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EXECUTIVE SUMMARY
Pudong Housing Development Ltd & Foodstuffs (NZ) Ltd is proposing the construction of a mixed
use development including retail, office space, and apartment blocks at 360 Dominion Road Mt Eden,
Auckland.
This Special Character Assessment sets out a detailed context and site analysis of the special
character values for the proposed development area. An assessment of effects on special character
has been carried for the development design prepared by Warren and Mahoney on behalf of Pudong
Development Ltd. The report concludes that:








The character supporting building at 360 Dominion Road is of an architectural style,
materiality scale and massing that is not consistent with Late Victorian and Edwardian
buildings for which the Business Character Overlay is recognised;
The character supporting building is considered to have little contribution to the Eden Valley
Business Character overlay;
The proposed development retains the key frontage of the character supporting building
along Dominion Road, and manages new development appropriately;
The proposed development will not result in any adverse effects on the special character
values of the Special Character Areas Overlay - Business: Eden Valley or Special Character
Areas Overlay - Residential: Isthmus A that is more than minor; and,
Potential adverse effects arising from demolition and construction activities can be
appropriately mitigated through control of development and monitoring of construction
works.

Recommendations are provided in the report so that adverse effects on special character may be
further avoided, remedied or mitigated. This can largely be addressed through the detailed design,
and through including a construction management plan for surrounding character buildings.
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PROPOSAL AND PLANNING BACKGROUND
Introduction
Pudong Housing Development Ltd & Foodstuffs (NZ) Ltd (Pudong Development Ltd) is applying for
Resource Consent (RC) to redevelop a large site fronting Dominion Road, at 360 Dominion Road and
113 Grange Road, extending the full block between Grange Road and Prospect Terrace in Mt Eden.
The site is located within the Business - Mixed Use zone (B-MU) of the Auckland Unitary Plan
Operative in Part (AUP (OP)). The proposed development is assessed as a Discretionary activity
overall because there will be demolition of a character supporting building in a special character
overlay (Rule D18.4.2(A18)). New buildings in the special character areas overlay are also proposed
(Rule D18.4.2(A20)).
Plan.Heritage Limited has been requested to prepare an assessment of the potential effects on
identified Special Character (Business and Residential) values as part of the documentation for
Resource Consent.
Particular regard has been given to the frontages to Dominion Road, both residential streets and
neighbours including the overall strategy around building bulk and mass. The assessment considers
the proposed development in the context of the existing as well as future built environment and the
wider context of Maungawhau Mt Eden and Dominion Road.
The 1.2 ha site (Lot 2) has a complex form of cross-title ownership so that the existing two storey
‘character supporting' buildings fronting Dominion Road (Lot 1) sit under part of the proposed
development. Lot 1 accommodates a number of ground level retail shops that front Dominion Road
along with the common areas and parking spaces. Lot 2 is made up of the space above and around
Lot 1, together with the remainder of the site to the east of Lot 1. Lot 2, via easements, has a range
of development rights over the existing retail shops on Lot 1. The proposal therefore works around
the retail shops and includes retention of the existing commercial space at first floor level fronting
Dominion Road. The redevelopment of the remainder of the site incorporating a Foodstuffs
supermarket, back-of-house to Supermarket, retail, commercial and 122 residential units with
common amenity, loading and circulation areas.
The proposed works involve the modification of existing buildings/structures within the project area
(Figure 1), which is located within the AUP (OP) Special Character Overlay – Business: Eden Valley.

Scope of Work
The purpose of this Special Character Assessment is to identify and assess the effects of the
proposal, in the context of the AUP (OP) Special Character Overlay – Business (SCAB): Eden Valley,
which relates to the physical and visual qualities associated with the streetscape and character of
the development site and the surrounding area. In addition, there is a visual interrelationship
between the Special Character Overlay – Residential Isthmus A and the Eden Valley SCAB, and
neighbouring historic heritage places which is considered as part of this assessment. This report
provides an objective assessment of the potential environmental effects of the proposal as they
relate to the Special Character Area Overlay provisions of the AUP (OP) (Section D17). The
experience of the Author undertaking the assessment is included in Appendix 4. The method for
assessment is outlined in Appendix 5. This report has been commissioned specifically for the above
reasons, and should not be relied upon for any other purpose.
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Region

Locale

Site

Figure 1. Site location; Project area outlined in yellow (Auckland Council Geomaps accessed February 2021).
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Material Reviewed
The following material has been reviewed as part of this assessment:
















Auckland Council Cultural Heritage Inventory (CHI) viewer
Auckland Council AUP (OP) Geomaps
Heritage New Zealand Pouhere Taonga List
Archival research and LINZ plans
Auckland Council Property Files
Papers Past and Wises Street directories
Boffa Miskell, Matthews & Matthews Architects, R.A. Skidmore Urban Design and Salmond
Reed Architects. 2004. ‘Character & Heritage Study Eden Valley / Dominion Road’. Prepared
for Auckland City Council (City Planning).
Matthews & Matthews Architects Ltd in association with L. Truttman, P. McConnell and R.A.
Skidmore and Associates. 2007. Dominion Road, Auckland Heritage Study. Prepared for
Auckland City Council.
Matthews & Matthews Architects Ltd, R.A. Skidmore Urban Design and L. Truttman. 2008.
Balmoral Shopping Centre Character Heritage Study. Prepared for Auckland City Council.
Salmond Reed Architects Ltd, 2012. Dominion Road Corridor Plan View Road to SH20 –
Heritage Assessment. Prepared for Auckland Transport.
Architectural Designs Statement and plans dated February 2021 Prepared by Warren and
Mahoney Ltd for Pudong Developments Ltd
Landscape plans and statement dated February 2021. Prepared by Boffa Miskell Ltd for
Pudong Developments Ltd.
Visual simulations and assessment of effects dated February 2021. Prepared by Boffa Miskell
Ltd. for Pudong Developments Ltd.
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CONTEXT ANALYSIS
Historical Background
The historical background summary below is based on a number of archaeological, built heritage
and character studies which have previously been carried out for Eden Valley / Dominion Road and
surrounding areas. These include:


Boffa Miskell, Matthews & Matthews Architects, R.A. Skidmore Urban Design and Salmond
Reed Architects. 2004. ‘Character & Heritage Study Eden Valley / Dominion Road’. Prepared
for Auckland City Council (City Planning).



Matthews & Matthews Architects Ltd in association with L. Truttman, P. McConnell and R.A.
Skidmore and Associates. 2007. Dominion Road, Auckland Heritage Study. Prepared for
Auckland City Council.



Matthews & Matthews Architects Ltd, R.A. Skidmore Urban Design and L. Truttman. 2008.
Balmoral Shopping Centre Character Heritage Study. Prepared for Auckland City Council.



Salmond Reed Architects Ltd, 2012. Dominion Road Corridor Plan View Road to SH20 –
Heritage Assessment. Prepared for Auckland Transport.



Brown A and R Clough. 2016. ‘Brown, A. and R. Clough. September 2016. Proposed
Apartments, Dominion Road and Valley Road, Mt Eden, Auckland: Archaeological
Assessment. Clough and Associates report for Panuku Development Auckland.



Brown J. 2017. Proposed Mixed Use Development; Dominion Road & Valley Road, Auckland.
Special Character Assessment. Prepared for Panuku Development Auckland.

