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PART 1 INTRODUCTION 
 

1.1 Urban Design Summary 
 
The application for consent for Aro is to add 109 dwellings with some mixed use facilities in the southern boundary 
of the Central City of Wellington. The block is bounded on three sides by streets; Willis Street to the west, Vivian 
Street to the south and Victoria Street to the east. This site is currently largely open with hardstand used for parking 
and weekly produce markets and a mechanics workshop housed in an existing single level building. It is a medium 
rise and medium density development which ranges from 2.5 storey townhouses to 5 storey apartments. 

 
It is in keeping with District Plan Objectives and Policies to: 

• Enhance the Central Area as a location for high quality inner city living; 
• Enhance the quality of the public environment the quality of the public environment; and 
• Enhance the sustainability of the Central Area Buildings and other forms of development that reduce the 

consumption of natural and physical resources. 
 

The project will contribute positively to the city because; 
• The location is suitable for housing and some commercial development; 
• Provides much needed housing in central city; 
• Provides a diversity of typologies and work/live opportunities; 
• Is a human scale which contributes positively by defining streetscape and contributing people and 

activities; and 
• The site is a full block and changes reinforce rather than interrupt the urban structure. 

 
The proposal adds positively to the local context by; 

• Responding to the street pattern by orienting buildings to the streets; 
• Reinforces the sense of place as a walking city with active street life; 
• Defining the street corridor by building to the street; 
• Adds quality designed housing which balances a cohesive identity with visual interest and variety; 
• Adds an estimated 280 people to the area increasing activity; 
• Proposes 6 different dwelling types including live/work options fostering diversity; and 
• Clearly contemporary but appropriate in scale and character. 

 
Aro proposes a quality residential environment which; 

• Offers high quality living environments and design; 
• Utilises economical and reliable construction techniques; 
• Promotes walking cycling and public transport by not providing carparking; 
• Provides for all services; 
• Creates a new midblock thoroughfare for public use through a large block; 
• Introduces a series of safe, attractive internal laneways which offer seating nodes to foster community 

development and interaction. 
 
The proposal complies with all but one of the requirements and guidance of the District Plan. This requirement to provide 
continuous verandas is partially achieved by proposing shelter canopies at four key locations which experience high foot 
traffic. These are associated with architecture which can accommodate retail/cafes in the future. The Objectives of the District 
Plan in 12.2.6.8 are to “Ensure that pedestrian shelter is continuous on identified streets where there are high volumes of 
pedestrians, and on identified pedestrian access routes leading to the Golden Mile from the outskirts of the 
Central Area. A business report prepared for the application indicates not a “high volume of pedestrians” on adjacent streets. 
 
I consider this provision justifiable on the basis of; 

• There is an absence of continuous canopy either side of both streets and on adjacent properties 
• Site occurs where the Central Area transitions into residential areas with less tradition for public shelter 
• Slopes of street and  a boundary step on Willis St makes effective canopy design challenging and over complex 
• Privacy issues may occur if public shelter is placed on street façade of private residences. This may discourage good 

connection between interiors and the street and reduce surveillance 
• Variation expressed along the street edge provides visual interest and signals activity of retail and commercial tenancies 
• Verandas are provided at pause points and crossings where there is likely to be public shelter needed 
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• Shelter is provided at the entry to all townhouses and to the two entrance gates for the apartment blocks. 
 

1.2 Assessment References 
 

Occurring within the Central Area and proposing new buildings means the Central Area Urban Design Guide will form 
the basis for this assessment. Best practice urban design as illustrated in the NZ Urban Design Protocol, and the 
Policies, Objectives and Guides of WCC District Plan, will supplement the assessment where additional urban 
attributes warrant discussion. 

 
The references are; 

 
Central Area Urban Design Guide WCC (CAUDG) 

• This forms the main basis for assessment 
 

Best Practice Urban Design 
• Urban qualities assessed are; Context, Urban Structure, Urban Form, Connectivity, Environment, Resilience 
• Context, Urban Structure, and Urban Form are covered in assessment against the CAUDG. Additional comments are 

made on connectivity, environment and resilience which are inferred in the NZ UD Protocol as qualities of well- 
designed urban environments. 

 
The District Plan (WCC) 

• Objectives and Policies of the WCC District Plan indicate the values and expectations for residential environments. 
 

The Wellington Regional Policy Statement (RPS); 
• Provides guidance on regional infrastructure and environment. 
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PART 2 ASSESSMENTS 
 

2.1 ASSESSMENT AGAINST DISTRCT PLAN; CENTRAL AREA 
OBJECTIVES AND POLICIES 

 
 

12 Central Area Objectives Assessment 
12.2.1 CONTAINMENT AND 

ACCESSIBILITY 
To enhance the Central Area’s 

natural containment, accessibility, 
and highly urbanised environment 
by promoting the efficient use and 
development of natural and physical 
resources. 

 

 The site occurs within the Central City area, and at its southern boundary. It is 
therefore within the highly urbanised environment although at this end economic 
activities diminish away from the CBD. 
Density makes the most of the existing city transport, economic and cultural 
infrastructure. 

 
12.2.2 

ACTIVITIES 
To facilitate a vibrant, dynamic 
Central Area by enabling a wide 
range of activities to occur, 
provided that adverse effects are 
avoided, remedied or mitigated. 

Introduction of residential areas within this part of the central area will contribute 
to the vibrant active environment. 
Taro is based on multi modal transport options with no carparks offered. This 
contributes to safe active streets. 

