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1

Introduction

1.1

RA Skidmore Urban Design Ltd. has been requested by Bloxam Burnett and Olliver,
on behalf of Kāinga Ora, to carry out an urban design, landscape and visual effects
assessment of the proposal for an Integrated Residential Development at 5 Endeavour
Avenue, Flagstaff, Hamilton.

1.2

The following assessment is based on the architectural package prepared by
Architectus (dated October 21, 2020) and landscape concept design report prepared
by Wraight + Associates Landscape Architects (dated 21 October 2020).

1.3

In carrying out the assessment, I visited the site and surrounding environs on the 9th
July 2020.

1.4

I have provided feedback and input as the design approach for the Site has been tested
and refined.

2

The Site and its Context
[see p. 2 and 3 of the architectural set to view the Site in relation to its wider and
immediate context]

2.1

The subject property (the “Site”) is located at 5 Endeavour Avenue, Flagstaff, Hamilton.
A detailed site and context analysis has been prepared by both Architectus and Wraight
+ Associates and has informed the design process. Documentation of this analysis is
provided in the architectural and landscape packages and should be referred to
alongside this report.

2.2

In summary, the Site has a generally rectangular proportion with a primary, 98m long
frontage to Endeavour Avenue. It has an area of 1.97 hectares. The Site does not
contain any buildings or vegetation of note. It is currently grassed and, being
contiguous with Flagstaff Park to the north, appears as part of the neighbouring
Reserve. The land is relatively flat (see RC 00-01 and RC 00-11 of the architectural
set).

2.3

The alignment of a SW Main pipe running along the Site’s western boundary, and a SS
Main line running diagonally through the Site, places a constraint on the possible
placement of buildings within the Site. A transformer is also located within the
Endeavour Road reserve adjacent to the Site’s southwestern corner.

2.4

Being within a well-established neighbourhood, the undeveloped nature of the Site is
quite unusual. The immediately surrounding context forms a community hub within a
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wider, predominantly residential, environment. The local Flagstaff commercial centre
is located immediately to the west of the Site. It contains a mix of small retail premises,
together with a healthcare centre and gym immediately adjoining the Site. The River
Downs Playcentre is located immediately to the east of the Site fronting Endeavour
Avenue. The driveway into the playcentre and carparking is located adjacent to the
Site’s eastern boundary. A medical centre is located across from the Site on the
southern side of Endeavour Avenue.
2.5

Flagstaff Park adjoins the Site’s northern boundary. This is a valuable community
recreation resource. Given the undeveloped nature of the Site and the lack of any
boundary definition, the Site is contiguous with, and appears as part of, the Park.
Within the Park, the Suburbs Rugby clubroom is located close to the Site’s northern
boundary. Pathways around the perimeter of the park provide a popular walking route.
To the west of the Site, pathways extend through a small, open reserve area providing
connections to the carpark of the commercial centre and to the small, residential culde-sac of Halcione Close.

2.6

From the Park, a pathway extends to the east of the Site connecting to Endeavour
Avenue. The pathway is located within a wide corridor (approximately 10m wide) and
slightly meanders between some mature trees in lawn areas either side of the path.

2.7

To the east of the path is an established residential neighbourhood. It contains a range
of dwelling styles but is typified by stand-alone single and two-storey houses set in
established gardens. Properties adjoining the pedestrian path mostly have solid fences
(mostly 1.8m high) defining the boundary. The residential neighbourhood also extends
to the south. With the exception of the medical centre on the corner of Endeavour
Avenue and River Road, residential properties front the southern side of the street.

2.8

The residential neighbourhood also extends to the north west, separated from the Site
by a small reserve area. Properties adjoining the reserve generally have 1.8m high
solid fences defining the boundary.

2.9

Just to the west of the Site is a busy roundabout that forms the intersection with River
Road. The Council is currently undertaking a number of improvements through and
around this intersection to enhance the safety and amenity for pedestrian and cycle
movements. Those changes include widening of footpaths to 3m to created shared
paths and installing raised platforms at each leg of the roundabout. Endeavour Avenue
also provides a bus route, with bus stops on either side of the street a short distance
to the east of the Site.

2.10

Endeavour Avenue has a wide corridor (25m adjacent to the Site narrowing to 20m
wide further to the east). The carriageway has a width of approximately 9.5m. It carries
a single traffic lane in each direction with provision of on-street parking on both sides
of the street. 1.5m wide footpaths are located on both sides of the street. On the
southern side of the street, the path is contained by grassed front and back berms. On
the northern side of the street, the path is located adjacent to the property boundaries
with a grassed front berm. In front of the Site, this is particularly wide (7.5m). Young
street trees are located in the front berm adjoining the Site. The front berm on the
northern side of the street also accommodates overhead power lines.
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3

Statutory Context

3.1

A full description of relevant statutory considerations is set out in the AEE. Following
is a summary of key provisions that have guided this assessment.