Dominion Road – General Location
Dominion Road runs roughly north–south through Eden Valley (Figure 2) and forms the spine of a
modified street grid. Maungawhau/Mt Eden is located to the east of Dominion Road. The surrounding
neighbourhood was developed during the late 19th- and early 20th- centuries as a ‘strip shopping
centre’, surrounded by predominantly single dwelling residential neighbourhoods. The core of this
centre is focused on the intersection with Valley Road and Walters Road and to the south of the
intersection as far as the intersection with King Edward Street. These intersections form east-west
connections of the street grid (Figure 3). The project area is located to the north of the Dominion
and Grange Road intersection and comprises two large lots on the southern periphery of the
character area’s eastern side, spanning the block between Prospect Terrace and Grange Road
(Figure 4).
Dominion Road is a busy transport corridor, and is one of the earliest roads to have been formed as
the main arterial route extending across the isthmus. It was the main thoroughfare for all transport
in the area. By the early 1900s the road was being developed as an important tram route. This tram
route initially terminated at the corner of Valley Road, and later extended to Balmoral and on to Mt
Albert Road. The early subdivision pattern of the commercial centre was typified by long east-west
orientated sections with narrow frontages to Dominion Road. This is inconsistent with the current
layout and configuration of the project area, with a large redevelopment footprint now occupying
several amalgamated lots (further explained later in the report under history of the site).
The commercial character is typically defined by buildings fronting directly onto the Dominion Road
boundary with service areas located to the rear. Narrow alleyways connecting these rear sites with
Plan.Heritage Special Character Assessment: 360 Dominion Road Auckland
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Dominion Road are a noticeable character feature in determining the ‘street rhythm’ to north of the
character area, but this pattern breaks down in the southern half of the overlay.

Figure 2. Site and context - environs (Warren and Mahoney 2020)
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Figure 3. Street grid with underlying Unitary Plan zones and Character overlays (grey squares) (Auckland
Council AUP (OP) Geomaps)
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Figure 4. Project area - built form within project area Lots highlighted in yellow (Auckland Council AUP (OP)
Geomaps 2020)

Special Character Areas Overlay – Business: Eden Valley
The Eden Valley SCAB is located on Dominion Road, between Onslow Road and Grange Road. The
extent of the area is shown on the special character map (
Figure 5). The area contains significant groupings of early 20th-century commercial buildings. This
stretch of Dominion Road has a general north-south alignment. The underlying landform is relatively
level within the Eden Valley SCAB, rising gently to the northern end. To the east of Dominion Road,
the landform rises towards Maungawhau-Mt Eden, with views to the mountain along Valley Road.
The Eden Valley SCAB is closely associated with the surrounding Special Character Areas Overlay –
Residential: Isthmus A special character area, which covers early suburban development within the
subdivision grids to the east and west. A description of its built form, architectural qualities and
streetscape components is taken from the special character values statement in the AUP (OP)
Schedule 15 Eden Valley SCAB (Appendix 1).
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Figure 5. Special Character Areas Overlay - Business: Eden Valley, with project area location shown in blue
outline (AUP (OP) Schedule 15)
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Built Form
The special character buildings in the Eden Valley SCAB are characterised primarily by one and two
storeyed buildings. Commercial buildings in the area generally have parapet walls facing the street
increasing their apparent scale and concealing roof forms. Building widths reflect the relatively
narrow lot widths created by the early subdivision pattern. There is a generally consistent streetscape
rhythm marked by individual buildings and repetitive shopfronts on sections of approximately 15 to
20 metres wide. The buildings create a continuous fine-grained building line facing the footpath,
which are covered by suspended verandahs. The division of some building facades into structural
bays of around 5 to 6 metres reinforces the fine grained rhythm of the remaining early 20th century
commercial building frontages. The defined street edge creates a strong sense of street enclosure,
while street corners are defined by more substantial corner buildings, some featuring angled
entrances. The continuous retail frontages contribute to the streetscape quality providing active
building frontages with a mix of uses.

Architectural Qualities
Buildings dating from around 1910 are typically designed in Edwardian Classical or Italianate style,
using classical composition, detailing and decorative elements. The facades of early commercial
buildings are generally modulated vertically and horizontally with pilasters and the use of detail such
as string courses, cornice lines and parapets. This modulation is a significant aspect lending a vertical
proportion to two-storeyed buildings. Buildings dating from the 1920s in the area are typically
designed in the Stripped Classical style popular during the inter-war period. The facades are
generally modulated vertically and horizontally with simplified classical detailing such as pilasters,
string courses, cornice lines and parapets concealing roof forms. Detailing is more restrained.
Examples of other styles from a similar period in the Eden Valley area include Spanish Mission and
Moderne styles.

Streetscape Character
The form of commercial development within the Eden Valley SCAB is that of a traditional suburban
retail strip located on a regional arterial route. The special character area demonstrates visual
coherence where groups of 1900s to 1920s mainstreet buildings remain on both sides of Dominion
Road, particularly in the area around and south of the intersection with Valley Road and Walters
Road. To the eastern central area and to the northern and southern extremities the streetscape
character varies. This is where more substantial post-1960s development has occurred and later
amalgamation of lots to form large sites has disrupted the original subdivision pattern along
Dominion Road (Figure 6). More recent development has been set back from the road boundary or
has created breaks in the continuous street frontage. The 1990’s ‘Eden Quarter’ redevelopment of
the block between Ewington Ave and Valley Road has a similar depth to the project area and
comprises a car-based retail development with surface parking fronting part of Dominion Road as
well as Valley Road (Figure 7).
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Post-1940 development
A significant degree of development has occurred in the character area after 1940, as indicated in
the analysis by Boffa Miskell et al undertaken in 2004 (Figure 6). The project area itself was
comprehensively redeveloped in the last quarter of the 20th century.

Figure 6. Heritage Analysis map for Eden Valley Business Character Area with assessed construction periods
for buildings. Blue colours range from 1941-1990. Green colours post-date 1990. Project area arrowed
(source: Boffa Miskell et al. 2004)
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More recently a desk-top analysis of existing street frontages onto Dominion Road within the Eden
Valley SCAB was undertaken (Brown 2017) to compare to the 2004 survey. This was based on
historic research, aerial photos, site visits and Google Street view. For the purposes of this
assessment, ‘street frontages’ were defined as those that belonged to, or were articulated to
represent, a discrete building frontage (e.g. 291-302 Dominion Road). They might include several
tenancies.
The review concluded that approximately 51% (18 from 35) of the ‘street frontages’ within the
character area on the east side are of post-1940 date based on this method. On the west side of
the character overlay, only 35% (15 from 42) appear to be of post-1940 date. Overall, 42% of
frontages appear to be post-1940 in date. This is consistent with the analysis undertaken by Boffa
Miskell et al in 2004, suggesting limited development has occurred from the turn of the 21st century.
The majority of newer buildings shared some broad characteristics with pre-1940 character defining
and supporting buildings. These included parapet detailing, horizontal and vertical articulation, and
development of typically one or two storeys in height. A car park development on the west side was
three stories. More recent developments such as 291-302 Dominion Road (Figure 8), deliberately
replicated or reflected some of these ‘character’ elements. Recent developments were also typically
characterised by at-grade car parks to the street frontage, which detract from the continuous ‘street
wall’ in these areas.
In December 2020, a mixed-use development proposed by Panuku (Auckland Council Controlled
Organisation) was approved via consent order for a large site at the north end of the character area,
but is yet to occur (Figure 9).
To the south of the project area, outside of the Eden Valley SCAB but within the visual catchment
of the site, larger residential apartment development has already occurred, reflecting changing of
zoning to a more intensive residential and mixed-use form along Dominion Road established by the
AUP (OP) (Figure 10).
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Figure 7. Modern single-storey commercial development to the north end of the Mt Eden business Character
overlay reflecting ‘traditional' parapet forms

Figure 8. Eden Quarter development, showing deliberate articulation of the facade to mimic an original
Edwardian bank frontage, a pastiche of the former pre-1940 commercial character building (Google Street
View October 2020)
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Figure 9. Site for recently consented Panuku development (Google Streetview October 2020)

Figure 10. New ‘Eden View’ apartment development to south of project area
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Project Area
The project area covers the southernmost section of Eden Valley SCAB, between the intersection of
Prospect Terrace and Grange Road (Figure 5). The environment is predominantly urban in character
along the main road with little vegetation on Dominion Road and near the project area (Figure 11).
Street planting can be found in the surrounding residential streets, and public open space at
Ballantyne Square to the north of the subject site.
Moving eastwards, the Prospect Terrace and Grange Road frontages swiftly transition from the urban
commercial environment to the traditional suburban villa and bungalow residential environment
which extends into the Special Character Areas Overlay – Residential: Isthmus A. Views northeast
towards Maungawhau/Mt Eden provide a moderate environmental contrast and green ‘backdrop’ to
the intersections of Prospect Terrace, Grange Road and Dominion Road when looking east, as well
as the sense of a valley topography (Figure 12).
Opposite the project area to the west, the residential form is continued in King Edward Street and
Burnley Terrace. These streets exhibit a higher degree of integrity and uniformity of development
and accordingly have also been scheduled as historic heritage areas in the AUP (OP). Figure 14
illustrates the inter-visibility of the project area commercial character with neighbouring suburban
streets.
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Figure 11. Dominion Road Frontage looking SE from opposite Prospect Terrace (J Brown 2020)

