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Millennium & Copthorne Hotels New Zealand Limited 

Level 7, 23 Customs Street East 

Auckland 1010 

New Zealand 

 
Attention: Louise Borton 

  

05 May 2026 

 

 

Dear Louise 

 

196-200 Quay Street (MSocial Hotel) – Downtown West Development FTAA Review – Structural 

Memorandum 

EXECUTIVE SUMMARY 

Structus has been engaged by Millennium & Copthorne Hotels New Zealand Limited (MCK) to provide a 

structural engineering review of the FTAA submission on the building at 196-200 Quay Street due to the 

proposed Downtown West development.   

Precinct Properties intends to demolish the existing Downtown Car Park Building and sundry structures, to 

comprehensively redevelop the site into a mixed-use precinct (Downtown West).  Office, residential, retail, 

hotel, food and beverage and publicly accessible open space activities are proposed, contained within three 

podium buildings (2-3 storeys and 7 -storeys in height) and two towers (162m and 227m in height, up to 53 

storeys), over a 4 level basement.  The demolition and construction duration are expected to last 7 years. 

MCK owns the adjacent property at 196-200 Quay Street, occupied by MSocial Hotel, a 13 storey structure 

which is located close to (and in places adjacent to) the common boundary between the sites.  MCK has 

requested structural engineering input to assess the effects of the proposed Downtown West demolition and 

basement works on the MSocial building.   

The purpose of this memorandum is to provide advice to MCK on the FTAA submission assessment of 

effects from the Downtown West development, and to inform a submission to the fast track panel on the 

matter including recommendations on any resource consent conditions related to the proposed new 

structures.   

The magnitude of potential adverse structural effects on the MSocial building arising from the Downtown 

West development is considerable, as currently presented in the developer’s information. There are also 

some unknowns and aspects of the design yet to be developed that could result in considerable adverse 

effects on the MSocial property. 
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It is recommended that these critical structural risks are managed through binding consent conditions and 

detailed design requirements at the consent stage, rather than be deferred to the construction stage. This is 

necessary to ensure that potential adverse effects on the adjacent M Social Hotel structure are clearly 

defined, appropriately controlled, and effectively mitigated.   

This memorandum records our recommendations regarding additional or amended enforceable and binding 

resource consent conditions regarding structural engineering issues.  In our opinion, the applicant’s 

information provided does not adequately address or mitigate several critical structural risks that if left 

unresolved could compromise the MSocial Hotel structures. Our recommendations regarding conditions are 

intended to address those concerns.  

The main structural risks to the MSocial Hotel arise from the potential for the Hotel structures to lose 

support and become unstable as a result of the demolition and construction works that will occur 

immediately adjacent to the common boundary of the sites. Necessary responses to those risks are 

summarised as follows, but the remainder of this memorandum identifies further risks that also need to be 

addressed: 

• Given the proximity of the MSocial Hotel building to the proposed demolition and construction and 

the scale of the proposed works, it is essential that a full structural condition assessment of the 

MSocial Hotel building is undertaken prior to commencement of the existing carpark building 

demolition, understood to commence in 2026. That will allow the demolition and construction 

operations to be undertaken in a fully informed way and will minimise the risk of damage to the 

MSocial building. 

• The existing carpark retaining structures along the northern boundary require temporary support 

during the demolition phase, prior to construction of the diaphragm wall, as these structures are up 

to circa 4.5m below the MSocial ground level at locations, which is also at the location where the 

MSocial building is located directly on the boundary. The diaphragm wall should be constructed so 

that it extends up to underside of the proposed ground floor structure which is to match finished 

ground level north of the boundary, such that this structure supports the MSocial ground levels in 

the permanent condition, or an alternative acceptable approach.   

• Detailed information should be provided to MCK on demolition of the existing carpark structure at 

proposed Gridlines J-N/26 where the existing MSocial building is on the boundary and pile 

foundations are on the boundary, probably founded at a higher level than the diaphragm wall and 

thus at significant risk of undermining due to construction of the diaphragm wall. 

• Detailed information should be provided to MCK demonstrating how loading from the MSocial 

building foundations load the diaphragm retaining wall under geotechnical analysis and structural 

design, with a sensitivity check of this loading to be provided based on at least +/-20% of the 

assumed pile lengths due to the uncertainty of the MSocial building pile length information on 

record. 
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• The Applicant should be required to demonstrate in detail how the proposed superstructure along 

the northern boundary is supported as it is not vertically aligned with the diaphragm wall and this 

proposed structure may have adverse effects on the existing carpark retaining wall along this 

boundary, which in turn could significantly undermine the MSocial building site. 

• The Applicant should be required to provide confirmation that base shear of the proposed building 

will not cause northern diaphragm wall deflections greater than those advised in the static condition 

and that base shear effects of the MSocial building are considered on the Downtown West 

development basement structures. 

• The MSocial building is supported on shallow foundations at grids C-D/1-2 and North of Grid A, as 

shown on the referenced record drawings.  Additionally, at least a large portion of the MSocial 

building ground floor slab is supported on grade.  Therefore, these structures are more susceptible 

to settlement than suspended structure supported on pile foundations.  Settlements due to 

demolition, construction sequencing and diaphragm retaining wall deflection are to be limited to 

those causing no noticeable damage to these shallow founded structures. 

• The Downtown West basement needs to be constructed in a manner that does not limit the 

MSocial building site from being future developed in accordance with Auckland Council Unitary 

Plan, including allowance for a multi-level basement on the MSocial site. 

The resource consent conditions proposed by Structus herein list the items required to be addressed and 

issued to MCK for review, so that the effects and potential considerable risks on the MSocial building can 

be better understood and reviewed. 

