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1. Introduction

This report has been prepared in relation to a proposed private plan change within Wellington City.
It provides an assessment of the anticipated visual impact of the proposed plan change from Rural to
Outer Residential for twelve properties along Ohiro Road, Brooklyn.

2. Location and Legal Description

Brooklyn, a residential suburb of Wellington, is located approximately 5 kilometres south-west of
Wellington’'s central business district. The suburb is located over the slopes and along the ridges of
severa steep valleys. The main vehicular thoroughfare through Brooklyn is Ohiro Road, which runs
along the floor of a steeply incised valley and links Wellington’s central business district to the city’s
southern suburbs. The proposal siteis located along Ohiro Road, on the western slopes of the narrow
valley. A location map is shown Figure 1.

H -s| "r.'

Flgurel Locatlon of siteinrelation to Wellmgton urban area.

The plan change is proposed for the following eight properties located along Ohiro Road: Lot 1
DP59971, Pt SBDN 17 Sec 14, Lot 1 DP 50192, Lot 2 DP 50192, Lot 3 DP 50192, Lot 2 DP 83641,
Lot 1 DP 83641, Lot 61 DP 61507, Lot 2 DP69375, Lot 1 DP86738, Pt Lot 3 DP69375 and Lot 1 DP
69375.
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3. SiteDescription

The properties are located on a steep, densely vegetated, western slope of a narrow valley. Most of
the properties have a single access road off Ohiro Road, and afew have a single residential house on
the property. Most of the houses are located within close proximity of Ohiro Road. An aeria view
of the proposal site is shown at Figure 2. Figure 2 aso shows the top of the western and eastern
ridgelines, indicating the narrowness of the valley.

P

Ridgeline of Wester
slope of valley

Ridgeline of
Eastern slope of
Proposal Site valley
Figure 2: Aerial view of the proposal site
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The lots are zoned Rural within the Wellington City Council District Plan. Surrounding the lots to
the north, east and west are Outer Residential zoned properties. Along the western boundary is an
Open Space B zoned recreation/lookout reserve. To the south, Rural zoned properties continue. A
map showing the proposal sitein relation to the District Plan zoning is shown Figure 3.

Lot 1 DP59971

Pt SBDN 17 Sec 14}
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Figure 3: Excerpt from Wellington City Council District Planning Map 6

The Rural zoned properties of the proposal site are surrounded (north, west and east) by suburban,
residential bungalows and villas built on the steep slopes and ridgelines of the valley. On the
opposite (eastern) side of the valley, steep, narrow roads climb up the slopes and aong the ridgeline
throughout the Outer Residential area. Timber houses are perched over the slopes amongst
established trees.
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Along Ohiro Road at the foot of the eastern slope of the valley, and intermittently at the foot of the
western slope, are houses with direct access onto Ohiro Road. The valley floor is narrow and the
houses are nestled close to the road edge with narrow, or no, front yards.

Above the proposal site, on top of the western slope, Outer Residential suburban development occurs
over theridgeline. Rear yard boundaries of existing residences back onto the Rural zoned properties
which are the subject of the proposed plan change. Garden escapes and rubbish are evident in the
dense undergrowth at the interface of Outer Residential/Open Space and Rural properties.

Dense, predominantly native vegetation covers the proposal site properties. There are numerous
steep gullies leading from the ridgeline above, down to Ohiro Road through the site, and taller
vegetation has established within these drainage lines. The dense vegetation extends to the Ohiro
Road edge and existing residential property boundaries above and below the proposal site.

Immediately to the south and in the adjacent valley to the west, vegetated properties (predominantly
gorse) cover the slopes and ridgelines providing a ‘green’ buffer to the city landfill (located to the
south-west), and backdrop to the Outer Residential suburban area. The extensive area of vegetated
slopes marks avisual transition from the urban to the rural environment.

4. Proposal

It is proposed to change the zoning of the proposal site properties from Rural to Outer Residential.
The expectation is that following a plan change to Outer Residential, the proposal site could then be
developed consistent with permitted or consented activities for the Outer Residential zone. It is
possible then, that the site could be utilised for housing and residential infrastructure, extending the
Outer Residential zone by infilling between the existing residential development above and below
the proposal site.

