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PART 1  INTRODUCTION 
 
1.1 CPTED Scope  
 
This review is of the development of a complex of apartments, townhouses and commercial premises on the southern 
edge of the southern precinct of the central city of wellington, Te Aro. The large site, with an area of 4,138m2 is 
bounded on three sides by streets; Willis to the west, Vivian to the south and Victoria to the east. It is currently used 
mainly for carparking with a mechanical business operating from the only building on site. The site is currently used for 
a produce market on Sundays. The project involves construction of 109 residences, with both townhouse and 
apartments. The architects estimate a population of approximately 280.   
 
The apartments are divided into three 4-5 level blocks which occupy the northern part of the site, and various 
townhouse typologies at 2.5-3.5 storeys occupy the remainder. Typologies which offer retail and work/live options are 
distributed at key locations near the corners of the site. 
  
A major shared lane connects offers new pedestrian connection between Victoria and Willis Streets and provides 
internal lane frontage for the majority of the apartments. Outer blocks of townhouses directly address Willis and 
Victoria Streets. Two north-south lanes structure the site internally and offer lane frontages to all other townhouses.  
 
The review is undertaken as part of a general urban design review and takes an integrated and preventative approach 
to crime prevention through environmental design and urban design. It is not an expert CPTED opinion which would 
be required if significant safety issues emerge. The purpose is to identify attributes which contribute to the perceived 
and actual safety of the proposed development, identify any aspects which require further attention and how these 
could be achieved in the next phases of the project. 
 
Wellington City Council (WCC) aims to achieve safe and healthy places and provides guidance for design against 
crime. The attributes sought by the guidelines and reinforced by the Ministry of Justice’ “Seven Qualities of Safer 
Places” contribute to the WCC objective to enhance the central city as a location for high quality inner city living. 
 
1.2 CPTED References 
  
The site occurs within the Central Area and has been assessed against the WCC Central Area Urban Design Guide 
(CAUDG). This report is focussed on CPTED and reviews the proposal against the WCC Guidelines for Design 
against Crime. This and best practice urban design will form the basis for this discussion. The references are;  
 
WCC District Plan – Guidelines for Design against Crime 

• This focuses on the design of urban public spaces and proposes an integrated approach which this 
discussion also takes. 

• These guidelines form the structure of this discussion. 
 
WCC District Plan  

• The District Plan 1.6.1 Quality and Values identifies the objective to achieve a “Healthy/Safe City”  
 
Best Practice Urban Design  

• NZ UD Protocol identifies quality attributes as associated with quality urban design  
 
Ministry of Justice National Guidelines for Crime Prevention through Environmental Design in New Zealand  

• Part 1 identifies four principles of urban design; surveillance, access management, territorial 
reinforcement and quality environments  

• “Seven Qualities of Safer Places” identifies qualities that characterise well designed, safer places.  
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PART 2  CPTED CONSIDERATIONS 
 
2.1 Context 
 
Context is extremely important in discussing CPTED issues. The development is situated at the southern extent of the 
Central Area where business activity diminishes. Personal observation, reinforced by traffic studies and business 
analysis, indicates the block is currently experienced more as thoroughfare than as a destination. Vivian St operates 
as SH1 feeding vehicular traffic through and into the city and Victoria St connects outgoing vehicles to the motorway 
system. The key destinations that generate through foot traffic are people walking to and from residential areas to 
Cuba Street and the Central city and to some extent to educational premises. 
 
2.2 Area of Change 
 
Context in this part of the city is not static. The southern part of the central city in which the site occurs, is currently 
experiencing significant residential construction which will lead to notable increases in the number of residents. For 
example the block further northwest on Victoria Street and bounded by Ghuznee, Victoria and Dixon Streets, is 
destined to house an additional 2000 people. The block further northeast on Victoria Street and bounded by Cuba, 
Dixon and Victoria Streets is currently experiencing large scale residential and commercial development. Aro itself, 
could add approximately 280 people to the immediate vicinity. All this indicates an urban area that is quickly changing 
toward significant increases in population and therefore a more populated public domain. 
 
This means the activity levels and safety attributes of public spaces and publicly accessible private spaces, as 
proposed in Aro, is likely to continue to change. Consequently, ongoing observation and monitoring should be 
undertaken to ensure successful solutions. This is beyond the scope of the development application but forms an 
important part of the context of the development. 

 
2.3 Consideration against WCC Objectives 
 
The following discussions refer to the WCC guidelines for design against crime. Where particular locations are 
mentioned, these are discussed in the next section for attention. 
 