3.2

The Site is located within the General Residential Zone in the Hamilton District Plan
(the “DP”). The zone description notes that this zone provides for most of the traditional
housing areas and includes both established residential suburbs and some greenfield
areas. It is primarily intended for residential activity and buildings. Building forms are
noted as likely to be low (one or two-storey) dwellings with a high ratio of on-site open
space to building. There is an expectation of a high level of private, on-site amenity.

3.3

The policy framework for residential zones in general seeks to ensure:
•

A range of housing types and densities are available to meet the needs of all
communities (Obj. 4.2.1);

•

Good on-site amenity (Obj. 4.2.3), with the supporting policies providing
detailed guidance;

•

Development contributes to good neighbourhood amenity as an area matures
(Obj. 4.2.4), with the size and scale of buildings compatible with the locality
(Policy 4.2.4a) and development not detracting from, or degrading, the
existing character of the surrounding area (Policy 4.2.4e).

3.4

The zone makes provision for Integrated Residential Development as a Restricted
Discretionary activity. The matters of discretion are limited to design and layout, and
character and amenity. The relevant associated assessment criteria have informed the
following assessment.

3.5

As detailed in the AEE, the proposal infringes a number of permitted development
standards including:
•

The maximum percentage of residential units in the form of apartments;

•

Front boundary setback from the proposed loop road for a number of lots,
and associated minimum front yard setback permeability;

•

Front boundary setback from Endeavour Avenue for the entrance canopies to
the walk-up apartment buildings;

•

Height in relation to boundary control off Endeavour Avenue and the internal
loop road in a number of locations and between proposed lots within the Site;

•

Various landscaping requirements; and

•

Shape factor and frontage requirements for the fee simple lots.
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3.6

Consent is also sought for subdivision to create individual lots, individual unit titles for
the apartments, and to create the loop road as a public street.

3.7

While a non-statutory document, the Council’s Vista Design Guidelines is a useful tool
for considering the design response for the Site. Appendix 1 of the architectural
package sets out how the Proposal responds to the various guidelines in relation to:
•

Design quality;

•

Sense of place;

•

Access;

•

Public space;

•

Lifestyle; and

•

Sustainable environments.

4

Assessment of Effects

4.1

A full description of the proposal is set out in Section 5 of the AEE. In terms of a
consideration of amenity, landscape and visual effects, key aspects of the proposal
include:
•

Creation of an internal loop road (to vest as public road) with two access
points to Endeavour Avenue;

•

Construction of 60 residential units comprising three, four, and five-bedroom
dwellings (standalone and duplexes) and two-bedroom units in two-level
walk-up apartment buildings;

•

Construction of a community room on the ground floor of one of the
apartment blocks in proposed Lot 17 to provide space for resident meetings
and events);

•

Variations in external cladding materials and colours;

•

A communal open space adjacent to the community room that provides a
passive recreation garden and communal orchard;

•

A comprehensive landscape concept that includes extensive planting of
trees, shrubs, and hedges;

•

Use of various boundary treatments (i.e. fencing and planting) that respond to
different edge conditions;
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•

Subdivision to create 43 residential lots, two JOALs, and a public street.

•

Two of the residential lots, Lot 17 and 29, are further proposed to be subject
to a unit title subdivision to define each of the apartment units.

Proposed Activity
4.2

The proposal is an Integrated Residential Development (“IRD”) as defined by the
Hamilton City Council District Plan. Located within an established residential
neighbourhood, this activity is appropriate. While the Site currently has the appearance
of an open space that is contiguous with the adjacent Flagstaff Park, it is zoned for
residential activities. The Proposal includes a range of unit sizes configured in various
typologies, including apartments, duplex units, and standalone dwellings. This variety
will provide additional housing choice. The Site is well located to access a range of
amenities, including commercial/retail services, community facilities, schools and open
spaces. The Site is also well located to connect with a range of pedestrian/cycle routes,
and public transport facilities. Convenient access to this range of amenities and
transport services makes the Site particularly suitable to accommodate more compact
dwelling options, such as the units accommodated in walk-up apartment buildings.

4.3

The large scale of site enables a comprehensive approach to design where the
configuration of different housing typologies has been carefully considered in relation
to established neighbouring sites, the public realm, and the relationship between
dwellings. Land-use consent and subdivision consent is being sought concurrently. I
recommend that the two applications are linked so that the subdivision only proceeds
in association with the land-use proposal to ensure an appropriate relationship between
dwellings.

