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{c) in the case of a building used for the storage or processing
of hazardous substances, the fire hazard is sufficient to
endanger—

£ Persons who work in the building or on land adjoining the
Gudiding: or

{ii} Persons who are on groperty adjoining that land or building;
oF

i} Inthe cass of & building in which the safety of people is
dirgelfy dependent on the ongoing functioning of specified
Hie zafely fealures or systems, there is a failure of those
fagiures of sysifems belng properly maintained.

For the purpose of defermining whether any building is of any of the

categorifes described in subsection (2) of this section, the terriforial

authority may seek advice from such members of the New Zealand

Fire Service as the Fire Service National Commander deems

competent toc give such advice, and, where such advice is sought,

the territorial authority shall have due regard to that advice.

A building shall be deemed to be insanitary if—

{a)  Itis so sifuated or of such construction or in such a state of
disrepair as fo be offensive or likely to be injurious to health;
or

(b)  Its provisions against moisture penetration are so insufficient
or in such a defective condition as to cause dampness in the
building or in any adjoining building: or

{c) It is without a supply of potable water adequate for its
intended use; or

{d) It has inadequate sanitary facilities for its intended use.

SECTION 66 — seismic performance

(1)

{2

o,
Ly

(4}

7

oid new lynn hotel

Subject to subsection (2) of this section, a building shalf be deermed
to be earthquake prone for the purposes of this Parf of the Act if,
having regard to its condition and to the ground on which it is buift
and because of its construction being either wholly or substantially
of unreinforced concrete or unreinforced masonry, the building will
have its ullimate load capacity exceeded in a moderate earthquake
and thereby would be likely to suffer catasirophic collapse causing
bodily infury or death tc persons in the building or to persons on
any other property or damage to any other property.
Subsection {1} of this section shall not apply to any building which
is used wholly or principally for residential purposes, unless the
building is of 2 or more sforeys and contains 3 or more household
units.
Without fmiting is powers under [Part V] of this Act, a ferritorial
authonty, on being satisfisd that any building is a building deemed
10 be earthguaks prong, may-
fal Pyt up a hoarding or fence s0 as to prevent persons
approaching nearer than Is safe; and
by Except as provided in section 74({1){b) of this Acl, give notice
in accordance with saction 71 of this Act requiring work to be
done on the buiiding fo reduce or remove any danger within
& tme specified i the notice, being not less than 10 days.
For the purposes of this section, in relation to any building that is
deemed (G be earthquaks prone~—
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“Masonry” means any buiiding work in units of burnt clay, concrete, or
stone laid to a bond in and foined together with mortar:

Moderate earthquake” means an earthquake that would subject a
buliding to seismic forces one-half as great as those specified in
New Zealand Standard Mode! Building Bylaw NZ5 1900, Chapter
8: 18853 (notwithstanding ifs revocation) for the zone (as described
i that New Zesaland Standard} in which the building is situated:

“Unreinforced masorry” means masonry classified as unreinforced by
New Zealand Standard Mode! Building Bylaw NZS 1800, Chapter
8.2: 18964 {notwithstanding its revocation).

£.2 rescurce managemaeant act 1881
SECTION S Purpose
i} The purpose of this Act is to promote the sustainable management
of natural and physical resources. "Natural and physical
resources” includes fand, water, air, soil, minerals, and energy, all
forms of plants and animals (whether native fo New Zealand or
introduced), and all structures.

SECTION 6 Matters of nationa! importance
in achieving the purpose of this Act, all persons exercising functions and
powers under it, in relation to managing the use, development, and
protection of natural and physical resources, shall recognise and provide
for the following matters of national importance:

{f} the protection of historic heritage from inappropriate
subdivision, use, and development.]

SECTION 7 Other matters
in achieving the purpose of this Act, all persons exercising functions and
powers under it, in relation to managing the use, development, and
protection of natural and physical resources, shall have particular regard
to—

{a) Kaitiakitanga ("~ Kaitiakitanga” means the exercise of
guardianship by the tangala whenua of an area in
accordance with tikanga Maori in refation to natural and
physical resources; and includes the ethic of stewardship)....