 
The proposal demonstrates internal consistency and integration. The concept has 
been successfully expressed, and is integrated with response to the following: 
• relationship to context in scale , form and activity; 
• planning and design to provide high quality internal accommodation; 
• flexible retail tenancies at key locations at ground level for edge activation; 

and 
• Positive relationship to the public realm around. 

12.2.3 URBAN FORM AND SENSE OF 
PLACE 
To recognise and enhance those 
characteristics, features and areas of 
the Central Area that contribute 
positively to the City’s distinctive 
physical character and sense of 
place. 

 

 Whilst the permissible height in this location is 27m, Aro is proposed as a 
medium rise development ranging in height to an approximate maximum of 14m. 
This height is appropriate given the location at the south end of the central area 
and the mixed scale of existing buildings on the three adjoin streets. 

12.2.5 EFFECTS OF NEW BUILDING 
WORKS 
Encourage the development of new 
buildings within the Central Area 
provided that any potential adverse 
effects can be avoided, remedied or 
mitigated. 

 

 This proposes 48 newly built apartments and 61 newly built townhouses providing 
the opportunity for adverse effects to be mitigated, avoided or remedied by; 

• Site is divided into smaller blocks; 
• Laneways structure the site and maximise natural light and outdoor 

connections; 
• Bulk and mass are broken up by variation in form in a cohesive overall 

composition. 
12.2.6 BUILDINGS AND PUBLIC 

AMENITY 
To ensure that new building works 
maintain and enhance the amenity 
and safety of the public environment 
in the Central Area, and the general 
amenity of any nearby Residential 
Areas. 

The interface between the Central Area and adjacent Residential Areas is a 
transitional area between the “high city and low city” and creates a scale step 
between the two. 

A new east-west thoroughfare is created with a lit, attractive shared service lane. 

Townhouses on Victoria and Willis Streets are oriented to the street and have 
their front entries toward it providing surveillance and activity which contributes 
to safer streets. 

 
Internal circulation is through lanes and walkways which are intended for 
residents. Small seating nodes add to the site amenity by creating more of a 
“meeting space” than a through route. 
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12.2.7 BUILDING AMENITY 
To promote energy efficiency and 
environmental sustainability in new 
building design. 

Orientation, limited heights and variable roof heights have been well handled to 
maximise available sun and internal natural light and ventilation. 

 
Townhouses vary from 2.5 to 3.5 floors with upper floors accessed by internal 
stairs. The apartments are accessed by sets of external stairs shared by 
residents of each block. This structure promotes healthy inner city living and a 
walking and public transport based lifestyle. 

12.2.11 SUBDIVISION 
To ensure that the adverse effects of 
new subdivisions are avoided, 
remedied or mitigated. 

Subdivision is a finer grain than the mix of subdivisions in the immediate area. 
The units are arranged in blocks which vary from 2-6 units making the scale of 
perceived mass appropriate. 

12.2.13 NATURAL AND 
TECHNOLOGICAL HAZARDS 
To avoid or mitigate the adverse 
effects of natural and technological 
hazards on people, property and the 
environment. 

Collection of rainwater from roofs, additional of solar panels and inclusion of low 
impact stormwater principles are enabled in this phase and will be developed 
where possible in the next phase of design. 

12.2.15 ACCESS 
To enable efficient, convenient and 
safe access for people and goods 
within the Central Area. 

Aro does not provide carparking. Elements included which promote convenient 
and safe access include; 

• Shared lane for all services e.g. rubbish, recycling 
• Provision of cupboards at each townhouse for drop-off/pickup goods 
• Identification of location for share car space 
• Cycle/suitcase ramps to expand usefulness of steps 
• Access to bike parking beneath the apartments 
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2.2 ASSESSMENT AGAINST CENTRAL AREA URBAN DESIGN GUIDE 
 
 

1 Design Coherence Assessment 
O1.1 To ensure each design solution is 

coherently designed, demonstrates 
design integrity, and integrates all 
relevant design criteria in the best 
possible way. 

Objective achieved: 
 
Design integrity is achieved by a logical coherent layout with a suite of building 
types which appear related but provide variety through different heights, facades, 
colours and materials. The development has two components with three 4 storey 
apartment blocks in the north part of the site and blocks of 2.5 and 3.5 storey 
townhouses facing the three street frontages and two internal lanes. 
The built and unbuilt spaces on the site are integrated providing each unit with a 
private entry and threshold connected either to an internal lane or street front. The 
unbuilt spaces have palette of materials which are consistently applied and reflect 
the same contemporary, quality materials as the architecture. 

 
G1.1 

Internal consistency and integration 
Demonstrate in the design and 
composition of any building an 
overall coherence that integrates the 
various design guide requirements. 

The proposal demonstrates both internal consistency and integration. The form 
and materials are addressed in an integrated way resulting in a sophisticated and 
coherent design outcome. 

 
The concept is consistently expressed, and is integrated with relationship to: 
• The surrounding central city context; 
• Well considered planning and design to provide high quality internal 

accommodation; 
• Careful planning to achieve certainty and economy in delivery 
• Activation of the south part of Te Aro with mixed work and living opportunity;  
• Positive relationship to the street and immediate public domain. 

 
The architecture demonstrates both continuity and variation with relationship to: 
• Layout of the whole site into blocks connected by shared lane, laneways and 

walkways; 
• A restricted palette of materials and finishes allows variation of form, detail 

and colour providing continuity while avoiding monotony; and 
• Articulation enables individual town houses to be distinguished and identified. 