SCOPE OF WORK 

The assessment of effects structural engineering scope of works undertaken by Structus is follows: 

• Desktop study of documentation relevant to structural engineering assessment of effects 

• Site visit through MSocial Hotel and the existing carpark, to briefly visually observe the current 

structures where accessible and relevant 

• Attendance at meetings with MCK’s consultants, particularly noise / vibration and geotechnical 

specialists 

• Liaising with MCK’s partners involved in the submission 

• Review of MCK’s consultants’ information relevant to the structural assessment of effects, such as 

reporting on noise / vibration and geotechnical  

• Preliminary structural engineering advice on the Downtown West development assessment of 

effects on the MSocial Hotel building in the form of a short memorandum (this document), 

considering and with commentary on the following: 

o MSocial Hotel building structure 

o Demolition of the existing carpark building 
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o Retaining of proposed basement and excavation works 

o Foundations and basements up to ground floor structural works for the proposed building 

o Construction methodology for the above items 

• Provide structural engineering evidence, in the form of a template to be provided by the planner 

and / or this memorandum, for the planner to submit to Council  

• Collaboration with the Downtown West structural and geotechnical engineers to raise any concerns 

on behalf of MCK, endeavour to resolve those concerns, review any responses from the Downtown 

West engineers and prepare concluding remarks to those responses 

• Attendance at the Resource Consent hearing with Auckland Council 

• Structural condition and seismic assessments are not included in the Structus services  

• We have not allowed to review the structure above ground floor as this may not affect MSocial 

Hotel building and the structural system and construction methodology for the superstructure has 

not been provided 

• The following are excluded from the Structus assessment of effects scope of services – 

quantitative checks on the structures, geotechnical, civil (drainage, earthworks, paving) and 

acoustic engineering, waterproofing, cladding systems, non-structural building components such as 

ceilings and partitions, buildings other than MSocial Hotel. 

Given the proximity of the MSocial Hotel building to the proposed demolition and construction and the scale 

of the proposed works, it is essential that a full structural condition assessment of the MSocial Hotel building 

is undertaken prior to commencement of the existing carpark building demolition, understood to commence 

in 2026. That will allow the demolition and construction operations to be undertaken in a fully informed way 

and will minimise the risk of damage to the MSocial building. 

DESKTOP STUDY 

Reference is made to the following information when undertaking the MSocial building structural 

assessment of effects and preparing this memorandum: 

• MCK Submission on Downtown West Application for Resource Consent dated 18 March 2025 

• Resource Consent Application number BUN60435935 supporting documentation on Auckland 

Council website as follows, where relevant to the structural engineering assessment of effects: 

o Warren and Mahoney Architectural drawings dated 03 October 2025 

o Warren and Mahoney Demolition drawings dated 03 October 2025 

o RCP draft Site Clearance and Demolition Management Plan (SCDMP) dated 04 

December 2024 

o RCP draft Construction Management Plan (CMP) dated 09 October 2025 

o Tonkin + Taylor Infrastructure Concept Design Report dated November 2025 

o Tonkin + Taylor Geotechnical and Groundwater Assessment Report dated November 

2025 
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o Tonkin + Taylor Preliminary Site Investigation Report dated November 2025 

o Tonkin + Taylor Groundwater Construction Monitoring and Instrumentation Plan dated 

May 2023 

o Marshall Day Noise and Vibration Report dated 06 November 2025 

o Holmes Environmental Wind Report dated 29 October 2025 

o Holmes Top Down D-Wall sketch drawings B-022/TD1 to TD4, Job No. 145828.10, Rev 1, 

dated 16 August 2025 

• MSocial Hotel building information, obtained from the Auckland Council property file as deemed 

particularly relevant to the building structural assessment of effects, is summarised as follows: 

o Peddle Thorpe & Walker architectural drawings dated 1971 

o Peddle Thorpe & Horman architectural extensions drawings dated 1977 

o Brickell Moss Rankine & Hill structural extensions drawings dated 1977 

o Brickell Moss Rankine & Hill structural extensions drawings dated 1980 

o Roberts Mitchell Associates architectural alterations drawings dated 1983 

o R. J. Wass & Partners structural alterations drawings dated 1983 

o Susan Lee Architects and Tse Architects refurbishment drawings dated 2015 

o Structure Design structural and civil refurbishment drawings dated 2015 (These drawings 

have been appended) 

o Structure Design structural refurbishment calculations dated 2015 

o Tonkin + Taylor geotechnical investigation report dated December 2014 

o Susan Lee Architects and Tse Architects refurbishment asbuilt drawings dated 2018 

• CMW Geotechnical Preliminary Assessment Report, Job No. AKL2025-0064AB, Version 1, dated 

13 June 2025 and Gap Analysis Letter AKL2025-0064AE, Version 0, dated 05 February 2026 

• CMW Geotechnical Fast Track Comments Report, Job No. AKL2025-0064AG, Version 1A, dated 

30 April 2026 

• Holmes Consulting “Downtown Carpark Site Development – Response to M-Social structural 

consultant Structus items” memorandum dated 28 April 2026.  This report does not form part of the 

application materials before the panel but provides additional information relevant to the MSocial 

Hotel building so a copy of it has been appended. I will refer to this as the “Holmes Report” 

through this report.  

Additional to the desktop study, Darren Mitchell on behalf of Structus undertook a site visit on 28 May 2025 

to visually observe selected areas of the existing MSocial and Downtown Carpark buildings. 

Refer Figure 1 for location of MSocial Hotel to the Downtown Carpark and surrounding buildings. 
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The refurbishment and strengthening undertaken circa 2015 provides the most complete documentation of 

the existing structure, being understood to be the most recent development of the building and with a set of 

drawings documenting the most of the asbuilt structure at that time. 

The original building structure generally comprises Stahlton block and plank flooring system with insitu 

concrete topping.  The planks span onto reinforced concrete beams, which span onto reinforced concrete 

columns.  The columns are supported by 0.91-1.22m diameter reinforced concrete piles (some bell ended 

at 1.22-2.29m diameter), which are embedded into East Coast Bays Formation (ECBF) rock at 

approximately 13m below existing ground level (EGL), according to the referenced Tonkin + Taylor 

geotechnical report dated 2014.   According to this report, the southern part of the site was likely to have 

been reclaimed in 1886, with the northern part of the site reclaimed between 1923 and 1925.  Groundwater 

is advised as RL1.40m, elevated to RL2.50m.  The report advises the site has an extremely low risk of 

liquefaction in the SLS event and is potentially liquefiable within thin lenses of ground in a ULS event, with 

predicted settlements up to 20-30mm.   

The ground floor typically comprises on grade or suspended reinforced concrete slab spanning onto 

reinforced concrete ground beams, which are supported by the piles.  Most of the southern side of the 

building is on piles, but there are areas of single storey structures on shallow foundations to the north and 

south of the main building as demonstrated in Figure 5.  The building lateral stability system generally 

comprises cantilevered reinforced concrete shear walls in the north-south direction and reinforced concrete 

sway frames in the east-west direction. 