{b) The efficient use and development of natural and physical
reSOLCES

{ha} the efficiency of the and use of energy(c) The

maintenance and enhancement of amenity values
{"Amenity values” means those natural or physical qualifies
and characteristics of an area that contribute to people’s
appreciaton of iis pleasantness, aesthetic coherence, and
cultural and recreational attributes).(f) Maintenance and
grhancement of the quality of the environment

{g} Aoy finife characieristics of natural and physical resources
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8.3 earthquake prone, dangerous and unsanitary building policy
Sections of this policy that are particularly relevant to the Old New Lynn Hotel,
its current condition and its conservation are oullined below:

EARTHQUAKE PRONE BUILDINGS

1.1 Policy principies

Waitakers Clty Counci has nofed thal provisions of the Building Act in regard to
sarthguake-prons buildings reflect the government's broader concern with the
fife safaly of the public In buildings and, miore particularly, the need to address
e safety in the even! of an earlhguake. Waitakere City Council is committed to
ensuring that Wailakers City is a safe place to live and work in. The sarthquake-
prone buiiding issues have & strong refationship with Council's strategic priority
for a safe city. Waitakere City Councii has also noted that the development of
earthquake-prone buitding policies is up to each Territorial Authority and has
responded accordingly. This policy has been developed after dus consultation
with Waitakere City Council ratepayers and stakeholders in accordance with
section 83 of the Local Government Act 2002.

1.2 Overall approach

Waitakere City is in a zone of relatively low seismic activity {appendix A1) and
its buildings comprise a range of types and ages reflecting steady development
over the last 100 years from wood, unreinforced masonry and brick buildings to
modern mullti-storey steel and concrete buildings.

1.4 Assessment criteria

For practical purposes, Waitakere City Council will define earthquake-prone
buildings as those that, when subject to moderate earthquake shaking, do not
meet or exceed the criteria for uitimate limit state as defined in the loadings and
materials standards for new buildings. Waitakere City Council will use the New
Zealand Society for Earthquake Engineering (NZSEE) recommendations as its
preferred basis for defining technical requirements and criteria. These
recommendations are designed to be used in conjunction with AS/NZS 1170
Loadings Standard, NZS 3101 Concrete Structures Standard, NZS 3404 Stee!
Structures Standard and other materials Standard's.

1.5.1 Required fevel of structural improvement

Waitakere City Council will require buildings identified as earthquake prone to
be strengthened to at leasi 67 percent of the new building standard. In
accordance with the recommendations of the New Zealand Society for
Earthquake Engineers Waitakere City Council considers this to be an
appropriate fevef for the requirement to reduce or remove the danger.

1.6.1 Section 112: Alferations to existing building.

Whenever & buliding consent applicalicn is received for significant upgrading or
aiteration of & building that i or could be sarthquake-prone, then, irrespective of
the general priorities sei by Waitakere City Council for dealing with earthquake-
prone bulldings, the Council will nof issue g building consent unless it is
satisfed that the buillding is not varthguake-prone and thatl the building work will
not detrimentally sffect the building's compiiance with the Building Code. If the
huiiding is shown o be earthquake-prone, then the Council will require that the
huflding be strengthened fo comply as nearly as is reasonably practicable with
the provisions of the Bullding Code.
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1.6.2 Section 115: Change of use

Whenever a building consent appficaticn or formal notification is received for
change of use of a buliding that is or could be earthquake-prone, then,
raspsciive of the general priorities sat by Waitakere City Council for dealing
with sarthquake-prone bulldings, # will be a requirement of the owner to make a
detaied asssssment of the earthguaks psiformance of the building to determine
whather of not i s an sarthguake-prone building in its existing condition. If the
building is shown fo be sarthquake-prone then the Council will require that the
buflding be sirengthened fo comply &8 nearly as is reasonably practicable with
every provision of the Building Code that relates to structural performance as is
required by section 116(b} {{} 1A} {in this instance the requirement for
earthquake-prone buildings would be the same as that for non-earthquakeprone
buildings. }

1.8 Economic impact of policy

The economic impact of the earthquake prone building policy can only be
assessed after the initial building evaluation phase has been completed and the
scale and extent of the required strengthening work identified. A separate report
on the economic impact of the policy will be made fo the Planning and
Reguiatory Committee who wili review the timing of the draft implementation
programme {Appendix A4} to ensure that a balance is struck between the need
to address earthquake risk while taking intc account the social and economic
implications of implementing the policy.

