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1.0 Introduction
Boffa Miskell Limited has been requested by the applicant, Centauri Management, to prepare
an assessment of landscape effects in respect of the proposed comprehensively designed
mixed use development on a large site fronting 51 Omahu Road and 221 Great South Road,
Remuera (the site).
The development includes 238 residential apartments with a mix of 1, 2, 3 and 4 bedroom units
within seven buildings comprising both market apartments and built to rent accommodation.
The development also proposes car parking to the basement and up to approximately 740m2 of
ground floor on-site amenities for residents and commercial facilities centred on the main
laneway axis connecting Great South Road to Omahu Road through the site. The overall
building bulk and massing has been distributed across the site. The buildings vary between
three and six levels. There is a maximum height protrusion of 10.6m above the THAB zone
16m height plane. In terms of visual effects, this assessment focuses on the over-height
components of the proposal and the appropriateness of the development as a whole on the
urban receiving environment. In particular, the nature and level of potential effects that the
increase in height, scale and form of the development, will have on the urban character and
amenity of the locality as well as on views and visual amenity of the surrounding viewing
audiences has been assessed.
The assessment considers the proposed development in the context of the existing as well as
future built environment. The site is located within the Residential - Terrace Housing and
Apartment Building Zone (THAB) of the Auckland Unitary Plan (AUP). It falls to be assessed as
a non-complying activity overall due to the proposed supporting commercial activities within the
development. We note that infringements to height are a restricted discretionary activity in the
THAB zone. A full planning assessment is provided in the Assessment of Environment Effects
(AEE) report prepared by Campbell Brown.
Boffa Miskell’s involvement commenced in early 2021 following initial master planning by project
architects Warren and Mahoney. Since joining the project team, Boffa Miskell landscape
architects have collaborated with the project design team including architects Warren and
Mahoney (WAM), transport planners Commute and the project civil engineers GWE, in
developing and refining the proposal for resource consent. We have participated in the council
pre-application meetings, the Auckland Urban Design Panel (AUDP) presentation, and advised
the project team in respect of relevant matters. Boffa Miskell landscape architects have also
prepared the Landscape Concept Plan package to accompany the application for resource
consent.
The applicant has collaboratively engaged with Auckland Council and has also presented the
project to the Auckland Urban Design Panel (AUDP) to seek its response to the design strategy
for the proposal. Overall the AUDP strongly supported the project and were particularly
supportive of the building forms, spaces created between the buildings, the provision of outlook
and privacy as well as the ability to accommodate non-residential uses as part of the overall
development. The panel was supportive of the additional height components of the proposal,
with the additional height seen as providing a greater degree of variation and being located
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away from sensitive neighbours. The meeting minutes from the AUDP are attached as
Appendix 1.

2.0 Methodology
Tuia Pito Ora / The New Zealand Institute of Landscape Architects has recently endorsed (May
2021) new draft guidance for the assessment of landscape under the RMA context in Aotearoa /
New Zealand. The interim / draft guidance replaces earlier guidance and landscape architects’
reliance on other international best practice / guidance. The draft guidance, Te Tangi a te
Manu: Aotearoa New Zealand Landscape Assessment Guidelines [Final draft subject to final
editing, graphic design, illustrations, approved by Tuia Pito Ora / NZILA 5 May 2021], has been
used to guide the methods adopted in this assessment.
A number of site visits have been undertaken in the process of undertaking the assessment
including for the purpose of taking photographs in order to prepare visual simulations and to
illustrate the site and its landscape context. Viewpoint locations for the preparation of visual
simulations have been agreed in advance with Council’s peer review landscape architect and
urban designer Ainsley Verstraeten. Four visual simulation viewpoints have been agreed, these
were used at the time of the AUDP with bulk model view visual simulations provided to the
Panel.
As part of our assessment, the site has been observed from both proximate and more distant
locations within the established urban fabric of the locality.
In assessing the scale of landscape effects, a seven-point scale of effects has been applied, as
recommended in Te Tangi a te Manu, comprising: very low, low, moderate low, moderate,
moderate high, high and very high a description of which is included in Appendix 2. Effects
have been assessed in terms of the values of the landscape having first understood its
characteristics in terms of the physical, associative and perceptual realms of the landscape.
Importantly, change in a landscape does not of itself generate adverse effects.

3.0 Site and Landscape Context
The subject site is approximately 1.4 hectares comprising several titles at 49-51, 53, 53A, & 55
Omahu Road and 224 Great South Road, Remuera. Cumulatively the site area is large in the
context of the locality.
The site is roughly ‘L shaped’ with generous street frontage to both Great South Road and
Omahu Road. The site’s longest, north eastern, boundary abuts the North Island Main Trunk
Railway (NIMT) and the Southern Motorway.
To the south east the boundary interfaces with a pocket of residential buildings on four lots
(including cross lease buildings) that form the development on the corner of Great South and
Omahu Roads. These sites presently include; two single storey residential buildings, three
storey residential buildings and the Sen Art Academy. Resource consent has recently been
secured for the re-development of the site directly adjoining the southern boundary on Great
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South Road, this consented development, which forms part of the existing environment,
comprises four levels of residential apartments over a ground floor undercroft carpark and
building entries, this building has its short frontage to Great South Road extending northwest
into the single rectangular site along the common boundary. The vehicular access to the site
runs along the northern boundary adjacent to the site.
To the north west the boundary interfaces with three residential properties. These properties
are also zoned THAB. There is presently an area of dense vegetation along part of this
boundary interface.

Figure 1: Aerial photograph showing the site and adjoining area. (Source: W&M Location Plan RC Drawing Set)

The site is currently occupied by the Laura Fergusson Trust (a facility that historically provided
rehabilitation services and respite care) and includes a number of medical and small-scale
residential buildings. There are a number of larger established trees throughout the site,
particularly to the northern and western boundaries as well as amenity planting. To the eastern
boundary of the site, adjacent Omahu Road there is a prominent, mature Pohutukawa tree that
has grown together with a Himalayan Cedar tree. The Pohutukawa tree is scheduled in the
AUP as notable and protected.
Great South Road, the original transport route connecting south from central Auckland, is
historically and remains a key arterial transport route connecting Newmarket with the suburbs of
Remuera, Greenlane and Ellerslie and extending to Manukau and beyond. Along Great South
Road the block to the north comprises typically two storey (in some cases up to four storey),
building with a predominance of retail and commercial activities, some located in converted
residential houses. To the south of the site Great South Road transitions to comprise more
residential scale buildings, typically between two and three storeys in height and more
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predominantly residential in character. Directly across Great South Road from the site Cornwall
Park Ave forms a T intersection with the Magness Benrow appliance store on the south side of
the intersection and the Epsom Motor Inn, 3-star accommodation on the northern corner.
Omahu Road continues to the north with an overbridge across the Southern Motorway to
Remuera. Adjacent to the site across Omahu Road to the south there are further residential
buildings. These are a combination of single storey villas as well as newer three storey
townhouses on the Great South Road corner.
In the wider context (refer Figure 2 below) the site sits in a relatively flat landscape, with the key
defining high points consisting of Te Kōpuke (Mount St John) 400m to the west and Ōhinerau
(Mount Hobson) located 550m to the north, across the Southern Motorway.