According to the referenced Structure Design calculations dated 2015, a detailed seismic assessment 

(DSA) of the MSocial Hotel building has been undertaken previously to inform the strengthening 

documented in the referenced Structure Design structural drawings dated 2015.  The building was 

assessed as Importance Level 2, with a 50 year design life.  The building was assessed typically with a 

ductility of 1.25 and floor diaphragms with a ductility of 1.0.  The pile foundations were modelled in ETABS 

with vertical and lateral springs provided by Tonkin + Taylor.  The calculations advise that allowance had 

been made for a future additional lightweight storey of accommodation on the building. 

The 2015 structural calculations advise that all non-loadbearing brick walls and concrete sun shades were 

removed and replaced with lightweight partition walls and cladding systems at the time.  There are single 

storey structures to the north of the main building, generally comprising structural steelwork on shallow 

foundations.  There is a brick plantroom at ground level to the southwest of the building.  The Levels 2-5 

structures to the southern side of the main building are supported by steel long span trusses on grids C and 

D at Level 2.  There are large concrete beam transfer structures on grids A and B at Levels 1 and 2 where 

every second column is discontinuous.   
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The demolition is proposed to be undertaken in a 5 Stage sequence with three tower cranes located 

towards the centre or southern areas of the Downtown West site. 

ASSESSMENT OF EFFECTS 

Demolition of Structures  

The effects of the existing Downtown Carpark building demotion on the Hotel site have been assessed 

based primarily on information in the referenced SCDMP report, with our commentary as follows:    

1. The existing Downtown carpark lowest floor level is at approximately RL1.734, which is 

approximately 1.8m lower than the external areas to the south of the MSocial building, and 

approximately 2.5m below typical MSocial building floor level, with localised lower portions of the 

floor at vertical circulation cores on the northern boundary.  The SCDMP report notes that the main 

demolition will be down to ground floor level but not including the ground floor slab or foundations.  

Specific measures must address how the higher MSocial building ground and floor levels are 

temporarily supported prior to construction of the proposed diaphragm retaining wall.   

2. The carpark bell ended RC bored piles are located on or beyond the northern boundary.  These 

piles bell ends potentially overlap with the proposed diaphragm wall, which will require demolition.  

This could have significant effects on the MSocial building, particularly undermining of the MSocial 

building pile foundations at Grid 14-17 of the existing structure record drawings.  This needs to be 

addressed and advice provided on how these risks are managed. 

3. Following site visit observations, the existing Downtown carpark building structures appear to 

extend in part over the northern boundary onto the MSocial property.  Specific measures must 

address how this demolition is to be made safe for the occupants of the MSocial building.  Further, 

the southeastern part of the MSocial building is very close to the existing Downtown carpark.  

Specific measures must address how demolition of the carpark will not impact on the structure of 

the MSocial building, including contingency measures. 

4. Demolition of the existing HSBC building east of the MSocial building seems to be limited to 

internal non-loadbearing walls, so should not adversely affect the MSocial building structure.  

Demolition of the service lane pavement at RL2.670 is approximately 1.6m lower than typical 

MSocial building floor level.  Specific measures must address the stability of the MSocial building 

structures at the southeastern corner of the site during this demolition.  

5. Demolition of the existing Aon building lower levels is relatively localised and far from the MSocial 

building, so should not affect the MSocial building structure, aside from potential vibration that is to 

be assessed by others. 

6. The western pedestrian footbridge to be demolished is not connected to, or in close proximity to, 

the MSocial building, so should not affect the existing building structure. 

7. We recommend moving the demolition crane and materials cartage access to the southwest of the 

existing Carpark building to limit the effects on the MSocial building operations. 
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8. Bund locations and drainage for the Carpark demolition are to be clarified. 

9. Asbestos survey reports and mitigation measures, including dust, should be supplied to MCK for 

review. 

There are aspects of traffic, acoustics and vibration of the proposed demolition that will affect the MSocial 

building that will be reviewed by separate consultants.  Other than those listed above, there are no 

significant structural effects identified from the proposed demolition at this stage. 

Proposed Basement Structures 

The effects of the proposed Downtown West basement structure and construction methodologies have 

been assessed based mainly on information in the referenced Tonkin + Taylor geotechnical report, Holmes 

sketch drawings and Holmes Report, and MSocial building record documentation. Structus’ commentary on 

those methodologies follows. Many of these items may have noise and vibration effects on the MSocial 

building. The conditions of consent should require the consent holder to address the matters discussed 

below:    

10. Structus takes no exception to design of the building for Importance Level 3, 50 year design life, 

and Seismic Subsoil Class B and C for foundations and retaining / superstructure respectively, if 

this is acceptable to the assessing geotechnical engineer. 

11. The new basement excavation is proposed to extend down to RL-10.300m at the northern 

boundary.  This would be approximately 14m below ground and floor level of the MSocial building, 

and approximately 4m below the MSocial building pile foundations.  Measures will need to be put in 

place to address vertical and lateral loading from the MSocial building pile foundations on the 

proposed diaphragm retaining wall, through calculation of the foundation loads and application of 

these loads to the proposed retaining wall.  It should be determined which of the MSocial building 

foundations will apply loading to the retaining wall, based on the level of the existing foundations, 

loading exerted by the foundations and ground conditions below these foundations.  Further, 

excavation for the diaphragm wall should consider the potential for undermining the MSocial 

building foundations both in proximity to the wall such as existing drawings Grids 14-17 and further 

away from the wall.  This should include assessment of the effects on both temporary and 

permanent propping of the wall when it is constructed.   

12. The Tonkin + Taylor geotechnical report advises loading from the neighbouring structures will 

impose negligible surcharge on the retaining structures – we do not agree with this statement.  

Structus has concerns that the pile foundations, shallow foundations and slabs on grade have not 

been adequately taken into account in the diaphragm wall analysis and design, potentially causing 

the diaphragm wall to fail or deflect, exerting an unacceptable level of settlement on the MSocial 

building.  These concerns are as identified in various sections of this memo. 
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13. It is possible that 3no. 406mm (16”) diameter piles along the southern boundary have bell ends that 

extend over the southern boundary, which may impede the proposed diaphragm retaining wall.  

Ground investigation should be undertaken to determine if these piles extend over the boundary.   