4.4

The DP includes a development standard that limits the proportion of apartments within
an IRD to 20%. The Proposal exceeds this, with 32% of units proposed as apartments
contained in the two-level walk-up apartment buildings. There is no clear rationale
contained in the DP as to why 20% is considered to be an appropriate threshold. When
considering the very good access to a range of amenities in the immediate vicinity of
the Site, it is considered that the higher proportion of apartment units that provide a
more compact living environment is appropriate in this location. Further comment on
the appropriateness of the building form is set out below.

4.5

The proposal includes a community room which will provide an on-site amenity and
location for meetings and gatherings of residents. This opens to a communal open
space that will provide an informal recreation resource and outdoor community focus.

4.6

Overall, I consider that the Site is well located and is suitable to accommodate the
proposed residential development that includes a mix of housing typologies.
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Site Configuration – Urban Structure
4.7

The proposed site layout has been determined in response to a careful analysis of the
land’s characteristics and its relationship to its surrounding immediate and wider
context. This is demonstrated in both the architectural package and the landscape
concept report. In my opinion, the urban structure proposed will create a seamless
extension to the existing suburban environment. The key ordering principles set out
on Sheet RC00-42 of the architectural package include:
•

Distribute building typologies and forms to relate to the surrounding context;

•

Create a loop road and connection to Flagstaff Park and improve connectivity
with the surrounding neighbourhood; and

•

Manage the relationships at site boundaries.

Figure 1: Masterplan Diagrams

4.8

In my opinion, these are appropriate organising principles that are reflected in the
masterplan. It has a strong rationale that will create a positive structure that integrates
well with, and contributes positively to, the wider urban structure. As shown in the
Context Analysis – Street Network diagram (see p.4 of the architectural package), there
is poor street connectivity in the wider environment. The use of a publicly accessible
loop street that has a direct interface with Flagstaff Park is a positive aspect of the
masterplan.

4.9

The location of infrastructure corridors, and particularly, the diagonal alignment of the
wastewater main through the Site, has placed a constraint on the location of buildings.
In my opinion, this constraint has been handled well, with the western corridor (above
the stormwater line) providing a separation from the neighbouring commercial centre
and reserve, and the wastewater main alignment resulting in the location of the
communal open space adjacent to the Community room. This key open space element
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relates well to the loop road and the apartment building that contains the community
room at the northern end of its ground floor. There is good visibility to the open space.
4.10

Whereas many residential properties around the perimeter of the Park have defined
their interface with the park with high solid fences, the proposal provides an open
interface with the Park edge simply defined by low bollards adjacent to the proposed
street and a low fencing (1.2m high) at the boundary of residential sites at the eastern
end.

On-Site Amenity
4.11

As noted above, the large scale of the Site allows a comprehensive approach to
development and the ability to design dwellings both in relation to each other and to
the surrounding environment. In my opinion, the Site layout, design of dwellings and
the associated open spaces have been carefully considered to create good on-site
amenity for future residents, while utilising the land resource efficiently.

4.12

Careful consideration has been given to the relationship between dwellings to ensure
good amenity and to avoid overlooking between units. In particular, this is achieved
through the use of duplexes and the careful placement of windows facing adjacent
units. While the arrangement of units results in some exceedances of the recession
plane requirements between proposed properties within the Site, the configuration and
relationship between dwellings has been carefully considered to maintain amenity. As
a typology, duplexes extend to the boundary with a party wall. Therefore, it is not
possible to comply with the recession plane. However, there is no adverse amenity
effect resulting from this exceedance.

4.13

The location of the low-rise, walk-up apartment blocks has been carefully considered
to positively address the public realm and communal open space and provide some
separation from dwellings. Through this comprehensive approach to development, a
suitable amenity outcome can be achieved at the density proposed. If the proposed
subdivision were to proceed independently of the land-use proposal, the co-ordinated
approach that produces a good relationship between dwellings on neighbouring
properties may not be achieved.

4.14

A range of unit sizes and configurations are proposed that will meet differing resident
requirements. In my opinion, the provision of differing housing options will make a
positive contribution to the residential amenity of the wider neighbourhood. Dwellings
are generally oriented to directly address and overlook the adjacent street, minor
accessways, or the adjoining open space. Entrances are clearly identified from the
street and kitchens are located with windows overlooking the adjacent street, creating
a positive street address and engagement with the public realm. For the apartment
buildings, canopies are used to emphasise the location of building entrances.
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4.15

All units have compact private outdoor living spaces that are easily accessed from the
indoor living areas (see Sheet RC01-33 of the Architectural set). The upper-level
apartments have 9m2 covered balconies that provide a useable outdoor space directly
adjacent to the indoor living room. Convenient access is also available to ground-level
communal open space.