2 Relationship to Context Assessment 
O2.1 To recognise the unique qualities and 

sense of place of every urban setting, 
and respond to and enhance these 
with new development. 

Objective achieved: 
 

This proposal will enhance its setting by providing quality residential opportunities 
with attractive street frontages and facades. 

 
The urban setting is the transition between the higher central city and the lower 
residential areas to the south. While the Central Area has a permissible building 
height of 27m in the District Plan, the proposal is for c.14m. 

 
Views to the west are of treed slopes scattered with buildings, the Victoria 
University grounds and the escarpment with buildings aligned to it. These 
contribute to the sense of place in this part of the city. Electing to keep buildings 
to 14m means these views remain. 

 
The consistent height range, allows the topography of the land to be read with in 
excess of 4m level change diagonally across the site. 

O2.2 To maintain or enhance the quality of 
the settings of individual heritage 
buildings, including those in heritage 
areas. 

Objective achieved: 
 

This is not in a heritage area and no heritage elements are compromised. 
The proposal has clearly contemporary architecture but retains the traditional 
street pattern and street relationships. 
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G2.1 

Consistency or contrast 
Maintain consistency with defining 
and valued neighbourhood patterns. 
Contrasts should be created only if 
the development is significant on a 
district or city-wide scale and/or 
accommodates a unique or publicly 
significant function. 

The proposal relates positively to the context of other buildings and spaces, 
maintaining alignments and defining the public domain of Willis, Victoria and 
Vivien Streets through building envelopes. The defined street patterns are 
enhanced and a finer grain of movement enabled with the east-west shared lane 
orthogonal to Willis and Vivian Streets. 

 
Adjacent buildings are a mix of eras and styles. The contemporary forms and 
materials sit comfortably amongst the mix of eras. 

 
It is on the edge of the Central Area and can be considered a transition zone to 
the lower residential area to the south, east and southeast of the site. 
Immediately to the south are blocks with a permitted height of 14.4m and to the 
southwest a permitted height of 10.2m. This is a positive response to the tall 
buildings to the north and low building to the south rather than one which 
identifies contrast or consistency. 

 
Subdivision of the site into multiple buildings and the articulation of these in 
elevation and plan establishes bulk and form that is appropriate amongst the 
variety of width and height of neighbouring buildings. This subdivision reduces the 
single large block into five smaller blocks. 

 
G2.2 

Positive precedents 
Refer to positive rather than negative 
precedents. 

Not applicable 
 

Positive precedents were considered from local and international sources. These 
include contemporary and historical European urban developments and urban 
typologies such as walk up apartments, mews neighbourhoods, laneways and 
street wall buildings. 
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G2.3 

Achieving consistency 
Consider ways of complementing the 
existing built context, including: 
• compositional relationship or 

similarity in [various elements] 
• dimensional relationship, or 

similarity [of various elements] 

The existing context is complemented by the following means. 
Compositional relationship is achieved by: 

• Occupying the three sided block and accommodating the angular 
nature of Victoria Street by retaining orthogonal layout. Public 
spaces along Victoria Street have various wedge shapes due to this 
angle. The townhouses on Victoria Street also create this 
characteristic wedge shaped space; 

• Defining existing street spaces by maintaining the street alignment. 
• The consistent width of the townhouses provides a visual rhythm of 

openings onto street frontages and the internal lane frontages; and 
• Providing moments of shelter at four locations associated with 

possible shopfronts. The shelter is not continuous on any of the 
three streets adjacent. 

 
Dimensional relationship is achieved by: 

• In plan; linear plan forms of blocks arrayed along the three street 
frontages; 

• In elevation; similarity of height to buildings on the south side of 
Vivian Street, some buildings in the adjacent blocks of Willis and 
Victoria, therefore being with the range of building dimensions 
already occurring amongst the mix; 

• Building up to the northern boundary to diminish the negative visual 
effect of Cumberland House immediately to the north; 

• Consistent ground floor levels align visible floor levels, windows, 
balconies and rooftop decks; 

• Mixtures of 3 storey and 4 storey townhouses add variation in 
height and visual complexity to the overall form while reading 
cohesively; and 

• Fenestration on the Vivian Street facades is reduced appropriately 
for the busy road and southern aspect and is consistent along the 
entire façade. 

 
Landuse relationships consistent with WCC intentions by; 

• Increasing high quality inner city living within the central city; 
• Providing opportunities for retail/cafes/restaurants should demand 

occur; and 
• Promoting development which makes economical use of 

resources. 
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G2.4 

Developing an authentic sense of 
place 
Express the local sense of place with 
new development. 

Local sense of place is reinforced by the building orientation which on the street 
frontages conform to the block perimeters. This typifies most buildings in the Te 
Aro area. 

 
A new shared lane runs from Victoria to Willis Streets and maintains the same 
street pattern. This offers a beneficial alternative to walkers offering a shortcut 
through a large block and an attractive alternative to walking along the busy Vivian 
Street which operates as SH1. This finer texture of wider roads and more intimate 
laneways also characterises Te Aro. This pattern of lanes is used to provide 
internal access to the residences. 

 
The central city is increasingly a walking city with streets animated by cafes and 
retail amenities. The proposal is oriented to this walking life with the absence of 
carparking, provision of cycle storage facilities and direct engagement with the 
streets on Willis and Victoria and via the internal lanes onto Vivien Street. 

