LANDSCAPEANDURBANDESI
GNREPORT
Nor
t
hbr
ookWanakaRet
i
r
ementVi
l
l
age
Wi
nt
onPr
oper
t
yLi
mi
t
ed

Document prepared by

Stephen Skelton

Document reviewed by

Felipe Braga

Client

Winton Property Limited

Status

Issue

Issued

5 March 2021

This report has been prepared by Patch Limited on the instructions of the Client. It is solely for the
Client’s use for the purpose for which it is intended in accordance with the agreed scope of work.
Patch Limited does not accept any liability or responsibility in relation to the use of this report
contrary to the above, or to any person other than the Client. Any use or reliance by a third party
is at that party’s own risk. Where information has been supplied by the Client or obtained from
other external sources, it has been assumed that it is accurate, without independent verification,
unless otherwise indicated. No liability or responsibility is accepted by Patch Limited for any errors
or omission to the extent that they arise from inaccurate information provided by the Client or
any external source.

Northbrook Wanaka Retirement Village - Landscape and Urban Design Report - Patch

2

1. Executive Summary
1.1.

The proposal seeks to establish a retirement village within multi-storey buildings on the
Northlake Special Zone (NLSZ) in Wanaka. The proposal consists of 100 self-contained
apartments, an on-site “Care Pod” with 36 specialist care units, a Main Entry Building with
offices and a staff room, an Amenity and Club House building with a lounge, bar and kitchen,
pool, spa, gym, and yoga room. The retirement village will form part of the Northlake
neighbourhood and will be well connected by existing roads and cycle trails. All buildings will
be accessed by attractive, tree lined streets and the site will be extensively landscaped.

1.2.

Northlake has recently become an integral part of Wanaka’s urban fabric. The NLSZ’s
Structure Plan locates road links, cycle links, activity areas, building restriction areas, tree
protection areas and main entries. The proposed retirement village will be contained within
the Structure Plan’s C2 and D1 Activity Areas where urban development is anticipated.

1.3.

Northlake is adjacent to the Lake Wanaka Outstanding Natural Landscape and Clutha River
Outstanding Natural Feature and acts as an urban hub between the Wanaka and Albert Town
centres. Other defining features, which characterise this part of Wanaka include the exotic
forestry block known as the Sticky Forest, Mount Iron and Little Mount Iron and the grey
shrubland clad flatlands of the Hikuwai Reserve.

1.4.

The proposal presents clustered, well-spaced, two-storey apartment buildings, and larger
communal buildings, in a frame of open space and landscaping. The proposed Care Pod
building will be 2.5m higher than the permitted building height in this location but its place
within the landscape will ensure it will result in very low adverse visual and character effects.

1.5.

Retirement villages are anticipated in Activity Area D1 and the proposal is consistent with
that part of the NLSZ Structure Plan. Although retirement villages are not anticipated in
Activity Area C2, the proposed apartment style dwellings and the communal buildings and
open spaces allow for a high ratio of open space to built-form. The architectural vernacular
will match the anticipated tone and character of the Northlake neighbourhood in terms of
form, scale and materiality, and overall the proposal will result in net positive urban design
outcomes compared with the type of development anticipated in Activity Area C2.
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2. INTRODUCTION
2.1.

Patch Ltd has been engaged by Winton Property Limited to undertake an urban design,
landscape and visual effects assessment of a proposed retirement village within the NLSZ.
This assessment is based on the:
1.

Architectural package and design statement prepared by Three Sixty Architecture,

2.

Landscape plans prepared by Patch, and

3.

Resource consent drawings prepared by Paterson Pitts Group.

3. ASSESSMENT METHODOLOGY
3.1.

In undertaking this assessment, Patch visited the site and surrounding environment on
several occasions. Patch observed the character elements, connections, community assets of
Northlake and the wider Wanaka area. Patch provided guidance during the development of
the proposal with respect to set out streetscape design and masterplanning.

3.2.

The urban design assessment provides an assessment against best-practice urban design
principles, which largely align with guidance provided by the Queenstown Lakes District
Council (QLDC) in the Operative District Plan (ODP) as well as the framework provided in the
New Zealand Urban Design Protocol.

3.3.

The landscape and visual effects assessment assesses the effects of the proposal on
landscape character and visual amenity and has been undertaken in accordance with the
QLDC ODP matters. This assessment follows best practice landscape and visual assessment
principles directed by both the New Zealand Institute of Landscape Architects Best Practice
Note 10.1 and the Guidelines for Landscape and Visual Impacts Assessment prepared by the
Landscape Institute.

Extent of Effect
3.4.

In assessing the extent of effects, this report uses the following seven-point scale:
very high, high, moderate-high, moderate, moderate-low, low, very low.

3.5.

An effects rating of moderate–low corresponds to a ‘minor’ adverse effects rating. An
adverse effects rating of “low’ or ‘very low’ corresponds to a ‘less than minor’ adverse
effects rating.
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Assessment Framework
3.6.

This assessment:
1.

describes the receiving environment in terms of the existing and anticipated urban and
landscape character;

2.

describes the proposed built form, streetscape, urban and landscape design;

3.

describes the receiving environment in terms of the existing and anticipated urban and
landscape character;

4.

describes the relevant Planning framework;

5.

assesses the landscape character and visual amenity effects of the proposal in the context
of the relevant assessment matters contained within QLDC’s ODP;

6.

assesses the urban design outcomes in the context of the relevant matters contained
within the ODP NLSZ;

7.

assesses the urban design outcomes in the context of the New Zealand Urban Design
Protocol; and

8.

provides a conclusion.

4. SITE AND CONTEXT
4.1.

Northlake is a rapidly developing urban area near the northern edge of Wanaka (Figure 1).
This northern edge is clearly defined by the Clutha River outlet and the western extents of
Lake Wanaka. A series of vegetated terraces descend to meet the river, north of Northlake.
Other defining features, which characterise this part of Wanaka include the exotic forestry
block known as the Sticky Forest to the west, the north facing slopes of Mount Iron and Little
Mount Iron to the south and the grey shrubland clad flatlands of the Hikuwai Reserve to the
east.

4.2.