14. The methodology for demolishing any existing Carpark pile foundation bell ends along the north, 

east and west boundaries in allowance for the diaphragm walls should be clarified and advised to 

MCK for review, including measures addressing potential for undermining of MSocial building 

foundations and service yard.  The methodology for such demolition, if required, needs to be 

determined and then advised to MCK as the affected landowner. 

15. The lower localised lift pits, water tanks, etc. should be included in the geotechnical analysis for 

both retaining and groundwater drawdown effects on settlement with respect to the MSocial 

building. 

16. Settlements have been calculated based on the retaining wall deflections based on 10mm max and 

1(V):500(H) differential limits to CIRIA PR30 Category 1, and as they are currently presented these 

are tolerable limits for the MSocial building structure.  However, detailed calculations are required 

to consider secondary effects on the settlements including the existing foundation loads, structural 

stiffnesses of the temporary and permanent propping systems, including structures at slab 

openings, groundwater drawdown and varying ground conditions along the northern, eastern and 

western boundaries. This should be required through conditions of consent.   

17. Embedment of retaining walls should be defined and confirmed now, not in detailed design, to 

ensure effects on neighbouring properties are addressed now and including excavation methods 

into rock. 

18. Groundwater drawdown settlements have been provided for the East and West boundaries.  

Groundwater drawdown settlements should be determined for at least two locations along the 

northern boundary, for both temporary construction and permanent conditions.  Groundwater 

drawdown settlement should be considered additional to retaining wall deflection induced ground 

settlements. 

19. A construction monitoring regime for ground settlements should be provided, and this should be 

revised by a geotechnical engineer on behalf of MCK, along with an assessment of effects from 

excavation, groundwater, retaining, foundations and other aspects of the basement construction.  

[Nb: Refer also the comments on these topics in the referenced CMW reports.] 

20. The design and construction methodology of top down basement slabs used for propping the 

diaphragm walls on the north, east and west walls, using plunge columns, is important to the 

integrity and structural performance of these slabs.  The design and methodology should be 

clarified in detail and provided for MCK review prior to construction.  This should be required 

through conditions of consent. 

21. The diaphragm wall has been analysed using Wallap, standard industry software for this purpose.  

It is important that the correct stiffness of the structures is input to Wallap based on the structural 

engineer’s advice, both in the temporary curing condition and permanent condition of the 

diaphragm walls and including cracking properties of the retaining wall.  Conditions of consent 
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should require the construction methodology of the diaphragm wall to be confirmed prior to 

construction and issued to MCK for review. 

22. We recommend further ground investigation along the extent of the diaphragm walls to ensure the 

depth is better understood now, as advised by CMW. 

23. Construction tolerance limits of the diaphragm retaining walls should be communicated to MCK for 

review, with respect to the offset from the boundaries. 

24. The Tonkin + Taylor geotechnical report advises that a drained basement in the temporary and 

permanent condition is to be implemented.  A drained basement will potentially substantially 

increase groundwater drawdown settlements and the effects on the MSocial site and proposed 

mitigation methods will need to be assessed and advised to MSocial for review.  This is to be 

reviewed by CMW. 

25. Ground anchored sheet pile walls are proposed for the western and southern boundaries.  This 

construction method is known to exert high levels of noise and vibration on neighbouring 

properties, which is to be reviewed by others (Jon Styles).   

26. For the proposed foundations, the Tonkin + Taylor geotechnical report suggests both pile and 

shallow foundations are considered.  This foundation system should be defined to ensure the 

effects on neighbouring properties are addressed.  Structus recommends shallow foundations, if 

possible, to reduce noise and vibration effects on the MSocial building from reinforced concrete pile 

foundations.  Settlement of the foundations should be quantified with both ground and structural 

stiffnesses addressed.  Differential settlement on proposed foundations should be quantified 

including any associated lateral displacements of the superstructures defined. 

27. If necessary for uplift forces, ground anchors will be required to resist uplift forces below lateral 

stability structures or for groundwater hydrostatic uplift forces, as per commentary in the Tonkin + 

Taylor geotechnical report. 

28. The excavation extends below rock level.  The Tonkin + Taylor geotechnical report advises that 

this rock can be broken out using conventional equipment, assumed to be general excavators and 

diggers.  The vibration from this activity should be assessed by others (Jon Styles).  Further, if 

more onerous rock breaking and excavation methodologies are intended by the contractor, these 

should be communicated to MCK for review.   

29. Structural analysis of the proposed building lateral loading should consider a basement structural 

model with combined retaining and foundations incorporating suitable lateral springs with a limiting 

base shear deflection, which should be defined to address effects on neighbouring properties. 

30. A defined approach to resisting basement slab hydrostatic pressures should be provided, with 

quantification included, to ensure there are no adverse effects on neighbouring properties. 

31. Ground anchors on sheet piles should be confirmed as permanent or temporary.  It should be 

confirmed whether sheet piles are intended to be designed as composite with a concrete lining wall 

and in that case how potential corrosion of the sheet piling been addressed. 

32. The single storey brick plant building south of the MSocial building will be susceptible to damage 

from ground settlement.  Commentary should be provided on predicted settlements at this building 

location for MCK review. 
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The MSocial building potentially partially suspended ground floor structures (where applicable) is positive 

with respect to potential settlements due to the Downtown West development as suspended structures will 

better tolerate these settlements.   

Replacement of the MSocial building brick non-loadbearing walls and concrete sun shades in 2015 is 

positive in relation to the Downtown West development, as the replacement systems will be more ductile 

and generally have modern movement allowances to better tolerate any settlement subjected to the building 

from the Downtown West development.   

Proposed Superstructures 

While there is limited information on the proposed Downtown West development superstructure, the effects 

of the proposed superstructures and construction methodologies have been assessed based mainly on 

information in the referenced CMP report and MSocial building record documentation, with commentary as 

follows:    

33. The referenced CMP report advises that the two towers’ cores are proposed to be constructed 

using jump form construction.  This is a suitably non-obtrusive method of construction relative to 

the MSocial building.   

34. The referenced CMP report advises that three tower cranes are to be used for construction of the 

Downtown West development.  Analysis of these cranes should be undertaken to accurately place 

the cranes on the site, quantify the load carrying limitations of the cranes, swing circles of the 

cranes and how these relate to the MSocial building.  This information should be supplied to MCK 

for review. 

