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1

Introduction

1.1

Commission

This assessment of environmental effects (AEE) on the construction of a new building
at 61 Molesworth Street on heritage values of nearby heritage buildings was
commissioned by Brad Barrett Senior Project Manager, Keyway Construction in a
contract dated 2 June 2020.

1.2

Limitations

The assessment is based on drawings prepared by Jasmax denoted as 61 Molesworth
Street, Wellington, Project 219036, Resource Consent, drawings numbered RC0000
to RC 4112, Revisions A, and B dated 4 April 2020.
This assessment is also based on the architect’s design statement “61 Molesworth St,
Resource Consent Design Statement”, Rev C, document prepared by Jasmax for
Prime Properties Ltd, Contract number 21903600, April 2020.
I have relied on documentation provided and was not involved at any design stage.
I am familiar with the site and cathedral.
Areas relating to Maori heritage value are beyond the scope of this assessment.

1.3

Framework for this AEE

The objective of a Heritage Impact Assessment (HIA) is to evaluate the potential
impacts a proposed development may have on the heritage values of a listed building.
The following national and international best practice guides have been considered
for preparing this heritage impact assessment.
•

ICOMOS, Guidance on Heritage Impacts Assessments for Cultural World Heritage
Properties, ICOMOS, January 2011 (ICOMOS Guide)

•

Buhring C., and Bowman I., Guide to assessing historic heritage effects for state
highway projects, NZTA, March 2015 (NZTA Guide)

•

City of Toronto, Heritage Impact Assessment Terms Of Reference, 2010 (Toronto
HIA)

•

The Highways Agency, Scottish Government, Welsh Assembly Government
LLywodraethg Cynulliad Cymru, Design Manual for Roads and Bridges, HA
285/07, Volume 11 Environmental Assessment, Section 3 “Cultural
Heritage”. See appendix 1.

•

Queensland Government Department of Environment and Heritage
Protection, Guideline Heritage Preparing a heritage impact statement, October
2015 (Queensland Guide).

Based on these guides, the following framework is used for this AEE.
•

statutory recognition and heritage values;

•

proposal description and reasons for the development;

•

regulatory assessment criteria;

•

best practice assessment criteria;
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•

alternatives explored;

•

an assessment of the impacts using best practice criteria; and

•

mitigation options with means of implementation.
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2

Statutory recognition and heritage
values

2.1

Heritage listing

Heritage buildings in close proximity to the project are listed as follows.

2.1.1 Wellington City District Plan and ICOMOS value ranking
Street

Building and date of
construction

Map
ref

Symbol
ref

ICOMOS
value
ranking

Bowen Street

The Beehive (Parliament
Buildings) 1970 [actually
opened 1977, completed
1981]

18

36

Very high

Molesworth
Street

Parliamentary Precinct
Heritage Area

18

214

High

Molesworth
Street

General Assembly Library
1899

18

215

High

Molesworth
Street

Parliament Buildings
1912-21

17/18

14

High

Molesworth
Street, Cnr Hill
Street

Wellington Cathedral of
St Paul 1954-1998

15/18

441

Medium

Cathedral of the Sacred
Heart (the Basilica)

18

146

High

Hill Street

Number

40

2.1.2 Heritage New Zealand
Name

Address

List
number

Entry
type

Category

Parliamentary
Library

New Zealand Parliament grounds, 1
Molesworth Street and 1 Museum
Street, Pipitea, Wellington

217

Historic
Place

1

Parliament House

New Zealand Parliament grounds, 1
Molesworth Street and 1 Museum
Street, Pipitea, Wellington

223

Historic
Place

1

Executive Wing
(the Beehive)

New Zealand Parliament grounds,
40 Bowen Street, 1 Molesworth
Street and 1 Museum Street,
Pipitea, Wellington

9629

Historic
Place

1

5

Government
Centre Historic
Area

Molesworth Street, Bowen Street,
Lambton Quay, Stout Street,
Balance Street, Maginnity Street and
Featherston Street, Wellington

7035

Historic
Area

Cathedral of the
Sacred Heart
(Catholic)

40 Hill Street, Thorndon,
Wellington

214

Historic
Place

2.2

1

Heritage values

The summaries of heritage values of buildings closest to the development in 2.2.12.2.6 below are taken from the WCC on-line heritage inventory. As the Wellington
Cathedral of St Paul is potentially affected both physically and visually, all heritage
values are explained whereas buildings in the Parliamentary precinct are potentially
affected visually only. Therefore only heritage values relating to visual qualities are
listed.

