Of Community, 46.
119 Semes, The Future of the Past, 55.
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(Figure 10).120 Such an approach allows for a greater number of variations 
to occur within a single design, thereby negating cookie cutter aesthetics in 
a large assemblage.121 Krier makes a further distinction in this approach, by 
dividing  Classical architecture into Vernacular and Classical distinctions, 
where vernacular deals with domestic and utilitarian works, and Classical 
deals with monuments and civic works.122 This thereby provides further 
distinction between buildings of different types that are within the same 
design language. The aforementioned approaches of classical design can help 
to create a legible urban structure by unifying buildings of different types, by 
emphasizing buildings of greater importance through visual means, and lastly 
by providing diversity in design solutions so as to create a unique sense of 
place and character.  

120 Robert Adam, Classical Architecture: A Complete Handbook (London, Viking, 1992), 138
121 Adam, Classical Architecture, 138.
122 Krier, Architecture: Choice or Fate, 53.

Figure 9: Typologies (A) the 
commemorative Tholos, (B) the 
ecclesiastical Templum, (C)the 
political/performance space of 
the Theatrum, (D) the com-
mercial space of the Bottega, 
(E) the institutional seat of the 
Regia, (F) the residential unit 
of the Domus.

Figure 10: The “progressive omission” of the Ionic column 
elements from the façade of a town house.  
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Precedents

The precedents selected here have been chosen due to their particular exemplary qualities 
in design. These qualities have been summarized as Neighbourhood structure, Mixed-use, 
Street design, and Architectural precedents. Poundbury and Kentlands have been designed 
in accordance with the principles of New Urbanism, therefore their analysis offers direct 
insight into the translation of theory and principles into urban design. On the other hand, 
the analysis of Oamaru provides local architectural precedents pertaining to traditional 
architecture, particularly Classical architecture. Nonetheless, in conducting this analysis 
particular features with regard to architectural and urban design that contradict what the 
literature says have been noted. 
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Poundbury Urban Extension, Dorset, England: Masterplan by Leon Krier, 1988.
Qualities: Neighbourhood structure (Traditional urbanism)

Built as an urban extension for the city of Dorchester, Poundbury in England 
adheres closely to many principles of New Urbanism and this is most displayed 
in its urban structure as well as its architectural design that takes inspiration 
from the vernacular context of the County of Dorset.123 Championed by HRH 
the Prince of Wales, planning was initiated in 1988 with the appointment of 
Leon Krier in the production of a masterplan that proposed the development 
of 400 acres of land or 160 hectares124, roughly the 170 hectares of Flat Bush. 

by 2025 with the completion of the northwest quadrant.125 As of 2018, 
Poundbury was home to 3,800 residents with employment for 2300 persons 
across 207 businesses and increased local GVA (Gross Value Added) by 98 
million pounds per annum.126

The development focused on creating an urban environment based on 
walkability, density, and mixed-use.127 This translated into the pedestrian 
being prioritized over the car and this is most evident in its urban structure 
and disposition of functions. Krier's masterplan divided the development 

and square128 and based this on his sequential structure of a “polypolis.”129  

residents, with the most important ones located in the neighbourhood square, 
whilst regional services and institutes are located along the edges of the 
quarters.130  This distribution is clearly seen throughout the master plan of all 

123 Witold Rybczynski, “Behind the Façade of Prince Charles's Poundbury,” Architect Magazine, 
December 03, 2013. Accessed July 20, 2019, https://www.architectmagazine.com/design/
behind-the-facade-of-prince-charless-poundbury_o.

124 “About Poundbury,” Poundbury. Accessed October 24, 2020, https://poundbury.co.uk/
about/ history/

125 Poundbury, “About Poundbury.”
126 Poundbury, “About Poundbury.”
127 Clive Aslet, ed., Making Better Places: The ADAM Architecture experience of house building 

and master planning (England: TriglyphBook, 2020), 28.
128 Krier, The Architecture of Community, 151
129 Krier, Architecture: Choice or Fait, 125.
130 Krier, The Architecture of Community, 151.

four quarters, but taking a closer look at the Middle Farm quarter, the gradual 
increase in density from edge to centre is shown by the reduction in plot sizes 

Of particular importance to the design outcome of this research is the place-
ment of cars and garages in the interiors of blocks which are accessed by alleys 
that create a secondary network within each quarter ( .131 

131 Krier, The Architecture of Community, 153 - 431.

Figure 11 : Poundbury’s landscape master plan with four quarters and note the strong delinea-

Middle Farm Quarter 
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Figure 12: Plan of Middle Farm Quarter from The Architecture of 
Community.

Figure 13: Disposition of Middle Farm quarter blocks with rear 
alleys and parking spaces in the centre of blocks in The Architec-
ture of Community.
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In 1988, Kentlands combined with Lakelands, which was built in the late 
1990s, to form part of one community designed by Andres Duany and 

in America.132 The development was planned and built in consultation with 

workshop, agreed upon the creation of mixed-use medium density 
development that emphasised walkability and took inspiration from local 
vernacular styles and typologies for its architecture.133 The design combining 
both developments equals some 695 acres with over 3,500 residential units 
and 106,000 square metres in retail and commercial real estate with an 
assortment of parks, amenities, and civic services.134  Though the development 
was begun before Duany published The SmartCode, it nonetheless displays 
many characteristics found within it. This is most evident in Lakelands which 
was built in accordance to a more hierarchical city plan that has higher 
densities near the town centre and lower densities on the edge.135 

The town centre is a combination of a traditional urban design and a 
conventional shopping centre. Market Square, as it is known, contains 
single storey commercial buildings136

is a pattern seen at Ormiston town centre, Auckland, which is a single use 
zone. Kentlands's Main Street borders this conventional shopping complex 
that follows traditional urban design principles. This narrow street is lined 
with mixed-use buildings that are three to four stories tall and are designed 
in a colonial American style with minimum setbacks.137 Crucially, it is the 
combination of this street’s structure, the heights of the buildings that line 

132 “Kentlands,” Congress for the New Urbanism. Accessed October 24, 2020, https://www.cnu.
org/what-we-do/build-great-places/kentlands.

133 Dan Reed, “This Innovative Suburb Once Seemed Like a Failure,” Washingtonian, April 25, 
2018. Accessed October 18, 2020, https://www.washingtonian.com/2018/04/25/kent-
lands-this-innovative-suburb-once-seemed-like-a-failure/

134 Congress for the New Urbanism, “Kentlands.”
135 Congress for the New Urbanism, “Kentlands.”
136 Sauteville, Langdon, eds., New Urbanism, 3-10.
137 Congress for the New Urbanism “Kentlands.”

it, and their typologies that closely adhere it to the T-5 Urban Centre Zone.138 
This combination has the potential to be redesigned within the project site, 
and in particular those areas that fall under the Regional Arterial precinct 

accomodate such. 