5. District Plan

Wellington City Council District Plan is considered in terms of Objectives, Policies and Rules
relating to visual amenity for residential areas. Chapter 4 of the Plan outlines the character and intent
for residential areas of the city. Chapter 4.1 states...

Fhe Chueer Besidential Area contanns the rermaining suburbs, from the Tniver Town
Helt vo the bowiwdary of the Bural Areas. Tawa is oo the Outer area Tn the Ohie
Residential Mrea, hoses are usually located om lurger sections mmd develaprments are
miore spacions, Residential charmcter vanes depending on the tvpe of Land form ancd
the extent of vegelatwn., Most non-residential sctivitics i the arca are of a type thai
I\.IIII\.-\.II_'\- service local residems

In both the Toner anad Ohster areas new development wall be provuded Tor ma manns
that will respeect expsting onms, L ounals approach in Besidential Acrens s o peromil
appropriate aciivitics and o assess others onoa conteelled or dscerctionary basis. This
e corisidered necssary o protect the character and amenitics of Resademtial Arcas
Mhes imtention is to nmke specilic deve lopment stamnlands as fexible as possable o
cocourage deve lopment apporiunibies wathout barming the amemimes of the aren
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Permitted Activiiies are those which are normally undertaken in Besidential Areas
and allow these arcas 1o remain the pnmary living emvironneents of the city. In
secordance with the aims of sustainable  masagement neo minimem ite anc
regquirement s included i this Plan, o order 10 encoumge more intemsive

deve lopment, This wall be closely monitored 1o ensure that character or amenity
standards are nod reduced o any '\-|||'_'|'||||I.\..|||E exleni

The Plan identifies objectives and policies to assist in maintaining visual amenity within other
Residential Areas. The surrounding residential area of the proposal site, however, is not identified as
an area of special streetscape. Objective 4.2.2 states:

4.2.2  To maintain and enhance the amenity values of Residential
Areas

POLICIES

['w achieve this objective, Uomncil wall:

4221 U mntrol the pult'ql:inl willverse elffects of residential sctivifies,

METHODS
#  Hieles

+  Ppional standard access desegn eriberio
A ivocsey

People expect it the aivenity saemcdarady of tre Ressdential Areas of the oy wihere
ruexsi penyle Kove will e modaraired to o level thar sustaing the residenis” enfovent
af their sihiwls For thiy reagon Disteicd Plan relis hove beer iniposed

4.5 Manarge any adverse effects of carthworks,

METHODS

+  Hules
s CHler mechanizms (WO Bylaws)

Eorilnvorks assoctated wirk fapd development and buildare 3 an esgertial aciiin
.'.i'l.l--.'l:!rn'.'n'l.'n' the Rewiddential Area, The Phor therelere affows most forms o
gmrthwvorks byt retainy ooetrofls o FRCVERT RS Vsl S areeng of thi
landscape. Ivsies concerning Hie safeby of eprfiworks are deald widh by the Uih

||I'l\. |I|J i

Objective 4.2.3 states:

4.2.3 To maintaln and enhance the physical character of

Residential Areas and identified areas of special
streetscape or townscape character.
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POLICIES

[ achieve this obgective, Couanil wall;

4.21. Cantrol the siting., seale and intensity of new residential boildings to
reflect the differences between older and mwre recent subuorban
Resideniinl Areas,

METHODS

- Iﬂllh."».
+  URher mechamsm (Bailding Act)

Fire rules for aff mew residentiol buifadines fave been st to recogaise the differences
befwean the older, more densely developed Taner Resideatial Areas owd tlhe (hider
[I'l'r] L i '|r|'|'| Illﬂj! :Irqnl'ul.»;l :II.Iln'l' |r||r.|?|'l' Hl"-']‘. ||.-'.I||'_I|.I|r rII'.II-l"|I|| sdF i FNET Ilq'.l.l.ll'l'rlI .J.lln:lI
ackmanideaoe that develogument in lrese areas (5 maore compract ana infensive, fn both
tive faner amd Owder Areas e way the rides are applied will permit developmen in
a manner Mt reflecis their pereral character, The rles inchade variations aimed ot
aocommmodating different devedopmment forms in decalised areas such as Ohriensal
Hav.