35. The northern extent of the Downtown West development is in close proximity to the MSocial 

building, up to RL14.70m plus upstand walls surrounding the rooftop plant area.  The proposed 

building earthquake and wind movements should be accurately calculated and communicated to 

MCK, to ensure they are acceptable.  Any movement of the MSocial building towards the common 

boundary will need to be addressed at the higher level interface of the buildings. 

36. The northern boundary wall of the proposed building superstructure is to be constructed offset from 

the top of the proposed diaphragm wall.  This northern wall will require fire rating to boundary.  

Therefore, we recommend the full extent of the northern wall is constructed from precast concrete, 

with insitu concrete half stitch details (on the southern side of the wall) to seal the joints for fire 

rating.  This wall will require post fire stability structural design.  Additionally, noise and vibration 

from the proposed rooftop plant area should be considered by a consultant on behalf of MCK. 

37. It is understood there will be access from MSocial building through the proposed new building, with 

an easement for occupants to access and egress the MSocial building.  There will need to be a 

suitably designed and detailed seismic joint across this connection between the buildings.  

Similarly, a seismic gap between the buildings will require treatment for waterproofing, such as a 

seismically designed waterproof flashing detail along the roof and walls of the seismic joint. 
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38. Elastic shortening of columns, walls, retaining and piles (if used) should be quantified by the 

structural engineer, including differential shortening and associated lateral displacements of the 

superstructure that may affect movement to boundary calculations and p-delta effects on the 

superstructure.  Stiffness ranges of the structures should be addressed when quantifying 

differential shortening. 

39. Structus suggests an assessment of effects on the MSocial building in-ground services should be 

undertaken by a suitably qualified civil engineer. 

Potential Future Development 

The effects of the proposed Downtown West development on the potential for future development of the 

MSocial building structure have been assessed based mainly on information outlined in the above sections, 

with commentary as follows:    

40. Construction of the Downtown West basement should not limit the MSocial building structure and 

site from being modified or redeveloped in accordance with Auckland Council Unitary Plan.  This 

needs to be addressed with specific measures provided in the design, including allowance for a 

multi-level basement on the MSocial site. 

41. The demolition and construction programme are outlined in Section 3.1.1 of the referenced CMP, 

with demolition expected to last approx. 12 months and overall construction due to be completed in 

December 2032.  MCK should consider how this programme may impact the ability to use and 

develop the MSocial building within the Downtown West programme. 

RESPONSE TO HOLMES REPORT  

The referenced Holmes Report has been reviewed in response to Structus comments raised.  The Holmes 

Report has been appended for context.  The following commentary is provided on each of the numbered 

items under the relative headings in the Assessment of Effects section of this memorandum.  Where there 

is insufficient detail, clarity or information in the Holmes Report , further commentary is provided, including 

extracts from the Holmes Report where appropriate, for further context. 

The following commentary includes resource consent conditions Structus recommends are implemented, 

where the Holmes Report is not conclusive or sufficiently detailed, requires further clarity, or has been 

advised as subject to further design development. 

Downtown West Development Structure 

The following items were raised in the Holmes Report that were not covered in the Assessment of Effects 

section of this memorandum: 
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• It is acknowledged that there are no driven piles and foundations will be bored concrete or shallow 

pads.  Structus has no further comments on this item. 

• The proposed basement and diaphragm wall levels in the Holmes Report are acknowledged and 

Structus has no further comments on these levels.   

Demolition of Structures  

1. Structus proposes a resource consent condition that Precinct Properties shall demonstrate how the 

existing carpark retaining structures along the northern boundary are temporarily supported during 

the demolition, prior to construction of the diaphragm wall, as these structures are up to circa 4.5m 

below the MSocial ground level at locations, which is also at the location where the MSocial 

building is located directly on the boundary.  It should also be demonstrated that the diaphragm 

wall will extend up to underside of the proposed ground floor structure which is to match finished 

ground level north of the boundary, such that this structure supports the MSocial ground levels in 

the permanent condition, or an alternative approach acceptable to MCK.   

2. The position of the northern diaphragm wall 1350mm south of the boundary is acknowledged.  

However, it is likely the wall will still intercept with the carpark piles, at least the bell ends of these 

piles.  Structus proposes a resource consent condition that the effects of constructing the 

diaphragm wall through piles (including bell ends) are to be addressed and communicated to MCK 

for review and comment prior to construction. 

3. Structus proposes a resource consent condition that requires detailed information to be provided to 

MCK on demolition of the existing carpark structure at proposed Gridlines J-N/26 where the 

existing MSocial building is on the boundary and pile foundations are on the boundary, expected to 

be founded at a higher level than the diaphragm wall and thus at significant risk of undermining due 

to construction of the diaphragm wall.  Further, safe demolition methodology of the carpark 

structure adjacent to the MSocial building on the boundary should be advised in detail for MCK 

review and comment on the potential risks to the MSocial building structure and occupants. 

4. As per response in item 1 above. 

8. Structus proposes a resource consent condition requiring bund locations and drainage for the 

Carpark demolition are to be clarified. 

9. Structus proposes a resource consent condition requiring asbestos survey reports and mitigation 

measures, including dust, are supplied to MCK for review and comment prior to demolition. 

We note the comment in the Holmes Report “… there are no significant structural effects identified from the 

proposed demolition at this stage” has been taken out of context without the remainder of the sentence in 

the Structus memorandum.  The Holmes Report overstates the extent to which we agree on some points.   

Proposed Basement Structures 
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11. I am concerned that the Applicant’s material has not demonstrated that the foundations and ground 

floor structures from the MSocial building do not load the northern diaphragm retaining proposed 

wall under vertical and / or lateral load (base shear) conditions, or that the diaphragm wall has 

been structurally considered for these loads.  Structus proposes a resource consent condition 

requiring this confirmation is provided to MCK in detail for review and comment prior to 

construction.  Refer also response in item 3 above. 

12. Refer item 11 above. 

13. Refer response in item 3 above. 

14. Structus accepts that ground anchored diaphragm walls on the west and east sides of the 

development are unlikely to have a material effect on the MSocial building based on the current 

scheme.  Refer also response in items 1 and 3 above. 