2.2.1 Wellington Cathedral of St Pauls1
Value

Sub value

Cultural
value

Description
St Paul’s Cathedral is the principal Anglican place of worship in
Wellington. It is a large 20th century ecclesiastical building that
was built in an amalgam of styles over sixty year period - and
these include historicism/Revivalism, Modernism, and Post
Modernism. Although the building lacks the cohesion of its
original design, it can be seen in the context of the prolonged
design and construction process of ancient European Cathedral
design - where the various parts of the building are ultimately
reflective of the time in which they are built, the assemblage
provides an insight into the history of the building.
It is associated with the Wellington Anglican diocese, and is the
culmination of a long history of effort and commitment by the
Anglican community; nearly every stage of this buildings history
was marred by controversy, from the original designs in the late
1930s to its final completion in 1998.
The cathedral has high social value and is now the centre of
Anglican worship in Wellington. It is regarded (at least in an
official sense) as Wellington’s most significant Anglican religious
building.

Aesthetic

1

Architectural

St Paul’s Cathedral is the principal Anglican place of worship in
Wellington. It is a large 20th century ecclesiastical building that
was built in an amalgam of styles over sixty year period - and
these include historicism/Revivalism, Modernism, and Post
Modernism. Although the building lacks the cohesion of its

http://www.wellingtoncityheritage.org.nz/buildings/301-450/441-wellington-cathedral-of-st-paul?q=
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Value

Sub value

Description
original design, it can be seen in the context of the prolonged
design and construction process of ancient European Cathedral
design - where the various parts of the building are ultimately
reflective of the time in which they are built, the assemblage
provides an insight into the history of the building.

.

Group

The Cathedral is a part of a group of high profile buildings sited
in this area that includes the Parliamentary buildings, the
Catholic Basilica and associated complex of Catholic schools,
convent, and community buildings on Hill Street, and the
Anglican Old St Paul’s Cathedral and Bishop’s Residence on
Mulgrave Street.

.

Townscape

St Paul’s Cathedral has high townscape value as it is sited on a
prominent corner opposite the Parliament buildings, on a main
route out of the CBD. It is a large-scale building and has
landmark status.

Historic

Association

This Cathedral is associated with a number of important
architects and architectural firms who were involved in its design
and construction over 50 years. This includes Cecil Wood,
Robert Munro, King and Dawson, and Warren and Mahoney.
It is associated with the Wellington Anglican diocese, and is the
culmination of a long history of effort and commitment by the
Anglican community; nearly every stage of this buildings history
was marred by controversy, from the original designs in the late
1930s to its final completion in 1998. It is now the centre of
Anglican worship in Wellington and is regarded (at least in an
official sense) as Wellington’s most significant Anglican religious
building.

Scientific

Archaeologic
al

This building is included in the NZAA Central City
archaeological area R27/270 and this area is known to be
associated with pre 1900 human activity.

Social

Identity/Sens
e Of Place/

The building is one of a number of ecclesiastic, civic, diplomatic
and commercial buildings that have clustered around the
parliament grounds over the past 175 years – these contribute to
the sense of identity of Wellington as the nation’s capital city.

Continuity

Public
Esteem

This building is held in very high public esteem, in particular by
the Anglican community, as it is the centre of Anglican worship
in Wellington. It is a local landmark on its prominent corner site
for all Wellingtonians.

Sentiment/C
onnection

This building has been a place of worship for over 50 years 2011
and has been associated with the key events in the life of
members of the congregation including the births, marriages,
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Value

Sub value

Description
deaths of individuals, their friends and their family. The church is
also the focus of community and social events for the
congregation as well as for official/state ceremonies.

Symbolic/Co
mmemorativ
e/

The building has significant spiritual cultural value for the
Anglican Church community that use the building.

Traditional/S
piritual
Level of
Cultural
Heritage
Significanc
e

Authentic

This building retains significant authenticity as it retains much of
its original fabric and features of each phase of development and
each of these have had few modifications.

Representati
ve

This building is a large-scale 20th century ecclesiastic building
that was built over a 60 year time period. Although individual
elements are good representative examples of the architectural
style of their era, the overall assemblage is a unique.

Importance

This is a locally important building for the contribution that it
makes to the Molesworth Streetscape, its architectural value, its
group value in context of the Parliamentary buildings and the
Catholic Basilica, its social values, and its authenticity. It plays an
important role in the life of Wellington’s Anglican community
and is a landmark for the wider Wellington community.

2.2.2 Parliamentary Library2
Value

Sub value

Description

Aesthetic
value

Architectural

The Parliamentary Library is an outstanding example of Gothic style
substantial public building. It is a major work by Thomas Turnbull, one
of Wellington’s most influential 19th century architects and is notable for
the high quality of its design, materials and workmanship. Key elements
include the finely detailed rose windows, the external decorative
plasterwork, the prominent gables, and the Tudor turrets. The interiors
are an excellent example of Victorian design. The spaces are highly
ornamental and decorative with tiles, plasterwork, timber, and stained
glass mirroring many of the exterior features.
The redesign by John Campbell, following Thomas Turnbull’s departure,
of the parapets, gables, and roof to accommodate the reduction in the
buildings height is a success, fitting cohesively with the Turnbull design.