138 Duany, Sorlien, and Wright, SmartCode, SC53.

Kentlands & Lakelands, Gaithersburg, Maryland, USA: Masterplan by Andres Duany and Elizabeth Plater-Zyberk 1990s
Qualities: Mixed-use, Street Design, Architectural Precedents. (Traditional Urbanism & Traditional Architecture)

Figure 14: Master Plan of Kentlands and Lakelands 

Figure 15: Mixed-use typology lining Main Street in Lakelands
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Oamaru, North Otago, New Zealand.
Qualities: Architectural precedents. (Traditional architecture)

Located in North Otago, the small town of Oamaru is home to some of New 

commercial boom during 1870s and 1880s which saw the construction 

limestone.139 The stone’s cheapness and accessibility made it the preferred 
building material for the rapidly growing town.140 

Though other architects worked in Oamaru, it was the partnership between 
Thomas Foster and John Lemon that resulted in the construction of the town’s 

façade treatment of his Paris Opera House.141 The clock tower was added in 
1894 following John Megget Forrester's design and again this took inspiration 

142 
It is the combination of these two elements that gives this structure its distinct 
look, as it follows precedents set in Sydney, Christchurch, and Wellington.143 
Secondly, the Oamaru Courthouse which was designed between 1882 and 1883 
took inspiration from the Waimate Courthouse of 1879.144 The structure is 
symmetrically arranged in three parts that gradually project outwards.  This 
arrangement expresses its internal functions with the central mass containing 

145 

In both instances the architecture displays Leon Krier’s ideas on the 
distinction between typologies and between the Classical and the Vernacular, 

particular arrangement of the broad main structure and tall central tower 
is representative of Semes’s archetypical Regia or the civic building born 

139 Peter Shaw, Whitestone Oamaru: A Victorian Architectural Heritage (New Zealand: Craig 
Potton Publishing, 1995), 4.

140 Shaw, Whitestone Oamaru, 27.
141 Shaw, Whitestone Oamaru, 27.
142 Shaw, Whitestone Oamaru, 27.
143 Shaw, Whitestone Oamaru, 27.
144 Shaw, Whitestone Oamaru, 27.
145 Shaw, Whitestone Oamaru, 27.

out of the Italian Renaissance.146 As for the Courthouse, it could be seen 

connotation of venture and divinity in civic affairs. Both structures provide a 
design approach that takes into consideration a building's particular function 
and typology. This would be most applicable to the design of a Town Hall 
within Flat Bush, Auckland, as it currently lacks this distinctive feature. This 
would have the potential of creating a visual and communal focal point through 
its design.  

146 8 Semes, The Future of the Past, 78.

Figure 16: Oamaru Courthouse

with broad main structure and 
bell tower with Flemish man-
sard roof.
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On Flat Bush 

Auckland CBD

Flat Bush

The site in question is located in southeast Auckland and is one of many new suburbs built 
in response to Auckland’s increasing population, which is expected to reach 2 million by 
2033147.  Therefore, the Flat Bush (Ormiston) development provides an opportune location 
in which to test the ability to integrate a traditional neighbourhood development based on 

its context would not only require a thorough analysis of its current physical state but also 
the policies and plans that led to its creation. Within the Manukau Operative District Plan 
2002 chapters 16.15.9 Flat Bush Structure Plans and 17.10 Flat Bush are the most relevant 
as they set out the key regulations governing the disposition of Flat Bush’s urban form. 

The current functional zone of the site project is Residential 1148 under the unitary plan 
149

mixed-use zoning which would remove high concentration of a single use in a single space. 
Through the application of mixed-use zoning and higher densities in appropriate areas of 
the site it is proposed that this will be used to full effect in relation to the sites’ central loca-
tion which allows for easy access to a major transit corridor with public transportation and 
the creation of a wider transition zone South of Ormiston town Centre.  

147  "Auckland Growth Monitor: A snapshot into Auckland’s economy and place on the world stage," Auckland 
Council,  (Auckland: Auckland Council, 2017), 9. Accessed September1, 2020, https://www.aucklandnz.

148 Auckland Council, Manukau Operative District Plan 2002, chap. 16.15.9, 3, 
149 Auckland Council, Manukau Operative District Plan 2002 (Auckland: Auckland Council, 2002) chap. 17.10, 

32. Accessed September1, 2020, https://www.aucklandcouncil.govt.nz/plans-projects-policies-reports-by-
laws/our-plans-strategies/district-and-regional-plans/district-plans/manukau-district-plan/Pages/manu-
kau-district-plan-text.aspx.

Figure 18: Greater Auckland region
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Location and Site Plan 
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The history of Flat Bush dates back to 850 CE when it was called Pukekiwiriki 
named after the grandchild of the god of volcanos150

European settlers began to call the area Flat Bush due to how the forest looked 
when observed from the surrounding hills.151 The land was bought by the 
Church Missionary Society's missionary William Thomas Fairburn in 1836 as 
part of the ‘Fairburn Purchase’ under dubious circumstances.152 In 1844 this 

these sections were opened to European settlers.153 Of note is that many of the 
settlers were Irish and Scottish Presbyterians who farmed the land.154 

By the 1970s Auckland had gained an extensive motorway network which 
encouraged growth around the city. Flat Bush was marked as a potential 
area of future development by the Auckland Regional Authority in 1975, 
as part of southeast Auckland provided the fewest constraints for future 
growth.155During the 1990s Manukau city and other outlying areas of Auckland 
had seen a rapid increase in population marking the city’s outward growth 
trend. This was matched by the rezoning of Flat Bush, marking the beginning of 
development proper by the issuing of building consents156.

The wider Flat Bush area contains several buildings of cultural, social, and eco-
nomic importance. A few of these are  heritage listed buildings that date from 
the mid to late 19th century. Of note is Old Flat Bush School built around 1877 
located at the intersection of Flatbush School Road and Murphy’s Road and is 
listed as a category one (group1 exterior only protected- Register No 2655). 

150 “Flat Bush (Ormiston),” East Auckland Tourism. Accessed May 17, 2020. https://www.

151 “Flat Bush (Ormiston).”
152 Reynolds and Associates, Flat Bush: Built Heritage Review (Auckland: Manukau City Council, 

2010), 5.
153 Reynolds and Associates, Flat Bush,5.
154 Reynolds and Associates, Flat Bush,5.
155 Social and Economic Research and Monitoring team, A Brief History Of Auckland’s Urban 

Form (Auckland: Auckland Regional Council, 2010), 19.
156 Social and Economic Research and Monitoring team, A Brief History Of Auckland’s Urban 

Form, 22-23.

This school was built as one of many standard plan buildings built by the 
Auckland Education Board immediately following the Education Act of 1877.157 
Another such building is St Paul’s in the Park built in 1886 and located on the 

-
ter No 690).158 In addition to these there is located the Fo Guang Shen Buddhist 
Temple to the north of Barry Curtis Park and the Lion Brewery in East Tamaki 
(see Cultural Landscape map on page 28).

157 Reynolds and Associates, Flat Bush,6.
158 Reynolds and Associates, Flat Bush,6.

A brief History of Flat Bush 

Figure 21: Western facade of St 

Paul’s in the Park

Figure 22: Western facade of the 

Old Flat Bush School
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Features and Microclimate in 
Central Ormiston

Site Features:
• The site has an area of 110,788 sqm and is 420 m long from East to West and 

307m North to South at its widest.
• It is bounded by Ormiston Road to the South and Salford Park to the north 

whilst to the east there is a medium density housing zone and to the west is 
Ormiston town centre (under construction as of 2020). 

• Currently the site is open farmland that is unused with an old farm house 
loacted on Ormiston Road.

• A key point of interest is the link produced by the Proposed Collector Road 
on site with Ormiston Road. The connection runs from a medium density 
housing zone to a school zone with bus stops on the Regional Arterial Road. 

Site Microclimate: 
• 

towards Ormiston Road and lower elevation towards Salford Park.
• 

is exposed to the prevaling southwesterlies which might carry with it 
pollutants from Ormiston Road. 

• The site orientation is optimal for providing good sun exposure throughout 

that most areas within the site will receive unobstructed sun exposure 
throughout the day. 

• The Current street structure has the potenial of creating strong wind tunnels 
if street scape is not broken up by non-liner layouts or by the planting of 
trees on streets running northeast to southwest.
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Figure 24: Features and 
Microclimate in 
Central Ormiston.
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Location General Features

The site is centred in the middle of a predominantly residential area apart from 
the Town centre to the west. The pedestrian shed as shown by the dotted circle 
is set at a 800-metre diametre which amounts to an average 5-minute walk 
and is centred over the project site marked in red. Within this pedestrian shed, 
centred over the site, there are bus stops, schools, and parts of the town centre 
which include Pak'nSave and its car park.

• A key opportunity of the site’s location is the development of the 
connecting paths for the residential areas along the regional arterial road 
(Ormiston Road) which is also a main bus route.