Figure 12. Maungawhau / Mt Eden creates a green backdrop to the urban nature of Dominion Road when
looking to the northeast from opposite Prospect Terrace (J Brown 2020)
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Figure 13. Top: A row of historic houses (villas and bungalows) along the south side of Prospect Terrace
within the Special Character Areas Overlay – Residential: Isthmus A, looking SW. Bottom: Views along
Grange Road, looking NW (J Brown 2020)
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Figure 14. Inter-visibility of commercial main street and suburban residential areas opposite from Burnley
Terrace (J Brown 2020)
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Dominion Road Frontage
The streetscape within the project area can be illustrated by considering a section through the road,
and is defined by the height of the building frontages and verandahs, the pavements, and the
carriageway width Dominion Road is straight, with consistent setbacks. Building heights in the
character overlay are generally one or two storeys. This provides a reasonably consistent sense of
limited enclosure to the street, and the horizon is a strong factor in defining the context. This
enclosure ratio is strongest immediately south of the intersection of Dominion Road and Valley Road
travelling through the core of the character area (Figure 16). It breaks down at locations further
south on the east side of Dominion Road, where two at-grade car parks serve more recent shopping
centre developments, and at Ballantyne Square. At the southern end (intersection of Grange Road),
approaching from the south there is a slight emphasis on height to the western side of the street
due to the presence of parapets on traditional commercial buildings (Figure 16). Approaching from
the north, there is more variation due to the nature of some originally non-commercial development
and post-1940 infill commercial development (Figure 17).

Figure 15. View looking N along Dominion Road towards the core of the Eden Valley SCAB showing strong
horizon line and consistent street enclosure ratio (Blue lines) (Google Streetview 2020)
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Figure 16. Looking North along Dominion Rd towards the project area, showing existing street profile and
reasonably consistent enclosure ratio (blue line) generated by character defining and supporting buildings
(Google Streetview 2020)

Figure 17. Looking S along Dominion Rd towards the project area, showing existing, less consistent street
profile and horizon line (Google Streetview 2020)
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Character Analysis of Dominion Road Frontage
UBD Buildings, Grange Road 360-388 Dominion Road
In 1969 the Universal Business Directory Company had this building erected. It was designed by the
architectural firm Warwick & Wright and built by Merv. Allison. The retail shops along Dominion Road
are a later addition1. A series of historical aerial photographs shows the staged development of the
project area, with the corner adjacent Grange road being the last area fronting onto Dominion Road
to be infilled, by the mid-1980s (Appendix 2).
The architectural aesthetic, and built form of the Dominion Road frontage within the project area is
entirely defined by continuous two-storey commercial buildings of mass concrete, masonry and glass
construction. This frontage traverses the entire block between Prospect Terrace and Grange Road,
with minor relief centrally, marking an entrance through the building. The location of this entrance
appears to be defined primarily by an earlier R.O.W noted on mid-20th century deposited plans (See
Appendix 2). The effect is one is monolithic homogeneity for the length of the block, both in terms
of scale, materials architectural form.
This differs from the character defining buildings of the late 19th and early 20th century which are
reflective of original subdivision boundaries with party walls marking clear distinctions in architectural
form. The defining buildings are typically detailed in the Italianate or ‘Free classical’ style. A number
of landmark buildings are prominently situated at the intersection with Dominion Road and Walters
Road, with adjacent late Victorian classically proportioned buildings in timber and plaster also
providing significant character definition. These earlier buildings are ‘supported’ by later 1920s –
1930s buildings further south towards Kind Edward Street and Prospect Terrace that, while still
maintaining similar proportions, employ a wider range of materials and are generally less ornate,
reflecting the prevailing ‘Art Deco’ style of the period. Typical elements of the character defining
buildings include:


vertical detailing emphasised by proportion and arrangement of windows, pilasters and shop
doors arranged within traditional bays of 12-16 ft. width (3.5-4.5m);



horizontal detailing emphasised through shopfront sills, verandahs, string courses and
parapets; and



use of elaborate decorative elements to create fine grain and texture.

Typical elements of character supporting buildings within the project area include:

1



two stories in mass masonry (concrete, block masonry);



repeated vertical divisions;



greater horizontal emphasis on larger format windows; and



less elaborate definition of verandah, first floor cornice and continuous parapet to horizon.

Mathews and Mathews et al 2004 pg 30
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Common elements of character defining and character supporting buildings include:


a consistent height - generally around 8 - 9.5 m (30ft);



continuous recessed shopfronts with multiple entries; and,



limited palette of colours, monochrome surfaces.

Prospect Terrace Frontage
The Prospect Terrace frontage interfaces with the commercial street environment at the junction
with Dominion Road. Initially the street enclosure is reasonably well defined in comparison to
Dominion Road (Figure 20). This is due to the presence of commercial buildings on both street
corners, extending eastwards along Prospect Terrace. Within the project area, the built form is
entirely characterised by the continuous, two-storey commercial building with masonry cladding and
large-format glazed windows. This building is of considerable mass in comparison to neighbouring
properties.
Beyond the project area, wider spacing of low-rise single dwellings and landscaping to both private
properties and the street, creates a more organic form (Figure 19). This change to the suburban
aspect of the road covered by the Residential Isthmus A character overlay is delineated by the abrupt
change of built form at the eastern edge of the project area (Figure 20).

Figure 18. View looking E along the Prospect Terrace, showing north elevation of the existing buildings
within the project area to right of image (Google Streetview 2020)
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Figure 19. View looking W along the Prospect Terrace frontage from interface with the Special Character
Areas Overlay – Residential: Isthmus A (Google Streetview 2020)

Figure 20. View of interface with Residential Isthmus A character area looking SE from opposite northeastern corner of project area (J Brown 2020)
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Grange Road Frontage
As with Prospect Terrace, the built form and architectural character within the project area is
different when compared to neighbouring sites heading east, in terms of scale, materials and
architectural style (Figure 21). The Grange Road frontage is interrupted by at-grade car parking and
level changes to the rear of the property to provide vehicle access. Again there is more variation in
the street profile, due to the more residential form of neighbouring sites (Figure 22). Also opposite
the project area is a church site, which although of larger scale than the residential dwellings, relates
to these elements through materials and roof forms.
Typical elements of the character supporting commercial buildings frontage onto Prospect Road and
Grange Road are similar to those relating to the Dominion Road frontage described above. The
elements of character supporting commercial building within the project area which have a limited
relationship to the identified special character of the business overlay include (Figure 23):



a height of two stories, with brick masonry cladding or monolithic concrete;



regular vertical arrangement of bays with continuous commercial frontage; and,



horizontal elements emphasised through floor levels, window arrangements and continuous
parapet lines.

Typical elements of neighbouring residential character area buildings include:


domestic scale dwellings and ancillary structures set back from front boundary



predominantly timber construction with metal roof forms



fine joinery details to porches, windows, doors;



smaller ratios of glazing to walls (at least to the front of the street)



use of traditional materials (weatherboard, corrugated iron, ceramic tile, brick for chimneys);
and,



Typically a limited palette of lighter colours with monochrome surfaces and contrasting
joinery details.
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Figure 21. Looking E along Grange Road. The church to the right is larger in scale, but has similar roof form,
materials and colour to domestic elements (Google Streetview 2020).