 
Whilst Aro draws on the diverse and eclectic commercial and residential building 
stock nearby, it proposes a new identifiable precinct based on smaller blocks 
separated and connected by laneways. This arrangement sets up an appropriate 
scale for residential living and acknowledges the benefits of improved connectivity 
and pedestrian accessibility that characterise the local area. 

 
Four of the units are designed to readily facilitate shopfronts such as cafes 
continuing the local sense of place of Te Aro. These are appropriately located at 

  street and lane corners with good visibility.  
 
 

3 Siting, Height, Bulk,  Form Assessment 
O3.1 To complement existing patterns of 

alignment, and achieve a positive 
scale relationship with adjoining 
buildings and public spaces. 

Objective achieved: 
 

The alignment to the streets defines the surrounding public spaces. The three 
apartment blocks are aligned with the northern boundary. Each block has different 
orientation with the east block oriented to Victoria Street, the west block oriented 
to Willis Street and the central block oriented to the shared lane. 

 
The dimensions of both the apartment blocks and the rows of townhouses are 
similar to buildings amongst the mixed building scales that surround the site 
thereby achieving positive scale relationships. 

 
The Central Area has a permissible building height of 27m in the District Plan. The 
proposal is for c.14m i.e. significantly less. The bulk and height of the townhouses 
and apartment blocks are appropriate here for a number of reasons including; 

• A range of 1 and 2 level apartments, 3 and 3.5 level townhouses, a mix of 
dual key and single key dwellings and various combinations of live/work 
provide good diversity; 

• Apartment blocks are anticipated in DP and appropriate to this location. 
• are not over bulky and the perceived bulk of The apartment blocks is 
broken down visually by the addition of balconies, decks and contrasting 
materials on the facades; 
• Townhouses offer a different housing type to apartment blocks which 

dominate recent developments in central area; 
• Townhouses are a popular and liveable building typology with a human 

scale which complements the street public domain and is appropriate to 
the range of street widths; 

• All units have openings either onto a public street, the 5m wide shared 
lane or the narrower internal lane, maximising natural light and ventilation; 

•  While the building walls occur either on or near external boundaries  
to allow for an entry threshold, the outdoor spaces in the townhouse units 
are recessed, providing privacy and managing the outlook; 

• Attractive, integrated design provides flexibility for future demand 
• Construction technique contains costs for much needed affordable 

housing; and 
• Benefits of delivery of a fast and reliable effective construction technique. 
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O3.2 To respect the setting of heritage 
items and identified heritage areas. 

Objective achieved: 
This is not in a heritage area and no heritage elements are compromised. 
The proposal has clearly contemporary architecture but retains the traditional 
street pattern and street relationships which can be seen in heritage area of Aro 
Valley to the southwest. 

O3.3 To create coherent patterns of 
building that contribute to the 
amenity of neighbouring public 
spaces. 

Objective achieved: 
 

The human scale facades of the townhouses define the street envelope on all 
three streets and present visually attractive façades with planting at each of the 
townhouse entries. 
Four ground floor tenancies provide canopies at key corner locations for localised 
overhead shelter. Each of these has a varying amount of associated open space 
designed with planting and spatial definition conducive to outdoor dining areas: 

• On the corner of the shared lane and Willis Street, the outdoor space 
associated with the shopfront is on a widened footpath with good 
opportunities for seating, 

• the corner of Willis and Vivian Streets occurs at a corner wat a decision 
making point where pedestrians may cross, 

• The corner of Vivian and Victoria Streets is the largest of these and 
contributes tree planting with seating, improving the amenity of this 
corner. 

• The Victoria Street shopfront also occurs on the corner of the lane which 
is designed as a welcoming, well lit, easy to navigate space. 

O3.4 To ensure that reasonable levels of 
ventilation, daylight and outlook are 
maintained in a building’s habitable 
spaces should development on 
adjacent sites be built to the 
maximum standard. 

Objective achieved: 
 

The site offers benefits to housing as the three street frontage provide a sense of 
space, unimpeded light and ability to look to midrange urban outlooks. While each 
of the street frontages experiences varying degrees of sun depending on the 
aspect, all are unimpeded by immediately adjacent buildings. 
 
The apartment blocks on the north of the site have a mixture of buildings on the 
north side ranging from the tall tower, to bulky commercial buildings to a part on 
the Victoria Street boundary with a deep setback and no building to the boundary. 
To ensure light and ventilation are possible the central apartment block is set back 
from the boundary providing spaces for individual outdoor areas and a walkable 
perimeter. The outer two blocks are built to the boundary and do not have 
openings on the north side. However the layout with u shaped walkways allows 
light from one street frontage and one walkway frontage. 

O3.5 To enhance the informal pedestrian 
network within the Central Area, by 
encouraging the retention and 
enhancement of existing pedestrian 
thoroughfares, and promoting the 
creation of new thoroughfares where 
they would enhance walkability and 
permeability for pedestrians. 

Objective achieved: 
 

The proposal enhances existing pedestrian routes along the three street edges, 
providing activity and surveillance which contribute to active safe streets. 
A new shared lane runs from Victoria to Willis streets and whilst it occurs on 
private property within the site, is designed as a safe, publicly accessible walking 
route. This also provides for service access. This offers a benefit to pedestrians by 
increasing permeability through a large block and an attractive alternative to 
walking along the busy Vivian Street. 