Figure 2: Aerial photograph showing the site and adjacent area. (Source: Geomaps)

The proposed site is located 200m from the Market Road / Great South Road intersection. This
intersection features a typical suburban neighbourhood block of shops including cafés, dairy, a
wet-fish shop, a chemist, a greengrocer, and takeaway.
The site is well connected to a variety of transport modes, including walkable access to multiple
bus stops / frequent bus services and the Remuera train station (approximately 180 metres),
where the train to the central city takes 10mins1. It is located in close proximity to two major
motorway interchanges; Greenlane and Market Road. There are a number of bus routes and
bus stop locations along Great South Road including one immediately adjacent the site.

1

4

The frequency is understood to increase with the completion of CRL
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There are a number of examples of new, larger scale residential and commercial development
occurring along Great South Road and the Newmarket / Remuera area, these include examples
such as ‘The Vanguard’ and ‘St Marks’ in Newmarket.
In summary, the site occupies a large L shape site set just back from the intersection of Great
South Road and Omahu Road. The site adjoins the NIMT and Southern motorway to the north
and has THAB zoned residential boundaries to parts of its western and eastern interfaces.
There is a scheduled, notable Pohutukawa tree in the south east corner of the site on the
Omahu Road frontage. The site has a relatively immediate relationship with the neighbourhood
shops at the Market Road and Great South Road intersection and is well connected to Remuera
train station, bus routes and the transport network.

4.0 Statutory Context
The site is zoned Terrace Housing and Apartment Buildings (THAB) as are the remainder of the
surrounding sites to the north of Great South Road. This zone extends down to the intersection
of Market Road where there is a small area of Business Mixed Use and Business – Local
Centre zone associated with the neighbourhood shops. Refer figure 2 below.
The THAB zone anticipates an intensification of urban residential development. The National
Policy Statement on Urban Development (NPS-UD) further suggests that apartment style
development, up to and above six storeys, will increasingly be seen as appropriate and
desirable close to established centres and transport corridors such as Great South Road and
transport nodes such as rail stations.
As noted above the Pohutukawa tree located on the southeastern corner of the site on the
Omahu Road frontage is scheduled and protected under the Natural Heritage overlay provisions
of the AUP.
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Figure 3: Statutory Context, Auckland Unitary Plan Overlay. Site is zoned Terrace Housing and Apartment Buildings
Zone (THAB). (Source: Auckland Unitary Plan)

The site is not subject to any volcanic viewshaft overlays. It is not subject to any Outstanding
Natural Feature or Landscape overlays (ONFL) nor is it subject to a special character overlay.
The proposed building utilises the Alternative Height in Relation to Boundary Standard. This
has the status of a restricted discretionary activity pursuant to rule H6.4.1 (A34).

5.0 The Proposal
The proposal is clearly illustrated in the set of architectural drawings prepared by project
architects Warren and Mahoney (WAM). WAM have also prepared a number of renders using
their 3D model to illustrate how the proposed development will be perceived in the context of
Great South Road.
The proposal is for seven apartment buildings primarily oriented broadly north / south, four
buildings have their short ends to the Southern Motorway corridor with buildings also fronting
Great South and Omahu Roads. In total up to 238 residential apartments are proposed with a
mix of 1, 2, 3 and 4 bedroom units in both sold to market and built to rent apartment formats.
As outlined above, in addition to the residential apartments, there will be approximately 740m2
commercial/retail space located at ground floor along the laneway that will provide a public
through site pedestrian connection between Great South and Omahu Roads. The commercial /
retail facilities will provide residents within Ōmāhu and those from within the wider walkable area
a local F&B / leisure / wellness destination and support the creation of a community within the
overall development.

6

Boffa Miskell Ltd | Ōmāhu | Urban Design and Landscape Effects Assessment | 7 October 2021

The buildings vary in height between three and six storeys with a maximum height protrusion of
10.6m above the THAB zone enabled height of 16m.
The overall building bulk and mass has been carefully distributed within the site providing
generous building separation and a range of interface conditions. Additional height is generally
located towards the centre of the site and on Great South Road and placed with consideration
of residential neighbours.
The design of the open space within the development comprises a varied mix of publicly
accessible and ‘common to residents only’ spaces with a high level of commonly managed
amenity. A key component of the open space is the provision of a well-defined, publicly
accessible pedestrian laneway that runs connects between Great South and Omahu Roads.
The laneway will provide public pedestrian access as well as creating a quality amenity for the
residential development. The proposed ground floor retail / commercial activities are located to
activate the laneway and its plaza open spaces with café spaces on both street front corners.
Wellness and connection to nature are founding principles of Ōmāhu. There is a central ‘village
green’ open space accessible to the public as part of the laneway experience separating
Buildings E and F, in addition to residents only common area pocket parks and garden areas.
The site is also well connected to wider areas of public open space including Te Kōpuke (Mount
St John) and Ōhinerau (Mount Hobson). (Refer figure 4 below).

Figure 4: Diagram shows site relationship to Te Kōpuke, Ohinerau and Maungakiekie

Building A which fronts Great South Road defines a strong entrance to the site. The proposed
retail at ground floor and public realm ensures a level of activation to this important, primary
street frontage (Refer figure 5 below).
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Figure 5: Architectural render showing the entrance to the laneway on Great South Road, ground floor café providing
activation and residential above.

The primary vehicle entrance is to Omahu Road accessing basement car parking for residents
and visitors as well as the main site servicing. In total approximately 260 car parks are
accommodated within the single level basement (for residential, visitor, accessible and
commercial use). Limited vehicle access to the at grade laneway from Great South Road will be
available for servicing and to accommodate fire truck access.
The podium landscape design has been carefully developed (in co-ordination with the
architects, structural and civil engineers) to ensure sufficient soil media depth (and associated
structural capacity) is provided to enable the establishment of large tree species and a high
level of amenity in the podium landscape.
The architects have been cognisant of the way in which the larger scale apartment buildings will
be seen in the wider urban landscape adopting an architectural façade strategy that provides for
overall unity whilst allowing the buildings to read individually. Glazing is provided to the vertical
circulation cores of each building. This seeks to not only encourage residents to use the stairs
for access and associated daily exercise, but also provides a glazed vertical break in the facade
of the buildings.
An important aspect of the site is its elevation to the highly public interface to the Southern
Motorway and parallel rail corridor. The architects have carefully considered how the
development interacts at this edge and addressed the actual or perceived conditions, such as
noise and amenity. The building façades work to deflect noise, with a balance between solid
façade and transparency. The line of the basement is staggered and set back along this
boundary enabling the accommodation of large-scale trees and understorey mounding and
vegetation to maintain a well-planted interface and ‘base’ to the development (refer figure 6
below). The mounding provides topographical interest and helps integrate the planting while
also assisting acoustically to add to overall amenity. There is a small alternative HiRB
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infringement with buildings D, E and G along the Rail corridor (Refer figure7 below). It is
considered that this infringement has no effect and the design ensures cohesion when viewed
from across the transport corridor

Figure 6: Cross Section showing landscape treatment to Railway boundary

Figure 7: Diagram showing the HIRB infringement along southern Trainline.