2

http://www.wellingtoncityheritage.org.nz/buildings/151-300/215-parliamentary-library?q=
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Value

Sub value

Description

Group

The library is the oldest building in the Parliamentary Precinct Heritage
Area. The heritage area is a collection of parliamentary buildings and
associated grounds and features that, together with the nearby
Government Buildings, Cenotaph and Waititi Landing Park, form one of
the most important historic precincts in the country.

Townscape

This building occupies the most prominent space of the Parliament
Grounds and has a commanding presence. It has significant townscape
value both in terms of Parliament and nearby Thorndon Streets.

2.2.3 Parliament House3
Value

Sub value

Description

Aesthetic
Value

Architectural

This building has significant architectural value due to its design, both
externally and internally, for the execution in high quality and durable
materials, and for the skills of the architect and tradesmen employed. It is
a prominent Edwardian Baroque building that is the physical focus of
the parliament grounds. The building plan, elevations and detailing
reflect a high level of skill. The design is regarded as John Campbell’s
finest.

Group

This building is a part of a rare group of buildings that make up the
Parliamentary Precinct Heritage Area. Alongside the modern Beehive
and the Gothic General Assembly Library, this building provides an
interesting counterpoint and helps to tell a story of architectural
continuity on one site.

Townscape

This building has high townscape values as it is on a prominent site and
is a landmark in Wellington City.

2.2.4 Beehive4
Value

Sub value

Description

Aesthetic
Value

Architectural

‘The Beehive’ is the Executive Wing of Parliament and is notable as a
bold example of Brutalist architecture. The building has a quality of
finishes, artworks, materials and workmanship that give it a high
architectural and aesthetic value.

Group

The Beehive has group value for its contribution to the Parliamentary
Precinct Heritage Area

Townscape

The Beehive has townscape value for the part that it plays in defining
the Bowen and Molesworth Street Parliament area. It is a self-contained,
recognisable building that has become a landmark and synonymous with

3
4

http://www.wellingtoncityheritage.org.nz/buildings/151-300/215-parliamentary-library?q=
http://www.wellingtoncityheritage.org.nz/buildings/1-150/36-the-executive-wing-of-parliament?q=
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Value

Sub value

Description
Wellington as the capital city, and with central government in New
Zealand.

2.2.5 Parliamentary Precinct5
Value

Description

Aesthetic
Value

The Parliamentary Precinct heritage area is one of the most important historic precincts in
the country. It is the centre of government for New Zealand, and has become both a
national and international landmark. The status of the heritage area, and its role in central
government contributes to the character and sense of place of Wellington as New
Zealand’s capital city. The heritage area is made up of a group of individually listed
buildings and objects that include the magnificent timber Italianate Government Buildings
(1876), Gothic Parliamentary Library (1889-1901), Edwardian Baroque Parliament House
(1912 – 1921), Executive Wing or “Beehive” (1965 – 1981), Ballance, Seddon and Fraser
statues, and the Cenotaph or “Wellington Citizens’ War Memorial” (1929). Many of these
individual buildings and objects are local, national and international landmarks, and
contribute to its character and sense of place of the heritage area. One of the special
features of the precinct is the extent of open space around the buildings. The high
proportion of open-space to built-area and the relatively low scale of the buildings imparts
a special character to the precinct, reinforced by the great quantity of mature trees and
plantings. This use of the land enhances the status of both the buildings and the area as a
whole and effectively sets the area apart from the intensive commercial development on
Lambton Quay and beyond. This ensures that the heritage area remains a defining element
in the local streetscape and townscape. The high status evident in the substantial and formal
nature of the buildings, the high quality of design and materials used, their relationship in
the landscape and open nature of the wider setting and their common governmental
history establishes a strong sense of architectural and historic cohesiveness to the precinct.

2.2.6 Cathedral of the Sacred Heart6
Value

Sub value

Description

Aesthetic
Value

Architectural

The building is a fine example of a Basilica, designed by one of New
Zealand’s leading architects at the time, Francis Petre. The building is
notable as the only major example of his work in the North Island,
and for the quality of its design, workmanship and materials.

Group

The Cathedral is part of a group of buildings in its immediate
proximity that made up a considerable Catholic enclave in its time.
Today the grouping still remains, though not in as greater numbers as
it once did.

Townscape

The building has considerable townscape value and is a major
landmark in the Thorndon area.