2.0 Informal Surveillance Discussion 
O1 Objective:  To maximise the opportunity 

for the informal surveillance of publicly 
accessible space in residential, 
commercial and public areas both by 
people in buildings nearby and people in 
public open space going about their 
normal daily activity 
 
 
 
 
 
 
 
 

The proposal offers multiple opportunities for informal surveillance by generating 
activity and movement of people on both the public street and internally. 
 
It can reasonably be anticipated that development will contribute to the safety and 
liveliness of this part of the city by introducing approximately 280 more people 
which increases eyes on the street. Offering a mix of appropriate activities extends 
this positive effect. 
 
Building to the property boundary on the three street fronts reinforces the street 
pattern and provides good legibility. This can also encourage street life. 
 
Orientation of the townhouses and apartments to Willis and Victoria Streets with 
townhouse entries onto the streets, creates residential activity and gives good 
opportunities for informal surveillance of the public domain. In addition, as all 
entries to townhouses open either onto a street or an internal lane, the entry is 
visible to others passing by. 
 
The five premises specifically designed as suitable as shopfronts and live/work 
combinations create good opportunities to attract business such as cafes/ studios. 
Such activities increase the liveliness and sociability of the streets.  
 
Provision of a range of residential typologies and work/live options encourages a 
diverse community which is likely to be active at different times of the day, 
encouraging populated active spaces for extended periods of time. 
 
The triangular shaped open space on the corner of Vivian and Victoria Streets is 
well located as it is open to surveillance by residents passing, pedestrians and 
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people in vehicles. It is visible from several directions, the footpaths, corner 
crossings and two roads. Separation of this sitting place and the adjacent entrance 
to the internal walkway is beneficial. Movement is separated while visibility 
between the two spaces is retained. The layout can minimise CPTED issues if 
detail design and placement of elements continue to reinforce a lit, open space 
with good visibility. 
 
There are less, but adequate informal surveillance opportunities on Vivian St. 
Townhouses do not have entries onto Vivian St as it currently operates as SH1, 
and has a southerly aspect. These dwellings have narrower windows which will 
provide some informal surveillance while maintaining a quality interior 
environment. Connections to internal laneways add surveillance opportunities.   

 Formal Surveillance Discussion 
O1 Objective: To promote and assist formal 

surveillance activities both from within 
buildings and from nearby public space. 

The proposal offers multiple opportunities for people to directly overlook public and 
shared spaces offering the benefits of formal surveillance. 
 
Orientation of the townhouses and apartments to Willis and Victoria Streets with 
windows at multiple levels facing the streets gives good opportunities for informal 
surveillance of the public domain. The street facing apartments also have 
balconies from which viewing can occur. 
  
The internal laneways and the shared lane all have townhouse front doors and 
windows which face the lane, also at multiple levels. This provides informal 
surveillance on the internal lanes. The shared laneway is open at both ends, with 
the entry and entrance visible and easily accessed. Balconies and windows from 
the central apartment block also overlook the shared lane. 
 
Building design assists surveillance as all ground floors have street facing windows 
for at least 50% of the frontage.  

 Lighting Discussion 
O1 Objective: To provide lighting to 

illuminate those parts of urban public 
space that people commonly use at night, 
including building entrances, exits and 
other main routes of travel. To light in a 
way and to a level that allows pedestrians 
to be identified and reduces the 
opportunity for concealment. 

Lighting is important in addressing CPTED issues. This will be developed in the 
next phase. 
 
Lighting solutions appropriate to the use of the different spaces is proposed. These 
will be developed in design development and need to consider CPTED issues 
including; 

• Lighting building entries and the paths leading to them; 
• Lighting area outside cycle storage and recycling area to illuminate 

potential hiding places; 
• Enabling light spill from retail; 
• Avoiding over-lighting and glare; and 
• Ensuring entrances and exits to the shared path, internal lanes and the 

apartment stairways are well lit. 
 
The catenary lighting proposed for the shared lane is intended to publicly signal a 
lit route and encourage people to use it after dark. Internal lanes need to be lit to 
encourage residents to use them. Consideration needs to be given as to whether 
the connecting east-west internal lane should be lit to encourage public use or left 
unlit for day use only. 

 Concealment Discussion 
O1 Objective: To reduce or eliminate 

opportunities for concealment in, or at the 
edges of, frequently used publicly 
accessible spaces and facilities. 

Recessed spaces on both streetside and internal circulation routes are avoided. 
Two areas require attention in the next design phase. 
 