2 Priorities
Waitakere City Council has prioritised both the identification and the
requirement to strengthen or demolish buildings as follows.

Figures in brackets indicate the latest date for identification and notification and
the maximum time for strengthening or demolition respectively. Times required
for strengthening or demolition commence on the date of issue of formal notice,
Specific times wilf be assigned for action according tfo the assessment of
structural performance and the nature of the concerns. The order will be as
indicated below...

C. Herftage buildings recorded in Council’s District Plan (December 2010, 2
years;.

3 Heritage buildings

3.1 Special considerations and constraints

Waitakere City Council believes i is important that its heritage buildings have a
qood chance of surviving a major sarthquake. However, Waitakere City Gouricil
doss not wish o see the inlrinsic herilage values of these buildings adversely
affecied by structural improvement msagiires,

Heritage buiidings will be asssssed in the same way as other potentially
earthguake-proneg buidings and discussions held with owners and the Historic
Flacas Trust fo identify a mutually accepiable way forward. Special efforts will
he made to maef herflags objeciives. Additions of buildings to the Heritage
ftems recorded In Council's District Plan would be subject to an earthquake-
prone building assessment as part of the process. Following the consultation
period with the cwners, nofices will be served requiring improvement or
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demolition within a stated (and preferably agreed) time-frame. In particularly
important cases, public consultations will be included in the process.

DANGEROUS BUILDINGS
introduction and Background
Section 131 of the Builiding Act 2004 {“the Act”) requires territorial authorifies
{“TAS™ ko adopt a policy on dangerocus buifdings by 31 May 2006. The definition
of a dangserous buliding Is sel oul in section 121 (1) of the Act:
A buliding Is dangercus for the purposss of this Act if -
{a} in the ordinary course of events {excluding the occurrence of an
sarthguake), the building is likely ic cause-
(i} inlury or dealh {whether by collapse or otherwise) to any
persons i it or to persons on other property; or
{ii; damage to other property; or
b)) in the event of fire, injury or death fo any person in the building or to
persons on other property is likely because of fire hazard or the
occupancy of the building.”

1.4 Assessment Criteria
The Council will assess dangerous buildings in accordance with s121 (1) of the
Act:
“A building is dangerous for the purposes of this Act if, -
(a} in the ordinary course of events (excluding the occurrence of an
garthquake), the buiiding is likely to cause-
(i) injury or death (whether by collapse or otherwise) to any
persons in it or to persons on other property; or
(ii) damage to other property; or
{b) in the event of fire, injury or death to any person in the building or to
persons on other property is likely because of fire hazard or the
occupancy of the building.”

2 Priorities

The Council will alfocate priority to buildings that have been determined to be
immediately dangerous. Immediate action will be required in these situations to
remove the danger, such as prohibiting any person occupying or using the
building. Buildings that are determined to be dangerous, but not immediately
dangerous, will be subject fo the minimum timeframes for reduction or removal
of the danger (not jess than 16 days) as set out in s124(1) {c} of the Act.

3 Heritage Buildings

No speciaf dispensation wili be afforded fo heritage buildings under this poficy.
As per 5125 (2) {f) of the Act g cony of any notice issusd under 5124 of the Act
will be senit to the New Zealand Historic Places Trust where a heritage building
has been ideniified a3 8 dangerous building.

INSANITARY BUILDINGS

introduction and Background

Section 137 of the Building Aot 2004 the Act’) requires territoral local
suthorities {"TA'S"} to adopt & policy on insanitary buildings by 31 May 2006.
The definiion of an insanftary building is set out in §123 of the Act;

“4 bufiding Is insgnitary for the purposes of this Act If the building-
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{a} is offensive cr fikely to be injurious to health because-
{i) of how it is situated or constructed; or
(if} it is in a state of disrepair; or
{b} has insufficient or defective provisions against moisture penefration
so a8 o cause dampness in fhe hulding or in any adjoining buiiding:
or
(¢l doss nof have a supply of potabie water that is adequate for its
iiended uss; or
fd does not have sanffery faciliiies that are adequate for its intended
usae,”