4.16

Consideration has been given to accommodating residential utilities, with provision
made for the discreet storage of rubbish and outdoor washing lines (see p. 12 of the
Landscape Concept Design report).

4.17

A variety of boundary treatments are proposed that respond to differing interface
conditions (see p. 12 of the Landscape Concept Design report). In my opinion, an
appropriate balance has been achieved between ensuring a positive public realm
interface with providing privacy for residents. In particular, the eastern boundary
includes a mix of lower (1.2m high) and higher (1.8m high) fencing to achieve this
balance.

4.18

A comprehensive landscape concept has been prepared for the Site. In my opinion,
this has been well considered in relation to the existing characteristics of the Site and
its wider context, the functional requirements of residents, and future maintenance
considerations. Proposed hard landscape elements will provide a robust and visually
cohesive palette (see p. 11 of the Landscape Concept Design report). The proposed
planting palette comprises a range of native species that reflect the location of the Site
in relation to the wider natural landscape. The wider neighbourhood contains large
exotic specimen trees. The design approach to use an exclusively native palette will
contrast with this established pattern and create a distinctive sense of place for the
Proposal. Suitably scaled specimen trees are proposed within the street, in the
communal open spaces and within individual sites (see p. 14 of the Landscape Concept
Design report). This structural planting will be complemented by lower-level garden
beds within the street corridor and communal open spaces (see p. 15 of the Landscape
Concept Design report). The proposal includes some small non-compliances with the
District Plan standards for planting. In my opinion, the proposed configuration of site
development, the co-ordination of boundary treatments and planting proposed within
the street will all ensure that a good amenity is achieved.

4.19

In my opinion, as the proposed planting becomes established and matures, it will make
a positive contribution to the amenity of the Site, for both residents and those travelling
along the streets. The non-compliance with the DP standards for landscaping is of
limited consequence to the overall design outcome due to the scale of the Site and the
extensive and comprehensive landscaping proposed.
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Scale, Form, and Streetscape Amenity
4.20

The undeveloped nature of the Site currently reads as an open space and an extension
of Flagstaff Park. However, the residential zoning of the Site identifies the land as an
extension of the residential neighbourhood. As described in Section 2 above, the Site
is located at the nexus between a neighbourhood commercial centre, a large park,
various community services, and established residential environments. As noted
above in relation to the urban structure, the proposed block layout will create a
seamless connection to Endeavour Avenue; and the loop road street alignment will
maintain connections, both physical and visual, to Flagstaff Park to the north of the
Site.

4.21

In my opinion, the large scale of the Site, enabling a comprehensive design response,
has resulted in an appropriate transition between the commercial centre and mix of
community activities with the lower-intensity wider residential neighbourhood. The
scale of the proposed street is more compact than the adjacent Endeavour Avenue,
and with two-storey dwellings located in relatively close proximity to the street front, a
greater intensity of activity and visual street enclosure is created. The configuration of
units also results in some breaches of the permitted recession plane standards
between properties within the Site. The overall configuration of building forms has been
considered comprehensively. Variation in exterior cladding materials and colours,
using different shades of brick and weatherboard, will contribute to the visual
complexity and interest of the neighbourhood. In my opinion, the variation in character
will complement the diversity and visual interest of the wider neighbourhood. A coordination of hard and soft landscape elements within the streetscape and coordination of boundary treatments will create a good streetscape amenity.

4.22

While the wider residential neighbourhood is dominated by single-storey dwellings, the
zone’s 10m permitted height limit enables considerably higher building forms (between
two and three storeys). In the context of the planned neighbourhood character enabled
by this height and the relationship to the neighbouring commercial centre, I consider
the proposed two-storey buildings will complement the built character of the wider
neighbourhood.

4.23

The inclusion of modestly-scaled apartment buildings will contribute positively to
housing choice and variation in building forms in the neighbourhood. While a greater
proportion of apartments than enabled by the development standard is proposed, I
consider that the proposed apartment buildings have been carefully located to ensure
both good on-site amenity and to reinforce a positive relationship with the surrounding
environment. In particular, the apartment buildings fronting Endeavour Avenue and
Flagstaff Park will provide a positive relationship to, and engagement with, the adjacent
public realm. The form of the apartment buildings with a gable roofline and the
articulation created through the varied use of materials and colours creates a domestic
character that will integrate with the surrounding residential neighbourhood. The length
of the front façade of each apartment building is broken with a highly glazed central
accessway. Canopies over the entranceways, while projecting into the 3m front yard
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facing Endeavour Avenue, will assist to emphasise the building entrances and will
contribute to the visual quality of the buildings. In my opinion, these elements will make
a positive contribution to the legibility of the apartment layout and the visual quality of
the buildings. Decorative louvres on either side of this central core on the northern face
of the apartment buildings reinforce the break between the two elements and break
down the overall visual mass of the building. In my opinion, the location, form, and
detailed design of the proposed apartment buildings will positively contribute to the
visual interest of the Site development.
4.24

The inclusion of a number of duplexes enables a more compact dwelling configuration
accommodated in a form that resembles a more traditional standalone dwelling. In my
opinion, this is an effective way of achieving an increased density while respecting the
established residential pattern in the wider environment.

