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This session comprises:This session comprises:This session comprises:

• Introduction to project ( Marcus ) 
• Collaborative Development ( Dan )
• Journey so far ( Marcus ) 
• Collaborative Development in context of 
this project ( Marcus ) 

• Questions and Answers 



INTRODUCTION TO PROPOSED 

ELLIOTT TOWER DEVELOPMENT –

VITAL STATISTICS

INTRODUCTION TO PROPOSED INTRODUCTION TO PROPOSED 

ELLIOTT TOWER DEVELOPMENT ELLIOTT TOWER DEVELOPMENT ––

VITAL STATISTICSVITAL STATISTICS

1. 67 levels comprising:
• 6 basement carpark levels

• 3 levels of retail podium

• 54 levels of residential accommodation

• 4 levels of trees

2. Total project value estimated at NZ$450 M.

3. Will be New Zealand’s largest and tallest single   
apartment  high rise development (comprising in 
excess of 90,000m² of improvements).
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4. Elliott Tower will be approximately 232m above 
sea level, short of the total height of Sky Tower of 
327m (including antennae).



Vital StatisticsVital StatisticsVital Statistics

5. All apartments are two levels and designed on a 
“cross-over duplex” basis where each unit has east 
and west aspects.

6. Estimated completed capital expenditure for Elliott 
Tower of NZ$450M. Construction time frame 4 to 5 
years. Anticipate some 300,000 man/days or 500 full 

time construction workers.
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7. On completion the building is expected to house 

approximately 1,400 people comprising some 810 
residents and in excess of 550 retail employees and 
building service personnel.

8. The building will be of an iconic nature and will 

contain two sky gardens and one rooftop retail 
podium garden.
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9. Significant  “Eco/Green” strategies designed to 

support sustainability have been built into the design.  
These include solar panels on the roof top, rainwater 
captured for building services, “Carbon Sink”
plantings to mitigate building service emissions, a  
Co-Generation system for energy saving and 
energy efficiency improvement and 2 double levels of 
trees.

10. Design broken into elements both vertically and 
horizontally.



• “The design intentions have been to create an iconic and elegant tower which complements the 
surrounding city fabric and sits well with adjacent tall buildings.  The gently curved East façade is 
designed to provide a shimmering backdrop to the retail podium and roof garden – Gordon Moller 
– Architect.



• Multi-storey retail centres can be problematic in terms of encouraging pedestrian flows to the 
upper levels, but the topography of this site  enables direct street access to each of the three retail 
levels.  To that extent we believe the retail facilities will make a major contribution to restoring the 
central city’s retailing vibrancy and create a significant new retail destination for shoppers.



• Marcus , Managing Director Sohn and His Worship Mayor Hubbard
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• “ The KEY issue dictating project outcomes and managing risk is the RIGHT PEOPLE or 
assembling the BEST TEAM –On large, complex undertakings, this single factor dramatically 
outweighs any other factor. This principle should not only be applied during construction but from 
the outset of the endeavour. In fact, this key principle dictates that the earlier such a framework is 
introduced , the greater the benefit .” DAN ASHBY – MD – MULTIPLEX CONSTRUCTION NZ 



• Model of Elliott Tower  used for visual stimulus



• “ The Tower consists of a gently curving East Façade which will form a shimmering façade and background to the Elliott Street 
retail podium , while the other three faces of the tower are orthogonal , and separated into slimmer elements to accentuate the 
essence of a multi storey building. The long view is further articulated with bay windows which will give spectacular views from the 
building and will provide a vigorous rhythm to this west face. The tower is placed on pilotis at the podium which repeat at the sky 
gardens , in an expression of the structural concept .” GORDON MOLLER ARCHITECT  



• One of many images presented to Urban Design Panel Feb 2006 
and Auckland City at Resource Consent Hearing September 
2007



• Pre-Hearing ( under RMA ) no. 1 – 10th May 2006



• Multiplex Construction Manager James Sherriff, Moller Architect Terry St. 
George and Traffic Engineer Bryce Hall, taking submitters through 
proposed Construction and Traffic Management Plan (CTMP) 



• Former objectors support application at RC Hearing 
Auckland City September 2007



• Madam Chair and Commissioners deliberate evidence at 
Resource Consent Hearing September 2007



• Detailed drawings and other materials required to assist Applicant 
overcome concerns of local authority’s consultants



• As part of evidence Mollers  provide Elliott Tower CAD 
Model in Auckland City CAD model from various aspects
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• ELLIOTT 
STREET 
ELEVATION



• ALBERT STREET 
ELEVATION



• Sky Gardens - Levels 26 and 27 and Levels 49 and 50



• Redefining GREEN BUILDINGS altogether !! 