Location of Natural Features

All developed areas around the project site sit on relatively level ground. These 
areas are surrounded by parks and reserves that dominate the northern and 
eastern parts of the site and extend beyond the pedestrian shed to encircle 
the town centre. This includes parts of Barry Curtis Park and Salford Park. 
Currently there are no trees within residential areas surrounding the site 
creating a harsh street scape and there is an over concentration of vegetation 

nature. As per the District Plan the parks contain stormwater management 
areas and stormwater ponds159.

159 Auckland Council, Manukau Operative District Plan 2002, chap. 16.15.9, 10.
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31Bus StopResidential Zones
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Current Road Structure in Central Ormiston
A major feature of this location is the Regional Arterial Road (Ormiston Road)
which is between 27 to 29 meters wide with 4 lanes160. This road connects Flat 
Bush to the wider East Tamaki area to the west and north and connects the 
town centre to residential areas to the east.

The proposed street network within the project site, though based on a 
grid, has a limited number of streets. This potentially reduces the number of 
connections, ergo reducing the freedom of movement gained through the use 
of a highly connected network.161 A key potential of the site within this location 
is its connection to other parts of the development through the Proposed 
Collector Road to the northeast of the site which connects to a residential 
zone, and the Proposed Flat Bush Local Road Park Edge connecting to the 

vehicular and pedestrian) to engage with the park edge. The location of a bus 
stop close to the intersection between the Proposed Collector Road on site and 
Regional Arterial Road (Ormiston Road) invites the potential of creating and 
expanding commercial activities from the town centre further along Ormiston 
Road and closer to the centre of the project site. This would ensure that 
residents can easily access daily functions within ten minutes’ walking distance 
from any direction. 162 

The proposed roads within the Manukau District Plan 2002 for the project site 
are as follows:
• Local Roads with a minimum width of 18.3 meters.163

• Collector Road with a minimum width of 21.8 meters.164 
• Flat Bush local road park edge with a minimum width of 14 meters.165

160 Auckland Council, Manukau Operative District Plan 2002, chap 17.10, 66.
161 Leccese and McCormick, Charter of the New Urbanism, 85.
162 Krier, Architecture Choice or Fate, 128.
163 Auckland Council, Manukau Operative District Plan 2002, chap 17.10, 69.
164 Auckland Council, Manukau Operative District Plan 2002, chap 17.10, 68.
165 Auckland Council, Manukau Operative District Plan 2002, chap 17.10, 69.
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wider development to the town centre due to the increase in distance. This 
distance is highlighted by the placement of the 800-metre pedestrian shed 
centre over the town centre. There are a number of residential zones around it 
that are within easy walking distance. 

A provision within the Manukau Operative District Plan 2002 pertaining to 
Flat Bush states that the central precinct, with an expected density of 25 
households per hectare, should be within a 5-minute walking distance from the 
town centre.166 By looking at the pedestrian shed it is clear that parts of this 
precinct do fall under that distance though roughly half of it falls beyond that 
limit.

vehicular and foot, from all residential zones that are within the pedestrian 
shed centered over it and south beyond the shed. This is particularly true for 
zones south of Ormiston Road, which have a grid pattern and are comprised of 
local roads that have a slower speed limit167than regional arterial roads. The 
combination of the grid network and slower speed limits would result in a 
street network that is relatively easy and safe to navigate.

• One common feature between both sheds are the bus stops located within 
400 metres of each other, within the 5-minute walking distance limit.

• Of note within Salford Park is the Flatbush Path. It provides a recreational 
path through Salford Park and ends north of the residential area marked as 
A.168

166 Auckland Council, Manukau Operative District Plan 2002, chap 17.10, 32.
167 "Roads and Streets Framework," Auckland Transport. Accessed July 5, 2020, https://

at.govt.nz/about-us/transport-plans-strategies/roads-and-streets-framework/
168 "Flatbush Path," Auckland Paths, Auckland Council. Accessed August 14, 2020, https://

www.aucklandcouncil.govt.nz/parks-recreation/get-outdoors/aklpaths/Pages/path-detail.
aspx?ItemId=78

Pedestrian Shed: disposition of activities in relation to pedestrian shed centred over major activity

1:15000 A4
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Site Context: Activities and Density 
There are 2 residential zones that are directly connected to the site and a 

all 3 zones are medium density single-use zones. The zone marked as A fall 
under Residential Zone 1 - General Precinct and comprises mixed-housing 
types with a target density of 16.5 houses pre-hectare.169 Zones marked as B 
and C also fall under Residential Zone 1 but are part of the Central Precinct 
which comprises terraced housing and apartments with a target density of 25 
houses per hectare.170 The project site itself falls under Residential Zone 1 - 
Central Precinct at 25 houses per hectare and a maximum building height of 9 
metres171 with the addition of an Arterial precinct that runs along the length of 
Ormiston Road.172  This Arterial Precinct comprises mixed terrace housing and 
apartments at a maximum height of 4 stories173 or 12 metre,174 and extends at 
a depth of 60 metre from Ormiston Road,175 thus allowing minimum mixed-use 
activities.176

A major feature to the southeast of the project site is Ormiston College 

marked A through the Proposed Collector. This has currently not been built 
due the potential negative impacts it may have on native wildlife in Salford 
Park. In addition to that, there are bus stops located on the intersection facing 
Ormiston College which coupled with the Proposed Collector Road might 
facilitate an increase in activity where a mixed-use centre could be sustained 
replacing the Arterial Precinct with a mixed-use zone.

169 Auckland Council, Manukau Operative District Plan 2002, chap. 16.15.9, 3-4.
170 Auckland Council, Manukau Operative District Plan 2002, chap. 16.15.9, 3.
171 Auckland Council, Auckland Unitary Plan Operative in Part (Auckland, Auckland Council, 

2020) chap. I412, 3. Accessed May 30, 2020, https://unitaryplan.aucklandcouncil.govt.nz/
pages/plan/Book.aspx?exhibit=AucklandUnitaryPlan_Print.

172 Auckland Council, Manukau Operative District Plan 2002, chap. 16.15.9, 11.
173 Auckland Council, Auckland Unitary Plan Operative in Part, chap. I412, 1-3, 
174 Auckland Council, Auckland Unitary Plan Operative in Part, chap. I412, 10.
175 Auckland Council, Auckland Unitary Plan Operative in Part, chap. I412, 1.
176 Auckland Council, Manukau Operative District Plan 2002, chap 17.10, 32-33.
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Site Context: Streetscape of Ormiston Road (Arterial pre-
cinct)

K
e
y

Project Site
Ormiston Road

A

B

The streetscape of Ormiston Road is made up of different design characteristics which vary 

activities around the town centre and residential areas further west along the road, closer to 
the residential centre of development. 

A: 
similar sized buildings, one being a shopping centre and 
the other a commercial building. A key feature of this 

centre presents a solid wall with doors only for service 
vehicles whilst the commercial building is anticipated 
to have large windows that overlook the street. One side 
is a dead zone whilst the other offers transparency and 
security through indirect observation via the windows. 177

B: This section of Ormiston Road is directly connected to 
the project site and is at an intersection. The street here is 
framed by a car park on one side and undeveloped land on 
the other, which will be used for commercial activities in 
the future as per the district plan . Another feature of this 
section are the bus stops located on either side of the road 
which are near to the project site, taking note that there 
are currently no covered bus stops present.

177 Leccese and McCormick, Charter of the New Urbanism,136.

A

B

Figure 30: Cross section of street displaying building heights. Figure 31: View of Omriston Road near Town Centre.  

Figure 32: Cross section of street displaying parking. Figure 33: View of Omriston Road near Pak'nSave carpark. 
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C: This section of the street is dominated by Ormiston College, which has a considerable setback that is covered by plants and trees 
behind the footpath. The section of the college that faces the streets does offer security through large glazed sections, though by night 
time there will be no student activity in and around the area, creating a lack of surveillance over the bus stops located on either side of 
the street. Similar to the previous section, there is an intersection and undeveloped commercial land. Opposite this side of the street is 

and the ground will be levelled with the street as has been done around the town centre. The street in section has an island in the middle 
which divides it in two and provides no opportunity for a crossing, save at the intersection, further down the road.