Figure 22. Looking W along Grange Road towards project area, on right of image. The street profile appears
irregular due to at-grade parking and vehicle access ramps (Google Streetview 2020)
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One-two stories height with strong horizontal and vertical divisions and continuous frontage

Brick cladding, substantial glazing organised horizontally, strong horizon line

Monolithic treatment to commercial frontage (right of frame) compared to character building
opposite
Figure 23. Character supporting buildings - key characteristics
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Eastern boundary and internal site aspects
The eastern boundary of the site runs parallel to the Dominion road frontage, approximately N-S.
The existing environment to the rear of the building is characterised by an at-grade asphalt carpark,
with service lane and locations for bin stores etc. (Figure 24). Part of the boundary wall with 86
Prospect Terrace is constructed with dry-stone walling, and may represent a surviving early
subdivision wall (Figure 25). Personal communication with the owner’s daughter has confirmed that
in its current form the wall has been rebuilt above ground level in the recent past2. At the Grange
Road frontage to the southwest corner of the site there is a ramp constructed to address a level
change, demonstrating that the bulk of the site sits lower than the roadway to the south (Figure
26). Above this level change is a raised section of concrete car park (Figure 27). The interface with
the neighbouring residential lots is abrupt, and has a strongly commercial, utilitarian character. There
is little in the way of planting or landscaping to soften this built form, and apart from a cherry tree
in the southeast corner, it is of relatively poor specimen quality. Visually the main building façade
and landscaping clearly relates to the commercial activities fronting Dominion Road.

2

J Dalzell pers. Comm. February 2021.
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Figure 24. Eastern boundary looking SE (J Brown 2020)

Figure 25. Subdivision boundary with 86 Prospect Terrace showing drystone wall subdivision boundary (J
Brown 2020)
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Figure 26. Level change towards Grange Road, south-west corner of project area (J Brown 2020)

Figure 27. Underpass with raised carpark looking S (J Brown 2020)
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SITE ANALYSIS: HISTORIC HERITAGE AND SPECIAL CHARACTER
Historic heritage
Nearby historic heritage places within 150m of the project area are shown in Figure 28,

Figure 29 and Table 1.

Historic Heritage Places and Historic Heritage Areas

There are no Historic Heritage Places scheduled in the AUP (OP) or listed on the Heritage New
Zealand List within the project area.
Opposite the site at 132 Grange Road is the St Sepulchre’s Church (former), which is a Category B
scheduled Historic Heritage Place (AUP (OP) ID 1671). Also opposite the site, from the Dominion
Road frontage, is the entrance to the King Edward Street and Burnley Terrace historic heritage area
(AUP (OP) ID 2513). Just over 150m away is the Category B Scheduled St at 426 Dominion Road
(AUP (OP) ID 1642). As well as being scheduled in the AUP (OP), the Dominion Road Methodist
Church is included on the New Zealand Heritage List / Pouhere Taonga as a Category 2 place (HNZ
ref 2607).
None of these places will be physically affected by the proposal, though they will experience a change
to their setting.

Archaeological potential

The archaeological and cultural importance of Maungawhau Mt Eden is well understood, and prior
to European settlement, the area was occupied by Maori for hundreds of years. Recorded sites of
Maori origin are concentrated around the slopes of Maungawhau Mt Eden, where later development
has not occurred. From the 1840s onwards the area was gradually subdivided, initially set out as
farming allotments often demarcated by drystone walls, some of which are still visible in the area.
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Suburban subdivision occurred largely piecemeal from the 1870s. There are no recorded
archaeological sites within 150m of the subject area, with the nearest site recorded at 14 Bellwood
Avenue (Figure 30). This was the site of a former stone dairy structure, now converted to a residence
(NZAA Ref R11/3205).
However, desk-top research and field survey indicates there is low potential for unrecorded
archaeological sites within the project area, as the lots here were subdivided during the 1890s
(Appendix 2). Prior to the current land-use, there was a mix of domestic and commercial
development within the original lots, and some of these places may have been constructed before
1900. The majority of sites were developed by 1912, as demonstrated by historical photographs of
the area (Appendix 2). Occupation sites established prior to 1900 meet the definition of an
archaeological site in the Heritage New Zealand Pouhere Taonga Act 2014 (HNZPTA), and the
surviving drystone wall on the eastern boundary may represent a relict 19th century subdivision
boundary. Any features of earlier domestic occupation that may survive subsurface could potentially
represent the initial phase of late 19th century development on the site. The types of features that
might have survived the later development of the site would be deeper cut rubbish pits, wells or
cesspits, usually located towards the rear of sections or along boundaries.
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Figure 28. Cultural Heritage Inventory sites within 150m (red line) with project area highlighted yellow. AUP
(OP) Management Layers show no historic heritage places within the project area, though there are some
places in the vicinity (Auckland Council Geomaps 2020)
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Figure 29. Places of historic heritage interest on Heritage New Zealand List Search (2020). Subject property
shown with blue icon

Figure 30.NZAA Archsite database Search, with project area arrowed (2020)
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Table 1. Historic heritage places recorded within the vicinity of the project area (within 50m)

CHI Site
No.

AUP (OP) id /
Category

HNZ List ref /
category

NZAA Site No.

Site description

2937

1671 / B
Values A, F, H
2513 / HHA
Values

N/A

N/A

N/A

N/A

1642 / B
Values A, F, H
N/A

2607 / 2

N/A

N/A

N/A

St Sepulchre’s
Church (former)
King Edward
Street and Burnley
Terrace historic
Heritage Area
Dominion Road
Methodist Church
Dwelling
50 Cromwell
Street

18889

2543
2932

Special Character Areas Overlay – Business: Eden Valley
The Dominion Road, Grange Road and Prospect Terrace frontages of the project area are all situated
within the Eden Valley SCAB. A full statement of special character values is provided in Appendix 1.
The summary statement of values is provided below (AUP (OP) Chapter L – Schedule 15.1.6.4):
The Eden Valley SCAB collectively reflects an important aspect, or is representative of, a significant
period and pattern of community development within the region or locality.
The Eden Valley SCAB is of significance as an example of a suburban commercial area that developed
in the early decades of the 20th-century in conjunction with expansion of the surrounding residential
area and development of the tram line along Dominion Road.
The area collectively reflects important or representative buildings, types, designs, styles, methods
of construction, materials and craftsmanship, urban patterns, landscape and streetscape qualities.
The Eden Valley SCAB is significant for its physical and visual qualities because it retains a high
concentration of early 20th century commercial buildings, particularly dating from the early 1900s
and 1920s. The area includes a range of buildings types in a mix of architectural styles consistent
with the evolving architectural tastes of the period. The area’s built form and urban patterns provide
evidence of its development and associations.
The following definitions are provided for character defining and character supporting buildings that
contribute to the special Character Areas Overlay (AUP (OP) Section D18.3.9):
a) character defining – makes a considerable contribution to the character of the area because
of historical, physical and visual qualities; and
b) character supporting – makes a moderate contribution to the character of the area. The
building should contribute to the appearance, quality, and identity of the area and should be
consistent with the values of character-defining places.
There is one character supporting building in the project area, occupying the whole site, which was
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identified through earlier character studies (Boffa Miskell et al 2004; Matthews & Matthews et al
2007). The Universal Business Directory Company (UBD) Buildings at 360-388 Dominion Road were
initially constructed 1969 to designs by the architectural firm Warwick & Wright. As noted in the
character analysis above, the buildings are atypical of the period, architectural form and materiality
of other character defining and character supporting buildings in the area, being constructed
approximately 60-60 years after the development of the commercial core along this part of Dominion
Road. The heritage and character study prepared in 2004 includes field survey notes for buildings
within the special character overlay, with summary statements of significance. The field survey sheet
for the UBD Buildings is reproduced in Appendix 1. This field survey note identifies no characteristics
which contribute to the character overlay. The report itself simply notes that it was the largest
development within the Eden Valley area at the time of construction3.

Contribution of UBD Buildings to Eden Valley Business Overlay
The UBD buildings do not appear to have been awarded any particular significance in previous
character surveys. Similarly it is my opinion that they provide only a limited contribution, primarily
through the aspects set out above in the character analysis. For the purpose of the following
assessment, I consider that the UBD buildings have little value in contributing to the character and
amenity of Dominion Road, as it relates to the Special Character Statement of significance (Appendix
1).