 
G3.1 

Street edge definition and building 
alignment 
Site and align building forms to 
reinforce the local street grid and the 

local system of public open spaces, 
with common alignment and 
construction generally to the street 
edge. 

  

The layout of the townhouses aligns buildings with the edges of the surrounding 
streets. This building “wall” will extend and complete the perimeter of the block 
and connect the built forms of the neighbourhood currently disconnected by the 
vacant site. The proposal maintains the dominant building alignments already 
existing in Willis, Victoria and Vivien Streets. 
 
The Willis Street property boundary has an irregularity where the south part 
offers a regular width footpath while the north part offers a wide footpath. The 
building envelopes follow this step adding variety to this façade. Building 
envelopes define the public domain of Willis and Vivian Streets. Thus 
enhancing the defined street patterns. 
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G3.8 

Building bulk 
Mitigate the visual impact of 
building bulk, where a building is 
large relative to its neighbours and 
to other nearby buildings. 

What could be a bulky building is avoided by electing lower than allowable 
building height and breaking up the site into five blocks separated by a shared 
lane and two pedestrian lanes. This articulation of form and facade contributes to 
successfully breaking down the visual bulk of the building. 

 
Stepped rooftop forms, stepped ground floor levels and some horizontal steps to 
align with boundaries also serve to mitigate any perceived bulk. 

  
G3.9 

Natural light, outlook and 
ventilation 
To maintain acceptable natural light, 
outlook and ventilation for 
residential and other habitable 
spaces, provide on-site setbacks 
from side and/or rear boundaries (or 
atria and lightwells) so that the 
development is not reliant on the 
openness of adjacent sites to achieve 
acceptable levels of natural light. 
Position windows as required. 

Good levels of natural light and ventilation are achieved by aligning buildings with 
the adjacent streets and/or internal walkways. 

 
Long views towards Kelburn, Mt Victoria and Brooklyn will exist from many of the 
dwellings. Linear laneways create internal midrange views through the 
development. 

 
On the north side, which abuts neighbouring buildings, the proposed apartment 
blocks are oriented and positioned to face the street or shared lane. This removes 
reliance on outcomes on the only adjacent property boundary, to the north. 

  
G3.10 

Positive open space 
Locate any publicly accessible open 
space on site so that it complements 
other spaces within the street 
system, and positively shape and 
define it with edges of buildings or 
large scale landscape elements. 
Where intended for recreational use, 
ensure it is orientated to receive sun 
and shelter that attracts and supports 
occupation. This is particularly 
important during the times when it is 
in greatest demand. 

Aro proposes that all laneways are publicly accessible rather than gated. Design 
is used to create more public or more intimate character in each of the lanes. 

 
The largest publicly accessible open space on the site is the proposed service 
laneway. This is designed with contrasting paving, contrasting paving to highlight 
laneway thresholds and catenary lighting. 

 
The internal laneways are intentionally intimate Two small seating areas are 
created at directional changes in the internal paths. These are intended to foster 
interaction between residents and are a very local amenity to complement other 
open space amenities in the area. 

 
The site is close to the large sunny public open space on the east side of Victoria 
Street. This will provide additional recreational amenity to occupants. 

 
It is desirable for Council to consider alternative spaces for the popular produce 
markets which currently occupy the site. A combination of spaces offered by the 
wedges along Victoria Street may offer possibilities. 

  
G3.11 

Wind effects on public space 
Deal with wind effects within the 
site boundaries and in a way that 
does not compromise the coherence 
and compositional integrity of the 
building. 

Not addressed in this assessment 

  
 
 

  

4 Edge Treatment Assessment 
O4.1 To create building edge conditions 

that support pedestrian activity and 
enhance the visual interest, legibility, 
safety and comfort of streets and 
other public spaces. 

Objective achieved: 
 

Front doors to townhouses and windows open out onto the street and provide 
activity and incidental surveillance, enhancing the safety and comfort of streets. 

 
The consistent building to the property boundary reinforces the street pattern and 
provides good degrees of legibility. 
The 3 premises specifically designed as suitable as shopfronts create good 
opportunities to attract business particularly in hospitality. Such activities increase 
the liveliness and sociability of the streets. 
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G4.1 

Building fronts 
Orientate building frontages, 
including windows and the main 
public entrance, to the street. 
Buildings that have more than one 
significant street edge should provide 
secondary entrances and frontages on 
each edge. 

 
Each of the three street frontages has a building frontage which is orientated to 
that edge. Each townhouse has a small threshold area at the entry which is 
separated from street level by 1-6 steps and some planting. A letterbox and 
flexible delivery or storage cupboard is provided for each dwelling. Windows which 
also face the street. 

 
Given it currently operates as SH1, and its southerly aspect, townhouses do not 
have entries onto Vivian St. On this frontage, dwellings have narrower windows 
which will provide passive surveillance while maintaining a quality interior 
environment. The composition of this facade provides an aesthetically pleasing 
frontage. Vegetation from the internal lanes will mark entries and contrast the built 
form. 

G4.2 Use lighting within shopfronts to 
create an attractive effect after dark, 
and also to contribute spill lighting to 
the footpath. 

 

 The extent and position of shopfronts establishes a condition that provides 
opportunity for light spill onto the street/ lane corner or street/street corner on 
which they occur. Large windows encourage this to occur however realisation of 
this is subject to future use and tenancy lighting design. 