Objective 4.2.4.
4.2.4 To ensure that the adverse effects of new subdivisions are

avoided, remedied or mitigated.

POLICIES
T achieye this abpective, ol will

4.124.1 Al imfll subadivison within suburban areas sulijject to conditions
or criferin which ensure adverse effects, including  comulaive
effects, are avoided, remedied or motipeted aod that ates are
sitn bl for intended mees.
METHOD
« Hules

To belp promole o susfoinolfe oty Conncll seels fo minipise the pevipheral

capenrsion of wrban developrenr g to alfow mare dereaive dovelopmens within the

evigiimg whban areq, Encouragement will be piven o the furtler subudivivion of

evistimy sifex, (Wher plan coptrols will werk o emire Hal the peneral characier and

aemaeEily o f:-..ll'.'.-r'ele'.u rr:'.lpn'n'rrr.u.l'.']:l.-lu". (¢ Jl'|‘:|'r:|'| S @y 1% rn.mr.'u.'.u.'d

Thee emvironmemial result will b move intense building development in Residenttal

Areay.

+4.2.4.2 Control grocificld subdivision to ensure that adverse offects are
wvilded, remedied or matigated and that o land s develsped. 1 is
develeped in s way that will lesd to neighbourhoods which have a
high amwnity stapdard and which are adeguately integrated with
eulstimg infrast rociure,
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METHODS

+ Rules
= Dhesign Ciuiales

The Dhistricy Plan Magss sdeatity the exient of weban (peimarily residential) areas on
the basis of existing residential and subnrban centre developmens and land subyect
fik crrrent 'l'rn'lr"n.u'-ll'u"\ll-'.ll'.l CAREA T JI.IT [ I'll':lrlil'.lu'-c'l.' I'-n'l'jl ”:II.' e ekl |.|_r. :h'l.'ul'll.'.lln.rJl'II:

AR RergRerine il the ciiand 1w fo |Il.l'l'.l'|'I:I|:|'_.r|:Fr the fiteasifcation of fand e within the
wrban areg and o gocommadale, where aadverse effects con be avoided, remedied or
eifigated, the orderly development of new subdivisions on e fringes of the exisiing
wrban area

T micest circamestances greeriield sihalivision will be comsidered as pant ol a Diseict
Plan change to extend the wrban area. This enables the fill effects of e potentiol
clevelapment foe Py poissed Avsessmerts will joelude the desipn of the sildivisian,
itx impact on the natwral and plvsical environment. and consiraims (such as natwral
Frezaarddsh impowed Iy rhe eavivommen?,

The emvdronmental reswlt will be g move compact oty ard, where approved, the
dvelepment of mew spldivisions that are well desivned and interrated with cvisting

infrasiriciure.
Objective 4.2.5:

4.2.5 To maintain and enhance natural features (including
landscapes and ecosystems) that contribute to Wellington's
natural environment.

POLICIES
To achieve this objective, Council will:
4.2.5.1 Protect significant escarpments, coastal cliffs and areas of open
space from development and visual obstruction.
METHOD
¢ Hulcs

The Wellington faulticarp, coastal ofiffs, and arcas of open space are important

components of the civs visnal character, which Councll seeks 1o preserve. Wiere

these are wal pretected by iblic ownership, Council aims fo restrict and aveid,
n'r.l.r:':.lfl daF i grale e visna PR rg.l" it dev J'n]'?.lr.'-u'.rrj' The I'.-I_rh'r.' ."-:,-:'cu ¢ and

Bwral mufes deal privvarily with this iszue. However, where possible, Cowmcil will

sevk  alfded  prodecniion where  sidefiision  ar other  Aor-peraiiied  ressdentiod

development iv proposed.