In regard to the north-western boundary and Buildings A and G the podium also stops short of
the boundary here enabling the establishment of planting into natural ground along the
boundary interface. This planting is proposed as part of the boundary landscape treatment
creating a human scale at ground level, softening the façade, providing a level of privacy and
giving the development a planted, garden character befitting of its residential location. In
addition the building façade is designed to create variation through modulation of balconies and
small steps in the façade as well as the use of materials that provide variation in both texture
and colour. This ensures the buildings have varied characteristics that create a quality
apartment style interface. Variation is also established through the height plane, to avoid a flat
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roof profile the building roofline has been raised 1300mm higher in places creating diversity of
interest and variation of the roofline.
Façade materials are of a quality expected of the location and consistent with the nature of a
high quality, sustainable residential development in this prime urban location. The materials
support the architectural strategy of a building in ‘parts’ with the lighter façade materials
balanced against glazing and darker façade elements.
Some of the buildings exceed the height control for THAB being 16m as illustrated in Figure 8
below. Over height buildings are generally located central to the site and on the more robust
Great South Road frontage. Importantly, the Proposal complies with the alternative height in
relation to boundary control on all elevations, except the small infringement to the transport
corridor outlined above.

Figure 8: Warren and Mahoney architects diagram illustrating the location of buildings that extend above the 16m height
plane

The scheduled Pohutukawa tree, and its adjacent Himalayan Cedar, which the project arborist
advises should be retained in association with the protected tree, will be retained as a feature of
the Omahu Road frontage of the development. The vehicle access to the basement, the extent
of the basement and above ground building locations is carefully designed to ensure the
protection of this scheduled tree. In addition a mature evergreen Magnolia tree located on the
Omahu Road corner of the site close to the rail corridor, which is growing in association with
vegetation of lesser value and self-sown weed species, will be retained and its character and
amenity enhanced through removal of the competing weed species and form pruning.
In summary, the proposal is for the type of more intensive, urban, mixed use development
envisaged in the THAB zone and supported by the NPS-UD. The proposal will create a
distinctive, residential and small scale retail / commercial community with generous provision of
open space that is publicly accessible and available for residents to enjoy.
The site is located in close proximity to rail and bus public transport as well as other walkable
amenities such that buildings up to six storeys could be anticipated with the future
implementation of the policy direction of the NPS-UD. The buildings that are over height have
been positioned with consideration to the varied nature of the adjoining activities with much of
the taller development located centrally within the site.

10

Boffa Miskell Ltd | Ōmāhu | Urban Design and Landscape Effects Assessment | 7 October 2021

The proposal is for high quality, predominantly residential development that is supported by
hospitality and other activities with connection to quality open space and nature at its core.
Quality, enduring architecture and materials are proposed suited to the context.

6.0 Visual Catchment and Viewing Audiences
The Proposal will be seen within its immediate urban context from Great South Road, the
Auckland Southern Motorway, the NIMTL and Omahu Road. Three properties adjoin the north
western boundary. The property adjoining the Great South Road frontage, 218 Great South
Road, comprises a commercial activity (Vital Services Ltd) located in a converted house, behind
this the two properties accessed from Patey Street are single storey residential dwellings.
Adjoining the site to the southeast the property at 232 Great South Road has a consented but
as of yet unbuilt, 5 storey apartment building on a single lot accommodating a single storey
dwelling also converted to commercial use (Applied Hearing). The proposed apartment building
has its short end to the street with the building running the depth of the lot. The apartments are
through apartments with four levels above a ground level undercroft carpark. This neighbouring
development has its vehicle access and parking entrances adjoining the common boundary with
the building set back behind. There are two further residential lots before the Omahu Road
intersection to the south on Great South Road, number 234 accommodated four two storey
stand-alone dwellings (A – D) and 236 a single storey bungalow occupied as the Sen Art
Academy.
The applicant has consulted with several iwi, NZTA, KiwiRail and provided the development
package to neighbours for their information and views. Consultation is ongoing and it is
understood that to date iwi, NZTA and KiwiRail have confirmed their support.
The wider visual catchment extends to elevated properties in the neighbouring suburbs of
Remuera, Epsom and Ellerslie as well as views from the surrounding maunga of Maungakiekie
(One Tree Hill), the south of Ōhinerau (Mount Hobson) and Te Kōpuke (Mount Saint John).
Other views from the surrounding environment are largely curtailed by the intervening landform,
vegetation and built form.
The primary public and private viewing audiences can therefore be identified as:
•

People using the adjacent streets as pedestrians or in vehicles on the road network
from within approximately 200m of the site on Great South Road, Omahu Road, Karetu
Road, Cornwall Park Ave and Patey Street.

•

People on the Southern Motorway and trainline to the north of the site;

•

People in properties in the adjacent area including those most proximate on Patey
Street, Great South Road and Omahu Road;

•

People in more distant locations with views to the site, including the slopes within
Epsom, Ellerslie and Remuera and from elevated positions on the surrounding Maunga.
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7.0 Assessment of Effects
7.1

Landscape Effects

Landscape, and consequent visual, impacts result from natural or induced change in the
components, character or quality of the landscape. Usually these are the result of landform or
vegetation modification or the introduction of new structures, facilities or activities into the
landscape. Landscape effects arise when such change affects the values of that landscape
either in beneficial or adverse ways.
The landscape effects generated by any particular proposal can, therefore, be perceived as:
•

positive (beneficial), contributing to the visual character and quality of the environment.

•

negative (adverse), detracting from existing character and quality of environment; or

•

neutral (benign), with essentially no effect on existing character or quality of environment.

The degree to which landscape effects are generated by a development depends on a number
of factors, these include:
•

The degree to which the proposal contrasts, or is consistent, with the qualities of the
surrounding landscape.

•

The proportion of the proposal that is visible, determined by the observer’s position
relative to the objects viewed.

•

The distance and foreground context within which the proposal is viewed.

•

The area or extent of visual catchment from which the proposal is visible.

•

The number of viewers, their location and situation (static, or moving) in relation to the
view.

•

The backdrop and context within which the proposal is viewed.

•

The predictable and likely known future character of the locality.

•

The quality of the resultant landscape, its aesthetic values and contribution to the wider
landscape character to the area.