Northlake has recently become an integral part of Wanaka’s urban fabric, providing a range
of living choices, acting as a northern urban hub between the areas of Albert Town and
Wanaka. Aubrey Road provides the main connection to Northlake while a series of pedestrian
and cycle trails, with particular regard to the Outlet Track, provides healthy mobility
connections to the wider Wanaka area.

4.3.

Northlake is within the NLSZ which comprises a number of Activity Areas (Figure 2). The
retirement village will be located in Activity Areas C2 and D1 of the Zone. These Activity Areas
are adjacent to and south of Outlet Road which links Aubrey Road with the Lake Outlet
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Holiday Park. South of Activity Area C2, the landform rises to a terrace and this land, as well
much of the residentially zoned, vacant land farther south and west, are within the Activity
Area E1 Building Restriction Area (BRA). Immediately south of Activity Area C2 is an existing
patch of grey shrubland vegetation, however the balance of Activity Area C2 is pasture grass
or wilding pines. Similarly, much of Activity Area C2 and E2 BRA is rolling pastureland with
limited vegetation.
4.4.

On the opposite side of Outlet Road, the land is within Activity Areas C2, C3 and the E2 BRA.
An approved road within Northlake, Lindis Road, will link Outlet Road with the internal,
southern portion of Northlake. This road will pass though the proposed development and
separates Activity Areas C2 and D1. A walkway and cycle link is to be constructed within
Activity Area E2 immediately south of the proposed development.

6

Figure 1: Area location and context

Northbrook Wanaka Retirement Village - Landscape and Urban Design Report - Patch

Figure 2: The Northlake Structure Plan

5. THE PROPOSAL
Masterplan
5.1.

The proposal (Figure 3) seeks to construct a retirement village, to accommodate all stages of
aging. The facilities and activities proposed are as follows:

a)

100 residential units for independent living. The units are between 116.92m2 and
135.78m2, comprising 1, 2 or 3 bedrooms;

b)

A care pod building with 36 specialist care units and communal kitchen, dining and
living areas, medical storage space and staff facilities;

c)

A main entry building with offices, staff room, kitchen, and back of house facilities for
administration purposes;

d)

A Clubhouse and Amenity building for social and active recreation, including:
o

a lounge bar and kitchen;

o

a yoga room;

o

a gym;

o

a swimming pool and spa;

o

reception area, toilets, plant room, kitchens, back-of-house;
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5.2.

Buildings will be accessed by attractive, tree lined streets which promote active transport
options. Hard and soft landscaping such as surface materials, walls, lighting, street furniture
and vegetation will be consistent with the existing landscape patterns in Northlake. The site
will be extensively planted with high stature structural trees with an understorey of
ecologically appropriate plants.

Figure 3: The Northbrook Wanaka Masterplan

Apartments
5.3.

There are four apartment typologies proposed. Each apartment building will be two storeys,
approximately 8m in height and will comprise a main gabled roof form with articulated
facades. There will be some small intrusions into the Zone’s 8m building height restriction
but generally the apartments will be no more than 8m from ground level.

5.4.

The apartments will be a clad in a mix of exterior colours and materials as detailed in the
architectural package and design statement. These materials include:
•

Textured masonry featuring unpainted brick veneer with over mortared trowel finish,

•

Tray profile metal roofing in varying colour finish with reflectivity value of less than
20%,

•

Metal cladding with vertical seams to match roofing colour,

•

Metal cladding with vertical seams to match roofing colour,

•

Timber weatherboards and screen slatting with variable natural oil finishes,
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5.5.

•

Timber pergola frames.

•

Corten steel entry canopy.

These apartment will be arranged in clusters which will have their own access and parking off
the main access road.

Village Hub
5.6.

A Village Hub will be located at the western edge of Activity Area C2. This hub will host three
large buildings comprising a Care Pod, a Main Entry building and an Amenity and Clubhouse
building.

5.7.

Access to the Village Hub will be via the main spine road which terminates at a large, treelined communal parking area. Buildings will be arranged around a large open space which will
support a water feature and other areas of outdoor amenity and planting.

The Care Pod
5.8.

The Care Pod will support assisted living facilities in a multi-storey building located at the rear
(west) of the Village Hub. This building will have an 892m2 footprint and its main gable roof
form will be slightly over 11.5m in height. The Care Pod will contain 36 aged and assisted care
units with shared kitchen dining and living areas.

Main Entry
5.9.

The Main Entry building will be physically attached to the Care Pod and will act as a back of
house, reception and general support for the maintenance and operations of the retirement
village. This building will be single storey, 6m in height and will comprise a double gable roof
form. It will occupy a footprint of 782m2.

Amenity and Clubhouse
5.10.

The Amenity and Clubhouse building will act as the heart of the village, providing spaces for
social interaction and well-being. The Amenity and Clubhouse building will employ a main
gable roof form and will occupy a footprint of ~739m2. It will be 6.3m in height and will house
a club room, library, kitchen and bar, pool, gym, yoga room and bathroom facilities.
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Village Hub Landscape, Parking & Circulation
5.11.

The buildings within the Village Hub will be framed by areas of open space and vegetation.
The northern and western edges and back of unit areas will be planted in native trees and
shrubs with groupings of native beech. The three Village Hub buildings will be orientated
around a central open space which will support a ‘babbling brook’ and pond feature. This
babbling brook will be planted in native riparian plantings of toetoe, flax and sedges. Other
features of this open space include open lawn areas for outdoor activities and amenity, a
small putting green and high stature deciduous amenity trees.

5.12.

The Village Hub will be accessed via wide footpaths and the retirement village’s spine road,
which will terminate at a large car park. This car park will contain 42 car parks (2 accessible),
will be treed and buffered from the nearby apartments to the northwest by planted mounds.
The retirement village’s main footpath will access the buildings over a timber bridge which
will act as a threshold, crossing the babbling brook, then passing through a pergola with
hanging star jasmine. There will be ample parking for cycles and mobility scooters near the
entrances to the Clubhouse and Main Entry buildings. The Amenity and Clubhouse building
will also have a pergola and a large paved area to the north which can support outdoor
seating.

5.13.

All service and staff vehicles will access the Back of House areas to the south and west of the
building via a service lane.

Roads
5.14.