 
G4.3 

Active edges 
Place publicly-relevant activity in 
view at the public edges of buildings. 

 
Retail tenancies at both northwest and northeast corners of the shared lane 
and live/work typologies on the northern southwest and southeast corner and 
the shared lane, have the potential to establish appropriate publicly relevant 
activity. 

 
Essential building services are also located at ground level beneath the apartment 
blocks. These are accessed via the shared lane. These include bicycle parks, 
rubbish and recycling storage. 

G4.4 Provide opening such as windows 
and entrances over a proportion of 
the ground floor frontage that is 
consistent with the type of street (or 
other public open space) it adjoins, 
and with the importance of these 
adjoining spaces as pedestrian 
routes. 

 

 At ground level, large windows and doors increase the proportion of openings to 
that of other townhouses and the apartments. 

 
All ground floors have street facing windows for at least 50% of the frontage. 

G4.5 Articulate or eliminate wall surfaces 
that are featureless or plain. 

 

 There are no plain or featureless wall surfaces, and all large walls have been 
successfully composed to give both design coherence and visual interest: 
• Windows and doors are placed in a balanced composition on the townhouses 
• Windows on the apartment blocks are offset to create a recognisable rhythm 

  while adding variation 
• The ground floor to apartments that face Victoria Street have a small deck   
which breaks up the frontage visually. 

 

  This is a positive architectural treatment which offers suitable visual interest at a 
variety of scales: 
• the large-scale subdivision will provide interest as it is broken by the internal 

lanes whose planting will be visible from the streets 
• variation of heights, roof forms and size of unit provide variation and visual 

interest across each of the street facades 
• The finer-grained variation along the ground level facade provides interest for 

pedestrians and slower moving observers. 
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G4.6 Integrate servicing and car parking 
functions in a way that does not 
compromise the quality of the street 
edge, nor the status of the main entry 
to the building. 

 

 There is no car parking. Secure bike parking is provided off the service lane. 
 

The shared lane provides service access. This allows refuse and recycling trucks, 
delivery, removal and maintenance vehicles to undertake their activities without 
adversely impacting the footpath. 

G4.7 Provide space at the main entrance 
for loading and unloading when an 
on-site loading area is not available 
or practicable. 

 

 An onsite loading area is provided in the shared lane. This allows room for a 
vehicle to stop and be passed by other vehicles. 

 
G4.8 

Shelter and building entrance 
enhancement 
Develop transitional spaces and/or 
features between the public street 
and building interiors. These should 
signal the location of entrances, 
enhance the sense of arrival and 
provide shelter. 

A continuous veranda is required in the District Plan to building edge. The 
concept here is to provide only at key points where retail may occur. 
12.2.6.8 Pedestrian shelter; Ensure that pedestrian shelter is continuous on 
identified streets 

 
I consider this could be justified on the basis of; 

• Verandas are provided where there is likely to be public shelter needed; 
• Verandahs are discontinuous on both sides of Willis and Vivian St now; 
• Site occurs where the Central Area transitions into residential areas with 

less tradition for public shelter; 
• Variation expressed along the street edge provides visual interest and 

signals active locations at retail/commercial typologies; 
• Small amenity spaces with planting e.g. corner of Victoria/Vivian Streets 

have value and contribute to the streetscape in a different way i.e. 
shade, wind shelter and seating; 

• Privacy issues may occur if a veranda for public shelter is placed on 
street façade of private residences. This may discourage good 
connection between interiors and the street and limit surveillance. 

O5.1 To ensure that façade and building 
top design is coherently resolved. 

 

Objective achieved: 
The proposal expresses well considered and coherently resolved building 
top design with the townhouse blocks and the apartment blocks having 
their own roofscape character. 
  
The town houses have a stepped crenulated profile with the 3 storey and 4 storey 
heights providing variation in silhouette, form and shadow. This is further broken 
up visually by the laneways of different sizes. A good proportion of the 
townhouses have a roof terrace and garden utilising the roof spaces. These are 
positioned at street and lane edges to maximise solar access. Skylights are 
arranged in an orderly and considered pattern. 

 
Facilities for water harvesting will be explored at a later stage where possible. 

 
The apartment block roof scape is also divided up by the space for stairways. 
Division into two smaller blocks and one larger central block reduces the expanse 
of the roofs. Structural divisions within the block are expressed and create a low 
pitched gable repeated across the widths of the blocks. These provide variation in 
light reflectivity and form. Roofs are further articulated by skylights into upper floor 
spaces. These are arranged in a coherent pattern. 

 
The roof articulation of both apartment and townhouse blocks is beneficial as they 
can be seen from taller buildings on Willis Street and on higher slopes. 

O5.2 To ensure that additions and 
alterations to heritage buildings 
maintain the heritage values of those 
buildings, their setting and any 
associated heritage area. 

   Not applicable 
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O5.3 To facilitate multiple and changing 
building uses, except where such 
change adversely affects the heritage 
values of heritage buildings or areas. 

Objective achieved: 
 

The proposal offers a good diversity of dwelling types with 1 and 2 level 
apartments and 3.5 and 3 level dual key townhouses, 3 and 2.5 level townhouses 
and live/work townhouses. This provides flexibility for change in demand and use. 

 
The dual key and live/work typologies specifically facilitate multiple building uses 
and enable response to change over time. The live work typologies are located in 
areas with high foot traffic and with openings well suited to retail/office or 
hospitality tenancies. The internal and external layouts are designed to also suit 
residential occupation providing flexibility for future uses. 