Porches at townhouse entries can be considered an alcove so need to be well lit 
and not obscured by planting or other elements. These are wide and shallow (1m 
x c.2m) and have the benefit of the increased ground floors heights i.e. c.3m. 
These dimensions provide a good sense of openness for their size. This balances 
the personal arrival experience with avoiding a place where someone could hide. 
 
The u-shaped volume which structures the apartment blocks provides space for 
stairways to each separate apartment block. The stair entry is locked so only 
residents of those apartments have access.  Particularly in the largest central 
block, some transparency between levels is desirable, if achievable, to avoid “blind 
corners” and “blind stairs” where sight lines to the next level are obscured. This 
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area will receive design attention in the next phase (see 3.3). 
 Entrapment Discussion 
O1 Objective: To eliminate any small, semi-

enclosed spaces that may be used for 
entrapment purposes 

Small semi enclosed spaces on either the streetside or the internal circulation 
routes are avoided. Two areas require attention in the next design phase. 
 
All internal accessways have two visible ends. This provides options and escape 
routes for users. 
 
The thresholds to the apartment block stairs are broad and shallow up to the 
locked entries so avoids entrapment. As discussed above, see 3.3. 
 
Access to cycle storage and rubbish/recycling areas under the apartments will be 
locked. These will be given well-lit entries and views to the entries maintained in 
detail design. 

 Robustness Discussion 
O1 Objective To ensure that publicly 

accessible parts of buildings and public 
spaces resist damage from vandalism or 
inappropriate use while maximising the 
opportunity for legitimate public activities 
and uses to occur. 

Elements and materials are well selected for robustness. This needs to continue 
into detail design. 
 
External concrete surfaces will be textured off-form and painted in a limited colour 
palette of off-white, natural and charcoal or clear finish. Timber cladding will be 
painted in ochre red, white and black or grey stained. These materials and finishes 
are suitably robust and are easily refinished should any graffiti or damage to occur. 
 
Various grades of toughened or safety glass can be considered at detail design 
phase for windows along less used pedestrian footpaths such as Vivian Street. 
 
The proposed palette of plant materials appears robust, durable and easily 
replaced should this be required. 

 Maintenance Discussion 
O1 Objectives O1 To ensure that building 

fronts, lighting and public space are well 
maintained. 

The scheme proposes appropriate structures and materials which have good 
potential to be well maintained. A suitable management model is intended and 
stewardship encouraged. 
 
A Body Corporate is intended with the shared spaces maintained by a Residents 
Association. This has good potential for a high standard of maintenance to be 
achieved, regular attention to external spaces to be undertaken and any issues 
quickly addressed. Standards would need to be carried through to management 
documents to ensure the intended results are achieved. 
 
Provision of seating areas within the development encourage a sense of 
community and foster a sense of pride and stewardship of the common areas.  
 
Materials appear robust and with good appearance retention qualities. 
The proposed palette of plant materials appears robust, durable and easily 
maintained. Mass plantings minimise ongoing maintenance.  

O2 To ensure that damage is promptly 
repaired 

The Residents Association management model has good potential for any 
maintenance or damage issues to be quickly repaired.  
 
Materials appear robust and offer ease of availability and repair. 

 
 
3 SPECIFIC ISSUES  
 
3.1  Internal Lane ways 
 
The site layout connects and separates the blocks of town houses by attractive, planted internal lanes onto which 
residences open. The proposal elects to maintain the internal circulation routes open to the public rather than gated. It 
is therefore possible for non-residents to enter and loiter unless deterred. That puts particular emphasis on overall 
layout to keep sightlines open and quality design to encourage residents to be active in these environments. To date, 
these intentions have informed the concept design and this needs to continue into design development. 
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The internal laneways are intentionally intimate. Two small seating areas are created at directional changes. These 
are intended to foster interaction between residents and provide a local place to meet, sit and interact. Both laneways 
run between Vivian Street and the shared lane. Steps, changes of materials, detailed planting and a discernible 
change of character differentiate the laneway from the street and are intended to identify it as a clearly private access 
without the use of a physical barrier. This discourages casual entry and the level change discourages skateboards 
and scooters. This approach has good potential for success if reinforced in the design development stage. Monitoring 
can identify if any other intervention is required. 
 
The two laneways are connected by a cross laneway designed with a more relaxed character. This offers the benefit 
of increased permeability and connectivity. It creates choices for circulation and increases the variety of external 
environments within the precinct. It has good visibility end to end, but has limited formal surveillance. These positives 
outweigh the single negative. This could be balanced by either very good lighting encouraging use day and night, or to 
keep it as a day route and discourage use at night route by not lighting it at all.  
 