4.25

The orientation of the proposed duplex units on Lots 1 and 2 to access off the new loop
street results in a side wall presented to Endeavour Avenue. A bespoke treatment to
this wall, with a projecting bay containing large windows and a gable end roof feature,
will ensure a positive street interface is created. Lot 1 locates a carparking space and
washing line adjacent to the street front. The western corner boundary is defined by a
low 1.2m high fence (with either a horizontal railing or a vertical aluminium slat
combined with hedging), stepping down to 900mm high towards the entrance to the
loop street in order to maintain sightlines. The proposed boundary treatment will
provide some screening of the carparking space while maintaining a visual connection
to windows to the dwelling. Planting in association with the fencing will provide
additional screening.

4.26

The landscape concept includes a tree palette and planting bed palette that comprises
native species that respond to the natural landscape setting (see p. 16 of the
Landscape Concept Design report). While this will contrast with the surrounding
environment that includes exotic species, this will create a distinctive identity for the
Proposal.

4.27

Overall, I consider that while the Proposal will result in considerable change, it will make
a positive contribution to the character of the Flagstaff neighbourhood.

Amenity of Surrounding Properties
4.28

The comprehensive approach to development of the Site enables a cohesive
consideration of the relationship between units and their relationship to the surrounding
context. This differs from the situation where a subdivision is followed by incremental
development. The Proposal represents a strongly design-led response.

4.29

The Site is quite unusual in that it does not have a direct interface with any residential
properties. In my opinion, the placement and orientation of dwellings has been
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cognisant of the location and configuration of surrounding properties and the effects on
their amenity.
4.30

The existing walkway adjacent to the eastern boundary that connects Endeavour
Avenue to Flagstaff Park provides a generous separation from residential properties to
the east. The proposed boundary treatment along the boundary with the walkway
comprises a mix of lower (1.2m) and higher (1.8m) fences to balance provision of
privacy with creating a positive interface with the walkway. Passive surveillance of the
walkway is an important Crime Prevention Through Environmental Design (CPTED)
outcome to achieve. The proposed Site layout includes five dwellings interfacing with
the eastern boundary. At the ground level, windows from the kitchen, dining, and
lounge spaces will provide passive surveillance of the adjacent public walkway. I note
that the proposed dwellings comply with the height in relation to boundary standard off
this boundary. In my opinion, the generous separation created by the intervening
walkway will ensure that undue overlooking of properties on the eastern side of the
walkway from upper level bedrooms will be avoided.

4.31

Residential properties to the west are separated from the Site by an open reserve area.
These properties have solid fencing defining their back boundary. In my opinion, the
generous setback created by the reserve means that the proposal will not adversely
affect the amenity of these properties.

4.32

The healthcare/gym building and the police building immediately to the west of the Site,
interface with the Site with rear walls facing the Site. The location and scale of the
proposed dwellings will not adversely affect the amenity of these properties.

4.33

The River Downs Playcentre, which is located immediately to the east of the Site, has
a driveway and carpark located adjacent to the Site. The proposed Site configuration
locates the loop street adjacent to this boundary, creating a generous setback to the
apartment building to the west. An outdoor play area in the northern portion of the Site
contains a mix of vegetation that filters views towards the Site. The accessway to
proposed Lot 39 also creates a separation between the playcentre property and the
two dwellings to the north. In my opinion, in the context of the residential zoning of the
land, the Proposal will not result in adverse amenity effects on this property.

Landscape Effects
4.34

Landscape is the cumulative expression of natural and cultural features, patterns and
processes in a geographical area, including human perceptions and associations. A
detailed analysis of the natural landscape characteristics of the site and its wider
context is set out in the Landscape Concept Design report. This includes an analysis
of the underlying geology, landform, hydrology.
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4.35

Together with the context analysis in the architectural package, this has informed a
cohesive and well-informed design response. I note that the Site does not form part
of, or is proximate to, any identified outstanding natural landscape or feature.