The enviroamesial result will be e profection of sigrificam featiwes of the

Wi '.I'.r.'.u;_!.r.-.lr.l Jermidx e
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41252 Encowrape the proteciion of undeveloped skylines and ridges thai
ke an important contribubion te the andscape of YWellington,

METHOD
¢ Design Crnde dsuab<div iseon
Undevelaped skvlines are adother imparfand comperent af the Tamdscape which

sivoecdd be preserved. The viswal infnisior cansed by sirvchisres can be dvamatic, and

Jor tiris reasen Comncil seeks fo limit development. To prevens adverse effects, ridges

and skylines will be evaluated fov their landscape significance and development on
significant skvlines will be restricted.

The environmental result will be the protection of sighificant skylines from intrusive
new developments.

4.2.5.3 Ensure that any approved earthworks are designed and engineered
to reflect natural landforms.

METHODS

+ Rules
+  Design Guide (Subdivision)
+ Other mechanisms (WCC Bylaw Part 8) (Earthworks)

Recause evcavations or earth fills can leave wanatural forms or unsightly scars
which detract from the amenities of an avea, Council considers that controls on such
activities are necessary. The city bylaws control eartlvworks to ensure that they are
properly  engineered, whereas the District Plan  provisions enable  amenity
considerations to be assessed.

The environmental result will be to ensure that earthworks, when completed, will not
cause a visual detraction.

4.2.54 Encourage retention of existing vegetation. especially established
trees and existing native vegetation.

METHODS

« Rules

*  Design Guide (Subdivision)

« Conservation Strategy

» Open Space Strategy
Existing native vegetation and established trees are an important element in
Wellington s landscape and can also have importance as wildlife habitat, as linking
corriders and buffer zones, and for soil and water conservation values. Remaining
areas of native vegetation and established trees will be retained as far as possible
where subdivision or other development is proposed.

The environmental result will be the greater protection of existing native vegetation
on sites.

Status— Final June 2004
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To comply with the District Plan, new subdivision or other development is required to:

respect existing forms

maintain the general character and amenity of the Outer Residential zone

prevent unnecessary visual scarring of the landscape

be well designed and integrated with existing infrastructure

not affect protection of existing features of the Wellington landscape such as ridges and
significant areas of open space.

f retain remaining areas of native vegetation and established trees as far as possible.

= . —a _—_a _a

Assessment of specific development proposals would be undertaken within this framework.

6. Site Assessment

The proposal site is seen from limited viewing points. The narrow, long valley the site is located
within, limits visual access to the site. Vantage points are only possible from Ohiro Road, the
residential area located on the eastern slope of the valley (Vogeltown/Brooklyn), and the residential
area on the ridgeline above the proposal site (Mitchell Street, Brooklyn). The map at Figure 4
illustrates the extent of viewing areas as limited by the local landform (the viewshed). Topography,
existing vegetation and structures further limit the range of residential properties and publicly
accessible locations within the viewshed from which views to the site are possible.

n

o+ “BROOKLYN

EE: @ gand 9 - -
Ridgeline surrounding the “ '6 o A
narrow valley limits viewing ' B2
opportunities

Proposal site
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Key —numbersrefer to figure numberswithin thisreport

6.1 Ohiro Road

Ohiro Road is an arterial road and the main route between Wellington city and the southern suburb of
Owhiro Bay. Viewing locations from Ohiro Road are limited by topography, existing structures, and
vegetation. Travelling along Ohiro Road from the city, the vegetated slopes of the proposal site are
seen as a backdrop to residential development in the foreground (refer Figure 5). The view of the
site is quite restricted from Ohiro Road until the viewer is at the base of the proposal site area. The
view of the site from closer proximity (refer Figure 6) is of the dense vegetation covering the slopes
of the proposal site extending down to Ohiro Road.

Figure5: View from the south toward the proposal site Figure 6: View from opposite the proposal site

Views of the proposal site from the south show the vegetated steep slopes opposite residential
development in the background and along Ohiro Road (refer Figure 7). Close proximity views of the
site from residences along Ohiro Road are constrained by the elevation of the proposal site. The
primary view upwards toward the proposal site are of the vegetated slopes, however, views are
tempered by the traffic and infrastucture of Ohiro Road in the foreground.