 
Ground floors of all townhouses have a floor to ceiling height 380mm higher than 
other floors. 

 
G5.1 

Relation to neighbouring buildings 
Where there is an established pattern 
of vertical and/or horizontal 
subdivision in neighbouring 
buildings along the street, relate the 
facades of new buildings to that 
pattern. 

Aro occupies one large lot and three small residential size lots on the corner of 
Willis and Vivian Streets. This is a suitable site for a housing/mixed use 
development. 

 
The established pattern of vertical and horizontal subdivision on Victoria Street is 
mixed. Historically has larger lot sizes with a finer layer of subdivision on the 
northwest corner of Ghuznee street. These lots have a range of 3-4 storey 
commercial buildings similar in scale to Aro. Horizontal division in the proposal is 
finer than the majority of buildings on Victoria Street with unit widths of 
approximately 3.5m. Organisation into small blocks of 3-7units aligns the mass 
with the variety already existing. 

 
The established pattern of vertical and horizontal subdivision on Willis Street is 
also mixed but generally smaller than on Victoria Street. Immediately to the north 
is the tower block of Cumberland House and opposite is a multistorey apartment 
block. 

 
To the south, the vertical and horizontal subdivision also varies but with 
increasing presence of smaller scale lots with associated smaller buildings. 
The Vivian Street elevation of Aro presents the blocks as being visibly divided 
by internal laneways. This aligns with the neighbourhood mix of scales. 

 
 Multiunit apartment blocks occur on Willis Street and express the vertical               
subdivision which the Aro apartment blocks exhibit but at a lower height.  

    
 G5.2 Generally avoid reproducing the 

appearance of existing frontages on 
new buildings. 

Reproduction has been avoided. 

  
G5.3 

Additions and modifications to 
existing buildings 
Establish a coherent compositional 
relationship with the existing 
structure, three-dimensional forms 
and facades when adding to or 
modifying existing buildings. 

Not applicable 
 

The site is currently mainly hardstand with a former single storey service station 
which will be demolished. 

  
G5.4 

Shopfronts 
Relate shopfronts to the composition 
of the building, paying particular 
attention to the alignment of 
columns and other vertical elements. 

Visual integration is achieved by treating shopfronts as an integral part of the 
façade composition. Shopfront glazing layout relates to the widths of each of the 
units. 
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 G5.5 Ensure new shopfronts for new 
buildings that adjoin heritage 
buildings or heritage areas are 
compatible with existing significant 
heritage shopfronts. 

Not applicable 

 G5.6 Retain and conserve significant 
heritage shopfronts on heritage 
buildings. 

Not applicable 

  
G5.7 

Building tops and roofscape 
Integrate the tops of buildings, 
including plant and services, as 
explicit and coherent parts of the 
overall composition. 

 
The arrangement of elements on both apartment and townhouse blocks is well 
considered and achieves overall coherence. 

 
The town houses have a stepped crenulated profile with the 3 storey and 4 
storey heights providing variation in silhouette, form and shadow. This is further 
broken up visually by the laneways of different sizes. A good proportion of the 
townhouses have a roof terrace and garden utilising the roof spaces. These are 
positioned at street and lane edges to maximise solar access. Skylights are 
arranged in an orderly and considered pattern. 

 
Facilities for water harvesting will be explored at a later stage where possible. 
These should also be arranged as part of the overall composition. 

 
The apartment block roof scape is also divided up by the stairways. Common 
multilevel stair access on each block are expressed at roof level. 
Division into two smaller blocks and one larger central block reduces the expanse 
of the roofs. Structural divisions within the block are expressed and create a low 
pitched gable repeated across the widths of the blocks. These provide variation in 
light reflectivity and form. Roofs are further articulated by skylights into upper floor 
spaces. These are arranged in a coherent pattern. 

 
The placement of any plant required for the apartment blocks needs to be 
integrated into the proposed orderly layout of roof elements. 

 G5.8 Place particular emphasis on the 
design and appearance of building 
tops which are prominent in views 
across the city. 

   Limited applicability 
 

The building is too low to be prominent in views across the city. It is screened by 
the much higher buildings in the central area to the north. 

 
However the cohesive layout of rooftop elements and articulation of both 

  apartment and townhouse blocks is beneficial as they can be seen from taller  

  buildings on Willis Street and on higher slopes to the west and south. 
 

Vivian Street is SH1 and the volume of cars make the roof silhouette on the Vivian 
street elevation visible to drivers. This has a varied stepped crenulated profile 
which together with carefully placed windows forms a cohesive composition. 

G5.9 Avoid degrading the value of 
heritage area skylines by changing 
the parapets and roofs of heritage 
buildings, or adding to buildings 
within or immediately adjacent to 
heritage areas. 

  Not applicable 
  

G5.10 Modulate the scale of, and create 
visual interest in, the roofs of large 
floor- plate low-rise buildings that 
are viewed from elevated sites or are 
otherwise prominent. 

Building tops have been appropriately proportioned and articulated. The 
arrangement of smaller blocks divided by laneways and accessways avoids any 
large expanses of roof. 

 
The town houses have a stepped profile with variation in height providing visual 
interest in silhouette and plan. This is further broken up visually by the roof 
terraces on 35 of the 61 townhouse units. Skylights occur on all units and are 
arranged in an orderly and considered pattern. 
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The apartment block roof scape is also divided up by the stairways. Beams 
across the accessways connect the blocks and create visual relief. 