5
6

http://www.wellingtoncityheritage.org.nz/areas/14-parliament-grounds?q=
http://www.wellingtoncityheritage.org.nz/buildings/1-150/146-cathedral-of-the-sacred-heart?q=
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3

Proposal description and reasons for
the development

3.1

Description7
The proposed design is for a new 12 office story and 1 basement car-park story office
development at 55 - 61 Molesworth Street. The site occupies a prominent position in
Molesworth St with close proximity to the parliament precinct. The development includes
an office NLA of 22,600m2 Ground floor retail, End of Trip facilities and basement
car-parking for 50 cars. The overall building GFA is 25,050m2. The site has recently
been cleared of an existing office building and is currently being used as a car-park facility.

3.2

Reasons for undertaking the development8
The previous building on the site, was demolished under urgency, following the
Kaikhoura Earthquake in November 2016. The owner of the site, is proposing to
replace the demolished building with a modern, highly resilient building to provide office
and commercial space.

7

“61 Molesworth St, Resource Consent Design Statement”, Rev C , document prepared by Jasmax for
Prime Properties Ltd, Contract number 21903600, April 2020.
8
Email, Ian Leary to Ian Bowman, 10 July 2020
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4

Regulatory assessment criteria

4.1

Wellington City Council District Plans controls

4.1.1 Chapter 13: Central Area Rules, 13.3.4, 3.3.8
13.3.4
The construction or alteration of, and addition to buildings and structures in
the Central Area that are not Permitted or Controlled Activities, except:
•

buildings and structures in the Lambton Harbour Area

•

buildings and structures within a Hazard (Fault Line) Area

•

buildings for office or retail activities in the Pipitea Precinct (as
shown in Appendix 3)

•

buildings and structures on sites subject to designation H2 (Inner
City Bypass)

are Discretionary Activities (Restricted) in respect of
13.3.4.1 design, external appearance and siting
13.3.4.2 the placement of building mass
13.3.4.3 pedestrian access (for applications relating to the Wellington
Regional Stadium site (Lot 1, DP 85907 and Lot 1, DP 10550))
13.3.4.4 public space structure and public space design for applications
within the Port Redevelopment Precinct (as shown in Appendix 2)
and Pipitea Precinct (as shown in Appendix 3).
The proposal does not comply with height standard 13.6.3.1. so rule 13.3.8 applies.
13.3.8
The construction or alteration of, and addition to buildings and structures
which are Permitted, Controlled or Discretionary (Restricted) Activities that
do not meet one or more of the following standards outlined in section 13.6.1
(Activities, Buildings and Structures) and 13.6.3 (Buildings and Structures),
are Discretionary Activities (Restricted). Unless otherwise noted below,
discretion is limited to the effects generated by the standard(s) not met:
13.3.3.4A
height (standards 13.6.3.1 to 13.6.3.1.4, and 13.6.3.1.7 to 13.6.3.1.10)
discretion is limited to the effect of building height on:
•

12
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5

Best practice assessment criteria

In addition to the assessment criterion of the District Plan, the following are best
practice criteria.

5.1

Heritage New Zealand guides
Heritage New Zealand (HNZ) Heritage Guidance Sheet 16 Assessing
Impacts on the Surroundings associated with Historic Heritage

The relevant criteria from the guide comprise:
a

The proposed activity should not visually dominate or distract from the
qualities of the heritage place.

b

The proposed activity should provide for adequate visual catchments,
corridors or sightlines to the heritage item.

c

Any new building should not affect the character and setting of the historic
building.

d

the height, location and proportions of any new building should be
compatible with the existing historic environment, with heights and
proportions reflective of the predominant height and proportions of adjacent
buildings.

e

The size, orientation, scale, massing, density, modulation, and shape of the
new building or addition should be compatible with the existing historic
building(s). These elements should relate to surrounding buildings.

f

Any new building or addition should adopt materials and colours that relate
to and use as reference points, the materials, colour and details of adjacent
buildings and the surrounding areas.

g

The architectural style should be compatible with the historic design and
should not imitate, replicate or mimic surrounding historical styles.

5.2

ICOMOS New Zealand charter

5.2.1 Clause 9.

Setting

Where the setting of a place is integral to its cultural heritage value, that
setting should be conserved with the place itself. If the setting no longer
contributes to the cultural heritage value of the place, and if reconstruction of
the setting can be justified, any reconstruction of the setting should be based
on an understanding of all aspects of the cultural heritage value of the place.

5.3

International criteria

There have been a number of principles for retaining historic contexts of significant
buildings while also encouraging good new design9. The Venice Charter 1966,
Article 6 states “wherever a traditional setting exists, it must be kept”. The US
Secretary of the Interior’s Standards for Historic Preservation Projects adapted the
9
Alderson, C., “Responding to Context: Changing Perspectives on Appropriate Change in Historic
Settings”, APT Bulletin, Vol. XXXVII, No. 4, 2006.