Proposal site

Figure 7: View looking north toward the proposal site
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If the proposed plan change from Rural to Outer Residential zone were to proceed, it would be
anticipated that the vegetated slopes of the proposal site would be infilled with residential
devel opment.

Views from Ohiro Road residences would alter to an outlook upon residential development.
Residents along the east of Ohiro Road would view the new residential area at closer proximity
although views into the residential area would be restricted due to the steep elevation of the western
slope.

Vegetated slopes of properties south of the proposal site would act as a backdrop to the infill
devel opment when viewing toward the south from the northern end of Ohiro Road.

6.2 Vogeltown/Brooklyn

The outlook from many existing residences within the residential area on the eastern slopes of the
valley is toward the proposal site and the vegetated steep slopes on the western side of the valley.
From these residences, direct views into the proposal site are possible. The view is tempered by a
ribbon of residential development along the ridgeline above the proposal site, and along Ohiro Road
below the proposal site. Figures 8 and 9 show views from the residential area of Vogeltown and
Brooklyn looking south-west toward the proposal site. Figure 10 shows the view looking north

toward the proposal site.
2 ” ell Street residential area
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Figure 9: View from Mornington St, Brooklyn (a view looking south-west)

Proposal site betw
residential above and

Proposal site
between residential
above and below

Figure 10: View from Camrose Street, Vogeltown (view looking north-west)

As the ridgeline of the western slope has been developed as a residential area, the proposal site is
fringed with an ‘urban’ strip. The proposal site is rendered as an isolated finger of ‘green’
surrounded by the urban ‘built’ landscape. Beyond the ridgeline, vegetated slopes of properties to
the west provide a green, hilly backdrop.

A view from Mornington Road looking directly west toward the proposal site is shown Figure 11.

However, as seen in the Figure, the proposa site is lower in elevation than existing residential
development and is not visible from many areas of Vogeltown and Brooklyn.

Proposal site

Figure 11: View from Mornington Road looking west toward proposal site

If the proposed plan change were to proceed, the view from residences with a direct outlook onto the
proposal site would alter. Views would comprise a more extensive outlook over residential
development and views over vegetated slopes would be found only in the background rather than the
middle ground.

However, given the location of the proposal site between existing residential areas, it may be an
expected and realistic outlook that the western slope would be developed for residential purposes,
complementing the residential devel opment of the opposite, eastern slope.
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6.3 Mitchell Street, Brooklyn

6.3.1 Residences

Several properties along the eastern side of Mitchell Street share a rear property boundary with the
proposal site. They have direct views into the proposal site, however, the close proximity of these
vantage points does not allow wide views of the vegetated slopes of the site. The view of the
proposal Site has very short range into dense vegetation that occurs along the boundary. The
predominant outlook from these properties is of the opposite (eastern) slope of the valley, and the
Outer Residential area of Vogeltown and Brooklyn. An example of the outlook from Mitchell Street
residential areais shown Figure 12.

The proposal site starts at the rear
property boundary, however, the
steep drop in elevation prevents
Predominant views are of viewsinto the site
theresidential area of

Brooklyn /V ogeltown

Figure 12: View between houses of Mitchell Street that back onto the proposal site

If the proposed plan change proceeds, the view from these houses would be similar to the existing
view. The predominant outlook over the residential area of Vogeltown and Brooklyn would not be
affected by the proposal.

6.3.2 Kowhai Lookout

Along Mitchell Street is a public reserve, Kowhai Lookout. The landform and position of the
lookout in relation to the proposal site, prevents direct views of the proposal site from the public road
edge of the reserve. From within the reserve, and from the vantage of the lookout, a panorama of the
surrounding area and of Wellington Harbour is possible. The view includes the residential area of
Vogeltown and Brooklyn on the opposite (eastern) slope, however, does not provide direct views
into the proposal site.