Change in a landscape and ‘visibility’ of a proposal does not of itself, constitute an adverse
landscape or visual effect.
Landscape Effects
The Proposal is sited in proximity to Great South Road and the Market Road suburban
neighbourhood retail centre within an area zoned for Auckland’s most intensive residential
landuse, THAB. This area can be expected to transition over time to a more intensive, urban
residential character and amenity. The conversion of large, 1.4 hectare site to a predominantly
residential with limited retail / commercial development will result in a change to the landscape.
The existing site has a range of larger scaled institutional and residential buildings that have
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evolved over time without a strong overall masterplan or street presence. The proposed
change is not unexpected and is consistent with both the THAB zoning and that occurring in the
locality, including on the adjacent single site on Great South Road.
Similar scaled apartment development also already exists in the locality of Epsom, Remuera,
Newmarket and Greenlane along Great South Road. The nature of the development is not
therefore unexpected in this part of Auckland and is foreshowed by the zoning and aspirations
of the AUP. The proposal will respond to the Auckland housing demand utilising a large
suburban residential site which has been highly modified and is able to facilitate high-quality
housing at a greater level of urban intensity in support of key transport nodes and routes.
The height of the proposal exceeds the 16m height control but in a way that seeks to reduce the
potential impact or dominance of the additional storeys. The additional height is generally set
within the centre of the site as well as fronting the Great South Road arterial road. Great South
Road is four lane arterial road with a wider road reserve that provides a good balance to the
scale of the proposed development. Activities across the road – the Magness Benrow
appliance centre and Epsom Motor Inn are not particularly sensitive to the nature of the
proposed development. Proposed taller buildings are generally located away from sensitive
neighbours, particularly along the north western boundary. On the south eastern boundary
adjacent to the consented 5 storey apartment development at 232 Great South Road, the short
end of Building A is six storeys in height with the proposed development also comprising a
higher floor to floor height than the consented neighbouring development. Shading analysis has
confirmed that there is no adverse impact as a result of the additional height in respect of this
neighbour and in part the boundary interface is more open and overall it is more varied than if a
compliant 16m building had been located in parallel to the boundary (in the same sort of layout
as the consented neighbouring development).
The proposal will work with the existing topographical characteristics of the gently sloping site.
Earthworks will be required to provide a suitable ground plane and form the underground
basement. The basement is however set back from the western residential, northern Motorway
and Eastern Omahu Road frontages allowing for substantial planting.
The single scheduled Pohutukawa tree, and adjacent, entwined Himalayan Cedar, as well as
the evergreen Magnolia, are proposed to be retained, protected and celebrated within the
development anchoring the frontage of the site to Omahu Road. Proposed planting will
otherwise complement the street frontages and provide for a high level of onsite amenity with
the provision of amenity planting, tree planting, and areas of lawn.
The proposal is located with good separation distance from the surrounding maunga including
Te Kopuke (Mount Saint John) and Ōhinerau (Mt Hobson) and will not compromise their
presence as natural landforms with cultural significance comprising open space in the urban
landscape. Travelling towards Great South Road on Omahu Road across the motorway there
is a partial view of Te Kopuke (Mount Sain John) behind vegetation that will be obscured by the
development (refer Visual Simulation viewpoint 4 below). However, this would be the case
even with two storey development on the site and can be anticipated as a result of the site’s
THAB zoning. The site does not have any volcanic viewshafts overlaying it and the
development will not obscure any significant or memorable views to the maunga which will
remain an important feature of the urban landscape. The development will enjoy views of the
maunga as part of the amenity for residents and assess to them will provide part of the
recreational and open space amenity for Ōmāhu.
In summary therefore the Proposal will signal the progressive intensification of this part of
Epsom / Remuera as anticipated by the area’s intensive residential THAB zone. The highquality development will complement the character of the locality and positively address the
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site’s street frontages. The buildings will have a presence in the landscape and be seen both
as part of the adjoining streetscape and in wider views, however the scale of the development is
not such that it will particularly stand out or be incongruous within the existing or future
anticipated built form, character and amenity of the locality. The proposal, whilst introducing a
change, will therefore provide an overall positive contribution to the evolving urban landscape of
this part of Auckland.