A main spine road will run within Activity Area E1 near the southern edge of Activity Area C2
(Figure 4). Some parallel parking and traffic calming islands will form part of this street, as
will an avenue of maple trees. The main spine road will enter the site via Lindis Road and the
Outlet Road connection. This spine road will terminate at the parking area for the Village Hub.
It will be possible for all vehicles to turn around at a turning circle at the end of the village
hub parking area.

5.15.

Apartment clusters will be arranged to the north of the main spine road and each cluster will
be accessed off the spine road. A sign will be located at each cluster access with alternating
signature trees of Upright Hornbeam and Sweetgum. Apartment clusters in Activity Area D1
will be accessed via the existing road network off Malvern Road and Lindis Road. This part of
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the development will be visually linked to the wider village in Activity Area C2 through the
use of signature trees, building form, landscape materials and a network of footpaths.

Figure 4: Road hierarchy
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Pedestrians and Cycle Network
5.16.

Pedestrians and cyclists will be well accommodated for through the use of a generous width
footpath to the north of the spine road. This footpath will be wide enough to allow mobility
scooters to pass each other. Within each apartment cluster there will be a large hardstand
area for parking and access to each apartment. In the open hardstand areas pedestrians can
move freely and safely to access the footpaths.

5.17.

As required by the NLSZ Structure Plan, a walking and cycle trail will be located near the edge
of the main spine road and this trail will be publicly accessible (Figure 5). This trail will link
the wider Northlake community with areas east and north of the site.
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Figure 5: Indicative cross section of the main spine road and walking and cycle trail.

Landscape and Planting
5.18.

The site will be densely landscaped. The northern edge of the development, adjacent to
Outlet Road, will continue the existing patterns in Northlake’s edge to Outlet Road,
employing a post and rail fence with a broadleaf hedge and a wooden retaining wall. As this
northern edge of Activity Area C2 leaves Outlet Road, the north boundary will be increasingly
natural in character, employing indigenous vegetation including large beech trees. This
indigenous character will buffer the development from the more open lands to the north and
west and provide an enhanced natural, vegetated edge to the Activity Area’s interaction with
the more open and natural lands to the north and west.

5.19.

The internal landscape will be densely treed and planted. The street network will use avenue
trees and each apartment cluster’s access area will have alternating trees of Hornbeam and
Sweetgum to differentiate them. At the end of each apartment cluster, and at other key
location through the village, a signature Raywood Ash tree will be used as a feature to
punctuate the sense of place.

5.20.

Other vegetation between buildings will be composed of common indigenous shrubs and
grasses with upright trees such as ribbonwood and marble leaf. This vegetation will frame
outdoor living areas and other non-native amenity planting including lavender and rosemary
will be used to provide colour and amenity.

5.21.

Overall, the shrubs, grasses and trees used in the landscape will form part of signature
vegetation pattern. This vegetation will be easy to maintain once established and will
contribute positively to the landscape’s amenity and ecological values by providing amenity
and habitat.
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5.22.

Lighting, signage and surface material will also form part of the designed landscape character.
These elements will be consistent with the existing elements in the Northlake
neighbourhood. Materials such as exposed aggregate, cobble stone setts and schist will form
part of the ground plane while timber, steel and schist stone walls will form part of the
vertical plane.
These materials are natural in character and will set the tone and frame of built development.

6. PLANNING CONTEXT
6.1.

The NLSZ is included in Chapter 12 of the ODP and much of the development within the Zone
has been realised. The Zone purpose is as follows:
Operative District Plan (ODP)
12.33 The purpose of the NLSZ is to provide for a predominantly residential mixed
use neighbourhood. The area will offer a range of housing choices and lot sizes ranging
from predominantly low to medium density sections, with larger residential sections
on the southern and northern edges. The zone enables development of the land
resource in a manner that reflects the zone’s landscape and amenity values.

6.2.

A suite of objectives, policies, rules and assessment matters are contained within Chapters
12.33 and 12.34. The objectives, policies and rules are addressed in the application
document; the assessment is informed by this report. The assessment matters are addressed
in Part 9 below.

7. ANTICIPATED DEVELOPMENT
7.1.

The following describes the type of development the District Plan anticipates on the land
containing the proposed retirement village. This development scenario is predicated on the
subdivision of the lots (as a restricted discretionary activity) to enable the resultant built
form. As resource consent is needed to achieve both the subdivision and this built form, the
development scenario cannot be contemplated as comprising the “Permitted Baseline”.
However, the anticipated development scenario is not fanciful and is an appropriate
consideration when contemplating the quantum of effects associated with the application.
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Activity Area C2
7.2.

Activity Area C2 provides for a density of 4.5 residential units per hectare (plus or minus 15%).
Figure 6 illustrates a subdivision layout based on the maximum number of lots that could be
established on the site. A total of 15 residential lots ranging from 1,159m2 to 3,104m2,
accessed from a road running parallel to Outlet Road along the southern boundary of the
activity area, could be created as a Restricted Discretionary activity under the Operative
District Plan (Chapter 15).

7.3.

A residential unit (including a residential flat and accessory buildings) could be constructed
on each lot, in accordance with the following bulk and location standards, as a Controlled
activity:
•

40% building coverage;

•

A maximum aggregate building length of 16m along any internal boundary;

•

A set back of at least 4.5m from road boundaries;

•

A set back of at least 2m from all internal boundaries;

•

A maximum building height of 8m;

•

A height in relation to boundary control whereby no part of any building protrudes
through a recession line inclined towards the site at an angle of 40° and commencing
at 2.5m above ground level.

Figure 6: Subdivision plan of anticipated development within Activity Area C2.

Northbrook Wanaka Retirement Village - Landscape and Urban Design Report - Patch

14

Activity Area D1
7.4.

Activity Area D1 provides for a density of 15 residential units per hectare, plus or minus 15%
as a Restricted Discretionary activity. Figure 7 illustrates a subdivision layout based on the
maximum number of lots that could be established on the site. A total of 26 residential lots
ranging from 195m2 to 625m2 could be created as a Restricted Discretionary activity under
the Operative District Plan (Chapter 15)1.

7.5.