13

Venice Charter principles and allowed for contemporary new design that is
“compatible with the size, scale, colour material and character of the neighbourhood
or environment.” Britain’s Commission for Architecture and the Built Environment
(CABE) and Historic England suggest that new buildings in an historic context
should:
a

relate well to the topography, geography and history of the place;

b

sit happily in the pattern of existing development and routes through and
around it;

c

respect important views;

d

respect the scale of neighbouring buildings;

e

use materials and building methods that are as high in quality as those used in
existing buildings;

f

create new views and juxtapositions that add to the variety and texture of the
setting.

The Burra Charter, The Xi’an Declaration, and Nara Document largely repeat these
principles.

14
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6

Alternatives explored

6.1 Alternatives explored and why the proposal is the best
option10
The proposal will not involve any direct effects on a heritage building or object. The
requirement to consider alternative options in the consent process is therefore reduced.
Nonetheless the applicant had explored an alternative proposal, which was lodged for
consent. The processing of that previous proposal was suspended, partially due to
Council’s concerns over heritage effects.
.

10

Email, Ian Leary to Ian Bowman, 10 July 2020
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7

Assessment of impacts

7.1

Chapter 13: Central Area Rules, 13.3.8 - impact on historic
heritage value

The following assessments are based on the WCC on-line heritage inventory values
as identified in 2.2 above and compares the proposal with the situation at the time of
the writing of the on-line inventory entry, that is when the former nine-storey ICI
building was in situ.

7.1.1 Wellington Cathedral of St Paul
Value

Description of change

Magnitude
of effect

Cultural value

No change brought about by proposal. The
building will remain a place of Anglican worship and
will remain “Wellington’s most significant Anglican
religious building.”

No change

Architectural

No change brought about by proposal.

No change

Group

While there will be no physical change to the
building brought about by the proposal, the views of
the cathedral from the Parliamentary Precinct and
the Catholic Basilica and those from the Cathedral to
the Basilica and Parliamentary building will be
modified as the proposed building will provide a
new backdrop to the north of the cathedral.

Minor

The proposed new building is taller than the
demolished ICI building by approximately 11 metres
(three additional floors), its towers are closer than the
former ICI building, it has a greater volume and
taller podium (two stories compared with one for
ICI House).
The proposed new building is however,
approximately 14 metres away from the Cathedral
and the proposed south and east facades are have
receding bays allowing greater visibility of the
cathedral from the north and reduced bulk to the
immediate north of the cathedral. The podium form
and horizontal banding is intended to relate to the
cathedral design.
Townscape

The townscape value of the building will be affected
as the proposed building will provide a new
backdrop to the north of the cathedral.

Minor

The proposed new building is taller than the
demolished ICI building by approximately 11 metres
(three additional floors), its towers are closer than the

16
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Value

Description of change

Magnitude
of effect

former ICI building, it has a greater volume and
taller podium (two stories compared with one for
ICI House).
The proposed new building is however,
approximately 14 metres away from the Cathedral
and the proposed south and east facades are have
receding bays allowing greater visibility of the
cathedral from the north and reduced bulk to the
immediate north of the cathedral. The podium form
and horizontal banding is intended to relate to the
cathedral design.
Association

No change brought about by proposal.

No change

Archaeological

No change brought about by proposal.

No change

Identity/sense of
place/community

The proposed new building will modify the
identity/sense of place/community of the cathedral,
which is taller than the previous ICI building and
closer to the cathedral. The previous building was
nine stories high, and was more distant than the
proposed. In addition the previous building had a
single storey podium adjacent to the cathedral
approximately half the width of the development so
that the tower block was quite some distance away
from the cathedral

Moderate

However the new building is approximately 14
metres away from the Cathedral and the proposed
south and east facades are have receding bays
allowing greater visibility of the cathedral from the
north and reduced bulk to the immediate north of
the cathedral. The podium form and horizontal
banding is intended to relate to the cathedral design.
Symbolic/Commemorative/
Traditional/Spiritual

Identity/sense of
place/community.

The proposed new building will modify the
identity/sense of place/community of the cathedral,
which is taller than the previous building on the
building, which was in existence when the listing
was confirmed. The previous building was nine
stories high, and was more distant than the proposed.
In addition the building had a single storey podium
adjacent to the cathedral approximately half the
width of the development.
No change brought about by proposal.

No change
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Value

Description of change

Magnitude
of effect

Authentic

No change brought about by proposal.

No change

Representative

No change brought about by proposal.

No change

Importance

The proposal will modify the Molesworth Street
streetscape of which the Cathedral is a significant
element.

Minor

7.1.2 Parliamentary Library
Value

Description of change

Magnitude
of effect

Architectural

No change brought about by proposal.