7.2

Visual Effects

In order to assist in understanding the extent to which the development will be seen and the
nature and scale of its appearance in the urban landscape a series of four visual simulations
have been prepared, in addition to the architectural renders. The visual simulations, prepared
by Boffa Miskell, are attached, refer Appendix 3, Graphic Supplement: Visual Simulations.
The viewpoints for the visual simulations have been selected to demonstrate a representative
range of more proximate public views, they were agreed in advance with Council’s landscape
architect peer reviewer. The visual simulations are provided to assist in envisaging the proposal
in the context of the existing environment, which can of itself, given the THAB zoning in the
locality, to alter overtime.
Viewpoint 1 is located on Great South Road looking south east toward the site. The site is
within the centre of the view, with neighbouring commercial buildings to both sides of Great
South Road. The two-storey residential dwelling at 218 Great South Road (used for a
commercial activity, Vital Services Ltd) to the immediate north of the site is visible in the centre
of the view. There are a number of large-scale trees and planting along the boundary of this
property adjacent the subject site.
In the ‘proposed view’ Building A is clearly seen fronting Great South Road, with the upper
storeys of Building G, which extends along the western boundary, to the left of the view. In this
view the proposed design creates a strong and prominent frontage to Great South Road that is
distinctive and fitting to the surrounding neighbourhood. The height profile, in particular, the
additional two storeys fronting Great South Road is reasonably easily accommodated given the
width and activity of Great South Road. The retail and associated facilities located at ground
floor fronting the street will enable an active and attractive public realm. The combination of
façade treatments ensures a well-modulated residential / apartment scale and character. The
combination of this and the varied roof form gives the development interest and assists in
setting it into the urban transport corridor context. The proposed Ōmāhu development is well
integrated and does not, therefore, appear overbearing or incongruous in the Great South Road
urban context.
Viewpoint 2 is located on Great South Road looking the other way, north toward the site from
south of the Omahu Road T intersection. To the right of the view is a three-storey residential
property at 244 Great South Road. Towards the centre of the view is the newer three storey
residential terrace development (52-60 Omahu Road) on the corner of Great South Road and
Omahu Road opposite the site, and also the three-storey residential development at 234 Great
South Road immediately adjacent the site. There is a diverse mix of new and older
contemporary housing in this area.
In the ‘proposed view’ the proposed Ōmāhu development is largely screened by the intervening,
closer proximity, three storey residential development. In this view Building A can be seen
fronting on to Great South Road with a portion of Building B behind. Similar to viewpoint 1 the
additional height of building A fronting Great South Road is considered to be in context and
appropriate to the scale and activity of the street. The proposed façade strategy with the
different materiality and balcony treatment breaks up the mass of the development whilst still
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achieving an overall sense of unity. The taller over height elements of Building B within the
centre of the site can be seen from this location. The height of the building and roof form is
aligned with the neighbouring development. Overall whilst being a larger scale building is not
out of context with the surrounding Great South Road existing environment.
Viewpoint 3 is located closer to the site on the corner of Great South Road and Omahu Road
looking north. The single storey ‘Sen Art Academy’ is located within the centre of the view with
the three-storey residential development at 234 Great South Road behind. The protected
Pohutukawa tree and adjacent Himalayan Cedar are located to the right of the view. Omahu
Road continues from this location to the overbridge at the Motorway.
The upper portions of the proposed Ōmāhu development can been in this view above the
intervening residential properties. To the left of the view is Building A fronting onto Great South
Road. Within the centre of the site the taller Buildings B and E punctuate the skyline. The
variation in the roof forms introduce a varied skyline and visual interest avoiding a singular flat
roof profile. Whilst obviously larger scaled buildings within the context of existing one and three
storey development the development is not out of context with the existing surrounding
development. The lesser scale of existing development on this corner land can also over time
be anticipated to change, as evidenced by the consented five storey, as of yet unbuilt,
development in the site at 232 Great South Road, which will also be seen in this view.
Viewpoint 4 is from the Omahu Road overbridge to the Southern Motorway looking west /
southwest. The existing property at 49 Omahu Road with its distinctive red and blue painted
building, (part of the Laura Ferguson Trust and subject site) is located to the centre of the view
with the SH1 motorway and trainline to the right and Omahu Road to the left of the view. The
protected Pohutukawa tree, Himalayan Cedar and evergreen Magnolia can be seen adjacent
Omahu Road. There is a glimpse view to Te Kopuke (Mount Saint John) to the right of the view,
set behind vegetation, the maunga is not prominent in the view.
In the ‘proposed view’ the Ōmāhu development is prominent in the view, with no interveningbuilt form given the open character of the elevated motorway bridge / overpass. Vegetation
along the rail corridor and within the site to form a screen to the rail and motorway corridor
within the site form a foreground context but do not seek to screen out the development. In the
series of building facades, a conscious use of light and darker materials and glazing, help to
break up the mass of the individual buildings from this viewpoint, and whilst still reading with
overall unity the use of different façade materials and modulated roof forms helps to create a
varied attractive skyline. The proposed landscape treatment along this interface includes
amenity mounding, tree and shrub planting to enhance the visual amenity along this transport
corridor frontage and to ‘ground’ the development. Whilst the development is more prominent in
this view it comprises a quality, comprehensive development with attractive, well-considered
residential architecture and open space. Seen in the context of the scale of the motorway and
rail corridor the development contributes a quality residential amenity and urban character that
is easily accommodated.
Views from elevated locations further from site such as Maungakiekie (One Tree Hill), the south
of Ōhinerau (Mount Hobson) and Te Kōpuke (Mount Saint John) will provide the greatest public
opportunity to view down onto the Ōmāhu development.
When seen, Ōmāhu, comprising its taller buildings will be of a height and scale that is clearly
taller than some of the surrounding single and two storey buildings in the established residential
environment. However, Ōmāhu will be seen in the context of the developing urban Auckland,
key transport corridors and other newer infill development to which it will strongly relate in height
and scale. The associated legible height of the proposed development will be beneficial in
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reinforcing the public transport connections, and it will relate to the more intensive THAB
zoning.
Buildings of a similar nature and scale are emerging in the inner suburbs, particularly on the
fringe of local centres and major transport routes in line with the city’s aspiration for urban
intensification.
The majority of houses in the residential catchment to the south west and north west along
Great South Road are orientated the street, north or south, with their primary outdoor areas
facing north and / or in rear gardens. The residential area is well treed generally limiting long
distance views from the predominantly one and two storey houses. Whilst the proposed
development will sit above the height of its existing suburban residential neighbours the extent
to which it will be visible in the everyday amenity of this housing will be limited with very little
change to the established residential character or amenity of the neighbourhood.
While the site is not located within a volcanic view protection area (view shaft or height sensitive
area), it is not expected that the proposed development will result on any loss of important
public views towards the surrounding maunga.
Some more proximate houses including those directly adjacent or obliquely opposite on Omahu
Road and 20 Patey Street will have clearer views, however taller scale mixed use development
can be expected along the Great South Road corridor and the form of the development on this
large site has been carefully considered to avoid an overbearing appearance or effects on
privacy / residential amenity. These houses will experience a new medium density
development which is predominantly residential in its character and amenity. The proposed
façade, materials and compliance with HiRB controls along this boundary assist in reducing
perceived bulk and dominance.
Collectively the visualisations demonstrate that the proposed development can be
accommodated within the established and anticipated future urban character and amenity of the
locality. In terms of potential adverse visual effects these are considered to be very low, or
negligible, the greater height of the development, relative to the anticipated THAB height
opportunity of the site will slightly increase the visibility of the development. The development
will have a presence in the landscape but will not be overly dominant or incongruous to
neighbours, including the adjacent property to the east which has recently been consented for a
5 level apartment development. As a quality predominantly residential and local retail /
commercial development it will reinforce the urban amenity attributes of this part of Epsom and
Remuera and enhance a large scaled site that has the capacity and interfaces to easily
accommodate the proposal. Whilst a very low level of visual effects will be generated in respect
of some viewers overall the proposal is considered to enhance the visual character and amenity
of the locality and contribute positively to the anticipated urban intensification of this part of
urban Auckland. In summary, the development provides an interesting, well designed high
quality outcome that will create less than minor adverse visual, or dominance effects.

7.3

Urban Design Assessment

7.3.1

Context & Overall Built Form

The site, from an Urban Design perspective, is well placed for urban, predominantly residential
intensification with good street frontages, address to the Great South Road strategic transport,

16

Boffa Miskell Ltd | Ōmāhu | Urban Design and Landscape Effects Assessment | 7 October 2021

and PT corridor, and walkable proximity to commuter rail. It is a large site that in the context of
a quality compact urban Auckland and the NPS-UD, can and should be expected to be
comprehensively re-developed to secure an urban intensification outcome such as that
proposed.
Making use of the site’s large size, and the nature of the Great South Road corridor additional
storeys, above that enabled through the THAB provisions of the AUP has been masterplanned
to sit either more centrally located within the site or addressing Great South Road. This
approach is sensitive to neighbours. At six storeys and with appropriately scaled floor to floor
heights the building heights proposed are not out of step with the anticipated future urban form.
The comprehensive redevelopment of this brownfield site also provides several advantages in
terms of providing varied, quality onsite amenity for residents. Ōmāhu takes a further step by
providing public pedestrian access to part of the site including its prime open space amenity, via
the laneway and central parkland. The extent of the publicly accessible realm in Ōmāhu is
identified in Figure 9 below (refer Boffa Miskell Landscape Concept package). This generosity
offers something back to the wider community supporting the range of tighter, single lot / infill
residential intensification occurring in the locality and enhancing the amenity of the Epsom /
Remuera local neighbourhood. Proposed small scale retail / commercial facilities for residents
and the walkable public catchment (limited visitor basement parking provided) further support
the intensification of the neighbourhood and its associated urban’ ’10 minute city’ resilience and
amenity.

Figure 9: Extend of publicly accessible area, the pedestrian laneway connecting between Great South and Omahu
Roads and the central parkland – multi-generational open space.

The masterplan layout addresses the somewhat tougher rail and motorway corridor, avoiding a
solid wall to this highly public but passing observer frontage and providing a generous
vegetated setback with landscape mounding and substantial trees. Significant existing trees on
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Omahu Road including a scheduled Pohutukawa, as well as a Himalayan Cedar and Evergreen
Magnolia are retained maintaining some of the established amenity of the site on this frontage
with trees that sit well against the proposed scale of development.