3.2 Shared Service Lane 
 
The largest publicly accessible open space on the site is the proposed east west shared lane running from Victoria to 
Willis Streets. This is designed as a slow zone to accommodate vehicles, when required for servicing, cyclists and 
pedestrians. Successful examples of shared lanes exist in Wellington (e.g. Lady Elizabeth Lane), Auckland (e.g. 
Darby Street), and internationally. This proposal exhibits the potential to operate safely and fulfil its intended purposes 
well. The design supports a slow environment where all users need to be considerate of other users by; 

• Activation with retail premises at both ends; 
• Appropriate dimensions to enable vehicle passing in some of its length, 
• Visual appearance of a shared lane rather than a road, 
• Containment by buildings at the edges of the space,  
• Attractive quality paving in several colours; 
• Quality edge plantings with places to sit;   
• Visual and textural contrast thresholds to indicate street entry and exit and slow vehicles; 
• Contrasting paving, level changes, and signature planting highlighting laneway thresholds; and 
• Catenary lighting for day and night use.  

 
At 5m wide and on a straight route there is good visibility from one end to the other. It will be well lit at night and 
signalled as a safe night route. This needs to be kept in mind during the detail design phases to ensure that; 

• Activity is consolidated on the lane with entries to recycling, cycle storage and potential retail clearly visible 
from the lane; 

• Windows overlooking the shared lane are retained through development; 
• Detail design is robust and maintainable and with a successful management regime; and  
• Detail design of architecture and landscape reinforces the shared nature of the space. 

 
3.3 Apartment Stairs 
 
The apartment blocks are separated by a U-shaped space which provides a volume for the common multilevel 
stairways into each block. Thresholds leading to locked access to the stairs join the shared lane at two points. 
These thresholds are shallow and wide and open to the shared laneway so avoid any sense of or actual 
entrapment.  While this has positives aspects such as (open thresholds where the accessway adjoins the shared 
lane, generous width of volume c.5m where apartments occur on both sides, shallow depth before locked access 
points to stairs, overlooking from apartment entries and the number of people who will share it for access) it also 
has some negative aspects (narrow space accommodating central stairway and entries, proximity of high wall to 
neighbouring building, potential limited natural light at north boundary). 
 
The concept can develop well and needs to directly address these aspects in the design development stage which 
is appropriate phase for this further development to occur. This phase needs to ensure these circulation areas are; 

• Well-lit and maximise natural light; 
• Attractive robust materials; 
• Maximise visibility;  
• Encourage residents to use their entries to maximise opportunities for surveillance; and 
• Treat the north boundary wall in an innovative and clever way that works with its verticality. 

 
The negative aspects can be addressed appropriately by undertaking; 
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• Careful detail design of each of the stairs; 
• Northern wall treatment to make it special within the narrow space available; 
• Creation of pause places on stairs to provide common meeting spaces; and  
• Encourage residents to use their outdoor areas at entries by quality detail design.  

 
3.4 Willis and Victoria Streets 
 
The street environment generally is highly likely to benefit by the proposed development particularly at night time as 
residences and some retail/cafes, will replace a currently near empty site. Increased population in general, light spill 
from dwellings which adjoin footpaths and domestic movements, on Willis, Vivian and Victoria street frontages, 
contribute to creating an active environment. Such activity increases the perception of the streets as comfortable, 
lively places to be and can decrease the opportunities for anti-social behaviour. 
  
Although the District Plan identifies the Willis Street frontage as for commercial development, the business study 
undertaken by Ian Livingstone for the proposal, indicates current low demand for premises in this location. He notes 
there is limited retail nearby; several private art galleries, Warehouse Stationery and Viti barbers and a group of  small 
food outlets and cafes located further south on Willis St including Moulin bakery, il Piccolo pizza and Mughlai curries. 
Whilst the demand may change over time, empty shopfronts and unsuccessful businesses were they to eventuate 
would not contribute positively to an activated public domain.  
 
Instead, the proposal seeks to introduce a deliberately adaptable environment by locating dual key townhouses on the 
frontages of Willis and Victoria Streets as well as a retail premises and two live/work typologies on Willis Street and a 
retail premises and one live/work typology on Victoria Street (Refer to Architecture + Drawing A3.00 RA August 2019). 
These are strategic locations with maximum footfall, high visibility and exposure to foot traffic in multiple directions. 
This maximises the likelihood of full occupation and of a wide range of activities. The overall result would be activation 
of the street from business and domestic movements, increasing opportunities for informal surveillance extended 
hours of visitation and an enhancement of the urban amenity. All these attributes contribute positively to a healthy, 
lively and diverse public domain. 
 