No change

Group

While there will be no physical change to the building brought
about by the proposal, the views of and from the cathedral to the
Parliamentary precinct will be modified as the proposed building
will provide a new backdrop to the north of the cathedral, which
will not be greatly visible.

Minor

While the cathedral will shield much of the proposed new
building, it will nevertheless be visible from some rooms on the
first floor on the north of the Library building. Given that the
proposed building is taller than the demolished ICI building by
approximately 11 metres (three additional floors), its towers are
closer than the former ICI building and it has a greater volume, it
will be more visible and have a noticeable but only slightly greater
visual impact.
Townscape

The townscape value of the building will be affected as the
proposed building will provide a new backdrop to the north of the
cathedral.

Minor

7.1.3 Parliament House
Value

Description of change

Magnitude
of effect

Architectural

No change brought about by proposal.

No change

Group

While there will be no physical change to the building brought
about by the proposal, the views of and from the cathedral to the
Parliamentary precinct will be modified as the proposed building
will provide a new backdrop to the north of the cathedral, which
will not be greatly visible.

Minor

While the cathedral will shield much of the proposed new
building, it will nevertheless be visible from the main entry steps

18
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Value

Description of change

Magnitude
of effect

and eastern windows of Parliament House. Given that the
proposed building is taller than the demolished ICI building by
approximately 11 metres (three additional floors), its towers are
closer than the former ICI building and it has a greater volume, it
will be more visible and have a noticeable but only slightly greater
visual impact.
However Parliament House is some distance from the proposed
new building such that any visual effects are minor.
Townscape

The townscape value of the building will be affected as the
proposed building will provide a new backdrop to the north of the
cathedral. However the landmark status of Parliament House is
not affected.

Minor

7.1.4 Beehive
Value

Description of change

Magnitude
of effect

Architectural

No change brought about by proposal.

No change

Group

While the cathedral will shield much of the proposed new
building, it will nevertheless be visible from the upper floors of the
Beehive. Given that the proposed building is taller than the
demolished ICI building by approximately 11 metres (three
additional floors), its towers are closer than the former ICI building
and it has a greater volume, it will be more visible and have a
noticeable but only slightly greater visual impact. However given
its distance from the proposed new building, the impact will be
minor.

Minor

Townscape

The townscape value of the building will be affected as the
proposed building will provide a new backdrop to the north of the
cathedral. However the main focus of its townscape value is
Bowen Street and the southern section of Molesworth Street,
where there are already buildings of a similar scale.

Negligible

7.1.4 Parliamentary Precinct
Value

Description of change

Magnitude
of effect

Aesthetic

The proposed building is a block away from the north boundary
of the precinct, the cathedral will block a large extent of the
proposed building and will consequently have little visual impact
on it. In terms of the aesthetic values considered significant, the
relatively low scale nature of its major buildings will not be

Negligible
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Value

Description of change

Magnitude
of effect

affected by the proposal, nor will the spaciousness resulting from
its extensive landscaping and associated planting. There will be
no change to the architectural and historic cohesiveness of the
precinct. Viewshafts protected by the District Plan are directed
to the east and south east with views of the site of the proposed
building not included in any protected viewshaft.

7.1.5 Cathedral of the Sacred Heart
Value

Description of change

Magnitude
of effect

Architectural

No change brought about by proposal.

No change

Group

While there will be no physical change to the building brought
about by the proposal, the views of and from the cathedral to the
Basilica will be modified. However the group value of the
building is described as being the Catholic enclave and this group
value will be unaffected by the proposed building.

No change

Townscape

The townscape value of the building will be affected as the
proposed building will provide a new backdrop to the north of the
cathedral. However there are currently other similarly large
buildings in the existing backdrop so the visual effect will be
minimal.

Negligible

7.2

Heritage New Zealand

7.2.1 Heritage New Zealand (HNZ) Heritage Guidance Sheet 16 Assessing
Impacts on the Surroundings associated with Historic Heritage
The proposal will have the greatest impact on the Wellington Cathedral of St Paul
and the following assesses the potential impacts on this building, again comparing the
proposal against the situation when the ICI building was extant.
Clause

Description and assessment of effect

Magnitude of
effects

a, no visual
dominance or
distraction
from qualities
of heritage
place

It is presumed that the qualities of the heritage place in
this assessment criterion are its heritage values. The
impacts of the proposed building on heritage values of
nearby listed heritage buildings are discussed above and
range from moderate to no change.