7.3.2

Pedestrian Access and Circulation

The site has two street frontages, southwest onto Great South Road and east onto Omahu
Road. The primary vehicular address is to Omahu Road with basement access for all residents
parking, visitor parking including two accessible spaces for retail / commercial visitors and the
majority of servicing.
The pedestrian laneway entrance, located adjacent to the eastern boundary on Great South
Road, provides limited service access as well as fire truck / emergency access. The laneway
has an accessible gradient. In this way pedestrian access and amenity is prioritised at ground
level with vehicles / servicing primarily managed in the relatively large, single level basement
below.
The basement has been set back from the north-western residential neighbour and northern
motorway boundaries to enable planting into ground along these more sensitive interfaces. A
setback is also provided on the Omahu Road frontage for the protection and retention of
established trees.
In total 260 site-wide car parking spaces and 250 bike parks are provided for the 238
apartments and associated retail / commercial / visitor facilities. The proposed provision in
respect of the residential apartments is one car parking space for each apartment (ie a ratio of
1.0). The site is well connected to PT including bus and commuter rail within easy walking
distance.

7.3.3

Typologies and Activities

Ōmāhu proposes a diversity of apartment living opportunities with both one and two bedroom
build to rent and one to four bedroom sale to market apartment typologies. The build to rent is
accommodated in Buildings A and G located along the north-western boundary and fronting
Great South Road with Buildings B to F providing the sold to market apartments. A combination
of through apartments, in Buildings B and C and single aspect, predominantly east / west
facing, are provided. There are a small number, approximately 15, fully or partially (ie 5 also
have an eastern aspect) south facing build to rent apartments in Building A facing onto Great
South Road. The desirability of having a strong built frontage to Great South Road
compensates to an extent in respect of the provision of a small number of south facing units.
In addition to the comprehensive range of apartment living opportunities and to support the
creation of a community, connected to the wider local area, Ōmāhu also comprises a modest
provision of retail and commercial space including café, restaurant and co-working space
located to activate the publicly accessible pedestrian laneway and support the wider local public
use of the site. There is also a residents’ wellbeing centre with residents’ lounge / dining, pool,
spa, gym and yoga studio at ground and first floor levels in Building B that defines the western
edge of the laneway centrally within the site.
The inclusion of the commercial / retail activities in the THAB zoned site is what causes the
application to be assessed as a non-complying activity, however given the scale of the
development and the amenity these small scaled, local service facilities will provide they are
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considered to be a very desirable addition to the overall residential amenity and community
outreach character of Ōmāhu. In urban design terms they are strongly supported.

7.3.4

Building Scale and Mass / Relationship to Neighbours

As already described in detail above, the proposal has been carefully designed to
accommodate the taller, up to six storey, development within the site to avoid off site effects
whilst also addressing the significant road corridor of Great South Road, where Building A is six
storeys in height. Six storeys in the context of the NPS-UD and the scale of the site is
considered to be entirely appropriate for the locality and site.
The development complies in respect of the alternative HiRB controls in respect of its residential
(THAB) north-western and eastern neighbours with the only HiRB infringement being to the
northern rail corridor where adverse amenity effects do not arise. The proposal complies with
the 5m yard to the rial corridor.
Due to the proposed quality of the development the five storey buildings – Buildings G, part of A
and D, that define the north-western and eastern interfaces to neighbours are also marginally
over the 16m height control however these buildings are sufficiently set back from their
boundaries to avoid adverse privacy or dominance effects. It is considered that the provision of
quality apartments with good floor to ceiling heights outweighs the slight height infringement.
Building C which is located to the north of the small number of residential sites at the Great
South / Omahu Road intersection has been purposely set at four storeys in height to protect the
amenity of these southern residential neighbours.
In respect of the interface with the consented but as of yet un-built, five storey apartment
building on the single site to the east on Great South Road, number 232, there is a generous
separation distance (refer Figure 10 below) between the six storey, short end, of Building A and
this neighbouring development, which places its blank end façade to the street.

Figure 10: W&M SW Boundary elevation showing the relationship of the six storey end of Building A to the neighbouring
five storey development at 232 Great South Road.

Furthermore this neighbouring development benefits from the layout of buildings and open
space within Ōmāhu with Building B set further back from the boundary with the public laneway
and central plaza providing a quality interface. A compliant five storey building oriented parallel
to the boundary with the same orientation as that at 232 Great South Road would provide less
outlook interest and put a greater building bulk adjacent to this neighbour. The proposed
Ōmāhu layout is considered to provide overall a good level of amenity to this neighbour and a
desirable THAB interface.
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7.3.5

Privacy and Residential Ground Floor Interfaces

The separation distances between buildings within Ōmāhu is generous with the principal living
area outlook space requirements of the AUP easily accommodated as illustrated in Figure 11
below. The space between each of the apartment buildings has been well designed to provide
a high level of open space amenity for residents and to create a community within Ōmāhu

Figure 11: Principal Living Area Outlook space (source W&M RC drawing set)

Ground floor residential apartments will interface residents common and publicly accessible
open space – in respect of the central parkland. Care has been taken with the integration of the
architecture and landscape design to provide an appropriate level of ‘front yard’ ground floor
privacy and amenity whilst avoiding the privatising effect of individual outdoor courtyards
extending into the landscape. This has been achieved, as illustrated in the Boffa Miskell
Landscape Concept drawing set with inset private terraces and a combination of 2.5m (where
the interface is to a residents only common area) and 4.0m (where there is a more public
interface) landscaped front yards to ensure appropriate levels of separation and outlook (refer
Figure 12 below).
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Figure 12 : Landscape front yard, 4.0m width where there is an interface with publicly accessible open space.

Overall the onsite amenity for residents and their privacy, outlook and access to quality open
space will be very high. Ōmāhu will offer a distinctive residential environment with generous
open space designed to create community, support well-being and enhance the urban
residential environment.

8.0 Assessment in Relation to Statutory
Provisions
The relevant policy is set out in full in the AEE prepared by Campbell Brown Planning Ltd to
accompany the application and is not repeated here. In summary, development of this nature
and general scale / intensity, all be it with a lesser height, is anticipated in the THAB zone. The
AUP and more recent NPS-UD is seeking to achieve more compact, quality, taller urban forms
of development in locations that have the range of proximity to services and facilities including
public transport, that this Site, being adjacent Great South Road and in close proximity to
Remuera Rail Station enjoys. Specific commentary is provided below in relation to AUP policy
in respect of building height.

8.1.1

THAB Zone Objectives

H6.2 Objectives
(2) Development is in keeping with the areas planned urban built character of predominantly
five, six or seven storey buildings in identified areas, in a variety of forms.
(3) Development provides quality on-site residential amenity for residents and the street.
Comment: Referring to section H6.2 and H6.3 where the relevant objectives and policies are
listed, the development is considered to be consistent with and achieves the outcomes
anticipated for the THAB zone. In particular, H6.2(1) and (3) recognises that an increase in
density, diversity and quality of housing is a desired outcome of the Plan. The proposed
development will deliver on these anticipated outcomes providing quality, well designed, highdensity urban living with access to centres and public transport. This proposal will positively
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contribute to housing choice in the area in a location that has good access to employment,
facilities, public transport and amenity.