Special Character Areas Overlay – Residential: Isthmus A
The Prospect Terrace and Grange Road frontages of the project area are adjacent to the Special
Character Areas Overlay – Residential: Isthmus A, with the division between the two overlays marked
by the project area eastern boundary. The special character values of the Residential: Isthmus A
zone (AUP (OP) 15.1.7.2) are provided in Appendix 1.
The special character values include the pattern of subdivision, street form, and architectural styles
that developed in the earliest residential suburbs of Auckland from the 1860s to the beginning of
the 20th century (Figure 13). While these early suburbs are frequently referred to as ‘villa suburbs’,
architectural styles are not limited to this typology. Domestic building types included early cottages
and farmsteads, two-storey townhouses, transitional and developed bungalow styles, and some
early 20th-century styles such as ‘English cottage’ bungalows, ‘Spanish Mission’ Style, American
Gothic or Queen Anne, Arts & Crafts, and early ‘Moderne’ influences.
No dwellings within the Isthmus A special character overlay will be physically affected, though those
directly adjacent at 86, 1/86, 86a Prospect Terrace, and 111 Grange Road, may experience some
changes to shared boundary treatments, and will experience changes to setting.

3

Boffa Miskell et al 2004 pg 30
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THE PROPOSAL
The proposal is for a mixed use redevelopment of the site retaining the Lot 1 existing one and two
storey retail and commercial development and redeveloping the rear portion of the site to
accommodate a Foodstuffs supermarket, retail, commercial and 122 residential units with associated
parking and on site amenity courtyard spaces.
The development is described in full in the comprehensive drawing set prepared by Warren &
Mahoney which is appended to the Barker and Associates Assessment of Effects. This includes a
design statement and design rationale. A series of urban design principles were developed to guide
the form of the development (refer Figure 31; Figure 32; Figure 33 and Warren & Mahoney
Architectural Package). The principles comprise:
 Sleeving - of the street frontages to set the bulk of the proposed supermarket internally to
the site.
 Community Courtyard - Residential use is centred around a central podium courtyard,
providing outlook amenity, primary circulation, community space for gatherings and
connection to the public street network.
 Sympathetic Massing – with the massing of the taller development on the site set back from
the eastern residential and western Dominion Road boundaries.
 Streetscape – maintaining a finer grain of development to Dominion Road and thereby
concealing the larger scale footprint of the supermarket while preserving the low level nature
of built from to Dominion Road
 Broken Form and Fine Grain – breaking the built form into parts to reduce mass and
introducing texture into the massing to recognise the residential context.
 Legibility – use of entrances to break up the building form with clear entrances and exits for
public, private and separated service access along the eastern boundary.
In response to these guiding principles and the context of the site the proposed development:


retains the sleeve of existing development on Dominion Road for continuing commercial
use;



provides four and five storey mixed use development onto the site’s Grange Road frontage,
providing ground floor retail and commercial units with a combination of one and two level
single aspect apartments above



On the Prospect Terrace frontage three and four storey townhouses and apartments are
orientated to the street with a single ground floor retail unit toward the Dominion Road
Corner.
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Figure 31. Scale and massing

Scale and massing

The proposal is clearly of a greater overall scale and massing than existing buildings within the
Business character overlay, and this is mitigated through the splitting of structures onto smaller
elements to create more permeability through the site than currently exists. As a result, each of
the main components maintains a scale and massing rhythm that retains some sympathy with the
existing environment. The overall development can be interpreted visually as several separate
developments within the larger block.
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Figure 32. Street Frontage Modulation

Street Frontage Modulation
The street frontage along Dominion Road is maintained as existing, with taller development internal
to the site. Analysis prepared by Warren and Mahoney demonstrates this relationship to the existing
built form. The generous setback towards the street means that the existing enclosure will remain
apparent, and will be maintained at a similar ratio on both sides of the street. The massing of the
development when experienced from the Prospect Terrace and Grange Road frontages is also pulled
away from the low, predominantly single storey residential developments to the east, with lower
sleeving elements providing a transition of scale. Modulation of individual apartments to all frontages
emphasises vertical divisions along a grid layout so that every group of four bays occupy a similar
frontage to the original subdivision widths noted both within the block and opposite the block.
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Figure 33. Materiality

Materials
Lower levels fronting onto Prospect Terrace and Grange Road will utilise brick cladding over steel
frame construction, with metal joinery for glazing. This is characteristically similar to the existing
brick clad, post-and beam construction of the existing character supporting buildings on the site.
Upper levels will use a mixture of cladding materials, including terracotta tiles and standing seam
metal roofing. Both materials are used for traditional roofing in the character areas. In this context
the upper levels do not appear as roofs, and the proportion of glazing is higher than traditional
mixed use commercial and retail frontages as a result of this design approach, but this is also the
case for the existing buildings on the site, which the design relates to. The change to a more open
form to upper stories and the use of these lighter materials with additional glazing at this higher
level, reinforces the elements of the building and new facades at lower level as more ‘separate’ and
grounded elements. The use of a living green wall to the eastern edge of the proposed development
provides a sympathetic backdrop, so that the built form above these levels is significantly distanced
from the lower density residential historical properties.

Contribution of the proposal to the Eden Valley Business Character Overlay
Other than the obvious change of scale as a result of increased height, the proposed new
development retains similar design characteristics to the existing character supporting buildings on
the site. In the case of the Dominion Road frontage, this is literally so, while the ground level
frontages to Prospect Terrace and Grange Road replace existing materials and built form with similar
materials and built forms.
Internally and to the eastern edge of the site, the introduction of garden landscaping provides a
substantial enhancement of the existing environment, responding to the suburban landscaping of
the neighbouring properties located within the Isthmus Residential A character overlay.
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ASSESSMENT OF EFFECTS
Methodology for Assessment
This report reviews and assesses the nature and duration of effects arising from the proposal in
relation to general character assessment principles and the provisions of the AUP (OP). The
assessment presents all the relevant objectives and policies of the AUP (OP). The assessment of
effects follows established good practice for the assessment of environmental effects (AEE) and
adopts the methodology set out in Appendix 5.
The methodology employed to assess the effects of the proposal on the setting of the special
character overlays and historic heritage places is derived from international good practice. In
particular the following publications by Historic England: ‘Seeing History in the View’ (Historic
England 2015a) and ‘The Setting of Heritage Assets: Historic Environment Good Practice Advice in
Planning. 3’ (Historic England 2015b).
A conclusion as to the overall nature (adverse or positive), extent (less than minor, minor or more
than minor) and permanence (temporary or permanent) of effects are provided. Where appropriate,
conditions for enhancing positive effects, or avoiding, remedying or mitigating adverse effects, are
recommended. Effects are assessed with regard to direct effects (such as physical effects and effects
to setting), and indirect effects (such as economic effects, effects to associated but non-contiguous
places, or cumulative changes that may arise from the proposal).

Physical Effects
The proposal will result in the demolition of some of the existing buildings within the project area,
including one large-format building which is identified as a character supporting building within the
Eden Valley SCAB. The physical effects relate primarily to demolition and construction impacts.

Physical effects arising from demolition on built structures
The proposal will result in the substantial demolition of the UBD buildings (over 30% by plan or
volume), which are identified as a character supporting building in the Eden Valley SCAB. The portion
of the site facing onto Dominion Road will be retained in its current form, but those elements set
back from the rear of Lot 1 will be removed. The retention of building frontage to Dominion Road is
deliberate, in order to retain the existing street profile and sense of enclosure provided by the
continuous commercial frontage and parapet line.
To the Prospect Terrace and Grange Road frontages, the buildings which currently exist will be
demolished and new structures, with more residential form, introduced.
As noted above, the character supporting buildings within the project area are very limited in their
relationship to Character defining buildings, or other character supporting buildings within the
overlay. Their contribution to the Eden Valley SCAB character has been previously assessed, and
they do not appear to have been considered as particularly significant in that regard. Based on the
methodology set out in Appendix 5, I therefore assess these buildings as having little value in terms
contribution to the special character values identified in the AUP (OP) Schedule 15.1. The effect of
their removal I consider to be a high impact, as there will be removal of most of the existing structure
from the site. However, the outcome of this on the special character values will be of a low (minor)
Plan.Heritage Special Character Assessment: 360 Dominion Road Auckland

44 | P a g e
March 2021

Plan.Heritage
adverse and permanent effect.