C
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Project Site
Ormiston Road

C

Figure 34: Panorama of Ormiston Road near Ormiston College with old farm house on project site on the left.

Ormiston CollegeOld farm house

Figure 35: Cross section of street displaying old farm to the left and Ormiston 
College to the right.
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D: As with the previous section of the street, this section is 
also dominated by the college, but here there is a greater 
setback from the street with a steel fence separating the 

strong separation between both sides of the street thereby 
preventing pedestrians from crossing. On the other side of 
the street are located double storey houses that face the 
main road and are separated from the street by hedges and 
trees, thereby shielding them from the noise produced from 
the road. These hedges could also pose a security risk for 
the home owners and pedestrians due to a lack of perceived 
human presence through line of sight.178 It should be noted 
that this section of the residential zone facing Ormiston Road 
falls under the Arterial Precinct as per Chapter 17.10 of the 
Manukau Operative District Plan 2002, where only apartments, 
terraced houses, and semi-detached housing can be built,179 
though currently large detached houses have been built.

178 Leccese and McCormick, Charter of the New Urbanism, 136.
179 Auckland Council, Manukau Operative District Plan 2002, chap 17.10, 

32.
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Figure 38: Photograph of Ormiston Road looking west from Ormiston College.

on left and houses on the right.

Ormiston College
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Central Ormiston comprises two statistical areas, Ormiston North and South. 
Ormiston North has a population of 2,163, as of 2018, whose median age is 
33.8 years. Out of this number, 63% are married with 30% having no children 
and 13.5% with three.180  Ormiston South has a population of 5,514, whose 
median age is 30.8 years. Of these, 62.1% are married with 33.8% no children 
and 10.5% with three.181 Both areas have a predominantly Asian population: 
71.7%182  in Ormiston North and 82.2%183 in Ormiston South.

With regard to occupation, managers and professionals represent the highest 
percentages in both areas.  Ormiston North has 20% managers and 26.2% 
professionals184 whilst Ormiston South has 18.7% managers and 23.7% 
professionals.185 In both areas between 72.2%186 and 72.5%187 travel to work 
via a private vehicle whilst between 6.3%188 and 6.2%189 work from home. 

180 “Ormiston North,” Statistics New Zealand. Accessed October 30, 2020, https://www.stats.
govt.nz/tools/2018-census-place-summaries/ormiston-north#population-and-dwellings

181 “Ormiston South,” Statistics New Zealand, accessed October 30, 2020, https://www.stats.
govt.nz/tools/2018-census-place-summaries/ormiston-south#number-of-children-born.

182 Statistics New Zealand, “Ormiston North.”
183 Statistics New Zealand, “Ormiston South.”
184 Statistics New Zealand, “Ormiston North.”
185 Statistics New Zealand, “Ormiston South.”
186 Statistics New Zealand, “Ormiston North.”
187 Statistics New Zealand, “Ormiston South.”
188 Statistics New Zealand, “Ormiston North.”
189 Statistics New Zealand, “Ormiston South.”

People and Place
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On Design 

This section is divided in two parts, which are design development and design strategies. The 
design process was informed by the information gathered through the analysis of Ormiston, 
Flat Bush and the research conducted on literature that governs New Urbanist theories and 
practices. A number of key texts that have been discussed as part of the general framework 
for theories and practice in the literature review are revisited here as they provide the 
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Brief

concluded that Flat Bush’s urban structure exhibits many attributes of 
functional zoning, whilst its street network design favours vehicular comfort 
over that of the pedestrian.  This is seen in the separation between residential 

are only accessible to each other via Ormiston Road. 

Within residential zones, houses range from townhouses in area C and 
separated single family houses in area A, with a mix of both in area B. The town 
centre on the other hand contains a concentration of commercial activities in 
low broad structures like Pak’nSave. 

In both cases the built form is low with heights not exceeding 9 to 12 metres. 
Consequently, any civic buildings to be built in the area would be lost amongst 
the wider urban fabric. This is further compounded by the lack of a distinctive 
style that would emphasise such a building visually and metaphorically from 
the rest.

centre of Ormiston.  It will incorporate mixed-use typologies into a highly 
interconnected urban fabric. It will further address the issue pertaining to 
‘cookie cutter’ aesthetics in building design and style through the application 
of the Classical design language. Therefore, several design factors and 
strategies need to be considered in order address these urban conditions. The 
two main design strategies derived from research are the urban transect and 

 SmartCode.

The core theoretical strategy employed here is the Traditional Neighbourhood 
Structure (TNS). As described in the literature review, such a neighbourhood 
is characterised by particular features which are not applicable to every site. 

a variation of it in the SmartCode, called RCD (Regional Central Development).

Design Strategy 
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On the SmartCode and the Urban Transect
The SmartCode¸ a model ordinance, provides one possible framework by 
which to organise the multiple urban elements of a TNS into a cohesive 
neighbourhood unit. Crucially this code provides an alternative to existing 
zoning codes and policies by addressing the integration of diverse functions 

190 and their 
relationships to their urban context.  It achieves this by synthesizing the urban 
transect with a form-based code in order to create an urban code that takes 
into consideration the forms of a region, community, block, or building.191 
This is represented by the relationship between any given transect zone and 

relevant sector type, then by the community type, and lastly the transect zone 
(see Appendix table 1).

In relation to the project site, the SmartCode determines its sector type as a 

suburban zones.192 Under this sector are categorised two main community 
types, the Traditional Neighbourhood Development (TND) and the Regional 
Centre Development (RCD).193 The RCD community type would be applicable to 
the design outcome due to the position of the project site in central Ormiston 
and the existing transit network along Ormiston Road. This is because such 
developments are structured as long or linear pedestrian sheds that comprise 
higher density mixed-use centres along major throughfares. Such centres are 
themselves connected by transit and are typically created in regional or town 
centres.194 

the T-4 General Urban Zone consisting mostly of residential types with some 
integrated mixed-use functions and the T-5 Urban Centre Zone consisting 

190 Duany, Speck, and Lydon, The Smart Growth Manual, 6.5.
191 Duany, Sorlien, and Wright, SmartCode, 7. 
192 Duany, Sorlien, and Wright, SmartCode, SC15.
193 Duany, Sorlien, and Wright, SmartCode, SC31,33
194 Duany, Sorlien, and Wright, SmartCode, SC109

rowhouses and apartments (see Appendix table 2).195 The two transect zones 

consequence, the zones can be adjusted to account for the precincts in the 
district plan, thereby integrating the development into the existing urban 
fabric of Ormiston Central (See Transect anaylsis of Ormiston Central on page 
41).

195 Duany, Sorlien, and Wright, SmartCode, SC53. 
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Transect anaylsis of Ormiston Central

Sector type 
• 

existing urbanized areas.196

Community unite type
• 

downtown area.197

Transnet Zones on and around Project Site
T-1 Nature Zone
Land that is representing natural ecological conditions and where construction is 
not possible due to topography, hydrology or vegetation.198

T-4 General Urban Zone
Land that is comprised of mostly residential units with some mixed-use 

acre.199

T-5 Urban Centre Zones
Land is usually located at the centre of large towns or cities, with the highest 
density of functions and a greater variety of uses, including civic functions. 
Usually structured around large street blocks where buildings are set close to 
wide sidewalks. With a Base density as per the SmartCode at 25 units per acre, 
but is subject to change.200

SD (Special District)
Land that does not conform to the 6 transect zones due to function, disposition, 

201

196 Duany, Sorlien, and Wright, SmartCode, SC15.
197 Duany, Sorlien, and Wright, SmartCode, SC33.
198 Duany, Sorlien, and Wright, SmartCode, 13.
199 Duany, Sorlien, and Wright, SmartCode, 13.
200 Duany, Sorlien, and Wright, SmartCode, SC83.
201 Duany, Sorlien, and Wright, SmartCode, SC15.