Minor

As discussed above the proposed building is considerably
larger in mass and height than the cathedral and is closer
and larger than the now demolished ICI building.
The proposed building is composed of a two-storey
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Clause

Description and assessment of effect

Magnitude of
effects

podium with four visually separate, stepped, vertical
towers, all of which will provide some relief from the
larger mass while architecturally acknowledging the
tower and horizontality of the cathedral. The
photomontages shown in the Architect’s Statement
(p38) shows translucent sawtooth and flat cladding
which will also reduce the visual impact and further
reduce the apparent mass of the building.
There are a number of other tall building with a large
mass in close proximity, which has been the context of
the cathedral for some time. However these are all in
the eastern block opposite or the block to the north,
some distance from the cathedral.
Given the external and plan design mitigation of the
mass and height of the proposed building, the potential
visual dominance compared with the former ICI
building is moderate.
The proposed building will however, cause a greater
shadowing of the north elevation of the cathedral during
winter (p22 Architect’s Statement) than the demolished
ICI building.
b, appropriate
visual
catchments,
corridors or
sightlines

The main visual catchments, corridors and sightlines
around the cathedral include those from the north and
south of Molesworth Street, Hill Street, Aitken Street
and Pipitea Street.

Minor

Based on the photomontages in the Architect’s
Statement (section 4.1), the views of the cathedral from
Molesworth Street south are unhanged, albeit with a
large glazed building as a backdrop.
From Molesworth Street north, the photomontages
show the cathedral is obscured almost completely by the
proposed building. The stepped design, however allows
greater visibility of the cathedral when the viewer is
closer to it.
The north elevation of the cathedral is slightly obscured
by the proposed building from Pipitea Street while the
visibility of the cathedral from Aitken Street changes
little other than having the proposed building as a close
backdrop.
The loss of visibility only from the north of Molesworth
Street is considered minor.
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Clause

Description and assessment of effect

Magnitude of
effects

c, effect on
character and
setting

The character and setting of the cathedral compared to
when the ICI building was extant, is a considerably
taller building with greater mass and closer to the
cathedral. As discussed above, the external design,
planning and cladding will mitigate the impact of the
new building (see 7.1.1).

Minor

d,
compatibility
with the
existing
environment

Compatibility with the existing environment is discussed
below.

e,
compatibility
of new and
old

A definition of compatible is “capable of existing
together in harmony”. A useful guide on how to
achieve compatibility of a new building in an historic
area can be found in the following:

Negligible

“Compatibility is achieved through careful attention to
the following design principles of building: setback,
orientation, scale, proportion, rhythm, massing, height,
materials, color, roof shape, details and ornamentation,
[and] landscape features…..using today’s materials and
techniques …. and be of its own time”11
There is no consistent height or building forms in the
immediate environment as shown in the
photomontages. The neighbouring buildings are mostly
commercial or public buildings, the exception being the
cathedral. The cathedral has clear church planning and
design of nave, chancel, expressed aisles, clerestory, tall
tower and narrow windows.
The commercial buildings are generally built to the
street boundary, however there are exceptions. The
former BNZ building (now the Red Cross building) is
set back considerably from the street and has a triangular
park on the corner building on the corner with
Hawkestone Street.
The National Library has a wide forecourt, the SSC
building has a courtyard on the Pipitea and Molesworth
Street corner and the National Archives is set back from
the street except for the entry.
The National Library extends outwards on successive
floors and the SSC steps inwards towards the top of the
11
https://scholarship.law.georgetown.edu/cgi/viewcontent.cgi?referer=https://www.google.com/&http
sredir=1&article=1001&context=hpps_papers
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Clause

Description and assessment of effect

Magnitude of
effects

building. The Vogel building has a 3 storey podium.
Roof shapes of the neighbouring buildings are also
contrasting.
The proposed new building maintains the contrasting
heights, forms, and the means of addressing the street of
the neighbouring commercial buildings.
f, adoption of
colours and
materials that
relate to those
of adjacent
buildings

As well as contrasting forms, locations, proportions and
heights, neighbouring buildings also have contrasting
materials and colours. The proposed new building
maintains this contrast, particularly compared with the
cathedral.

No change

g,
compatibility
of
architectural
style

The compatibility of the architectural style of the new
buildings is discussed above. The proposed building
does not replicate or mimic historic styles.

No change

7.3

ICOMOS New Zealand Charter

Clause

Description and assessment of effect

Magnitude of
effects

9

The settings of the various listed buildings are described
in 2.2. The immediate setting of the most affected
building, the cathedral, is discussed above in 7.1 and 7.2.
In these assessments above, the setting is considered to
be affected to a minor extent.

Minor

7.4

International criteria

Clause

Description and assessment of effect

Magnitude of
effects

a

The proposed new building acknowledges the rising
street level towards the north, while responding
positively architecturally to the cathedral in form,
massing, set backs and cladding. The history of
development of the setting is one of constant change,
which is continuing.

No change

b

The pattern of development of differing building
heights, forms, materials, and site locations has been
described above. The proposed development maintains
this contrasting approach to design within the vicinity.