Effects on archaeological potential
The project area has a low archaeological potential. If subsurface remains from pre-1900
developments are still present, they will most likely be damaged or destroyed through demolition of
existing buildings and earthworks associated with construction activities. Given the nature of
previous development, it is unlikely that significant archaeological remains might be present, and
that if any subsurface features present, they are more likely to be of late 19th-centruy or early 20th
century European origin as described above. Removal of features such as old wells or building
foundations is commonplace for archaeological authorities, and any adverse permanent damage or
modification to subsurface features could be adequately mitigated through archaeological analysis
and recording.

Physical effects arising from construction activities (accidental damage etc.)
Buildings to be retained onsite, or neighbouring properties, may be at risk of accidental damage
form construction activities. Such risk are typically avoided, remedied or mitigated through
construction management plans, which should include specific methods and reference for avoiding
or remedying damage to drystone walls at the boundary with 86 Prospect Terrace.

Overall Physical effects
Overall the potential physical effects on the Eden Valley Special Character Areas overlay are assessed
as being permanent, but minor adverse in nature. They relate primarily to the substantial but not
complete demolition of an existing building, which although identified as character supporting
building, provide little contribution to the identified values of the Eden Valley SCAB. Furthermore,
some potential effects, such as effects on possible subsurface archaeological features or effects from
accidental damage, may also be avoided or mitigated through standard construction management
practices if required.
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Effects on Setting on Special Character areas and historic heritage places
The demolition of the buildings within the project area will change the setting of adjacent and nearby
buildings within the Eden Valley SCAB. Visual simulations have been prepared from four
representative public viewpoints within the immediate context of Dominion Road, Grange Road and
Prospect Terrace to explain the proposal in respect of the primary viewing audiences. For each
viewpoint, visual simulations have been prepared that compare the proposed view with a photograph
showing the existing visual nature and character of the environment. The four viewpoints from
which visual simulations have been prepared are:


Viewpoint 1: View south from Dominion Road;



Viewpoint 2: View north from Dominion Road;



Viewpoint 3: View south-west from Prospect Terrace; and,



Viewpoint 4: View north-west from Grange Road

Plan.Heritage Special Character Assessment: 360 Dominion Road Auckland

46 | P a g e
March 2021

Plan.Heritage

Figure 34. Visual Simulation - viewpoint 1: Dominion Road looking S
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Figure 35. Visual Simulation - viewpoint 2: Dominion Road looking N
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Figure 36. Visual Simulation - viewpoint 3: Prospect Terrace looking south-west.
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Figure 37. Visual Simulation – viewpoint 4: Grange Road looking north-west.
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Visual simulation – viewpoint 1: Dominion Road Corridor looking south.
A variety of building forms is evident in the view, holding a consistent street edge along the Dominion
Road frontage. This horizon line is maintained in the proposed scheme, with new development set
further back from the road edge. In this view, there is no loss of visibility towards or between any
of the character defining and character supporting buildings along Dominion Road, on either side of
the street. This includes the retained portion of the character supporting UBD buildings located
within the project area.
The taller form of the new development is clearly discernible, and from this direction relates to the
larger building masses and heights of the Dominion Road Methodist Church and the Eden View
apartments beyond, to the south of the character overlay. Because of these varying masses on the
horizon line, the new development set back form the Road frontage is not detracting from the overlay
experience and it is not dominant from this location. The cladding materials reflect the tones of the
character defining and character supporting buildings visible from this location.

Visual simulation – viewpoint 2: Dominion Road Corridor looking north.
From this direction the proposed development is similarly experienced as set back from the horizon
line of the Dominion Road commercial frontage, with the Eden View apartments adjacent dominant
in the view. The proposed buildings are prominent in the view, but they do not interrupt the viewing
experience of the character area. Traveling through the Character area the upper levels become less
prominent due to the retained setbacks of the existing character supporting building.

Visual simulation – viewpoint 3: Dominion Road intersection with Prospect Terrace looking southwest.
The existing character buildings of the Business Character overlay are not strongly discernible from
this location, and the suburban qualities of the Isthmus Residential A character overlay dominant in
the view. The proposed new development is prominent, reading as a series of modulated structures
which more strongly signal the line of Dominion Road and the Eden Valley commercial area at the
junction with Prospect Terrace. The residential qualities of the Isthmus A overlay are still the
dominant aspect of the view from this location, and the focus will shift to the business character
overlay as one moves towards the development. There is a noticeable change to the setting of the
Isthmus A residential character overlay, but not a significant change of quality.

Visual simulation – viewpoint 4: Dominion Road intersection with Grange Rod looking north-west.
The character supporting buildings within the project area are the focus of the existing view, due to
the change in size, scale and materials compared to surrounding structures. From this nearer view,
the scale of the proposed new development is readily apparent and this is broken up with the use
of modulated bays of apartments and materials alternating warm and cool hues. The use of brick
cladding and a green wall provide textures which are comparable with neighbouring commercial
buildings, and with the landscaping of residential forms adjacent. The change from the qualities of
the Residential Isthmus A to the urban form of the Eden Valley SCAB is strongly emphasised through
the scale of the proposed buildings.
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Overall effects to setting.
The retention of the Dominion Road frontage, and the new structures fronting Prospect Terrace and
Grange Road, are intended to sleeve the internal development of the site and provide a moderate
change in scale when compared to the existing environment. This is further supported by the use of
material cladding at different levels, so that the overall built form is not monolithic, and demonstrates
fine textures which are sympathetic in comparison to traditional architectural elements and
materials. This is an effective strategy so that although the change in scale will be substantial, the
impact of the change is moderate in nature. It will have only a minor permanent adverse effect on
the setting of character values identified, particularly when experienced from within the Business
Character overlay itself.
The proposal is adjacent to the Isthmus A Special Character overlay buildings along Grange Road
and Prospect Terrace, and the proposal will also affect the setting of places within this overlay within
the visual catchment of the development. Properties will not be physically affected. From these
locations, the change in scale is readily apparent, and emphasises the shift of character more
strongly than the present form. This is assessed as being a low adverse change to the setting of the
adjacent Character properties and nearby individual historic heritage places, because the new
development replaces an already altered state, is located in a distinctly separate character area, and
does not encroach within the Residential Isthmus A overlay.

Indirect Effects
Effects arising from operation
New and more intensive mixed-use residential development in this part of the Eden Valley SCAB will
provide opportunities for new residents and visitors to frequent the development itself, and
neighbouring commercial premises. Many of these commercial premises are located within the
character defining and character supporting buildings which give the Eden Valley Road its traditional
Late Victorian and Edwardian character. Additionally, the construction of residential apartments will
reinstate original residential activities to those lots fronting Prospect Terrace and Grange Road. Such
developments often provide regeneration opportunity which supports other historical commercial
properties within the Eden Valley business character area core. The overall indirect effects of the
proposal are assessed potentially as being of a moderate beneficial and permanent nature.

Cumulative Effects
No cumulative effects have been identified arising from related resource consents associated with
the project area itself. A consent order for development at the north end of Dominion Road Business
Character Overlay has been recently been established by Environment Court Decision and includes
mixed use residential and commercial development of similar scale to the proposal.
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AUCKLAND COUNCIL UNITARY PLAN OPERATIVE IN PART (AUP (OP))
OBJECTIVES AND POLICIES
Activity Status
The project area contains character-supporting buildings within the Special Character Overlay –
Business: Dominion Road (Eden Valley). Demolition of a character supporting building is a Restricted
Discretionary Activity (Table D18.4.2 – A18) under the AUP (OP) (Table 2). The construction of new
buildings within the overlay is also a Restricted Discretionary Activity (Table D18.4.2 – A20).

Table 2. AUP (OP) Activity Table D18.4.2 - Special Character Areas Overlay – Business
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The proposal is assessed against the relevant objectives and policies of the AUP (OP) Special
Character Overlay below.