 T-3 Sub-Ubran Zone

Salford Park

Ormiston Road

Town 
Centre

 T-1 Nature Zone

Figure 41: Transect 
anaylsis of Ormis-
ton central 
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On density and mixed-use 
Within the SmartCode the allocation of densities and functions is determined 

per acre for each transect, though this may be subject to change, and other 
functions are set by a percentage in proportion to the number of units per acre.

With regard to density, the project site, as per the Manukau District Plan,  
currently comprises a Central Precinct202 and an Arterial Precinct203 which are 
proposed to have an average density of 25 units per hectare204 and are single-
use residential zones. This density measure is matched by the T-4 zone at 12 
units per acre, roughly equating to 25 to 26 units per hectare, but crucially 20 – 
30% of these units can be mixed-use.205 This density may be further increased 
in parts of the project site in order to take advantage of the transit services 
along Ormiston Road.206 This may be done by replacing the Arterial Precinct 
with a T-5 zone at 24 units per acre16. In proportion to the increase in density, 
other functions will increase in range from 30-50% in T-5 (see Appendix table 
5-b).207

The increase in density is marked by the reduction in lot sizes. Current lot sizes 
on the project site ascribed in Chapter 17.10 of the Manukau Operative District 
Plan 2002 are between 180 – 300m2 average for the central precinct and 201 
– 425m2 for the arterial precinct, whilst both precincts have a minimum lot 
size of 125m2.208 In the Urban Design Compendium average lot sizes closer 
to 100m2 (5m x 20m) are suggested as they increase density, create active 
frontages, and encourage diversity in functions and forms.  But for commercial 
and civic buildings, lot sizes between 15-20m wide and 30-40m deep are 

209

202  Auckland Council, Auckland Unitary Plan Operative in Part, chap. I412, 1. 
203 Auckland Council, Manukau Operative District Plan 2002, chap. 16.15.9, 11.
204 Auckland Council, Manukau Operative District Plan 2002, chap. 16.15.9, 3.
205 Duany, Sorlien, and Wright, SmartCode, SC83.
206 Duany, Sorlien, and Wright, SmartCode, SC19. 
207 Duany, Sorlien, and Wright, SmartCode, SC83.
208 Auckland Council, Manukau Operative District Plan 2002, chap 17.10, 88.
209 Davis, Urban Design Compendium, 67.



43

On Streets
Another measure by which to integrate the project site with its surrounding 
urban fabric would be to design its street network in response to that of its 
adjoining areas, mainly that of the town centre and the residential area west 
of the project site. Within these areas the network follows an irregular grid 
pattern with a limited number of streets and intersections creating blocks 
of irregular sizes. This has the potential of reducing the ease of movement 
for both vehicles and pedestrians by reducing the number of connections 
throughout the area. The use of a grid pattern does have its merits, however, as 
it provides clear routes between any two locations – encouraging walking and 

210

This is achieved on the project site by increasing the number of streets and 
reducing block sizes. The Urban Design Compendium states that block sizes 
between 80 - 100 metres are optimal for general pedestrian and vehicular 
networks and areas for higher activity may have smaller blocks ranging from 
50 – 70 meters.211 This would imply an increase in the number of streets in 
high activities areas, i.e. Ormiston Road (Arterial Precinct). Further, by creating 
and increasing direct connections to main streets (Ormiston Road), mixed-used 
centres are better integrated and sustained.212  

Though, as mentioned in the "Summary of the value of urban design" by 
the Ministry for the Environment, such networks are prone to creating 
higher levels of noise and pollution in areas that would see otherwise213, eg. 
residential zones. This may be mitigated by creating an A and B grid network, 
as discussed in Urban Design and Quality. Grid A streets would replace 
current Local roads and grid B streets would replace Collector roads on site. 
Consequently, both street types would affect the disposition of buildings lining 
them, as the relationship between buildings and streets is based on the ability 
to create a sense of enclosure by considering the ratio of building heights to 
street widths214 (

210  Davis, Urban Design Compendium, 38.
211 Davis, Urban Design Compendium, 38.
212 Davis, Urban Design Compendium, 36.
213 Ministry for the Environment, “Summary of the value of urban design.”
214 Davis, Urban Design Compendium, 88.

Figure 42: Building height to street width ratios.
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On Squares
In conjunction with the arrangement of streets, the addition of public spaces 

As mentioned previously such spaces would be located near the physical 
centre of a neighbourhood or near existing transit services and would contain 
the highest concentration of mixed-functions. Such centres should serve as 
nodes of concentrated activities that bring residents together in order to create 
a sense of communal identity215 through potential interactions with each other. 

Of relevance to the project, such centres are designed as squares or plazas of 
appropriate sizes based on the surrounding urban context.216 This has been 
determined by the particular transect zone in which they are located. Within 
a T-4 zone a square between ½ acre to 5 acres is prescribed whilst a plaza 
between ½ acre to 2 acres is prescribed for a T-5 zone.217 Of particular note, 
these spaces are differentiated by the role they play in the overall structure of 
a neighbourhood. This difference is represented by particular design elements 
in each space that respond to the role of that space. The square in a T-4 zone 
is surrounded by building frontages and its landscaping consists of paths, 
lawns, and trees as it is surrounded by higher residential activities. Conversely, 
a plaza in a T-5 zone is similarly surrounded by building frontages though its 
landscaping comprises paved surfaces with minimal to no trees as such a space 
is expressly designed for civic or commercial activities.218

215 Davis, Urban Design Compendium, 42. 
216 Duany, Speck, and Lydon, Smart Growth, 6.2.
217 Duany, Speck, and Lydon, Smart Growth, SC81
218 Duany, Speck, and Lydon, Smart Growth, SC81

Figure 43: Square and Plaza type open spaces in 
relation to applicable T zones
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On Buildings
Completing the urban form, buildings have been designed in accordance to 
their relationship with their context. This has been achieved by primarily 
consulting form-based codes within the SmartCode, though other texts have 
been consulted. These codes determine a building's basic physical properties 
by considering which transect zone it is located in and what typology it is. As a 
result, different typologies share a common design language though this is not 
determined by any particular style. Therefore, through the use of the Classical 
design language these typologies are further connected, thereby providing the 
proposed urban design with sense of place, character, and structure. It should 
be noted that the application of the Classical style on buildings is determined 
by the design of the town hall. Developers and architects are encouraged to 
take inspiration from it.

As mentioned previously, a major feature of transect zones is the gradual 
increase of densities and functions. This is partially represented through 
building heights and street frontages. In terms of building heights, these are 

it is located in. When considering this within the project site, T-4 zones have 

table 3 and 4).219 Building any higher would cause occupants to start losing 
visual and auditory connections to the street.220 Jan Gehl in Cities for People 
further ascribes this to our ability to see details effectively at certain distances 
and at certain angles above and below looking forward ( .221 As a 

within which the SmartCode are set at a maximum of 14 feet (4.26m) though 
222

With regard to street frontages, the code encourages a sense of encloser by 
addressing the relationship between building heights and setbacks. Setbacks 
in T-4 zones are 6 to 18 feet (1.8m to 5.7m) and in T-5 zones they are 2 to 

219 Duany, Speck, and Lydon, Smart Growth, SC83. 
220 Alexander, Ishikawa, and Silverstein, A Pattern Language, 118.
221 Gehl, Cities for People, 39 - 41.
222 Duany, Speck, and Lydon, Smart Growth, SC43. 