A residential unit (including a residential flat and accessory buildings) could be constructed
on each lot, in accordance with the following bulk and location standards, as a Controlled
activity:
•

65% building coverage;

•

A maximum aggregate building length of 16m along any internal boundary;

•

A set back of at least 3m from the road boundaries;

•

A set back of at least 1.5m from all internal boundaries;

•

A maximum building height of 10m; and

•

A height in relation to boundary control whereby no part of any building protrudes
through a recession line inclined towards the site at an angle of 40° and commencing
at 2.5m above ground level.

1

Resource Consent RM190505 has authorised the subdivision layout shown in Figure 2.
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Figure 7: Subdivision plan of anticipated development within Activity Area D1.

8. ASSESSMENT OF EFFECTS ON LANDSCAPE AND VISUAL AMENITY
8.1.

In undertaking this landscape assessment, Patch visited the site on several occasions and
viewed the site from surrounding public places and where available, from private places.
Photographs were taken using a digital SLR camera and these photographs form part of this
report.

8.2.

An assessment of the proposal’s actual and potential effects on landscape character and
visual amenity is undertaken below and uses the following definitions:
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Landscape character effects – These effects derive from changes in the physical
landscape, which may give rise to changes in its character and how this is experienced.
This may in turn affect the perceived value ascribed to the landscape.
Visual effects – Visual effects relate to the changes that arise in the composition of
available views as a result of changes to the landscape, to people’s responses to the
changes, and to the overall effects with respect to visual amenity.

Landscape – Landscape is the cumulative expression of natural and cultural features,
patterns and processes in a geographical area, including human perceptions and
associations.

8.3.

The following portion of this report will assess the effects of the proposal under the heading
Visual Amenity Effects and Landscape Character Effects.

Landscape Category
8.4.

The NLSZ, an urban zone within the Urban Growth Boundary (Figure 8), is not subject to any
district or regional landscape classification. The PDP Stage 1 and 2 Decisions Version maps
shows the Lake Wanaka ONL and Clutha River ONF boundaries immediately adjacent to and
north of Activity Area C2 (Figure 9). Below and north of the site, Outlet Road and its adjacent
landform separates the Lake Wanaka ONL to the west from the Clutha River ONF to the east.
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Figure 8: Wanaka Urban Growth Boundary with the site highlighted in yellow.
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Figure 9: Landscape category boundaries.

Visual Effects
8.5.

The NLSZ and associated Structure Plan are designed to allow for urban development within
certain Activity Areas, while retaining some areas which would better maintain the wider
landscape amenity values as open space.
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8.6.

The NLSZ Activity Areas C2 and D1, where the proposed retirement village will be located,
are on lower-lying land where urban development is appropriate and is less visible when
viewed from farther afield and the visibility of urban development is recognised and
accepted. The following portion of this report will assess the visual effects of the proposal. A
series of image’s and an Image location plan is attached. (Attachment A and Images).

Visibility from the Mount Iron area
8.7.

There is very limited potential that the proposed development will be visible from elevated
parts of Mount Iron, as most of that mountain is densely vegetated in kanuka shrubland. If
visible at all from any elevated lands on Mt Iron or Little Mt Iron, the proposal will not appear
as a deviation from the type of urban development anticipated and will appear as part of the
existing urban areas of Northlake. The proposal will not result in any adverse visual effects
when viewed from Mt Iron.
Visibility from Deans Bank, the Clutha River outlet, and the surface of Lake Wanaka

8.8.

The proposal will not be visible from the Deans Bank area, the Clutha River Outlet area or the
surface of Lake Wanaka.

Visibility from adjacent land and Outlet Road
8.9.

On the ONL / ONF land to the north of the NLSZ, the landform descends gradually across a
series of vegetated terraces to meet the edge of Lake Wanaka and the Clutha River Outlet
area. Most of this land is densely clad in kanuka shrubland with patches of mature, exotic
conifers. Also, there are groups of large conifers on the property to the immediate north of
proposed apartment units 1 – 6 and the Village Hub. These mature trees screen the site and
of the proposed buildings when viewed from the north along Outlet Road (see Images I – 3)

8.10.

It is anticipated that the conifer trees, which are mostly wilding species, could be removed
in the future, thereby increasing the visibility of the buildings. The establishment of the NLSZ
allows for built development within Activity Area C2 and the impact of tree removal and
consequential visibility of building from farther afield was taken into account. The Care Pod
is proposed in a part of the site where it is set back from the edge of the terraced landform
below and north of the site. The existing landform and proposed landscaping will mitigate
the visual effects of the increased height of the Care Pod.
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8.11.

The apartments near the part of Outlet Road adjacent to the site will be of a scale anticipated
in Activity Area C2. While they may be visible from that part of Outlet Road adjacent to and
near the site (Images 3 – 8), they will be buffered by vegetation and are of a scale, form,
location and appearance which will be appropriate within the NLSZ. The visibility of the
apartments from public and private viewpoints will not result in adverse visual effects
beyond what is anticipated in Activity Area C2.

8.12.

The Care Pod building will be 11.5m in height and therefore one storey higher than the
permitted height in Activity Area C2. Any potential adverse effects of the Care Pod building
are avoided, or adequately mitigated, due to:
•

the location at the rear of the site and the significant distance between the building
and Outlet Road (approximately 95m);

•

the rising and undulating landform north of the Care Pod which encloses the built
form;

•

the location of the apartments between the Care Pod and Outlet Road which will
reduce any potential visual effects of the Care Pod from lower Outlet Road (Images
1-3) and the eastern parts of Outlet Road (Images 4 – 8).

•

the high stature native beech trees proposed near the site’s boundary which, once
mature to around 6m (approximately 5 years), will provide a similar degree of
screening and buffer vegetation between buildings and Outlet Road as currently
provided by the existing trees off site.

•

the other groups of native trees between Outlet Road and the Care Pod which will
screen and buffer the visibility of the Care Pod building, as well as provide a structural
frame of vegetation for most of the proposed built development.

8.13.

In summary, any adverse visual effects of the Care Pod building are low. Once the high
stature trees mature to approximately 6m in height (5 years), with particular regard to those
on the north and northwest boundary, any low adverse visual effects associated with the
scale of the Care Pod will be reduced to very low.

8.14.

The Main Entry Building and Clubhouse and Amenity building will be of a scale and in a
location that they will be well screened by apartments, vegetation and landform. These
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buildings will have a very low level of visibility from Outlet Road.
Landscape Character Effects
8.15.