1.4 Assessment criteria
The Councli will assess insanitary huildings In accordance with 5123 of the Act
and estabiished caselew as well as the building code:

The Councif will:
« Investigate as to whether the building is occupied;
» The use to which the building is put;
« Whether the insanitary conditions pose a reasonable probability of danger
to the health of any occupants;
Considerations as to insanitary assessment where a building is occupied may
include:
« Adequate sanitary facilities for the use;
» Adequate drinking water;
+ Separation of use for kitchen and other sanitary facilities;
~ Likelihood of moisture penetration;
« Construction materials;
» Defects in roof and walls;
» The degree to which the building is offensive to adjacent and nearby
properties.
In accordance with the Building Code the following will be assessed:
« £2 External Moisture
« G1 Water Supplies
« G1 Personal Hygiene

3 Heritage Buildings

No special dispensation will be afforded to heritage buildings under this policy.
As per 725 (2) (T} of the Act a copy of any notice issued under s124 of the Act
wili be sent o the New Zeailand Historic Places Trust where a heritage building
has been identified as an insanitary building.

8. heritage viability and options

2.1 effecis on heritage values

The effacts on the hertage valuss of the place are threefoid. There are
conservaiion philosophical issues to consider as well as technical possibilities
and thelr sconomical viabiiity,

Technicaily i is possible o underiake the work wdentified as necessary for the
struciural upgrade of the buiiding. Although some of the described processes
nose risks 1o the building and reguire extrame health and safety measures, their
implementation s not impossible.
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Due to the exient of the structurai upgrade, the difficult processes required and
the very poor condition of the building the implementation of these works is
axpected o be relatively expensive. Yei, the economic viability should not
determine the conservation of a niace of cultural heritage value.

In our experience the work requred al this point in time, not allowing for any
further detericration will reguire 2 large budget. Our rough order of costs would
suggest between $1,500,000 and 52,000,000, Ht is therefore suggested that a
cost esimats from a gualified guanily surveyor is sought to establish costs that
reflect the current condition and work reguired,

Nevartheless. His inlight of the very limited resulis in respect of safeguarding
ihe culiural heritage values of this piace guestionable if such highly demanding
and expensive lechnical procedures are justifiable.

The achievement of best conservation practice while adhering to nationally and
internationally recognised corservation standards for this project seems to be
impossibie.

Notwithstanding the future use of this building, the conservation must include a
large number of changes that are detrimental to most of the identified elements
of cuitural heritage value to the building. The very poor condition of the huiiding
and its materials, as well as the drastic structural improvements required wiil
result in the loss of a significant portion of the original fabric.

A number of bricks that have been rated as of considerable value along the
west and south walls can theoretically be refained. However, this retention is
arguabiy not advisable from a technicai point of view, due o the very poor
quality of the original materials; although, from a conservation point of view this
would be the preferred option. The brickwork remaining will be abscured by new
materials that should be identifiable as such, according to conservation best
practice.

In addition, possibly nine timber window frames having exceptional value can
be salvaged. While the window frames need some repair, they can be
appreciated in the future as originai and significant fabric.

fn essence, the remainder of visible elements of heritage significance is limited
6 nine windows. The interior will be completely rebuilt. None of the original and
significant internal fabric will be iefi,

This process desoribes a replicstion of the building, not the conservation and
this process 18 not in accordance with the [ICOMOS NZ Charter and best
conservation practice,

In general, there might have been a window of opportunity to conserve the
building at the time around 1885 when the first structural problems were
apparent. Unforiunately, and notwithstanding the culiural hertage value the
building holds the conservation of the buliding is now unattainable.
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9.2 Options
Considerations of the options for the conservation of the cultural heritage values
of this place needs 1o take inte account the following:
»  The building reguires urgent attention fo avoid further deterioration, loss
of fabric and 10 avold any harm 1o people.
¢ Tha building has moderate overall significance.
+  Alarge amount of significant fabric has been damaged or has
deteriorated,
+ Implamentation of necsssary works is difficult but technically possible.
= Theimplemeniation of necessary works is expensive and most likely
exceeding the current budget.

The two options thal need o be considered and are confirmed in Waitakere City
Councii's earthquake prone, dangerous and insanitary buildings policy, are the
retention of remaining fabric and rebuiiding of the building or demaolition of the
building.