16. Structus accepts that the proposed top-down structural scheme included in the Holmes Report is 

commensurate with the Tonkin + Taylor Wallap analysis for extent on plan and thickness of 

propping slabs.  It is assumed that these are solid slabs and openings in these propping slabs will 

be cut out after the remainder of the basement structures are built, and that the propping slabs are 

designed to consider these openings in the permanent condition, without reducing the stiffness of 

the propping on the retaining wall from the temporary to the permanent condition.  Structus 

proposes a resource consent condition requiring confirmation through detailed structural 

engineering design information that the Structus comments are addressed. 

20. Refer item 16 above. 

21. Structus proposes a resource consent condition requiring that the construction methodology of the 

diaphragm wall is documented in detail and issued to MCK for review and comment prior to 

construction. 

23. Structus proposes a resource consent condition requiring construction tolerance limits of the 

diaphragm retaining walls are communicated to MCK for review and comment, with respect to the 

offset from the boundaries. 

24. We assume that groundwater drawdown from a drained basement has been addressed by the 

geotechnical engineers in demonstration of the predicted settlement figures.  . 

25. We understand sheet piles and a 400mm thick lining wall, as advised by Holmes in Appendix 2, are 

to be used for the southern and eastern walls.  . 

26. Refer response on ‘Downtown West Development Structure’ item 1 above. 

27. Holmes has advised that the lowest basement slab will be designed for hydrostatic uplift pressures 

and foundations / hold down solutions will be provided for this loading.  Structus proposes a 

resource consent condition requiring confirmation this has been undertaken in the design. 

29. Structus takes no exception to the general intent of the Holmes base shear demands and 

resistance approach.  However, Structus proposes a resource consent condition requiring 

confirmation through detailed calculations that base shear of the proposed building will not cause 

northern diaphragm wall deflections greater than those advised in the static condition and that base 

shear effects of the MSocial building are applied to the Downtown West development basement 

structures. 



 

Document: 196-200 Quay Street - FTAA - Structure Memo - 06-05-2026  21 

30. Refer item 27 above. 

32. The MSocial building is supported on shallow foundations as shown in Figure 5.  Additionally, at 

least a large portion of the ground floor slab is supported on grade.  Therefore, these structures are 

more susceptible to settlement than suspended structure supported on pile foundations.  Structus 

proposes a resource consent condition requiring that settlements due to demolition, construction 

sequencing and diaphragm retaining wall deflection are limited to those causing no noticeable 

damage to these shallow founded brittle structures. 

 

Structus proposes a resource consent condition requiring that the diaphragm wall shall be structurally 

designed for forces from tidal mounding affects, based on geotechnical engineers’ advice. 

Proposed Superstructures 

34. Structus proposes a resource consent condition requiring that analysis of tower cranes shall be 

undertaken to accurately place the cranes on the site, quantify the load carrying limitations of the 

cranes, swing circles of the cranes and how these relate to the MSocial building and operations.  

This information shall be supplied to MCK for review and comment prior to construction. 

35. Structus proposes a resource consent condition requiring confirmation through detailed 

calculations that the seismic gap between the new building and MSocial at proposed Gridline J-

N/26 is accurately determined with respect to the new building movement and the asbuilt position 

and movement of the existing building. 

36. Structus proposes a resource consent condition requiring confirmation the northern boundary wall 

will be constructed of precast concrete and structurally designed in detail to resist boundary fire 

ratings advised by the fire engineers. 

37. Structus proposes a resource consent condition requiring confirmation through detailed 

documentation that all seismic gaps along the northern boundary are designed as waterproof to 

protect the MSocial building at this location. 

Structus proposes a resource consent condition requiring that the applicant demonstrates in detail how the 

proposed superstructure along the northern boundary is supported as it is not vertically aligned with the 

diaphragm wall and this proposed structure may have adverse effects on the existing carpark retaining wall 

along this boundary, which in turn could undermine the MSocial building site. 

Structus proposes a resource consent condition requiring that the Downtown West structure design has a 

third party peer review undertaken, and any temporary works affecting the northern boundary has structural 

design and third party peer review undertaken.  Peer reviews are to be undertaken by a reputable and 

suitably qualified third party. 
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CONCLUSIONS 

In conclusion, the magnitude of structural effects on the MSocial building from the Downtown West 

development are potentially considerable on some aspects, as currently presented in the developer’s 

information referenced for this assessment.  There are also some considerable unknowns and aspects of 

the design yet to be developed that could result in considerable adverse effects on the MSocial property. 

As the proposed Downtown West design is developed and the unknowns are quantified, the structural 

effects on the MSocial property can be better understood.  Therefore, we recommend more complete, 

defined and detailed structural and geotechnical information on the demolition and proposed development 

is provided by the Applicant to further assess the effects on the MSocial building.   

The resource consent conditions proposed by Structus herein list the items required to be addressed and 

issued to MCK for review, so that the effects and potential risks on the MSocial building can be better 

understood and reviewed. 

LIMITATIONS 

The extent of assessment in this report is based on discussions and correspondence between Structus and 

MCK, plus non-invasive site inspections.  Structus does not take responsibility for identifying latent defects 

in the MSocial building and recommends a suitably qualified engineer or building surveyor is engaged to 

undertake condition assessments of the building if further clarification is required on this.  This assessment 

contains the professional opinion of Structus as to the matters set out herein, in the light of the information 

available during preparation, using professional judgment and acting in accordance with the standard of 

care and skill normally exercised by professional engineers providing similar services.  

We have prepared this report in accordance with the brief as provided and our terms of engagement.  The 

information contained in this report has been prepared by Structus at the request of its client, MCK, and is 

exclusively for its client’s use and reliance.  It is not possible to make a proper assessment of this 

assessment without a clear understanding of the terms of engagement under which it has been prepared, 

including the scope of the instructions and directions given to, and the assumptions made, by Structus. The 

assessment does not address issues which would need to be considered for another party if that party’s 

particular circumstances, requirements and experience were known and, further, may make assumptions 

about matters of which a third party is not aware.  No responsibility or liability to any third party is accepted 

for any loss or damage whatsoever arising out of the use of or reliance on this assessment by any third 

party. 

We trust we have interpreted your requirements correctly and addressed these in this report.  Please get in 

touch should you have any further questions or requirements. 