12 feet (0.6m to 3.6m).223 Furthermore, in order to create effective passive 
surveillance, facades facing streets should have more than 30 percent clear 

224 whilst shopfronts should have more than 
70 precent clear glass glazing.225

223 Duany, Speck, and Lydon, Smart Growth, SC87 - 89. 
224 Duany, Speck, and Lydon, Smart Growth, SC43.
225 Duany, Speck, and Lydon, Smart Growth, SC41.

Figure 44: Building height in relation to our ability to 
see details effectively at certain distances and at certain 
angles  
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Design Development
The design developed was completed across four stages based on feedback 
received from presentations conducted at critical points throughout the 
development and research of the project. In Stage 1 a preliminary site plan 
was created in order to assess potential locations for mixed-use activities 
and create a general urban structure. At Stage 2 the preliminary site plan was 

applying transect zones, dividing the street network into A and B grids, and 
adding key civic functions and open spaces. Stage 3 continued development of 
the site de-sign from Stage 2 with the addition of building designs and street 

the masterplan. 
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Stage 1: Preliminary Site Plan

Key

The preliminary design took a basic approach to the street network and the allocation of mixed-use zones. 
The street network roughly follows the layout that is proposed in the Manukau Operative District Plan 2002 
and the proposed mixed-use zones have been placed over areas that form part of the Arterial Precinct 
(compare to maps on pages 31 and 41). 

Area of project site

Developed/Developing areas

Parks and Reserves

Stream/Ponds

Potential Mixed-use streets focusing 
on commercial activities

Potential location of new town centre - overlap with 
carpark

Potential Mixed-use areas over Arterial Precinct

Figure 45: Site Plan 1 - Preliminary street network layout and basic allocation of potential mixed-used zones. 
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Stage 2: Development of Preliminary Design

Figure 46: Site Plan 2 - Development of street layout based on Manukau 
Operative District Plan 2002.

This stage involved further development of the preliminary design by considering its current conditions. This involved 
applying current design codes onto the design and assessing how appropriate these are as compared to those assigned by the 
SmartCode. After this the design developed in accordance with the ordinances of the SmartCode.

Figure 47: Site Plan 3 - Addition of streets into street layout based on Manu-
kau Operative District Plan 2002.

To integrate the proposed design into the surrounding urban fabric, the 
above street layout was developed by following the layouts of Collector 
roads and Local roads on the project site as proposed in the Manukau 
Operative District Plan 2002. Through this, it has been assessed that the 
grid layout could be further developed by the addition of more roads at key 
points on the plan – marked by the dashed lines. 

By adding more streets, marked in red, block sizes have been reduced and 
intersections increased, ergo improving connectivity within the project site 
and its surrounding areas. In particular, access and views to Salford Park are 
increased closer to the town centre where pedestrian activity is expected to 
be higher.

Development of street layout based on Manukau Operative District Plan 2002

Ormiston Town 
Centre

Ormiston Town 
Centre
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Figure 48: Site Plan4 - Allocation of T-5 & T-4 zones, subdivision of streets into A and B grid, and as-
sessment of the allocation of civic functions and open spaces.

Allocation of Transect Zones, civic functions, 
open spaces, and sub division of streets into A and B 
grid. 

The allocation of transect zones in site plan 4 replaces 
those of the preliminary site plan. The T-5 Urban Centre 
Zone (marked in purple) replaces the mixed-use zone 
from site plan 1 and T-4 General Urban Zone (marked 
in orange) replaces the areas marked in red on site 
plan 1. In addition, open spaces have been positioned 
at key locations on the site. Marked in red is the new 
civic square of Flat Bush that acts as an extension to the 
Pak’nSave carpark. A neighborhood square is positioned 
at the centre of the site facing Salford Park with one side 
open to it. This has the potential of creating a direct link 

Within the town square are positioned the new town 
hall and library. The position of the town hall entails the 
removal of a section of the local road. This enlarges this 
block to a similar dimension as the one to its immediate 

47).

Road Structure
• Street network divided into A and B grid, with Local 

roads becoming A grid and Collector and Park edge 
road becoming B grid. 

• Pencaitland Drive which is built as a Local road is con-
sidered a B grid road due the Pak’nSave service depot 
facing this street.  

• The civic square and neighborhood square are linked 
by a potential green corridor that would create and 
direct link between the two spaces through the use of 
use plants.     
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Placement of civic functions in town square

Figure 49: Site plan of town square with loctions of town hall and library

The new town square is positioned on the western end of the 
project site near the relative centre of Ormiston, opposite the 
Pak’nSave carpark. This location takes advantage of the expected 
high activity around the bus stops on Ormiston Road by placing 
higher density of mixed-use functions around it, in particular the 
town hall and library.  

The position of the new civic square opposite the carpark would 
result in a space that is considerably longer than it is broad if 
not designed appropriately. In its current state the carpark is 

of the civic square has been adjusted in order to account for this. 
Vitruvius, in his Ten Books on Architecture relays that the width of 
a square should be two out of three parts of its length, a ratio of 
3:2.226  Therefore, the civic space is made 45 metres wide and 88 
metres long. This makes the total length of the space 122 metres 
long, which Vitruvius called oblong and explains that this shape is 
“effective at mounting spectacles.”227 

This has been interpreted into the design by the placement of 
the town hall at one end of this oblong shape.  This will help to 
emphasise it visually by making it the dominant element within the 
space, consequently making surrounding structures subordinate 
and providing this large space with a visual structure.228  

226 Marcus Vitruvius Pollio, Ten Book on Architecture, trans. and ed. D. Rowland 
and Thomas Noble Howe (United Kingdom: Cambridge University, 2002), 
64.

227 Vitruvius, Ten Book on Architecture, 64.
228 Moughtin, Urban Design, 105-106.

Figure 50: Concept sketch of town hall at stage 2 from carpark with Pak'nSave to the left and Ormiston 
Road to the right.
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A and B grid roads as per the SmartCode

The alternatives of Local and Collector roads in the SmartCode have been determined by similarities they share in overall dimension and by the particular grid 
on which they are located. This has been done in order to integrate the project street network with current networks of the town centre and residential area 
(see Current Road Structure in Central Ormiston pg. 31).  

A grid street B grid street 

Figure 51: Cross section A-A of alternative street to Local road from 
SmartCode (see Developed site plan on next page for location on 
plan). 

Figure 52: Cross section B-B of alternative street to Collector road from SmartCode.(see 
Developed site plan on next page for location on plan).

The design of B grid streets is based on the street type CS-80-44 (see Appendix table 6 for 

T-6 zones only. Its design speed is 25 mph (40 kmh) and its right of way is 13.4 metres 
with two lanes and dedicated parking on either side.230 

230 Duany, Sorlien, and Wright, SmartCode, SC39. 

The design of A grid streets is based on the street type ST-50-
28 from the SmartCode (see Appendix table 6 for street title 
description). This street type is applicable in T-4 to 6 zones and its 

right of way 8.5 metres wide with  single lane parking and parking 
on either side forcing drivers to yield movement. 229 

229 Duany, Sorlien, and Wright, SmartCode, SCA36. 

2 4
1:200

2 4
1:200
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Developed site plan with block design and lot alloca-
tions

Figure 53: Site Plan6 - Developed site plan in context adjacent to current plan of town centre designed 
by Brewer Davison.

Lots have been designed close to block perimeters, as 
this allows for a diversity of building types and uses to 
be arranged in a cohesive assemblage along the length of 
a street.231  In addition, smaller building setbacks from 
the street ensure that a sense of encloser is created by 

232 

Lot sizes are based on those suggested in the Urban 
Design Compendium233 and average below 200m² for T-4 
zones and over 1000m² for T-5 zones. Blocks have been 
designed with rear alleys and parking spaces in order 
to remove potentially large numbers of parked cars on 
streets. If there is space in the centre of these blocks, 
a green space has been allocated with the potential of 
adding plants and trees, so as to soften these interior 
spaces. 