Figure 13 shows a view from Kowhai Lookout in the direction of the proposal site. The view from
Kowhal Lookout would be unaffected by the proposal.
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Proposal site out of
view down slope

Figure 13: View toward proposal site from Kowhai Lookout

6.4 Summary

Views of the proposal site are very limited due to the topography of the area. The proposal site is
seen by road users and residents along Ohiro Road, and from residences located on the eastern slope
of thevalley. The proposal siteis not easily viewed from Mitchell Street.

Residents along Ohiro Road have a close proximity view, across Ohiro Road, directly onto the
existing dense vegetation of the proposal site. Many residents of Vogeltown and Brooklyn also have
adirect outlook toward the proposal site and its vegetated slopes. Views toward the proposal site are
fringed with residential development along the ridgeline of the western slope and in the foreground
along Ohiro Road.

The proposed plan change would alter views from these residential areas. The outlook toward the
proposal site currently over vegetated slopes, would change to an outlook of aresidential area. The
proposed residential areawould infil the area between existing residential development above the site
along the ridgeline and below the site along Ohiro Road. Background views of vegetated ridges and
slopes west of existing residential development of Mitchell Road, and south of the proposal site
would not be affected by the proposed plan change.

7. Discussion

As outlined previoudly, in accordance with the objectives and policies of the District Plan, new
subdivision or other development would be required to meet a range of criteria set out in objectives
and policies for the Residential Outer Area.

The general character of the Outer Residential zone within the vicinity is typified by houses built
over steep slopes with narrow roads winding over the slopes providing access to the houses. The
residential area is aso typified by substantial vegetation. Views of Outer Residential areas in the
neighbourhood show that residences are nestled and interspersed between trees, creating an almost
even visual balance between the extent of built form and vegetation.
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Vegetation has largely been maintained within private lots, as generally there has not been adequate
space within road reserves for tree planting or for retaining existing trees. Larger sized lots (typical
of the Outer Residential zone) are required to retain and provide for mature trees.

Introducing infil residential development that provides for tall vegetation throughout the ‘built” form,
could promote an easy visual integration with the surrounding Outer Residential form.

Further, introducing residential development that did not create significant benching/earthworks over
the slope that would remain obvious in the long term, and consequently limiting visual scarring to
temporary construction effects only, would also assist integration of the site into the generd
character of the Outer Residential zone.

While the above measures would assist visual integration, generaly it is considered that the proposed
plan change would not have widespread adverse visua effects. The proposal to infill the site with
residential development would not affect existing features of the Wellington landscape that require
protection. The proposal would not affect ridgelines, the coastal environment, or significant areas of
open space.

The anticipated development of the site that would result from the proposed plan change, would
introduce a familiar and expected visual form of the urban environment into the finger of ‘Rurad’
land that remains between two areas of existing residential development, above and below the
proposal site.

8. Conclusion

Views toward the proposa site are limited by topography. Viewing positions are possible from
Ohiro Road and from within the Outer Residential zone of the eastern slope of the valley — from
areas of Vogeltown and Brooklyn.

Presently, views toward the proposal site from these areas are of a densely vegetated slope fringed
with residential development along the ridgeline above the proposal site along Mitchell Street, and
below the proposal site along Ohiro Road. The proposal site provides a pleasant green outlook for
residents of Vogeltown and Brooklyn whose primary outlook is toward the west, overlooking the
western slope of the valley. The site is also the start of the visual transition from urban to rural form
for road users travelling south along Ohiro Road from Wellington central business district.

Views from these areas would change if the proposal for a plan change from Rura zone to Outer
Residential zone were to proceed. It would be expected that the proposal site would be developed
for residential purposes. The zone change would permit residential development of the site that is
consistent with the neighbouring Outer Residential zone.

Following the plan change, views toward the proposal site would be of a residential area with a
general character of the Outer Residential Area. The resulting form would be typical of Wellington's
residential suburban development that has been established on the steep slopes and numerous valleys
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located throughout Wellington City. Departure from this expectation would involve resource
consents. Views toward vegetated slopes and ridges further west and south of the proposa site,
would not be affected by the proposed plan change and these areas would continue to provide a
vegetated background to the extended Outer Residential Area.

Status— Fina June 2004
Project Number — 801/007853-03 Our Ref - Visual Impact Assessment.doc