Should the decision be to retzin the significant elements that remain and {o
rebuiid the building, this will be possible but expensive. The building will also
have to be adapted. There is no real possibility to keep the building as a hotel
and pub.

The adaptive reuse of the Old New Lynn Hotel huilding would usually be the
preferred option and shouid aim to ensure a viable life for the building and to
conserve identified heritage values.

However, the extent of demaolition and excavation proposed will compromise
surviving heritage elements and the building as a whole. The building would be
reduced to mainly two facades. Facadism is generally not accepted as suitable
conservation practice and is not in accordance with the principles of ICOMOS.

As described above, the retention of significant fabric is limited to nine visible
window frames and to two external brick walls that will he obscured. Although
the windows to the south and west can be reused, their significance is
considerably lesser than the windows of the north and east facades.

Should the building be relained and upgraded this process could not be
considered as conservaion,

Shauld the decision be made o demciish the building it is important to ensure
that the cultural heritage significance which the building held is interpreted in an
appropriste way, Any new developrment on site should aim 0 be sympathetic fo
the area and provide opporiunity Tor interpretation of the lost cultural heritage

vallas.

The building should be recorded before demolition and these records should be
stored for fulure reference.

There sre 8 number of different dasign approaches possible to reflect the

significance of a former building with social, cuitural and townscape values and
acknowiedge and interpret thoss lost values for future generations,
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itis suggested that if further design development is undertaken the skills of a
gualified conservation architect should be engaged to ensure appropriate
interpreiation is achieved.
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Appendix 2 — ICOMOS NZ Charter
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Appendix 5 — Schedule of remaining significant fabric after
implementation of structural upgrade

old new lynn hotel heritage feasibility study | wrchifact limited A 53 65



archifact

architecture & algklsl

1480

@m,&mmﬁ__ .

BEAEEE]
]
o ) e |
5 B AR

" Retained fabric

SCHTH ELIVATION
(s nwmoy

old new lynn hotel heritage feasibility study | chifact limited A S? 67



PROPOSED AMENDMENT TO THE REVENUE AND FINANCING POLICY TO INTRODUCE A
TARGETED RATE TO FUND BUSINESS IMPROVEMENT DISTRICTS

STATEMERT OF PROPOSAL

it s proposed fo amend the Revenue and Financing Policy to permit the introduction of a targeted
rata o furdd the budget renuiremants of Business improvement Districts within the City.

5 Eom E e g rig e i R T gt g e .
Thg following amendment i proposad

The inserton of 2 new section 3.1.1 in Velume 4 Councll Policies, Revenue and Financing Policy
pags 17.

3.1.1 Town Centre Strategic Partnership Programmes
Business Improvement District {(BID)

Town Centre Strategic Partrership Programmes are designed to establish mutuaily
beneficial partnership structures in Waitakere between the Council and stakeholders in each
town cenire. The area that this structure applies to is known as a Business improvement
District (BID). The stakeholders form an Incorporated Society, known as a Business
improvement District Association (BIDA).

The activilies intended to be undertaken by a BID are unlikely fo be undertaken by the
businesses individuaily or coliectively without Council intervention in funding. Council
intervention is therefore considered necessary to promote the activities in Business
Improvement Districts.

How this group of activities contribute to community outcomes

The activities of a BIDA are intended to promote and maintain vibrant and thriving town
centres through a strong business association and active business staksholder participation
in loca! fown centres and community matters, The Council and stakeholders work together
to improve and enhance business retention and performance.

A BIDA provides an institutional framework and resources for the business community to
work fogether for their benefil.  The activities of a BIDA could contribute to community
outcomes identified in the Long Term Council Community Plan undes: Strong Communities;
Strong Economy; Urban and Rural Villages: Vibrant Arts and Culture; and Working Together.

The distribution of benefits to an identified part of the community

The primary benelll wil accrus o the businesses located within a BID - thelr business
wurnover and propsrly values will inorease. Thus, individual businesses in a BID will be the
maior beneficlaries.  in addition, thare will be indirect benefits accruing to the wider
sommunily in e form of more desirable town centre environment and employment growth,

Bl i is not practioabis to quantfy such diffused benefits.
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