 
Division into two smaller blocks and one larger central block reduces the expanse 
of the roofs. Structural divisions within the block are expressed in the low pitched 
gables Roofs have further visual interest by arrangement of skylights into a 
coherent pattern and expression of the stairways on the roof of each block. 

 
Consideration should be given to the aesthetic treatment and/or visual integration 
of any roof top plant required at a later stage (see G5.7 above). 

  
 
G5.11 

Human scale 
Give a sense of human scale at the 
publicly occupied edges of buildings.  

Human scale is achieved by the elected heights which range from 2.5 to 3 storey 
townhouses and 4 storey apartments. Subdivision into blocks of 2-6 townhouses 
further breaks down the scale providing a human scale edge to the public 
domain. Shopfront typologies are potentially occupied by the public. These have 
canopies provided at key locations which create a low sheltered space. 

 
G5.12 

Flexibility and adaptability 
Develop facade imagery that is 
not exclusively associated with a 
single type of use, or which could 
be readily adapted for a number of 
different activities. 

Ground floor tenancies in the work/live typologies will be readily able to 
accommodate a range of retail/commercial activities. These are placed in high 
foot traffic locations and adjacent to public spaces which may be available through 
Councils license to occupy scheme. 

 
Larger windows and openings placed to be visible and convenient encourage 
commercial use while remaining flexible for other uses. 
 

6 Materials and Detail Assessment 
O6.1 To achieve qualities of visual interest 

and physical robustness consistent 
with demands arising from the 
building’s location in the central city. 

Objective achieved: 
 

Variation of building form and façade is concept-driven, aesthetically coherent and 
provides suitable visual interest. Detailing consistent with the concept, for example 
offset windows on the apartment block street facades, is indicated. 

 
The structure is precast concrete walls and floors with lightweight roofs. This 
appears to be physically robust and appropriate for the environmental 
conditions of Wellington. 

 
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 proposed materials 

  and finishes are suitably robust for a building in this part of the central city. 
 

A choice of interior palettes of different characters is offered. These have the 
potential to extend into outdoor thresholds providing further layers of interest and 
opportunities for individualisation. 

O6.2 To respect and conserve original 
heritage fabric. 

Not applicable 

 
G6.1 

Compositional coherence 
Ensure the quality of materials and 
detailing is consistent with the 
compositional theme of the building. 

The materials and façade treatments are appropriate for these types of buildings 
and have been applied to achieve a positive aesthetic effect. 

 
The consciously limited palette of materials and colours allows variation of form 
and detail and provides continuity while achieving visual interest. 

6.2 Reinstate missing architectural 
details on heritage buildings where 
possible. 

Not applicable 
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G6.3 

Visual interest 
Ensure richness of detail is provided 
in public areas and other parts of 
buildings that are experienced by the 
public at close range and for 
extended periods of time. 

Invitation to the public to utilise the shared laneway as a new convenient 
thoroughfare allows close range experience of the buildings. Subdivision of 
glazing, and introduction of contrasting sections of timber cladding and concrete 
introduce material and colour variation and fine-grained texture. Edge planting and 
suspended lighting create a richly detailed experience day and night. 

 
The internal laneways, provide a more intimate experience and a sense of 
separation by level changes discourages public use. In these areas detailed 
planting, letterboxes and entry cupboards, steps and balustrades offer a fine level 
of detail. This entry detailing will also be visible to the public on the Willis and 
Victoria street footpaths which house the front doors to the townhouses. 

G6.4 Use three dimensional detail to give 
visual richness, depth and relief to 
facades. 

Three dimensional detail is expressed around all parts of the townhouse blocks. 
That is: 
• Porches are provided at entranceways; 
• Decks are recessed; 
• Deep window reveals are used; 
• Roof terraces occur within the building envelope ; 
• Roof heights step vertically and blocks step horizontally; 
• Planter boxes are both raised and at grade; 
• Low planting and trees where space allows create planting layers; and 
• Catenary lights across the shared lane create a “ceiling” element  
This gives suitable visual richness, depth and relief to the facades. 

 
Three dimensional detail is expressed around the apartment blocks in a different 
way. That is: 
• Balconies protrude; 
• Shared stairs for circulation occupy an external wall of each block; and 
• The roofline is a shallow gable in different direction on the streetside 

and laneside block. 

 
G6.5 

Physical robustness 
Use physically robust, readily 
maintained materials and details in 
areas that are prone to damage or 
vandalism. 

Concrete walls and timber cladding at ground level can be expected to be 
sufficiently robust to withstand impact damage. Painted finishes enable fast and 
easy removal should any graffiti occur. 

 
Paving materials of granite and concrete are robust and durable. Paving structure 
in the shared lane is designed as trafficable while in the internal lanes for 
pedestrians/cycles only. 

 
The proposed palette of plant materials appears robust, durable and easily 
maintained. Mass plantings minimise ongoing maintenance. 

 
G6.6 

Facade transparency 
Use glazing systems that maintain 
visual connections between public 
spaces and building interiors. 

Division into blocks on the street elevations allows views into the development 
providing a visual permeability. 

 
Windows will be clear glass. Shopfront glazing at ground level can be expected to 
provide a high level of transparency making the activities inside visible and 
contributing to the liveliness of the street. 

 
Glazing on the townhouses and apartments is designed for greater privacy though 
allowing some transparency. Recessed windows and doors add privacy to the 
residential units. 
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