4.36

The flat nature of the land does not require significant land modification. Given the
current open nature of the land and its appearance as part of the open space network,
the Proposal will result in a considerable landscape change. However, the fundamental
change from open space to residential neighbourhood is anticipated by the residential
zoning of the land. As set out above, I consider the proposed Site configuration, mix
of housing typologies and building forms is responsive to the established character of
the surrounding neighbourhood and will make a positive contribution to the character
by introducing some variation in development pattern. The landscape concept will
enhance the vegetated connection to former natural landscape patterns of the alluvial
plain. As it matures, the planting will contribute to the creation of a distinctive sense of
place.

Visual Effects
4.37

Visual effects are somewhat different from many other environmental factors because
their assessment requires information on perceptions as well as on resources.
Because visual experience is a combination of physical stimulus and psychological
response, some aspects of visual effects are undeniably subjective. To understand
and assess the visual effects of a project, we must therefore understand not only the
project and its context, but also anticipate the probable responses of the people who
will see it.

4.38

This assessment analyses the potential visual effects that may be generated by the
Proposal and is based on:

4.39

•

The background and context within which the development will be viewed;

•

The proportion of the Proposal that will be visible, determined by the
observer’s position relative to the objects being viewed;

•

The number and type of viewers and their location in relation to the site; and

•

The ability to mitigate any identified adverse landscape and visual effects.

The primary viewing audience will comprise four groups:
•

Users of the surrounding street network;

•

Users of surrounding open spaces including Flagstaff Park and the small
reserve to the west of the Site;
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•

Users of the neighbouring playcentre; and

•

Residents of surrounding properties.

4.40

An assessment in relation to each of these groups follows.

4.41

There is a distinction between the magnitude of change resulting from the proposal
when viewed by the various groups comprising the viewing audience and the effect
resulting from that change. Whether the visual effect is seen as positive or adverse will
depend on the perceptions of the viewers and may vary between different people that
comprise the audience. Included in Appendix 1 is a list of factors that inform the
assessment of the magnitude of change and the effects arising from that change.

Users of the Surrounding Street Network
4.42

For users of the surrounding street network, motorists, pedestrians and cyclists, views
towards the Site will be transient. Therefore, their sensitivity to change will be low.
Primarily, views into the Site will be obtained from a short distance along Endeavour
Avenue in the vicinity of the Site’s southern boundary. From the area immediately in
front of the Site, there is currently an open visual connection across the Site to Flagstaff
Park. While this open aspect will be lost, the fundamental change is enabled by the
zone. The proposed straight alignment of the two arms of the link road will reinforce a
physical and visual connection to the Park.

4.43

In my opinion, the orientation, scale and form of the proposed apartment building along
the street edge, together with the duplex unit at the western end of the Site frontage
will create a suitable transition in scale and form from the commercial hub to the west
to the lower density residential environment to the east. I consider that, while the
magnitude of visual change experienced for a short length of the street will be high, in
the context of the zoning of the land, the visual effect resulting from that change will be
negligibly adverse transitioning to positive as planting becomes established.

Users of the Surrounding Open Space Network
4.44

Flagstaff Park is a large open space with many recreational users, both active and
passive. With the sports clubrooms at the southern end of the Park adjacent to the
Site, this is a gathering area within the Park.

4.45

As with views from the adjacent street, the Proposal will result in high visual change
from the Site’s currently undeveloped state when viewed from the Park. The alignment
of the loop street will create an open aspect to the Park with street tree planting
contributing to the amenity of the adjacent open space and the walkway along its
southern edge. The apartment building at the northern end of the Site has been located
and oriented to provide a positive address to the open space. It has a domestic
appearance and is well articulated to complement the residential character of the
neighbourhood. When looking south across the Site from the Park, the collection of
buildings will screen views to the rear wall of the higher healthcare/gym building within
the commercial centre.
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4.46

The duplex at the western end of the Site’s northern frontage presents a side wall to
the adjacent Park. Given the location of a carpark in this area of the Park, which is not
sensitive to visual change, I consider an appropriate interface will be achieved. At the
eastern end of the frontage, the Site interfaces with a pathway and the Park’s playing
fields. The duplex and standalone dwelling in this area have been oriented to front,
and provide a positive interface with, the Park. Low-level fencing is proposed in order
to provide a visual connection between the Site and Park.

4.47

In my opinion, the combination of different building typologies, the well-considered
boundary treatments, and the high quality streetscape will make a positive contribution
to the amenity of the adjacent Park in the context of the residential zoning of the land.

4.48

The walkway that connects Flagstaff Park with Endeavour Avenue is set in a broad
corridor that has a park-like character. The currently undeveloped nature of the Site
creates an open aspect to the western side of the walkway. While the Proposal will
result in increased built enclosure to this open space corridor, the scale of buildings
proposed is well within the envelope enabled for the zone. Whereas most properties
interfacing with the walkway to the east have constructed high solid walls, it is proposed
to define the Site’s boundary with a co-ordinated but varied range of fences and
planting. In my opinion, the boundary treatments proposed will make a positive
contribution to the visual amenity of the open space.