D18.2. Objectives
(1) The special character values of the area, as identified in the special character area statement
are maintained and enhanced.

Comment
The special character values of the Eden Valley Business Character Area, as identified in Schedule
15.1, will be maintained through the retention of character supporting building elements on the
Dominion Road frontage, while the original mixed residential and commercial use of the site will be
re-established, in a more intensive form.

(2) The physical attributes that define, contribute to, or support the special character of the area
are retained, including:
a) built form, design and architectural values of buildings and their contexts;
b) streetscape qualities and cohesiveness, including historical form of subdivision and patterns
of streets and roads; and
c) the relationship of built form to landscape qualities and/or natural features including
topography, vegetation, trees, and open spaces.

Comment
The built form of the character supporting buildings provides little contribution to the character
overlay as described in Schedule 15.1, but the retention of the building frontage on Dominion road
to considerable depth will maintain the sense of street enclosure that currently exists at this location.
The historical subdivision pattern at this location has been broken down for approximately 50 years.
However, it is reflected in the modulation of street frontages for the new design, so that the notion
of separate commercial tenancies within a continuous commercial frontage is maintained.
Organisation of the main apartment blocks north and south of a centrally located division is a
deliberate reflection of earlier historical E-W subdivision boundaries.
The proposal introduces significant improvements the landscaping qualities of the site, so that it has
a strong green edge relating to the landscaping qualities of the neighbouring residential character
area.

(3) The adverse effects of subdivision, use and development on the identified special character
values of the area are avoided, remedied or mitigated.

Comment
There are minor adverse effects to setting arising from increased height and scale, which cannot be
avoided. They have instead been mitigated or reduced through the design process, so that increased
height is focussed deeply internal to the site, combined with minor variations in modulation of
elevations and use of materials. Due to the set-backs of the residential blocks, the street enclosure
to Dominion Road is retained and no individual contributing building elements are obscured by the
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proposal. As a result the proposed development generates only low adverse effects on the character
values of the Eden Valley SCAB.

D18.3. Policies: Special Character Areas Overlay - Residential
(1) Require all development and redevelopment to have regard and respond positively to the
identified special character values and context of the area as identified in the special character area
statement.

Comment
The analysis above sets out the manner in which the proposed development responds positively to
identify character values as described in the overlay. Primary this is through the retention of built
form along Domino Road frontage, and the re-introduction of more residential form and landscaping
to formerly residential sites at the rear of the development. The height of development is a clear
departure, but this is managed internally on the site, so that the traditional street enclosure along
Dominion Road is maintained.

(2) Maintain and enhance the built form, design and architectural values of the buildings and the
area, as identified in the special character area statement, so that new buildings, alterations and
additions to existing buildings, infrastructure and subdivision (where applicable):
a) maintain the continuity or coherence of the identified special character values of the area;
b) maintain the streetscape qualities and cohesiveness;
c) respond positively to the design, scale, height, setback and massing of existing development,
any distinctive pattern of subdivision, intensity of development, its relationship to the street,
streetscape cohesiveness and is of a compatible form which contributes to the identified
special character values of the area;
d) maintain the relationship of built form to open space and landscape context;
e) maintain the setting of the special character area, where these features, such as mature
trees and landform, contribute to the special character values of the area;
f) enable the removal of additions and features that detract from the special character of the
building or identified special character of the wider area;
g) minimise the loss of built fabric and encourage maintenance and repair;
h) require new materials to be compatible with the age, detailing, finishes and colour; and
i) recover or reveal special character values of buildings and features.

Comment
a) The proposal maintains the continuity of built form along Dominion Road, which provides some
coherence of the identified special character values of the area;
b) the proposal maintains the streetscape qualities and cohesiveness of the business character
overlay as set out above
c) The additional height of the new development exceeds the existing, and traditional 2-storey
height of buildings within the character area, but responds through the setback and massing of
separated building units, which respond to the distinctive pattern of subdivision. This strategy
effectively manages the potential adverse effects of this intensity of development, and its
relationship to the street, so that adverse effects will not be significant
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d) the relationship of built form to open space and landscape context is enhanced when compared
to the exiting environment;
e) the proposal controls additional height and mass so that the setting of the special character
area and neighbouring areas, are largely maintained;
f) there are no identified features which detract, but the design markedly improves the rear
vehicle access to the site when compared to the exiting environment;
g)

built fabric is retained to the Dominion Road frontage

h) new materials are compatible with the age, detailing, finishes and colour of the existing
building; and
i)
there are no special character values of buildings and features that will be revealed by the
proposal.

(3) Discourage the removal or substantial demolition of buildings that contribute to the continuity or
coherence of the special character area as identified in the special character area statement.

Comment
The existing building is assessed as having little contribution to the character values identified in the
character statement. That said, the key frontage to Dominion Road is to be retained.

D18.3. Policies: Special Character Areas Overlay - Business
(8) Require all development and redevelopment to have regard and respond positively to the
identified special character values and context of the area as identified in the special character
area statement.

Comment
The proposal carefully introduces additional height and scale of development, through a combination
of building setbacks, modulation of the façades and use of materials to differentiate lower levels.
This is a positive response to the identified character values, and to the original context of the place
as including residential activities.

(9) Identify individual buildings that contribute to the identified special character according to the
following descriptions:
a) character defining – makes a considerable contribution to the character of the area
because of historical, physical and visual qualities; and
b) character supporting – makes a moderate contribution to the character of the area.
The building should contribute to the appearance, quality, and identity of the area
and should be consistent with the values of character defining places.

Comment
AS note above, the building is assessed as having little contribution to the identified special character
values.
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(10) Require any application for demolition or removal of a character defining and character
supporting building in a Special Character Area- Business to, on its own or cumulatively as a result
of other demolition, demonstrate that the loss of the building:
a) would not erode the identified special character values of the area; and
b) would not disrupt the cohesiveness of the streetscape and wider special character area,
including links with scheduled historic heritage places.

Comment
The cohesiveness of the Dominion Road streetscape is maintained in this location, as the existing
buildings facing the street are retained. The reuse of an already large and developed site is a
deliberate opportunity to prevent further erosion of the area.
(11) Discourage the removal or substantial demolition of buildings that contribute to the continuity
or coherence of the special character area as identified in the special character area statement.

Comment
While substantial demolition will occur, the main frontage facing the street will be retained.

(12) Require new buildings, alterations or additions to existing buildings, or infrastructure, which
are within the overlay but are not character defining or character supporting buildings, to maintain
the integrity of the context of the area by providing quality design, materials, colour and
decoration which respects and enhances the built form and streetscape of the area.

Comment
The proposal demonstrates a quality of design for new development which respects the built form
and streetscape of the overlay through use of compatible materials and a fine grain to the
arrangement of individual apartment bays.

(14) Encourage the ongoing use and maintenance of buildings in special character areas.

Comment
A substantial portion of the existing development on the site will be retained along the Dominion
Road frontage.

D18.6. Standards
D18.6.2. Standards for buildings in the Special Character Areas Overlay –
Business
All activities listed in Table D18.4.2 Activity table - Special Character Areas Overlay - Business must
comply with the standards for the zone in which they are located, unless otherwise specified.

D18.8.1. Matters of discretion
With regard to the project area, the following Special Character Overlay clauses regarding matters
of discretion are noted:
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D18.8.1.2. Special Character Business Areas
(1) For all restricted discretionary activities:
(a) the effects of the activity on the streetscape and special character context as outlined in
the special character area statement;
(b) the integrity of the building in its current state, having regard to its architectural form and
style and the authenticity of its component parts as well as its contribution to the
streetscape character;
(c) the building's relationship to other adjacent buildings, and if it contributes to a group in
such a way that its demolition, alteration or addition would result in the loss of a character
value attributable to the group; and
(d) the condition of the building, and the practicality and cost of any necessary rehabilitation,
and the ability to achieve reasonable amenity for occupants and reasonable compliance
with any requirement of the Building Act 2004.
(2) for an infringement of the any of the standards on the zone in which the building is located :
a) the effects of the infringement of the standard on the streetscape and special character
context as outlined in the special character area statement.
Note 1
Where more than one standard is infringed, the effects of all infringements on the streetscape and special
character context as outlined in the special character area statement will be considered together.