Yours Sincerely 
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Structus Consulting Limited 

 
 
Darren Mitchell 
Director 
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APPENDIX A: Holmes Consulting “Downtown Carpark Site Development – Response To M-Social 

Structural Consultant Structus Items” Memorandum Dated 28 April 2026 
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28 April 2026 

 

 

Bianca Hurrell 

RCP 

via email:  

 

Downtown Carpark Site Development – Response to M-Social structural consultant Structus items 

 

Dear Bianca 

 

Further to receipt of the Structus memorandum dated 12 March 2026, and the discussions held 23 March 

2026 and 8 April 2026, we provide the following written response to structural matters raised. 

The discussions with Structus have been collaborative and have clarified some items that were unclear to 

Structus.  Some additional material was requested which is attached as appendices to this letter. 

The items are covered in the general order raised in the Structus memorandum titled “Downtown West 

Development FTAA Review – Structural Memorandum”, dated 12 March 2026. 

The Structus memorandum discusses their scope of work, desktop study, a description of the M-Social 

building structure, and makes some comments on the Downtown Carpark Site Development structure, prior 

to providing an assessment of effects. 

There are observations of geotechnical matters raised by Structus which Tonkin + Taylor have addressed in 

their responses and correspondence with CMW.  We limit our responses primarily to structural matters, 

including the attached supplementary high level structural information requested in the appendices. 

We provide the following points of clarification of the Downtown Carpark Site Development. 

Foundations to the Downtown Carpark Site Development. 

There are no driven steel pile foundations proposed in the development.  Generally building foundations are 

bored cast insitu piles, although there may be some pad foundations at depth on the ECBF rock for lightly 

loaded basement columns.  All foundations will be designed for appropriate loads and should have no 

material structural impact on the M-Social property. 

Retaining wall to the northern side of the Downtown Carpark Site Development. 

The retaining wall against the northern boundary (nearest M-Social) is proposed as a “top-down” diaphragm 

wall.  The lowest basement level (B04) is at approximately RL-10.3.  The proposed founding layer of the 
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northern retaining wall is approximately RL -14.5, of which approximately the lower 7.5m is within the East 

Coast Bays Formation (ECBF) rock. 

The northern retaining wall is set out with the centreline at a minimum of 1350mm from the boundary with 

the M-Social property – as depicted in the Warren and Mahoney FTA drawings (refer Sheet FTA-10-096 

Revision C), in appendix 1.  This location puts the diaphragm wall alignment on the Downtown Carpark Site 

Development side of the existing Downtown carpark piles.  The existing Downtown carpark piles will be 

maintained between the new wall and the M-Social property.  This situation provides an additional level of 

security to the M-Social property as well as reducing effects of removal of the existing piles, which had been 

previously proposed. 

Retaining walls adjacent to the east and west site boundaries that are adjacent to the northern boundary are 

also proposed to be diaphragm walls.  In these locations temporary anchors are proposed at depth under the 

neighbouring properties (Precinct owned properties or the Auckland Council Lower Hobson street).  Those 

temporary anchors will be destressed as the new development is constructed.  These should have no material 

structural impact on the M-Social property. 

Demolition of existing Downtown carpark, and localised elements of adjacent buildings. 

The existing M-Social yard is elevated above the existing Downtown car park along the M-Social southern 

boundary.  In the existing condition the existing Downtown carpark retaining wall supports the M-Social yard 

and this condition will be maintained whilst the new development is constructed.  This can be achieved as the 

new diaphragm wall is set out to the south if the existing carpark piles and perimeter structure.  Refer to the 

section in appendix 2 in the attached material.  The gap between the existing retaining wall and new 

development can be backfilled. 

The proposed diaphragm wall alignment is on the Downtown Carpark Site Development side of the existing 

Downtown carpark piles.  The existing Downtown carpark piles will be maintained between the new wall and 

the M-Social property.  This situation provides an additional level of security to the M-Social property as well 

as reducing effects of removal of the existing piles, including overboring, which had been previously 

proposed. 

Care will need to be taken in the extreme northeastern corner of the development where the existing 

Downtown carpark structure and M-Social southern extension structure are in immediate proximity.  This will 

be resolved in detail with the demolition contractor, once appointed. 

Within the existing service lane under the HSBC carpark building localised demolition of non-load bearing 

concrete masonry walls is required to achieve the new access points to the proposed Downtown Carpark Site 

Development basement. 

Localised modifications to the Aon Centre are remote to the M-Social property and not deemed to have any 

structural impact to the M-Social property. 

Similarly demolition of the pedestrian footbridge and ramp structures from the existing Downtown carpark 

across Lower Hobson Street to the Viaduct are structurally independent of the M-Social property and not 

deemed to have any structural impact. 

As Structus noted in their memorandum “… there are no significant structural effects identified from the 

proposed demolition at this stage”.  We concur.  
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Proposed Basement Structures 

The lowest basement level (B04) is at approximately RL-10.3.  The proposed founding layer of the northern 

retaining wall is approximately RL -14.5, of which approximately the lower 7.5m is within the ECBF rock.  The 

M-Social building is founded on piles at depth in the ECBF.  The main structure of the M-Social building is 

located at least 4m from the existing Downtown carpark building and founded on piles within the ECBF.  

Localised extensions to the south of the original M-Social building are of low height (typically maximum two 

to four levels) and also founded on piles.  Tonkin + Taylor have advised on the negligible impacts of 

surcharge from the M-Social foundations given these conditions.  

Localised removal of a small portion of up to eight existing Downtown carpark pile bells may be required, 

however this is able to achieved with the proposed equipment, and will be at depth and accordingly should 

have no material structural impact on the M-Social property. 

As previously noted the existing Downtown carpark retaining wall supports the M-Social yard and this 

condition will be maintained whilst the new development is constructed.  This can be achieved as the new 

diaphragm wall is to the south of the existing carpark piles and perimeter structure. 

Groundwater drawdown effects of the Downtown Carpark Site Development (inclusive of any lift pits), which 

are predicted to be within Auckland Council required limits, have been addressed by Tonkin + Taylor and are 

not further covered in this response.  Consideration has been given by Tonkin + Taylor to the temporary 

construction effects as well as the long-term drained basement condition. 

Settlement effects due to the top-down retaining wall which are predicted to be within Auckland Council 

required limits have also been addressed by Tonkin + Taylor and are not further covered in this response. 

The depth of embedment of the proposed retaining wall to the northern side is approximately 4m below the 

lowest basement level B04 excavation.   This is to achieve an effective ground water cutoff and been 

addressed by Tonkin + Taylor, and is not further covered in this response. 