The NLSZ is an urban zone and the proposal adheres to the urban character broadly
anticipated in the Activity Areas C2 and D1. Retirement villages are not anticipated in Activity
Area C2 but the building coverage proposed is less than what is permitted for a complying
residential development. In terms of landscape character effects, the proposal presents little
change beyond what is anticipated in the Zone, including at the boundary between the urban
zone and the adjacent Rural Zone and the ONL.

8.16.

There is a patch of existing kanuka vegetation south of proposed units 19-20. A small portion
of this existing kanuka (70m2) will be removed to accommodate the proposed walkway /
cycle link that will be developed as part of the proposal. The significant native vegetation
which will be planted within the site will remedy any adverse natural character and landscape
effects resulting from the loss of kanuka removed to facilitate the construction of the cycle
trail.

21
Landscape and Visual Effects Conclusion
8.17.

The proposed retirement village will be within Activity Areas C2 and D1 and will form part of
an urban environment which will be in character with the anticipated urban development in
these Activity Areas. While the proposed Care Pod building will be 3.5m higher than
permitted in the zone, its place within the site and the surrounding frame of existing and
proposed indigenous vegetation will ensure it will result in a very low adverse visual effect.
The proposal will not increase any adverse effects on landscape character and will form part
of the expected urban to natural transition between the Northlake neighbourhood and the
adjacent Lake Wanaka and Clutha River ONL / ONF.

9. URBAN DESIGN ASSESSMENT
9.1.

This section of the report provides an assessment of the proposal against the relevant design
criteria contained within the NLSZ.
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ODP Chapter 12 - Northlake Special Zone
Provision

Assessment Matter

12.34.5.2

Restricted Discretionary

iii

Activity – Residential Activities

Assessment

in any of Activity Areas B1 to
B5 and C1 to C4 (Rule
12.34.2.3.i) and Residential,
Visitor Accommodation,
Commercial, Retail and
Community Activities and
Retirement Villages in Activity
Area D1 (Rule 12.34.2.3.ii)
12.34.5.2

In regard to indicative

The proposal does not seek subdivision consent

iii (a)

subdivision design

for all units to be on separate titles, but instead
seeks a comprehensively designed retirement
village within parts of Activity Areas C2 and D1.
However future subdivision after construction
will be an option. Therefore, the proposal is
assessed against the following assessment
matters.

12.34.5.2

Whether the street blocks are

A walkable neighbourhood is central to the

iii (a)(i)

designed to be walkable.

design of the retirement village which seeks a

Where practical within Activity

well-designed, walkable urban environment

Areas B1 – B5 in particular,

which respond to the site’s topography and

block sizes larger than 1.5 ha

landscape characteristics. A generous width

and block lengths (between

footpath will connect the wider residential

intersections, not including

clusters with the western village hub and will

rear service lanes) longer than

enable mobility scooters and other assisted

200m are discouraged.

walking devices to safely pass each other. The
edges of the retirement village will engage with
the adjoining land such that pedestrian
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Assessment Matter

Assessment
connections can be made easily through the
site. On the southern periphery of the village, a
public cycle trail will contour along the base of
the terrace riser, linking the wider Northlake
community with the regional cycle network.

12.34.5.2

The extent to which the

There are no rear sites proposed. All apartment

iii(a)(ii)

subdivision layout minimises,

clusters will face the internal access roads.

as far as practical, the number
of rear sites that do not front
the street.
12.34.5.2

The extent to which the

The development in Activity Area C2 is guided

iii(a)(iii)

subdivision design responds

by the lineal form of the adjacent terrace riser

positively to the underlying

and the proposed spine road and pedestrian

topography and landscape

and cycle path will closely follow the base of

characteristics.

this terrace. The proposal uses the underlying
landform as a cue for design.
The Village Hub and Care Pod will be located in
a discrete part of Activity Area C2, where the
landform falls to the north and rises to the
south and where existing vegetation on and off
site provides context. Here, the higher Care Pod
building will be located where its increased
height can be better absorbed by the
landscape’s characteristics.

12.34.5.2

Whether the street and lot

The urban environment will provide for

iii(a)(iv)

configuration is likely to

appropriate solar gain. The southeast-

encourage house orientations

northwest orientation of the existing Activity
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Assessment

that maximise solar gain.

Area C2 responds to the adjacent terrace riser

North-south street orientations

and Outlet Road. This orientation and the

and grid road designs that

narrow nature of the Activity Area discourages

promote connectivity are

a north – south street configuration and the

encouraged to support such a

main access road will be next to the riser in the

lot configuration. Designs that

southwestern part of the Activity Area.

promote connectivity are

However, internal parking and access to the

encouraged to support such a

building clusters will be in a north-south

lot configuration.

orientation and will allow for significant solar
gain to these frequented parts of the site.
Proposed buildings are separated with sufficient
space between north and south elevations to
allow for solar gain to permeate to the ground
floor and outdoor living areas of the more
southerly buildings.

12.34.5.2

Whether proposed open

The urban environment will adhere to Crime

iii (a)(v)

spaces and walkways are likely

Prevention Through Environmental Design

to feel safe, including through

(CPTED) principals.

benefiting from passive
surveillance from surrounding

The density of development and the scale of

uses.

dwellings in the context of the surrounding
open space will allow for many ‘eyes on the
street’.
The safety and security of the area to the west
and south of the Care Pod, Clubhouse and
Amenity building will be adequately managed
through the use of lighting and surveillance
cameras. The balance of the site’s open space
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Assessment Matter

Assessment
will feel safe with significant passive
surveillance.

12.34.5.2

Whether the edges of the

The southern edge of the development within

iii (a)(vi)

Activity Area are designed to

Activity Area C2 relates to the terrace riser. At

relate to the adjoining land,

the base of that riser will be a pedestrian and

and provide for potential road

cycle link running east – west through the site

and pedestrian or cycle

to the adjoining lands. The pedestrian and cycle

connections to adjoining land.

link will join the public road network between
Activity Areas C2 and D1. There is potential for
the pedestrian and cycle path to link through to
the south to the E1 BRA to Activity Areas B3 and
C2, but this link would be subject to further
development within those Activity Areas.