• Gordon Moller’s sketches of Auckland’s CBD past , 
present and future ( 1990 – 2020 ) 
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• Gordon Moller’s sketches of Auckland’s CBD past , 
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• Developer and Queen City Law are given tour of Sentinal 
complex being constructed by Multiplex
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Throughout the world in the construction sector blame is 
allocated as follows :

(i) Labour blames contractor:

(ii) Contractor blames labour and design team

(iii) Developer blames everybody including funders and lawyers.

2. Lawyers, Project Managers and all others intricately involved in
project should endeavour to eliminate all such disputes 
whenever possible.

3. At times an  enormous amount of energy (and money and 
time) goes into disputes and, as Mr Ashby has noted, 
traditional structures of the construction industry are built 
around confrontation.
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An endless review of contractual arrangements by the parties to an 
agreement normally means a project will suffer – one way or 
another.  Obviously there are times when such activity is 
unavoidable.

4. From a construction viewpoint a central issue for the Elliott Tower 
is the co-ordination and installation of about 1000 tonnes of 
material being processed from terra firma up to level 67 – the 
efficiencies inherent in this process require meticulous planning 
including:

• How to lift and deliver material on time

• Where materials to be stored / stockpiled

• Significant planning has attached to the transportation of materials 
to the development site – unnecessary double handling/stockpiling 
v delay in awaiting arrival of materials – CBD busy locality etc
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• The  location of 3 or 4 tower cranes for a project of this magnitude 
requires critical planning.

• Ultimately It is all about efficiency and minimising time and expense.

5. My erstwhile colleague has spoken eloquently to you about the rubber 
meeting the road – the rhetoric and the reality associated with the 
concept of “Collaborative Development”.  Some of you may feel 
lambasted – I for one deserve it at times.

6. The truth is that in some ways it is much easier for the design/
management/legal team to work in collaboration. On the actual work 
site a multitude of issues - labour/ transport/head contractor/ sub-
contract arrangements/crane (operators) etc., mean it is exceptionally 
hard to organise everything with absolute efficiency
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In one way or another – if costs escalate during a project all efforts 
will be made to pass these on notwithstanding  the fine print of any 
Construction Agreement.

7. The invisible perhaps unrealised benefits of getting things right 
early on are able to be repeated thousands of times on site and 
can result in savings of millions of dollars in a project of this scale.

8. Dan Ashby has explained the inherent benefits of recruiting the 
best people as early as possible and the graph he spoke to shows
how this benefit extrapolates out. In the context of this project we 
are looking at the investment of millions of dollars with an eye to 
the future.

9. Formerly Resource Consents were vague consents about bulk and 
location.  What we have dealt with on this project includes detailed 
design issues such as for example which specific materials will be 
utilised – in reality very few stones have been left unturned.
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10. There is also a tangible benefit in having such an experienced 
contractor on board early in the piece from the developer’s point of 
view.  These include:

• The architect is kept honest – the contractor assists drilling through 
design issues from the outset;

• Coal face experience means that many problems have been 
anticipated before they arise and planned for accordingly;

• Credibility factor (by association) in terms of dealing with all sorts of 
third parties including submitters (and their assorted consultants), the 
local authority, funder(s) etc.;

• Expert assistance with evidence for Resource Consent /Environment 
Court and of course for procurement of Building Consent and various 
other associated consents;

• Sound and carefully considered advice only a phone call away;
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• In the case of Multiplex it is a public listed company 
(US$95B under managed funds) – somewhat difficult to 
liquidate this entity should leaks develop!