8.1.2

THAB Zone Policies

H6.3 Policies
(1) Enable a variety of housing types at high densities including terrace housing and apartments
and integrated residential development such as retirement villages.
Comment: Ōmāhu proposes a diversity of apartment living opportunities with both one and two
bedroom build to rent and one to four bedroom sale to market apartment typologies. The build
to rent is accommodated in Buildings A and G located along the north-western boundary and
fronting Great South Road with Buildings B to F providing the sold to market apartments. A
combination of through apartments, in Buildings B and C and single aspect, predominantly east
/ west facing, are provided. In addition to the comprehensive range of apartment living
opportunities and to support the creation of a community, connected to the wider local area,
Ōmāhu also comprises a modest provision of retail and commercial space including café,
restaurant and co-working space located to activate the publicly accessible pedestrian laneway
and support the wider local public use of the site. There is also a residents’ wellbeing centre
with residents’ lounge / dining, pool, spa, gym and yoga studio at ground and first floor levels in
Building B that defines the western edge of the laneway centrally within the site.
(2) Require the height, bulk, form and appearance of development and the provision of setbacks
and landscaped areas to achieve a high-density urban built character of predominantly five, six
or seven storey buildings in identified areas, in a variety of forms.
Comment: As already described in detail in this assessment, the proposal has been carefully
designed to accommodate up to six storey, development within the site to avoid off site effects
whilst also addressing the significant road corridor of Great South Road. Six storeys in the
context of the NPS-UD and the scale of the site is considered to be entirely appropriate for the
locality and site. In addition the building façade is designed to create variation through
modulation of balconies and small steps in the façade as well as the use of materials that
provide variation in both texture and colour. This ensures the buildings have varied
characteristics that create a quality apartment style interface. Variation is also established
through the height plane, to avoid a flat roof profile the building roofline has been raised higher
in places creating diversity of interest and variation of the roofline.
(3) Encourage development to achieve attractive and safe streets and public open spaces
including by:
(a) providing for passive surveillance
(b) optimising front yard landscaping
(c) minimising visual dominance of garage doors.
Comment: The separation distances between buildings within Ōmāhu is generous with the
principal living area outlook space requirements of the AUP easily accommodated. The space
between each of the apartment buildings has been well designed to provide a high level of open
space amenity for residents, provide for passive surveillance and to create a community within
Ōmāhu. The retail and associated facilities located at ground floor fronting the street will enable
an active and attractive public realm. Ōmāhu provides a generous provision of publicly
accessible laneway and central parkland open space. This generosity offers something back to
the wider community supporting the range of tighter, single lot / infill residential intensification
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occurring in the locality and enhancing the amenity of the Epsom / Remuera local
neighbourhood.
(4) In identified locations adjacent to centres, enable greater building height through the
application of the Height Variation Control where the additional development potential enabled:
(a) provides an appropriate transition in building scale from the adjoining higher density
business zone to neighbouring lower intensity residential zones, and;
(b) supports public transport, social infrastructure and the vitality of the adjoining centre.
Comment: The site, from an Urban Design perspective, is well placed for urban, predominantly
residential intensification with good street frontages, address to the Great South Road strategic
transport, and PT corridor, and walkable proximity to commuter rail.
(5) Manage the height and bulk of development to maintain daylight access and a reasonable
standard of privacy, and to minimise visual dominance effects to adjoining sites and
developments.
Comment: As addressed in detail in this report the height of the proposal exceeds the 16m
height control but in a way that seeks to reduce the potential impact or dominance of the
additional storeys. The additional height is generally set within the centre of the site as well as
fronting the Great South Road arterial road. Planting is proposed as part of the boundary
landscape treatment creating a human scale at ground level, softening the façade, providing a
level of privacy and giving the development a planted, garden character befitting of its
residential location.
(6) Require accommodation to be designed to meet the day to day needs of residents by:
(a) providing privacy and outlook; and
(b) providing access to daylight and sunlight, and providing the amenities necessary for those
residents.
Comment: The separation distances between buildings within Ōmāhu is generous with the
principal living area outlook space requirements of the AUP easily accommodated. The space
between each of the apartment buildings has been well designed to provide a high level of open
space amenity for residents, provide for access to amenities and meet the day to day needs of
the residents within Ōmāhu. Overall the onsite amenity for residents and their privacy, outlook
and access to quality open space will be very high. Ōmāhu will offer a distinctive residential
environment with generous open space designed to create community, support well-being and
enhance the urban residential environment.

8.1.3

Building Height

Clause H6.8.1 (4) lists the matters of discretion that are applicable to buildings that do not
comply with the standards. Parts of the development will exceed the maximum height of 16m in
this THAB zone by a maximum of 10.6m in the centre and Great South Road portion of the site.
H6.8.1(4)(b) the purpose of the standard; and (c) the effects of the infringement of the standard;

Comment: The purpose of the standard is listed at clause H6.6.5 of the AUP. The over-height
areas of the proposal would result in slightly greater building shadows than a compliant 16m
high proposal. There will be some limited additional shading during the summer solstice and
equinox on the residential properties to the west for a short duration in early morning (between
9 and 10am). The development has purposefully located the over-height components of the
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master planned development to the Great South Road and central portion of the site. Limited
additional shading also occurs in respect of the six storey ‘end’ of building A to the neighbour at
232 Great South Road however this is balanced by the short duration of such effects and the
greater setback of Building B, which enhances solar access above what could be expected with
a complying development.
The proposed development, including its slightly increased height will support Great South
Road, and increase the efficient use of land in a location that is well connected to PT and a
variety of other amenities and destinations. The development comprising four six storey
buildings as well as two five storey and one four storey buildings will be initially prominent;
however this is consistent with the stated objectives for the zone and the urban area in general
and will reinforce the urban outcomes that are otherwise provided for and encouraged.
H6.8.1(4)(d) the effects on the urban built character of the zone;

Comment: Whilst the proposal will introduce a significant change from the existing nature of the
locality it is consistent with the development anticipated within the zone, the exceedance of the
building height control should be considered in the context of the nature of change anticipated
and the bulk and scale enabled on the site. The development has been designed in recognition
of the transitional effects and has incorporated a number of design features to reduce building
bulk along the side boundaries to adjoining properties. The development will not detract from
the amenity enjoyed on these neighbouring sites recognising that these are also zoned THAB
and can be developed in a way that is substantially different to the existing condition. The
neighbouring three and four storey development, the consented but as of yet unbuilt five storey
development on the adjoining site to the east (232 Great South Road) as well as other larger
development in the Great South Road local area has signalled the start of the transition to
higher density living in the locality and the proposed development will continue this transition
with a high level of residential amenity provided.
H6.8.1(4) (e) the effects on the amenity of neighbouring sites;