25
The Outlet Road edge of Activity Areas C2 and
D1 will repeat an existing pattern of materiality
and planting which extends along Outlet Road
to the east. This consistent pattern includes low
timber retaining walls, broadleaf hedging and
rural character fencing.
The eastern and southern edges of Activity Area
D1 abut a public road and a private property. In
terms of the private property, apartments will
be setback and buffered with vegetation.
Similarly, at the edges which adjoin the public
roads, buildings will be set back and buffered
with vegetation and a rural character fence,
providing a consistency of character.
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Assessment
Overall the edges of the Activity Areas are
designed in a manner which appropriately
responds to the adjacent land uses and qualities
and the proposed development will provide for
appropriate pedestrian and cycle connections.

12.34.5.2

In regard to roading pattern

Much of the main roading pattern within

iii (b)

and vehicle access

Activity Area D1 has been configured and

arrangements

constructed prior to the conception of this
retirement village and according to the
Structure Plan.

12.34.5.2

Whether the roading pattern

Within Activity Area C2, the main spine road will

iii (b)(i)

realises opportunities to

not be a public road. This road will end at the

connect streets. Where

parking area and arrival to the Village Hub. This

practical, cul-de-sacs, except

road end will not resemble a typical cul-de-sac

those that are short and

and will instead, provide an aesthetic and

straight, should be avoided.

legible sense of arrival.
The access road to each apartment cluster will
appear more like shared spaces, where
pedestrians are prioritised over vehicles. The
access roads to each apartment cluster will feel
private and will only be used by residents and
visitors.

12.34.5.2

The extent to which a grid road

The proposed road design does not employ

iii (b)(ii)

design with vehicle or

meandering or grid road design and instead

pedestrian connections,

responds to the landform. Vehicle and

particularly within Activity

pedestrian connections will be well provided for
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Assessment

Areas B1 – B5 and D1 is utilised

and the retirement village will be well

to promote connectivity and to

connected to the wider circulation network.

avoid a conventional suburban
design with unnecessarily
meandering road forms.
Curved roads that respond
positively to landforms and
topography are acceptable,
provided these are wellconnected.
12.34.5.2

The extent to which the

All parts of the retirement village will be well

iii (b)(iii)

roading pattern connects with

connected to the village hub and to the wider

existing development,

Northlake neighbourhood through appropriate

including other consents with

vehicle, pedestrian and cycle links to the

Outline Development Plans

existing circulation network.

and road networks outside the
zone.
12.34.5.2

Whether road connections to

In Activity Area C2, the proposal seeks to add

iii (b)(iv)

and from Outlet Road and

one additional connection to Outlet Road. This

Aubrey Road are provided for

one additional access point off Outlet Road will

generally as shown on the

not adversely affect the streetscape character

Structure Plan.

or amenity of Outlet Road.

12.34.5.2

Whether vehicle access

In Activity Area C2, the proposal seeks to add

iii (b)(v)

arrangements to and from

one additional connection to Outlet Road. This

private properties minimise

single new connection will avoid direct access

where practical the number of

to private properties from Outlet Road and will

direct accesses onto Outlet

instead link the main spine road with Outlet

Road. Where practical, access

Road.
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Assessment

should be achieved from other
roads.
12.34.5.2

Whether provision should be

While the proposal does not make any

iii (b)(vi)

made for bus stop(s) (now or in

provisions for a bus stop, there is scope for a

the future).

future bus stop, particularly to the southwest of
the spine road’s entrance off Lindis Road. Any
future bus stop would be part of a wider public
transport strategy.

12.34.5.2

In regard to road and street

Much of the main roading pattern within

iii (c)

designs

Activity Area D1 has been configured and
constructed prior to the conception of this
retirement village and according to the
Structure Plan.

12.34.5.2

Whether road and street

Indicative road cross sections have been

iii (c)(i)

design cross sections show key

provided. These cross sections and the plans

dimensions and features of

indicate provisions for ample tree planting,

roads and associated

wide footpaths and cycleways, on street parking

footpaths, rear lanes,

and stormwater management infrastructure.

cycleways (when relevant and
appropriate), on-street parking
and stormwater management
infrastructure.
12.34.5.2

Whether road and street

The proposal presents a legible and functional

iii (c)(ii)

design cross sections are

road and street hierarchy. The spine road

shown to be proposed for use

follows the line of the landform to the south,

in appropriate locations

public roads are used to access the
development and the internal access roads will
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Assessment

reflecting the likely role and

reflect the private, residential access role of

function of the road or street.

those roads.

12.34.5.2

Whether road and street

The spine road and adjacent public pedestrian

iii (c)(iii)

designs will enable safe,

and cycle path will effectively provide the main

efficient and pleasant use by

circulation through the site for private and

vehicles, pedestrians and

public pedestrians and cyclists. The internal

cyclists. Consideration should

footpath will be wide enough to allow mobility

be given to matters such as

scooters to pass. The pedestrian and cycle link

width, footpath availability,

to the south of the spine road will legibly

traffic calming measures, and

connect the public through the site. Vehicles

cycle lanes.

will experience several traffic calming measures
including road constrictions, material changes
and level thresholds.
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12.34.5.2

The extent to which road and

The surface materials of the roads, footpaths

iii (c)(iv)

street designs make a positive

and parking areas will be consistent with those

contribution to the amenity of

employed elsewhere in Northlake. This will

the zone.

ensure a continuity of character thoughout the
Northlake neighbourhood and contribute
positively to the amenity of the zone.

12.34.5.2

Whether, where practical, in

Kerb and channel is largely avoided and the use

iii (c)(v)

Activity Area C1- C4 the use of

of grass swales will be employed. Where there

kerb and channel is avoided

may be kerb and channel, such as in areas near

and grass swales utilised.

parking bays, that more urban infrastructure
will be softened with adjacent planted and
treed areas.

Northbrook Wanaka Retirement Village - Landscape and Urban Design Report - Patch

ODP Chapter 12 - Northlake Special Zone
Provision

Assessment Matter

Assessment

12.34.5.2

The extent to which the types

Street trees and comprehensively designed

iii (c)(vi)

of street trees and the density

landscaped areas form a large part of the

of planting proposed will aid

proposal. The outer edge of the retirement

in softening the visual effects

village will largely be planted in native trees and

of domestication of the

shrubs while internally, street trees will frame

landscape when viewed from

the circulation network and provide seasonal

outside of the zone and

colour and shading. This mix of native trees and

contribute to urban amenity

shrubs and exotic, deciduous amenity planting

and character.

will contribute positively to the urban amenity
of the zone and will soften the visual effects
associated with domestication.