4.49

Similarly, the boundary with the reserve to the west of the Site will be defined with lowlevel fencing. This will contrast with the high, somewhat utilitarian fencing of other
properties around the boundary of this reserve. The visual connection provided to the
Reserve will maintain an open aspect. The collection of duplexes that extend to two
levels will result in an increased prominence of building forms when viewed from this
reserve. The buildings have a similarity that will result in some uniformity of form. The
reserve is currently a space that people move through rather than spend time, and
therefore this audience is less sensitive to visual change. In the context of the larger
and bolder healthcare/gym building within the commercial centre, the Proposal will
have a finer grained residential character. Having regard to the zoning of the land, in
my opinion, the Proposal will have very low adverse visual effects.

Users of the Play Centre
4.50

The River Downs Playcentre is located adjacent to the south-eastern corner of the Site.
The playcentre building is located close to the street front and is oriented to the north
east, opening onto an outdoor play area. While a visually transparent fence defines
the play centre’s northern boundary with the Site, vegetation in the northern part of the
property does filter views into the Site from the outdoor play area. The carpark in the
western portion of the property has an open aspect to the Site.

4.51

From the playcentre, the Proposal will result in moderate visual change. As set out
above, the proposed Site configuration provides separation between the playcentre
boundary and dwellings and apartments on the Site. The configuration and form of the
proposed apartments and dwellings will not be overly prominent when viewed from the
playcentre. In the context of the residential zoning of the land, I consider the adverse
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visual effects resulting from the visual change will be very low. As planting matures,
both within the private and public realm, this effect will reduce to negligible adverse.

Residents of Surrounding Properties
4.52

For residents of dwellings to the east of the Site, the walkway from Flagstaff Park to
Endeavour Avenue provides a generous separation from the Site. Five two-storey
dwellings are proposed along the eastern boundary. With solid boundary fences along
the walkway boundary for properties to the east, they do not have a strong visual
connection to the Site. Most dwellings are single-level. In my opinion, in the context
of the residential zoning of the land, the Proposal will not be viewed as overly
prominent. The form and style of the proposed dwellings is compatible with the pattern
of development in the wider residential neighbourhood and that enabled by the Site’s
zoning. In my opinion, when viewed from these properties, the magnitude of visual
change will be low for single-level dwellings and moderate for two-storey dwellings. I
consider that the adverse visual effect arising from that change will be negligible.

4.53

Single-level dwellings are located on the southern side of Endeavour Avenue. Most
properties have solid front walls/fences and/or garaging and vehicle manoeuvring
areas adjacent to the street, reducing their sensitivity to visual change. Endeavour
Avenue has a wide road reserve, creating a generous separation to the Proposal.
While the proposed apartment building is a typology that differs from the dominant
pattern of development in the wider neighbourhood, its form and articulation has been
designed to complement the predominant pattern of standalone dwellings. The slight
increase in scale in relation to the street frontage (exceeding the height in relation to
boundary development standard) will not be readily perceptible from properties on the
southern side of the street. In my opinion, while the magnitude of visual change will be
moderate when viewed from dwellings immediately opposite the Site, the adverse
visual effects, when considered in the context of the land’s zoning, will be very low. As
planting becomes established, further embedding the building forms in their context,
those effects will further reduce to negligible.

4.54

Single-level dwellings are located on properties adjoining the reserve to the west of the
Site. These properties have solid boundary fences and no visual connection to the
Site. It is considered that when viewed from these properties, the magnitude of visual
change will be negligible and will not result in adverse visual effects.

Summary
4.55

The magnitude of visual change resulting from the proposal will vary considerably for
the different groups that comprise the viewing audience. Whether a view is transient
or static influences the magnitude of change as well. While the magnitude of visual
change may be high, the effect of that change may be viewed as positive or adverse
depending on the perceptions of the viewer.

4.56

Following is a summary of the magnitude of change and the resulting effect of that
change when viewed by the various groups identified as comprising the viewing
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audience (see Appendix 1 for a list of factors that contribute to the magnitude of visual
change and the effects arising from that change).
4.57

Magnitude of change: extreme, very high, high, moderate, low, very low, negligible.