Ground settlement monitoring is covered by Tonkin + Taylor, and is not further covered in this response. 

A concept has been developed by Holmes for the “top-down” retaining wall to the northern side and this is 

included as discussed and requested in high-level sketch format, in appendix 3 in the attached material. 

The modelling parameters used for the proposed structural floors by Tonkin + Taylor for their Wallap analysis 

are consistent with the Holmes “top-down” concept. 

Reasonable construction tolerances have been included in the proposed set-out of the diaphragm wall based 

on Tonkin + Taylor and industry guidance. 

Both a tanked basement and a drained basement were in consideration when the FTA application was made.  

The client has since clarified and instructed the design team to proceed with a preferred drained basement.  

Consideration has been given by Tonkin + Taylor to the effects of the groundwater drawdown temporary 

construction as well as from the long-term drained basement condition. 

Sheet pile walls are proposed for perimeter retaining walls remote from the M-Social property.  These should 

have no material structural impact on the M-Social property. 
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There are no driven steel pile foundations proposed in the development.  Generally building foundations are 

bored cast insitu piles, although there may be some pad foundations at depth on the ECBF rock for lightly 

loaded basement columns.  All foundations will be designed for appropriate loads and should have no 

material structural impact on the M-Social property. 

The preferred approach for the basement is to be drained, with a nominal hydrostatic uplift resistance 

provided using appropriate foundation and hold-down solutions.  These should have no material structural 

impact on the M-Social property. 

Advice on rock excavation is covered by Tonkin + Taylor and is not further covered in this response. 

Holmes have undertaken designs for the lateral loading including the basement impacts of this design.  A 

high-level diagram is provided to show the philosophy for this, as requested, refer to appendix 4 in the 

attached material. 

The design of the preferred drained basement is discussed previously in several responses above and should 

have no material structural impact on the M-Social property. 

As discussed previously the retaining walls adjacent to the east and west site boundaries that are adjacent to 

the northern boundary are proposed to be diaphragm walls.  In these locations temporary anchors are 

proposed at depth under the neighbouring properties (Precinct owned properties or the Auckland Council 

Lower Albert street).  Those temporary anchors will be destressed as the new development is constructed.  

These should have no material structural impact on the M-Social property.   

Sheet piles with temporary anchors are proposed to remote parts of the development, and are for temporary 

retaining only.  The permanent structural walls constructed within the site adjacent these sheet piles support 

both retaining and vertical and lateral structural loads of the development.  These should have no material 

structural impact on the M-Social property. 

The single storey brick plant building is likely to be subject to settlement in the order of 10mm according to 

Tonkin + Taylor.  As such it is not anticipated to experience any significant structural damage.  Maintenance 

of low settlement limits will be reviewed further and will be incorporated within finalisation of the detailed 

design in the local solutions in this area. 

As Structus noted in their memorandum “…The MSocial building suspended ground floor structures is positive 

with respect to potential settlements due to the Downtown West development as suspended structures will 

better tolerate these settlements.”  We concur. 

As Structus further noted in their memorandum “Replacement of the MSocial building brick non-loadbearing 

walls and concrete sunshades in 2015 is positive in relation to the Downtown West development, as the 

replacement systems will be more ductile and generally have modern movement allowances to better tolerate 

any settlement subjected to the building from the Downtown West development.”  We concur. 

Proposed Superstructures. 

The two towers in the Downtown Carpark Site Development will likely be constructed with reinforced 

concrete jump form construction.  These should have no material structural impact on the M-Social property. 
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Holmes is not in a position to comment on the craneage proposed for the Downtown Carpark Site 

Development.   

The proposed superstructure of the development in immediate vicinity of the northern boundary is depicted 

in the FTA application.  The upper most roof levels and locations adjacent M-Social are depicted in the 

Warren and Mahoney FTA drawings (refer Sheets FTA-10-102 Revision C, FTA-10-103 Revision C, FTA-22-002 

Revision C, and FTA-22-005 Revision C), refer appendix 5.  The Podium P3 building which sits along the 

northern edge of the development is designed to ensure a seismic gap to the boundary is maintained as 

required.  The northern perimeter reinforced concrete structural wall provides lateral support to the Podium 

P3 structure as well as fire rating. 

There will be ground level access in the north east corner of the Downtown Carpark Site Development for the 

M-Social users of the car park.  This connection will include appropriate seismic separation and structural 

detailing between the two properties. 

The structural design of the main tower portions of the Downtown Carpark Site Development will include the 

appropriate effects noted by Structus, but these will have no material structural impact on the M-Social 

property.  The only relevant structure in any close proximity is the Podium P3 structure, a two storey building.  

This is described in the above response and appropriate seismic gaps will be provide to the M-Social 

property boundary.  As a result there should be no material structural impact on the M-Social property. 

Conclusion 

As Structus noted in their memorandum “…the likely magnitude of structural effects on the MSocial building 

from the Downtown West development are overall small relative to the proposed development ….”  We concur. 

We trust the discussions and further supplementary material supplied in this response, inclusive of the 

attachments, clarify the areas of uncertainty noted in the memorandum. 

We would be happy to clarify any matters in this letter. 

Yours sincerely 

 

 

 
Chris Mackenzie 

PRINCIPAL | PROJECT TEAM LEADER 

Holmes NZ LP 

 

Copies to:   

145828.10LE2804.docx 

 



APPENDIX 1
EXISTING CARPARK RELATIONSHIP TO YARD









APPENDIX 2
NORTHERN RETAINING WALL LOCATION





APPENDIX 3
"TOP-DOWN" NORTHERN RETAINING WALL SCHEMATIC







APPENDIX 4
BASE SHEAR TAKE OUT SCHEMATIC



PROJECT:

JOB NO:

REV:

  145828-10 28/04/2026

          B-103/03 1

Downtown Carpark Development

DATE:

SSK:

Basement
Base Shear Take Out Concept

Notes:
- Design indicative and subject to further
  design coordination and development.

Base Shear Take Out Schematic



APPENDIX 5
PROXIMITY OF PODIUM P3 TO BOUNDARY
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APPENDIX B: MSOCIAL BUILDING 2015 RECORD STRUCTURAL AND CIVIL DRAWINGS 
























































































































