12.34.5.2

In regard to open space areas,

A significant positive effect of this proposal in

iii (d)

pedestrian and cycle links

terms of its urban design outcomes is the
comprehensive design approach to open space
areas, pedestrian and cycle links and built form.

12.34.5.2

The extent to which public

The proposed pedestrian and cycle link will

iii (d)(i)

access to places of public

allow the public to experience the site, to enjoy

interest and enjoyment is

the amenity provided by the proposed

created and enhanced.

landscaping and to link through the site to the
more open and natural areas to the west and
north. This includes the Sticky Forest, and the
Clutha River Outlet areas.

12.34.5.2

Where terrain and site

Safe, convenient and attractive walking and

iii (d)(ii)

constraints do not enable

cycle connections are provided through the site.

connections between streets:

Any further pedestrian connections to Outlet

safe, convenient and attractive

Road are not practical due to the change in

walking and cycle connections

level.

should be provided if practical.
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12.34.5.2

Provision of a range of public

The proposal does not include any provisions

iii (d)(iii)

open spaces, including larger

for public open space, natural areas, urban

natural areas, and smaller

parks or playgrounds.

urban parks and playgrounds.
12.34.5.2

The extent to which parks,

The proposal will adhere to the ‘required

iii (d)(iv)

reserves, walkways and

walkway / cycle links’ as shown in the Structure

cycleways are comprehensively

Plan by constructing a dedicated cycle path

designed and laid out so as to

adjacent to the main spine road in Activity Area

create connections between

C2. This cycle path will connect to the more

open spaces and provide

natural lands to the north and the wider cycle

alternative routes in which to

network. This cycle track will conform to the

navigate the zone without the

adjacent terrain and will pass through an

use of roads.

aesthetic, tree lined streetscape, providing for
enhanced opportunities of public enjoyment of
place. This pedestrian and cycle path will assist
the public in navigating the zone without the
use of roads.

12.34.5.2

In regard to conservation

iii (g)

values

12.34.5.2

The extent to which remnant

A large patch of kanuka and matagouri

iii (g)(i)

islands of kanuka and

shrubland is located adjacent to Activity Area

matagouri shrubland are

C2 within the E1 BRA. This shrubland will largely

protected.

be retained as shown on the proposed
landscape plan(s) with the exception of the
70m2 to be removed to accommodate the cycle
trail.
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12.34.5.2

Restricted Discretionary

iii (g)(iv)

Activity – Buildings with more

Assessment

than three residential units
within Activity Area D1 (Rule
12.34.2.3.iii)
12.34.5.2

Whether the development

The proposal will see a comprehensive and

iii (g)(iv)(a)

positively contributes to the

coherent pattern of built development at a

streetscape through the

scale and density which will be appropriate

location and design of the built

within the context of the wider Northlake

form, carparking, balconies,

neighbourhood.

ground floor levels,
accessways, the treatment of

Car parking will be clustered in locally

the public / private interface,

appropriate, internal areas servicing the

and landscaping.

adjacent buildings, thus removing the
dominance of car parking as viewed from the
public/private interface. Landscaping will also
be comprehensively designed and will reflect
the genus loci, employing ecological values with
a naturalistic design in a pattern which will be
aesthetic, functional and culturally appropriate.

12.34.5.2

Whether buildings are able to

Buildings will engage with the streetscape and

iii (g)(iv)(b)

achieve a high level of

will be buffered with landscaping such that

connection with the street,

buildings will not dominate the streetscape but

including establishing local

will contribute positively to the character and

character and evoking visual

sense of place.

interest from street users.
12.34.5.2 iii Whether the design creates a

The Wanaka landscape affords memorable

(g)(iv)(c)

visual connection between

views in all directions and each building will

land uses and the street,

engage with a landscape feature in any one
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including through having

direction. Windows will face the streets,

windows that face the street.

creating a visual connection with the
streetscape and wider landscape.

12.34.5.2

Whether views from the street

Garage openings will not face the main streets

iii (g)(iv)(d)

into sites are clearly drawn to

and will instead face into areas which will

land use activities and entrance generally only be used by private owners and
points, with garages being a

guests. Views from the street will be clearly

recessive visual feature.

drawn to the building and landscaping and
adjacent land uses. The dwellings associated
with this proposal will be orientated in clusters
with wider areas between buildings in a north
south orientation allowing for views through
the development to the surrounding dominant
and distant landscape features.

12.34.5.2

Whether the visual effect of

There will be some repetition in façade, but the

iii (g)(iv)(e)

monotonous or repetitious

spaciousness between buildings, landscape

facades created by same or

treatments, articulation of facades and diversity

similar unit types have been

of materials will mitigate any adverse effect

avoided or mitigated through

which may otherwise be attributed to an

articulation of building

interpretation of monotony.

frontages.
12.34.5.2

Whether the design, colour

The scale, form, materials and colour of all the

iii (g)(iv)(f)

and choice of building

buildings will evoke visual interest and reflect

materials will contribute to a

the Northlake vernacular and enhance the

coherent theme for the street

sense of place. The proposal will contribute to

and neighbourhood.

the coherent theme of the Northlake
neighbourhood.
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12.34.5.2

Whether communal car

The hierarchy of parking will be clear and

iii (g)(iv)(g)

parking is designed so that

parking areas within the internal access areas

spaces are broken up and

between apartment clusters will be easily

easily identifiable with each

identifiable as parking which directly services

unit and commercial-style

those buildings. Village hub parking will be

continuous parking areas are

integral to the main street and its streetscape.

avoided.

This village hub parking will punctuate the
experience of driving into the village and will be
aesthetic, lined with trees and encased in
landscaping.