4.58

Effect of change: very high adverse, high adverse, moderate adverse, low adverse,
very low adverse, negligible, positive.
Viewing Group

Magnitude
of Change

Users of
surrounding street
network

High (for a
short length
of street)

Users of
surrounding open
space network

High

Users of playcentre

Residents of
surrounding
properties

Moderate

Varies from
moderate to
negligible

Visual Effect
Negligibly
adverse
transitioning to
positive

Notes
Transient nature of views
reduces sensitivity
As planting becomes
established, adverse effect
will transition to positive
effect

Very low
adverse to
positive

Effect considered in
context of zoning of land

Very low
adverse
reducing to
negligible as
planting
becomes
established

Effect considered in the
context of zoning of the
land

Varies from
very low to no
effect

Magnitude of change and
associated visual effect
varies, depending on
location and configuration
of site development in
relation to the Site

District Plan Objectives and Policies
4.59

While the Site currently has the appearance of open space, the General Residential
zone provides a framework for its development for residential purposes. In my opinion,
the Proposal is well aligned with the policy framework in relation to urban design,
landscape and visual effects considerations.

4.60

As set out in detail in the assessment above, I consider that the Proposal will provide
additional housing choice in the neighbourhood (Obj. 4.2.1). The Site’s location
adjacent to the Flagstaff neighbourhood commercial centre and with easy access to a
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range of community services and amenities makes it particularly suitable to
accommodate some increased intensity of residential use.
4.61

Through a thorough analysis of the characteristics of the Site and its surrounding
context and adopting a comprehensive design-led approach to its development, I
consider that an efficient use of the land has been achieved (Obj. 4.2.2) while ensuring
good on-site amenity (Obj. 4.2.3). The analysis set out above demonstrates how the
design matters addressed in the supporting policies have been achieved both in
relation to on-site amenity and the amenity of surrounding sites.

4.62

While differing significantly from the existing character of the Site, it is concluded that
the Proposal will make a positive contribution to the amenity and character of the
neighbourhood as the area matures (Obj. 4.2.4). While the housing typologies differ
from those that typify the wider residential neighbourhood, I consider they have been
carefully considered in relation to the distribution of surrounding activities and designed
to be compatible with the wider neighbourhood . The assessment above demonstrates
that the Proposal will not visually dominate or adversely affect the residential character
of the neighbourhood.

5

Conclusions

5.1

The large and undeveloped Site is strategically located in the established Flagstaff
neighbourhood. Its location adjacent to the neighbourhood commercial centre and
Flagstaff Park, and close proximity to a range of community facilities and amenities
makes it particularly well suited to accommodate the mix of housing proposed.

5.2

A comprehensive design-led approach has been adopted to determine an appropriate
Proposal. This has resulted from a detailed analysis of the Site’s characteristics and
its relationship to both its immediate and wider context. The analysis determined a
number of key ordering principles that have guided the proposed creation of a robust
urban structure for the expansion to the established neighbourhood.

5.3

The large scale of the Site allows a comprehensive approach to development and the
ability to design dwellings both in relation to each other and to the surrounding
environment. In my opinion, the Site layout, design of dwellings, the typology mix, and
the associated open spaces have been carefully considered to create good on-site
amenity for future residents.

5.4

In my opinion, the Proposal creates an appropriate transition between the commercial
centre and mix of community activities with the lower intensity wider residential
neighbourhood. Overall, I consider the Proposal will make a positive contribution to
the character of the Flagstaff neighbourhood and will maintain a reasonable amenity
for surrounding properties.
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5.5

In relation to visual effects, the assessment identifies four key groups that comprise the
primary viewing audience. While the Proposal will result in considerable visual change
from some locations, when considered in the context of the residential zoning of the
land, it is concluded that the resulting visual effects will range from very low adverse to
positive.

5.6

It is concluded that the Proposal is consistent with the policy framework that is relevant
to urban design, landscape, and visual effects consideration.

Recommendations
5.7

Subdivision of the Site is linked to development of the created lots in accordance with
the land-use consent.

Rebecca Skidmore
Urban Designer/Landscape Architect
October 2020
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Appendix 1
Factors Informing Visual Assessment
Magnitude of Change
1. Geographical extent/proportion of view – from a small proportion of a wider view (low)
to a high proportion of a view obtained (high).
2. Distance from viewer – far (low) to close (high).
3. Duration of view – transient and fleeting (low) to static (high).
4. Contrast between the proposal and the existing view from similar (low) to highly
contrasting (high)
The summary contained in Section 4 combines a consideration of these factors and applies a
7-point scale of magnitude from negligible to extreme.

Effects of Change
1. Sensitivity of view to change, including its visual quality, and visual absorption
capability.
2. Number of viewers affected by the change.
3. Characteristics of the viewing group. For example, residents and people visiting an
area to enjoy its visual characteristics will likely be more affected by visual change than
people passing through an area or working in an area.
4. Viewer’s values and attitudes towards the proposed activity (this may be negative,
benign, or positive).
The assessment contained in Section 4 considers these factors in combination and the
summary at the end of the section applies a 7-point scale from very high adverse to positive.
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