Comment: Whilst the proposal will introduce a significant change to the nature of the existing,
low density suburban environment it is consistent with the more intensive, urban, development
anticipated within the zone, the exceedance of the building height control should be considered
in the context of the zone and NSP-UD as well as the bulk and scale enabled on the Site and in
the surrounding area. In this respect the Site is large and located in an extensive area of THAB
zoned land which has an expectation for taller, mid-rise, development.
Ōmāhu has been carefully designed in recognition of the transitional from the existing lower
density to a future more urban character and amenity. Particularly in respect of its interface with
its small number of remaining established suburban residential neighbours (a number of
adjoining residential properties having been converted to commercial uses) the proposal has
incorporated a number of design features to reduce building bulk along the side boundaries.
The development will not detract from the amenity enjoyed on these neighbouring sites
recognising that these are also zoned THAB and can be developed to a much greater scale and
intensity to that of their current suburban condition.
H6.8.1(4)(7)(f) the effects of any special or unusual characteristic of the site which is relevant to the
standard; and (g) the characteristics of the development;

Comment: There are no special or unusual characteristics of the site. The single scheduled
protected tree – a Pohutukawa – along with a Himalayan Cedar and an Evergreen Magnolia
located on the Omahu Road frontage of the site will be retained and protected as a feature of
Ōmāhu.
H6.8.1(4)(h) any other matters specifically listed for the standard; and
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H6.8.1(4)(i) where more than one standard will be infringed, the effects of all infringements

Comment: The proposal does not infringe any other relevant bulk or location standard. It
complies with the HiRB controls along the sensitive neighbouring interfaces which set the
primary measure for the appropriate management of bulk in respect to neighbours. There is a
small area of alternative HiRB non-compliance in relation to Buildings D, E and G along the rail
corridor. Overall this is considered to be a less sensitive interface and the comprehensive
design of the buildings and landscape through this boundary ensures a quality development
with attractive, well-considered residential architecture and open space. It is also noted that the
development complies with the 5m yard requirement on this frontage.

9.0 Conclusion
In conclusion, the proposed Ōmāhu development is considered to make a positive contribution
to the character and amenity of this part of Epsom and Remuera and to the Great South and
Omahu Road frontages. The large site can be expected to be developed for a more intensive
residential purpose consistent with its THAB zoning. Whilst exceeding the 16m height control,
the development is not significantly above the height control at its greatest six-storey height.
The development complies with the alternative HiRB controls of the AUP and is not dominant or
overbearing in respect of neighbours. The generally centralised nature of the additional building
height means that the effects of this aspect of the development will have little impact beyond the
site. Where additional height fronts Great South Road this transport corridor is considered to
have the scale and capacity to accommodate and even benefit from the additional height,
particularly when considered in respect of the NPS-UD.
The Proposal will signal the progressive intensification of this part of Auckland as anticipated by
the site, and wider area’s intensive residential zone. The high-quality development will
complement the character of the locality and positively address the site’s street frontages. The
buildings will have a presence in the landscape and be seen both as part of the adjoining
streetscape and in wider views, however the built scale is not such that it will particularly stand
out or be incongruous within the existing or future anticipated built form, character and amenity
of the locality.
The architectural design and layout of the development reduces its visual bulk in the
neighbourhood environment and creates a desirable residential amenity for future residents.
The proposed façade strategy with the different materiality and balcony treatments seek to
break up the mass of the development whilst still achieving an overall sense of unity and quality.
The taller over height elements are strategically located within the centre of the site and fronting
Great South Road. This additional height is considered to be in context and appropriate to the
scale and character of Great South Road and the surrounding neighbourhood.
The site presents a significant opportunity for integrated mixed-use development supporting the
strategic transport corridor of Great South Road and Remuera train station. As such the
proposal is considered to be well aligned with the outcomes sought by the THAB zone, the
Regional Policy Statement and the NPS_UD. Care has been taken in the overall
masterplanning to provide generous on site open space amenity and well-scaled vegetation to
separate and break up the built form of the development, creating a distinctive urban community
accessible to the public and integrated into the wider community and urban environment.
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The publicly accessible through site laneway and small scaled retail / commercial activities will
enhance the amenity of the development for its residents as well as for the local area and
support a walkable local neighbourhood in a way that is very desirable to the intensified urban
nature of the locality.
The proposal will not compromise the character or amenity of the wider landscaper or maunga.
Once established, the proposed development will reinforce the quality residential amenity of
Great South Road for apartment living and support the character and amenity of the wider
residential neighbourhood.
It is noted above that while development brings change to a landscape, it is not necessarily
negative or adverse. Overall, it is considered that that design of the development will have
beneficial effects alongside very-low adverse (negligible) visual effects such that overall adverse
effects will be less than minor. Ōmāhu is the type of quality, higher intensity residential
community anticipated by and advocated for through the Auckland Plan, Unitary Plan, RPS and
NPS-UD. It demonstrates a level of quality residential amenity sought for higher density living in
a suburban context in Auckland in a location that is well provided in respect of transport options
and access to local amenities.
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Appendix 1: Auckland Urban Design Panel
Minutes
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Appendix 2: BML 7 Point Scale of Effects
22 September 2021

This table is used to guide an assessment of the level of effects associated with a proposal. It comprises
an adapted seven-point scale derived from Te Tangi a te Manu

Effect Rating
Very High:

High:

Moderate- High:

Moderate:

Moderate - Low:

Low:

Very Low:

Use and Definition
Total loss of key elements / features / characteristics, i.e. amounts to a complete
change of landscape character and in views.
Major modification or loss of most key elements / features / characteristics, i.e.
little of the pre-development landscape character remains and a major change in
views. Concise Oxford English Dictionary Definition
High: adjective- Great in amount, value, size, or intensity.
Modifications of several key elements / features / characteristics of the baseline,
i.e. the pre-development landscape character remains evident but materially
changed and prominent in views.
Partial loss of or modification to key elements / features / characteristics of the
baseline, i.e. new elements may be prominent in views but not necessarily
uncharacteristic within the receiving landscape.
Concise Oxford English Dictionary Definition
Moderate: adjective- average in amount, intensity, quality or degree
Minor loss of or modification to one or more key elements / features /
characteristics, i.e. new elements are not prominent within views or
uncharacteristic within the receiving landscape.
Little material loss of or modification to key elements / features / characteristics.
i.e. modification or change is not uncharacteristic or prominent in views and
absorbed within the receiving landscape.
Concise Oxford English Dictionary Definition
Low: adjective- 1. Below average in amount, extent, or intensity.
Negligible loss of or modification to key elements/ features/ characteristics of the
baseline, i.e. approximating a ‘no change’ situation and a negligible change in
views.

Table :Determining the overall level of landscape and visual effects
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decades we have built a reputation for professionalism, innovation and
excellence. During this time we have been associated with a significant
number of projects that have shaped New Zealand’s environment.

www.boffamiskell.co.nz
Auckland

Hamilton

Tauranga

Wellington

+64 9 358 2526

+64 7 960 0006

+65 7 571 5511

+64 4 385 9315

Christchurch
Queenstown Dunedin
Appendix 2: BML 7 Point Scale of Effects
+64 3 366 8891

+64 3 441 1670

+64 3 470 0460

Boffa Miskell Ltd | Ōmāhu | Urban Design and Landscape Effects Assessment