12.34.5.2

Whether there are suitable

Garages are provided for all units to store cars,

iii (g)(iv)(h)

places to store cycles within

cycles, mobility scooters and other modes of

residential units (such as

transportation. Similarly, near the village hub

garages) or secure and

buildings, there will be safe and convenient

convenient cycle parking /

places for parking mobility scooters and bikes.

storage is available for each
unit.
12.34.5.2

Whether each unit is designed

With regard to privacy, building types will be

iii (g)(iv)(i)

to minimise loss of privacy and

alternated such that no identical building will be

nuisance effects between

set in parallel against another. While some

other units, such as by off-

buildings will face each other, windows will

setting windows in close

largely be offset to adjacent units and other

proximity to one another.

elements such as louvers and projected window
frames will increase privacy between
individual units. Landscaping, including the use
of high stature trees will also enhance private
by providing screening between buildings.
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Summary of Urban Design Assessment
9.2.

Overall the proposal will result in positive urban design outcomes and will address the above
assessment matters. It is considered the key components of the proposal which meet the
urban design imperatives of the NLSZ include:

1.

A comprehensive design of buildings and landscape elements which will perpetuate the
cohesive character of Northlake, thereby enhancing a sense of place.

2.

A built form which responds to the Northlake vernacular and wider natural values and
avoids monotony through building articulation, orientation and variance.

3.

Landscape treatments which reflect both natural and cultural elements while softening
built development and mitigating visual effects of domestication.

4.

A legible and tree lined road, street, pedestrian and cycle network which responds to the
underlying landform, allows for solar gain, reduces the need for kerb and channel and
provides for an attractive sense of arrival at the Village Hub and apartment cluster while
delivering public pedestrian and cycle thoroughfares.

5.

Edge treatments which positively engage with the adjacent streets, natural and open
areas and zones.

6.

Passive surveillance, perpetuating a safe urban environment.

7.

A clear and cohesive urban and natural interface at the edge of the Wanaka urban area.

10. URBAN DESIGN PROTOCOL ASSESSMENT
10.1.

In addition to the NLSZ Assessment Criteria above, this report provides an assessment of the
proposal under the Ministry for the Environment’s NZ Urban Design Protocol (“NZ Urban
Protocol”). The NZ Urban Design Protocol sets out the ‘Seven C’s’ as criteria to help guide
good urban design outcomes. They are not assessment criteria but instead act as high level
guidelines for best practice in New Zealand urban design. The following section of this report
assesses the retirement village proposal against these guidelines.

Context
10.2.

The proposal recognizes and builds upon the existing landscape context and urban character
by providing for building and landscape designs which are consistent with the wider
vernacular that is emerging in Northlake Wanaka. The proposal will fit in with the
surroundings and will serve the needs of the community, providing for aged care and living
opportunities as a part of a wider, age diverse community.
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10.3.

The open space and landscaping around buildings will complement the sense of place and
will result in a coherent overall pattern which is appropriate to the surrounding context. The
proposed buildings will be of a form and orientation appropriate to the local climatic
conditions. Overall, the proposal will integrate into Wanaka’s urban fabric and will respond
positively to the context of the site, the Zone, and the wider landscape character.

Character
10.4.

The proposal utilizes vernacular forms consistently across the whole of the site. This will unify
the character of the village and provide a cohesive character unit at the edge of the Northlake
neighbourhood. The gable roof forms and articulated building forms will offer a gentle and
locally appropriate identity. The dominant landscape features in the immediate area
including the Clutha River/Lake Wanaka outlet, Mount Iron and Sticky Forest will continue to
act as the dominant and memorable features of the place.

Choice
10.5.

The retirement village will provide residents of the community the opportunity to be close to
their family and friends. Many of the young families residing in Wanaka and surrounds will
be offered a choice of aged care facilities with varying capacities and configurations in close
proximity to where they live, work and play. The location and design of the retirement village
will support public spaces which are accessible to everybody and will provide access to a
wider open space and natural landscape.

Connections
10.6.

Safe and attractive pathways and links are central to the design of the retirement village.
Generous footpaths and the southern cycleway will allow for a hierarchy of pedestrians,
cyclists and vehicles to move within and through the site. Vehicle surfaces will provide a cue
that cyclists and pedestrians have priority. Residents and visitors will be able to easily access
the community facilities through a variety of mobility means, including mobility scooters,
bicycles and walking.

The healthy network of attractive, tree lined streetscapes will

encourage people to use transport modes other than their cars.
Creativity
10.7.

The retirement village presents an attractive mix of materials and building forms which will
be set within a culturally and ecologically appropriate landscaped frame. There is space for
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creative workshops within the Amenity and Clubhouse buildings and there is scope for the
future implementation of outdoor publicly accessible art pieces. The overall village character
is a design response to the needs of the community and will enhance the experiences people
have in the urban environment.
Custodianship
10.8.

Progressive approaches to stormwater infrastructure, ecologically appropriate vegetation,
the passive hierarchy of healthy mobility and the use of local vernacular architecture all
facilitate stewardship by creating a safe and quality environment. Buildings will employ
designs which improve environmental performance and considers the effect on people’s
health. The landscaping once established will require little maintenance or energy inputs and
will contribute positively to the ecological values of the wider landscape. The uses of multistorey apartment style buildings will be an efficient use of land.

Collaboration
10.9.

Set within the NLSZ and allocated Activity Areas, the retirement village is a response to the
collaborative work which has been undertaken in this area since 2014. To produce a quality
urban environment which responds to the needs of the community, the proposed retirement
village will celebrate good practice in terms of urban design. The proposal acknowledges the
contributions of many different disciplines and perspectives which have led to the creation
of the Northlake community and its evolving built environment.

11. URBAN DESIGN CONCLUSION
11.1.

The proposal seeks approval for a retirement village in the rapidly developing community of
Northlake. This retirement village will serve the needs of an aging population within the wider
community of Wanaka. The proposal presents clustered, well-spaced, two-storey apartment
buildings in a frame of open space and landscaping. A village hub will include a three-storey
Care Pod building and other facility buildings. All buildings will be appropriately scaled, clad
and coloured and of an appearance which will adhere to the local vernacular and will
contribute positively to the public/private interface of Northlake. The proposal presents a
clear circulation and parking hierarchy. Overall, the proposal will present a comprehensive
built environment which will act as a coherent edge to the Northlake neighbourhood. The
retirement village will adhere to the tone and character of existing and future urban areas
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within Wanaka and will be a well-designed, appropriately scaled and aesthetic part of
Wanaka’s urban fabric.
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