The dual key typology maximises options and flexibility as units can be occupied as one or occupied as two. The 
smaller of the two is ideal for a home office, commercial premises or long or short stay residential.  Both the retail and 
live/work typologies also offer options for use but are sited and designed to encourage retail/café/commercial activity.   
As all ground floor levels are elevated above the footpath or laneways by 150 to 900mm, residents have a sense of 
separation and an enhanced ability to be “eyes on the street”.  
 
3.5 Vivian Street 
 
The Vivian Street footpath is likely to be least used by pedestrians. The business study undertaken by Ian Livingstone 
indicates more pedestrians used the south side of Vivian Street than the adjacent north side. This pattern may change 
over time with increases in the total number of residents in the precinct. There is potential here for graffiti although the 
passing of cars on SH1 may discourage that to a degree. Therefore maintainability and robust material selections 
need to be kept in mind during the design development stage.  
 
Entries to the townhouses on the Vivian Street boundary are from the internal lane, not Vivian Street. This is a 
preferable location as it enables a threshold, steps etc. to enhance the arrival sequence. However this means that 
Vivian does not have the benefit of activity and surveillance generated by residential entries onto the street. The 
inclusion of windows for informal surveillance and the connections to the internal lanes are positive attributes. Further 
appropriate measures to respond to this situation could include; 

• Lighting; 
• Textural contrast to avoid large expanses of blank wall; 
• Monitoring; and 
• Fast removal or repair of any damage should it occur.  

 
3.6 Maintaining Sightlines 
 
Orderly layout, logical site planning and visibility end to end on the shared lanes and internal lanes sets up a structure 
with good sightlines. Detail development of planting, entry balustrades and letterboxes need to ensure this level of 
visibility is maintained and a welcoming safe environment which encourages users is achieved. 
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Clear sightlines and well placed, non-glare lighting need to occur at townhouse entries and on apartment walkways. 
This can be developed in the next phase as apartment walkways are at an appropriately conceptual stage for consent 
application. 
 
The exception to the clear sightlines in the east-west connecting lane which is not fully visible until aligned with it. This 
is a valuable link which improves connectivity and offers a variety in the character of outdoor places. Not encouraging 
use of this link at night needs to be considered as a management strategy.  
 
3.7 Sense of Ownership on Site  
 
The design focus is on sociable, quality, exterior spaces which foster a sense of ownership and care in residents. The 
places offered for people to meet each other e.g. at the two seating nodes on the internal lanes, seating in the shared 
lane and opportunities associated with the apartment entry stairs on the shared stairs, need to be retained and 
reinforced in the next phase of the design. These are intended to promote interaction between residents and create 
opportunities to meet, and intermingle immediately within the development. This supports a connected community and 
fosters a sense of belonging and stewardship over the external shared spaces. 
 
The potential retail/cafes also have a positive role to play to provide further community building.  
 
Beyond the site, the local area is well served with cafes and retail amenities with Ghuznee Street and Cuba Street 
nearby. The next largest open space is immediately across Victoria Street. This is one of several pocket parks around 
Te Aro adding to the amenities available. These occur at St Peters Church, Garret Lane and Cobblestone Park. 
 
3.8 Management 
 
The consent application demonstrates a well-considered, high quality manageable and maintainable environment. All 
these factors contribute to a healthy safe living environment. This potential needs to be taken through to the detailed 
design of architecture and landscape in detailed elements, selection of materials and finishes. 
 
Although beyond the scope of this application, the intended management structure is for a residence association 
which is responsible for maintenance. This is potentially a suitable and effective structure to achieve a well looked 
after site, if well run. 
 
3.9 Monitoring 
 
Given the developing nature of the precinct, ongoing monitoring by managers on site and local authorities at the wider 
level, would be prudent. This is outside the scope of the application, but is a future tool that can be identified for future 
application.  
 
Observation needs to be undertaken to assess any further requirements for structures such as bollards, signs, before 
these are added. 
 
 

CONCLUSION 
 
The scheme integrates principles of crime prevention through design and sets up good potential to develop as a safe 
welcoming residential precinct. The concept has good opportunities for formal and informal surveillance and is suitably 
robust for the social and physical environment 
 
The public domain in the general area is likely to benefit in comfort and safety due to the increased population and 
activity. 
The principles established in this phase need to be taken through to the next phase with particular emphasis on 
lighting, materials selection, retaining sightlines and encouraging use of external spaces by residents. 
 
Three areas have been identified for particular attention in the next phase; the apartment stairs and northern wall, the 
connecting east-west internal laneway and the street-front of Vivian Street. 
 
I consider all these issues can be addressed through detailed design and management. 

_____ 
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