11. On another project we have jointly worked on at 28-32 Shortland 
Street, one result of the architects, engineers, contractor and 
lawyers working together to achieve Resource Consent and 
Building Consent (Stage 5 Mainframe) is a reduction in 
development contributions from a potential NZ$7m (effective 
June 2008) to under NZ$1M – this could not have been achieved 
without an astute team being co-ordinated and working 
collaboratively to a common goal.
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12. Collaborative Development therefore requires:

i. Selection of right people for key roles;

ii. Sound management of the appointed team;

iii. Common vision;

iv. Not unlike the AB’s team must not choke or wilt when 
inevitable challenges arise and must play the ball and not the 
man;

v. Team must build trust and work to each other’s strengths 
(commercial/political/compliance);

vi. Check and analyse potential conflicts early (It is a small 
town!).
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13. My firm has now provided legal and at times wider services for the 
construction and disposal of in excess of 1000 residential units in 
Auckland’s CBD.  We enjoy getting stuck in.  

14. The project we have looked at today is simply too big to leave 
unquantifiable risk in the hands of one party.  The other reality is that in 
New Zealand it is possible to count on one hand the number of 
construction companies able to complete such an undertaking.

15. The project itself is a major undertaking for all involved and in a sense 
the project itself is bigger than any single stakeholder.

16. All of you will appreciate that an executed Construction Agreement,  
various express Appointment of Consultant Agreements, the tripartite 
or quad partite deed and other such contractual arrangements are not
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necessarily of biblical proportions (but in any event do remain of 
fundamental significance when problems arise).

17. The impact of feasibility studies, funding requirements, valuation 
reports, QS (cost consultant) reports, sales and marketing 
programmes, compliance issues, construction costs (escalation), the 
provisions of the assorted legislation including inter alia the Building 
Act 2004, Construction Contracts Act 2002, Weatherproof Home 
Resolution Services Act 2006, Resource Management Act 1991 and 
the Unit Titles Act 1972, local authority requirements and issues, 
central Government considerations, market conditions, the current 
credit crunch and a myriad of other issues are all factors to take into 
consideration when completing such an undertaking.

The legal  document governing the relationship between the developer 
and those buying units off the plans also needs to be carefully prepared 
for a project of this length given for example provisions of RMA.
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18. In any event the appointment of the best people as key 
players/stakeholders in a project of this magnitude is indeed of
fundamental significance.  The management of this team is equally 
important.

19. In terms of what has been achieved to date, as protracted as it is, 
the reality is that this has only been possible by adopting a 
collaborative approach – it could not be otherwise.

20. We have assembled one of the best project teams ever seen in 
New Zealand and the results speak for themselves – I have to say 
that I personally wish that things could be far simpler and do not 
believe that the RMA should be able to be manipulated and in fact 
needs to be revisited  - the entire process is certainly not for the 
faint hearted!
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21. The journey to date of this development project has been 
demonstrably collaborative on 2 distinct levels:

i) An extremely dedicated and experienced project team was 
carefully appointed and meticulously managed with all 
members working successfully towards a common goal; and

ii)  The manner in which submitters were brought inside the 
project during all 4 Pre Hearing Meetings (and the multitude of 
associated meetings) was by its very nature collaborative and 
resulted in the vast majority of submitters buying into the project 
and their respective issues being given air-time and at times 
acted upon -
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of interest those submitters who worked collaboratively with the Applicant 

generally achieved what they required and supported the project – the small 
number of submitters (2) who in reality did not elect to get involved in the Pre 
Hearings in a meaningful or collaborative sense have now filed Appeals to the 
Environment Court.  Currently I doubt that this part of the journey will be 
collaborative in any way, shape or form.

22. Given the legislative and political framework within which we operate there is no 
way such a project could get  off the ground without applying a collaborative 
development approach.

I hope we have now given you an insight into one of the largest and most 
ambitious projects our small country has ever seen.
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• Refer to TVNZ Business Breakfast Programme –
December 2007.

THANK YOU
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• Ladies and Gentlemen  - please feel free to ask 
any questions you like.

• Please also note that copyright attaches to the 
architectural drawings and construction 
documents  contained herein.

• Thanks  - Marcus / Dan 

• dan.ashby@multiplex.biz
• marcus@queencitylaw.co.nz