In this stage the second largest block facing Ormiston 
Road, to the southwest of the town square, is divided by 
two intersecting pedestrians-only streets. These connect 
the town square to the western end of the project site and 
Ormiston Road to the neighbourhood square. The lots 
that occupy the T-5 zone are large and this has reduced 
the potential to increase density of both functions and 
people in order to take advantage of the close proximity 
to the bus stops.

231 Davis, Urban Design Compendium, 64.
232 Duany, Speck, and Lydon, The Smart Growth Manual¸10.2.
233 Davis, Urban Design Compendium, 67.
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Stage 3: Continued development of 
the site design

Figure 54: Site Plan7 - Development site plan with new streets and rough building masses.

At this crucial stage the site plan was further developed 

and to the middle of the project site. In this new position 
the square overlooks the Commercial street that connects 
the project site to the residential area across Salford Park. 
As part of this street is a T-5 zone, it will become a centre 
of activity for this section of neighbourhood, as it also 
takes advantage of higher pedestrian activity originating 
from the bus stops on Ormiston Road. In addition, the 
library has been moved to the neighbourhood square, as 
this addresses the over concentration of civic activities in 
the town square in site plan 5.234 

broken into two sections by the addition of a ST-50-28 
street type. The resultant blocks are oblong in shape and 
run parallel to Ormiston Road. In order to maintain direct 
connections to the interior of the site from Ormiston 
Road and the bus stops, a set of pedestrian only streets 
and ST-50-28 street types have been added. These streets 
further help to reduce lot sizes and increase the number 
of active street frontages, ergo maintaining and fostering 
potential vehicular and pedestrian activities. This has 
also been repeated near the town square with the 
addition of intersecting pedestrian only streets that have 
similarly reduced lot sizes.

234 Krier, Architecture Choice and Fait, 155.
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Transect zones mapped over building forms

Salford Park

Commercial street

Ormiston Road

Ormiston Senior 
College

Ormiston Junior 
College

Bus stops

Bus stops

Figure 55: Isometric of project development in Stage 3 with transect zones imposed over conceptual building masses on Form-Based Codes.

K
e
y

Existing Buildings

Pak'nSave
Pencaitland Drive

Town Hall

Library

T-5 Urban Centre Zone

T-4 General Urban Zone

Transect zones applied to the project site match the disposition of current building areas 
around the project site but have also been redesigned to match potential centers and corridors 
of activity, particularly along Pencaitland Drive, the Commercial street, and Ormiston Road. 

20-30% of lots on T-4 blocks are mixed-use though this have been reduced in areas close to 
the Ormiston town centre due to existing commercial activities.  

carpark 

Flatbush Path
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Increased Density 

Salford Park

Lot sizes: 315 sqm to 1295 sqm 
Functions: Higher density along 
Commercial street due to potential 
high activity as it connects site to the 
residential area across Salford Park.
Density: ranging from 40 units per 
hectare on street to 25 units per 
hectare near existing residential 
area.

Commercial street

Ormiston Road

Ormiston Senior 
College

Ormiston Junior 
College

Bus stops

Bus stops

Due to the increased number of streets and reduced block sizes, density has increased as smaller blocks make  

activity around the town square, along Ormiston Road, and the neighborhood square.235  Furthermore, this 
variation also takes into account the current density of the residential area attached to the site, which has an 
average density of 25 units per hectare. 

The mix of functions also increases closer to the town centre and lowers near the existing residential area. 
A mixed-use building close to the town centre will have an even distribution of function within it. These will 

distribution of functions in mixed-use builds has been determined by a 75% to 25% ratio. Mixed-use buildings 
close to high activity centres will have this ratio, whilst mixed-use buildings further away will have the opposite 
– that is 25% other functions to 75% residential. 
235 Davis, Urban Design Compendium, 47.

lot sizes: 79m2 to 158m2  

Functions: predominantly residential 
Density: 40 unit per hectare 

Figure 56: Isometric of project development in Stage 3 with conceptual building masses based on Form-Based Codes, representing variations in density.
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Developing design in context 
Panorama of central Ormiston with project site viewed from resi-
dential area across Salford Park.

Town Hall

Library

Pak'nSave
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Building Design: Town Hall 

The design development of the town hall followed the 
concept of creating a focal point within the urban fabric 
of Ormiston Central ( ). The conceptual design 
of the town hall was based on the Templum typology as 
described by Semes. 236 This was done in order to gain 
a starting point from which to develop a building that 
embodies certain principles associated with government, 
law, community or democracy. This concept was further 
expanded by the incorporation of a bell tower, as the 
hall's central location would entail that it would become a 
visual focal point of the project site, of Central Ormiston, 
and the wider central Flat Bush area (see panorama of 
central Ormiston on previous page). Therefore, the bell 
tower borrows from Semes's typology of the Regia.237  

The design took inspiration from New Zealand examples 

Town Hall, which was built in 1917 with a modest 
façade.238 The next two examples provided the key 
design elements present in the town hall design at stage 

provided inspiration for the use of an austere and simple 
composition, ergo the Classical temple. The second one is 
the Auckland Town Hall, built in 1911, which provided a 
starting point for the bell tower.239 

236 Semes, The Future of the Past, 77.
237 Semes, The Future of the Past, 77.
238 “Papatoetoe Town Hall,” Auckland Council. Accessed October 29, 

2020, https://bookings.aucklandcouncil.govt.nz/facilities/facili-
ty/papatoetoe-town-hall.

239 Gavin McLean, “Auckland Town Hall,” New Zealand History, Octo-
ber 8, 2014. Accessed October 29, 2020, https://nzhistory.govt.
nz/media/photo/auckland-town-hall.

Figure 59: Conceptual sketch of town hall at stage 3.

Figure 60: Façade of Papatoetoe Town Hall 
with plain pilaster and simple cornice.

Figure 61: Clock tower of 
Auckland Town Hall.



Building Design: developing concept designs of town hall

Figure 62: Concept sketch of town hall, bell tower, and mixed-use building.

Figure 64: Play of forms and style with adjacent building.Figure 63: Rough sketch of facade. Figure 65: Potential incorporation of basement level.
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Building Design: 
Finalized concept of town hall design 

Figure 66: Floor plan 
of town hall with main 
chamber in the middle and 
loggia to either side.

large chamber in the centre of the plan the overall propositions of the structure 
have been enlarged to a point where the elevations have become imposing. This 

The bell tower is resolved as it lacks many of the imposing features of the town 
hall.

Loggia

Main Chamber 

Loggia
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Stage 4: Development towards Master plan

section of the Commercial street that crosses Salford Park has been changed into a pedestrian only path due to the potential damage it might cause to wildlife 
present there, as stated previously in the site analysis. 

Further development was focused on the westernmost section of the project site, adjacent to Ormiston town centre, as this area provided a sample space in 

architecture and the urban context through the form-based codes and the application of the Classical design language. The three typologies are the single-use 
residential house in a T-4 zone and the commercial and civic buildings in a T-5 zones.

Salford Park

Commercial street

Ormiston Road

Ormiston Senior 
College

Ormiston Junior 
College

Bus stops

Bus stops

Figure 68: Isometric of project development in Stage 3 with transect zones imposed over conceptual building masses on Form-Based Codes.
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Area of focused 
development 

Ormiston Road

Pak'nSave

Carpark 

Town squarePencaitland Drive
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Typological Distinctions

Following Semes's description of Classical typologies and 
Krier’s distinction between the Classical and Vernacular, 
buildings have been designed following those approaches 
to the Classical design language. The four typologies 
employed here are the Templum and Regia, stated 
previously,  the Bottega, and the Domus.240 With regard to 
mixed-use buildings, the design attributes of the Bottage 

Domus were followed. 

Overall differentiation between all typologies was 
achieved through the progressive omission of the 
Orders.241 The town hall has large free-standing Ionic 
columns which display a sense of monumentality, 
whilst mixed-use or commercial buildings have engaged 
pilasters or Anta. Houses have no direct applications 
of the Orders, but have façades with regularly placed 
windows in appropriate scale.  