Negligible
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Clause

Description and assessment of effect

Magnitude of
effects

Patterns of movement are not affected.

c

Most existing views of the cathedral are respected with
only those from the north of Molesworth Street
obscured.

Minor

d

As discussed above, there is a variety in scale of
neighbouring buildings from two storeys to 14 storeys.
At 12 storeys the proposed building mediates these scale
differences.

No change

e

The design comprises masonry cladding and glazing to
the podium with translucent, facetted and plain glazing
to the upper floors. The façade design and use of
materials provides visual diversity in façade treatment.
The materials to be used will be of a high quality

Negligible

f

The proposed building will limit views of the cathedral
to a small extent, while creating a street façade that
maintains the existing contrasting building designs.

Minor

7.5

Evaluation of effects

Appendix 1 describes a methodology for evaluation of effects. Based on this
methodology the following are the assessed effects on building heritage:
Value of the building

Magnitude of effects

Significance of effects

The potentially affected buildings are
listed in the WCC District Plan and
by HNZ where they have both
category 1 and 2 listings. The most
directly affected building is the
Wellington Cathedral of St Paul,
which is not listed with HNZ but is
listed with WCC. This equates to a
rating medium grading, based on
the ICOMOS Guide.

The proposed new building is
assessed as mostly minor to no
change

Based on the matrix in
Appendix 1 the significance
of impact is assessed as
slight to neutral.
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8

Conclusions

The magnitude of impacts of a new 12 storeyed building to the immediate north of
the Wellington Cathedral of St Paul’s is neutral to minor positive and the
significance of effects is neutral to slight, or less than minor. The greatest magnitude
of impact on the heritage values of other buildings further away is minor. The new
design generally follows accepted national and international guidelines for a
compatible new design adjacent to heritage buildings.

Ian Bowman
12 June 2020
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Appendix 1
Assessment of values and effects
Grading of heritage values
Based on the ICOMOS Guide, the relative importance of built heritage is graded as
follows:
Value

Descriptors

Very high

Very high importance and rarity, international scale,
category 1 HNZ listing

High

High importance and rarity, national scale, category 1 HNZ
listing

Medium

High or medium importance, regional scale, category 1 or 2
HNZ listing or equivalent local authority listing

Low

Low or medium importance and rarity, local scale, not
HNZ listed, local authority listing

Negligible

Very low importance and rarity, local scale, not listed

Magnitude of effect
The ICOMOS Guide recommends ranking the magnitude of the impact or effect
(also called the degree of change) as follows:
•

Major

•

Moderate

•

Minor

•

Negligible

•

No change

The approach used to assess significance of impact/effect is determined by two
variables; the value of the receptor, as described below, and the magnitude of change
upon the receptor. The consideration of value and magnitude takes into account the
severity of the impact of the project, together with the vulnerability of the receptor
to change. The table below summarises the possible types of change and their
magnitude12.
Effects can be direct and indirect; cumulative, temporary and permanent, reversible or
irreversible, visual, physical, social and cultural, even economic.

12

UK Highways Agency, HA 208/07
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Impact

Factors in the Assessment of Magnitude of Impacts

Major

Change to key historic building elements, such that the resource is totally
altered.
Comprehensive changes to the setting.

Moderate

Change to many key historic elements, such that the resource is significantly
modified.
Changes to the setting of an historic building, such that it is significantly
modified.

Minor

Change to key historic elements, such that the resource is slightly modified.
Change to the setting of an historic building, such that it is noticeably
changed.

Negligible

Slight changes to historic building elements or setting that hardly affect it.

No change

No change to fabric or setting.

Possible effects could include changes to use, access, views, topography, structures,
vegetation, sound environment, approaches and context. The effect on the heritage
resource has been ranked without regard to its level of significance.

Significance of effect
The matrix below illustrates that combining the magnitude of impact/effect (before
mitigation) and the heritage significance of the heritage resource will determine the
extent of impacts of the project.
Very

Neutral

Slight

Large/very
large

Very large

Moderate

Moderate

/Slight

/large

Large/very
large

Slight

Moderate

Moderate/large

Neutral/

Neutral/

Slight

Moderate/slight

slight

slight

Neutral

Neutral

Neutral/

Slight

/slight

slight

Minor

Moderate

high
High

VALUE

Medium

Moderate
/large

Neutral

Neutral

Slight

Neutral/
slight

Low

Neglig

Neutral

Neutral

ible
No
change

Negligible

Major
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MAGNITUDE OF IMPACT

In general if the effects on all heritage resources were adverse the overall impact
would be the highest impact. Conversely if the effects were all beneficial, the
average level of benefit would be selected, rather than the greatest, as assessments
should be conservative.
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