240 Semes, The Future of the Past, 77.
241 Adam, Classical Architecture, 138.

Figure 70: West elevation of town hall with mixed-use buildings on either side.

Figure 72: South elevation of single use residential houses.
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A

Commercial activities on 

-
ic pilasters with attached 

commercial activities.

-
tion between lower levels 
through the use of broad 

as the attic level. 

A 

Figure 73: Southwestern elevation of mixed-use building overlooking town square.

Figure 74: Location of mixed-use 
buildings

Within the buildings themselves further 
distinctions can be made between the 
functions that occupy them and this is 
achieved through the progression of 
elements in a façade.242  For the proposes 
of this design three main elements are 

or Piano Nobile, and the attic. These 
elements can be varied depending on how 
the façade is treated in relation to the 
building’s functions.

242 Robert Chitham, The Classical Orders of Archi-
tecture (USA: Architectural Press, 2005), 204.

B

B

Figure 75: North elevation of mixed-use building with Anta pilasters and rusticated basement.
Note: Trees have been removed from this render to better display the façade.

Apartments on 

expressed through 
the additions of 
Anta pilasters. 

Rusticated base-

contains commer-
cial functions.
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Street Design 

With regard to passive surveillance, principle building 
setbacks have been kept at a minimum and façades 
have appropriately sized windows at ground level. For 
residential building the close proximity to street activity 
might pose a privacy issue to the residents. Therefore, 
such buildings have been raised roughly 500mm in order 
to maintain privacy but also allow direct view to the 
street. 243 In addition, doorways have been recessed in 
order to allow occupants some privacy whilst entering 
and exiting their homes, and this space acts as a 
transition space from the street to indoors. 

243 Davis, Urban Design Compendium, 90.

Figure 76: Row houses raised 500mm with recessed entry ways. 

Figure 77: ST-50-28 street with houses to the left and mixed-use building to the right. 



65Figure 78: Isometric of T-4 and T-5 block with parking provision on street and inside blocks.

Pencaitland Drive

Pak'nSave

Single-use

Mixed-use

In order to avoid cluttering streets with parked cars, 
businesses in T-5 zones have a ratio of 2 carparks per 
100sqm244  with one on the street and the other in the 
middle of a block, if possible. In T-4 zones, houses have 
a ratio of 1.5 parking per unit245 with single garages for 
large houses on lots, accessed via rear alleys, and on 
street parking for houses on smaller lots.   

244 Duany, Sorlien, and Wright, SmartCode, SC77.
245 Duany, Sorlien, and Wright, SmartCode, SC77.
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Town hall redesign  

the more modest scaled buildings around it. Its redesign 
will now look at better integrating it in terms of style 
and composition to context whilst still retaining the 
characteristics of the previous design. A feature to be 
retained is the tower, as it is resolved in terms of its use 
of details and composition of basic elements. Through 
‘progressive omission’ and the breakdown of the 
symmetrical layout of the hall’s composition, the design is 
becoming less imposing.

Figure 79: Concept sketch of town hall redesign in Stage 4.
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Conclusion

The above research and its subsequent design outcomes aim to reduce sprawl-like 
conditions in Auckland’s growing outer suburbs. The impacts of functional zoning have had 
a knock-on effect on Auckland’s street networks and the quality of its architecture which 
have been detrimental to the growth of human-scaled neighborhoods.

As the research and site analysis have concluded, Ormiston Central in Flat Bush exhibits 
many conditions endemic of sprawl. The strong separation of functions has created 
disconnected areas, which in the case of practicality, are only accessible via cars, thereby 
negating the potential of walkable neighborhoods. To further compound sprawl-like 
conditions, the architectural landscape of Flat Bush and other such developments exhibits 
‘cookie cutter’ aesthetics, which lack distinction and character.

The concepts of the Traditional Neighborhood Structure and the Classical design language 
were used as tools to address such conditions. The particular site provided an ideal ground 
upon which to experiment with such an approach, as the design had to consider and 
integrate with strongly different urban conditions on all sides. Governed by the principles 
of New Urbanism, the resultant design has increased densities, created a highly connected 
neighborhood, and applied an architectural style that gives it a sense of place, character, 
and structure. 

The increase in density was facilitated by the mixed-use typology which addressed the 
functional monoculture of the site. It also addressed the architectural monoculture of the 
surrounding area through the use of the Classical design language as a tool for typological 
discernibility. 

This project can be seen as one of many steps towards addressing poor design decision 
in Auckland. Elements beyond the controls and limits of this project would in particular 
change the design outcome of the research, as it is unclear how planners and developers 
are willing to consider a traditional approach to urban and architectural design. This 
approach requires extra effort on their part to familiarize themselves with the nuances 
of traditional design, ergo requiring an initial investment that would be higher than the 
standard current approach. This entails the potential for further research on the economic 
returns of traditional urban and architectural design. 
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Final Design
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Appendix 

Table 1: Outline of the SmartCode depicting stages of develop-
ment, from regional to building. 

Table 2: Descriptions of transect zones with key characteristics. 
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Table 3: Form-based code of T-4 zone building. Table 4: Form-based code of T-5 zone building.
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Table 5: Summary of SmartCode with general details per transect zone.

Table 6: Throughfare component 
description.
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Glossary 
Anta, Antae: The Greek version of a pilaster, that in most cases forms part of 
the end of wall with typically different capitals and bases than the Order they 
are paired with.1

Tradtional: Following or belonging to the customs or ways of behaving that 
have continued in a group of people or society for a long time without chang-
ing.2

Vernacular architectre: Architecture that makes use of common regional 

and unpretentious, and often a mixture of traditional and more modern styles 
or a hybrid of several styles.3

Classical architecture: The architecture of Hellenic Greece and Imperial Rome 
on which the Italian Renaissance and subsequent styles such as the Baroque 
and the Classic Revival based their development. The Five Orders are a charac-
teristic feature.4 

Pilaster: The direct descendent of the Greek Anta, the Pilaster is a rectangular 
engaged column, commonly use by the Romans, that projects a certain distance 
beyond a wall and follows the design elements of adjacent columns.5

Order/Orders: The orders of Classical architecture are a set of columns and  

increase in compositional complexity from the lowest (Tuscan) order to the 

1 Chitham, The Classical Orders of Architecture, 212.

2 Cambridge Academic Content Dictionary, s.v. " Tradtional" by Cambridge University Press, 
accessed November 3, 2020, https://dictionary.cambridge.org/dictionary/english/tradi-
tional.

3 Cyril M. Harris ed., Dictionary of Architecture and Construction (America: Mc-
Graw-Hill,2006), 1042. 

4 Cyril M. Harris, Dictionary of Architecture and Construction, 214. 

5 Encyclopaedia Britannica, s.v. "Pilaster" by Amy Tikkanen, accessed November 3, 2020, 
https://www.britannica.com/technology/pilaster.

highest(Composite) order.6 

Ionic: 
features to scrolls.7

Doric: 
8

a structure.  

Tholos: The tholos was a circular building free standing building with a con-
ical or vaulted roof. It derives its origins from Mycenaean ceremonial tombs. 
During the Classical period they often had colonnades (peristyle) on their 
outer most edge.9 

6 Encyclopaedia Britannica, s.v. "Order" by Surabhi Sinha, accessed November 3, 2020, 
https://www.britannica.com/technology/order-architecture.

7 Encyclopaedia Britannica, s.v. "Ionic" by Amy Tikkanen, accessed November 3, 2020, 
https://www.britannica.com/technology/Ionic-order.

8 Encyclopaedia Britannica, s.v. "Doric" by Amy Tikkanen, accessed November 3, 2020, 
https://www.britannica.com/technology/Doric-order.

9 Encyclopaedia Britannica, s.v. "Tholos" by Kathleen Sheetz, accessed November 3, 2020, 
https://www.britannica.com/technology/tholos-architecture.
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