Comment

Matters of discretion are identified in the planning report by Barkers Associates. The most relevant
infringement as it relates to special character values is the exceedance of the 13m height control
which is an additional control overlying the Business zone. As noted in the assessment of changes
to setting, the new development will be obvious and represents a considerable change to the existing
environment, but the adverse effects of this change on special character values is limited through
important design factors which manage scale and massing.
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D18.8.2. Assessment criteria
The Council will consider the relevant assessment criteria below for restricted discretionary activities

D18.8.2.2. Special Character Areas Overlay - Business
(1) For the total or substantial demolition (exceeding 30 per cent or more, by area, of wall elevations
and roof area) of a character defining building or a character supporting building; or for the total or
substantial demolition (exceeding 30 per cent or more, by area, of wall elevations and roof area) of
a building in the Special Character Areas Overlay – Business with no identified character defining or
character supporting buildings; or for any demolition of the front façade of a character supporting
building:
(a) policies D18.3(8) to (14) as relevant, and in addition, all of the following:
i.
whether the proposal significantly adversely affects the built special character of the area,
including the contribution the individual building makes to the context, character or
cohesiveness of the streetscape;
ii.
the contribution the building makes to adjoining or nearby scheduled buildings and other
character defining or supporting buildings or to the wider character area where there are no
identified character supporting or character defining buildings,
iii.
either through the context and the relationship of the building or through the building’s mass,
height or rhythm of façades;
iv.
whether the existing building forms part of a cohesive group of buildings in terms of similarity
of age, scale, proportion or design and the extent to which the building’s demolition or partial
demolition would detract from the contribution that group makes to streetscape, the special
character and context of the area;
v.
whether the building is beyond rehabilitation to a state which would display its special
qualities, architectural qualities or special characteristics of the streetscape and the
surrounding area; and
vi.
whether the costs of restoration and repair are significantly greater in comparison to the
costs of a new building of similar size and quality

Comment
The relevant policies (a) are discussed above. In response to sub points i to vi:

i. The analysis of the proposal (above) demonstrates that while there are adverse effects arising
on special character values due to a change of scale, these are appropriately manged through
reuse of an existing large-format commercial site, and through key design strategies,. So
that significant adverse effects are avoided;
ii. Although identified as a character supporting building, the built form of the existing structure
has little in common with character defining or supporting buildings in terms of its scale,
architectural style and materials employed. In addition, the primary façade facing onto
Dominion Street is retained;
iii. The existing character building will be retained to its full height and to the full depth of the
front portion of the building. New structure behind responds to the existing grain and rhythm
of this retained form;
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iv. As noted previously, the existing character supporting building is unique in the overlay in terms
of its overall scale and footprint, and the age of construction. It does not, in my opinion,
form part of a coherent group with other buildings;
v. The building is not assessed as being beyond rehabilitation; and,
vi. Cost of rehabilitation and repair are not provided, as the intent is to reuse a portion of the
existing building in any case.
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CONCLUSIONS
The proposal substantially demolishes an existing large floorplate building which, although identified
as a character supporting building, is of modern construction and style and little apparent connection
to the character values of the Eden Valley SCAB as stated in the AUP (OP) Schedule 15.1. In its
place, there will be a larger scaled mix-use development, which retains the quay characteristics of
the existing buildings along Dominion Road.
This proposal will generate minor and permanent adverse effects on the special character values,
resulting from an increase in scale necessitated by the design. However, this adverse effect is
managed appropriately so that it will not result in a significant adverse effect on character values.
No principal facades of character defining or supporting buildings will be obscured, and the additional
scale is located internally within a historically amalgamated and substantially development
commercial site. New buildings within the project area are sufficiently modulated and textured so
that a fine grain of development is maintained, and the historical residential activities on the site are
re-introduced, along with greater percentage of landscaping. Indirectly, the proposal is likely to
support increased trade and visitation to other commercial buildings within the overlay, which in
turn supports the retention of these buildings.
Overall therefore, the proposal avoids inappropriate development within The Eden Valley SCAB.

Recommendations
It is recommended that adverse effects may be further avoided, remedied or mitigated through the
following:


Preparation of an archaeological authority application if required to address the removal
of any potential archaeological subsurface features that may remain from the early
subdivision of the sites in the 1890s; and



An appropriate construction management process which controls the risk of accidental
damage, and remediates it if this does occur.

John Brown
Plan.Heritage Ltd.
info@plan.heritage.co.nz
02102973641
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APPENDIX 1: AUPOP SPECIAL CHARACTER AREAS OVERLAY – SPECIAL
CHARACTER STATEMENTS OF SIGNIFICANCE
15.1.6.4 Special Character Areas Overlay – Business: Eden Valley
Description:
The Special Character Areas Overlay – Business: Eden Valley is located on Dominion Road, between Onslow
Road and Grange Road. The extent of the area is shown on the special character map above. The area contains
significant groupings of early 20th century commercial buildings. Dominion Road has a general north-south
alignment. The underlying landform is relatively level within the Special Character Areas Overlay – Business:
Eden Valley, rising gently to the northern end. To the east of Dominion Road the landform rises towards
Maungawhau-Mt Eden, with views to the mountain along Valley Road. The Special Character Areas Overlay –
Business: Eden Valley is closely associated with the surrounding Special Character Areas Overlay – Residential:
Isthmus A special character area.
15.1.6.4.2. Summary of special character values
Historical:
The Special Character Areas Overlay – Business: Eden Valley collectively reflects an important aspect, or is
representative of, a significant period and pattern of community development within the region or locality.
The Special Character Areas Overlay – Business: Eden Valley is of significance as an example of a suburban
commercial area that developed in the early decades of the 20th century in conjunction with expansion of the
surrounding residential area and development of the tram line along Dominion Road.
The Eden Valley business area was established around the early 1900s at the intersection of Dominion Road
with Walters Road and Valley Road. Early commercial development is associated with the adjacent late 19th
and early 20th century subdivisions and the ‘tram suburb’ development pattern that occurred close to Dominion
Road.
Dominion Road is one of the earliest roads to have been formed as the main arterial route extending across
the isthmus. It was the main thoroughfare for all transport in the area. The provision of public transport and
in particular the electric tram service which commenced in the early 1900s and extended to the Mt Albert
intersection by 1930 has had a direct effect on commercial and residential development along Dominion Road.
Dominion Road is still a main thoroughfare and important public transport route today.
Two-storeyed Edwardian style buildings were built on three corners of the intersection of Dominion Road and
Valley Road around the time that the tram line was extended down Dominion Road to Herbert Road (north of
Balmoral Road) in 1908. These included the 1907 Auckland Meat Company Building on the north corner of
Walters Road, the 1909 Worota Building on the south corner of Walters Road and the similar 1912 Bridgman
Building on the north corner of Valley Road.
Numerous blocks of one and two storeyed masonry shops were built in Eden Valley in the 1920s, as the local
residential population expanded. Eden Valley demonstrates the progressive development of a suburban centre
from establishment in the late 19th century through to a peak of development in the 1920s. Around this time
the centre provided most of the everyday services, supplies and entertainment needed by the surrounding
suburb.
Physical and visual qualities:
The area collectively reflects important or representative buildings, types, designs, styles, methods of
construction, materials and craftsmanship, urban patterns, landscape and streetscape qualities.
The Special Character Areas Overlay – Business: Eden Valley is significant for its physical and visual qualities
because it retains a high concentration of early 20th century commercial buildings, particularly dating from
the early 1900s and 1920s. The area includes a range of buildings types in a mix of architectural styles

Plan.Heritage Special Character Assessment: 360 Dominion Road Auckland

63 | P a g e
March 2021

Plan.Heritage
consistent with the evolving architectural tastes of the period. The area’s built form and urban patterns provide
evidence of its development and associations.
15.1.6.4.3. Description of physical and visual qualities
Built Form
Period of development
The Special Character Areas Overlay – Business: Eden Valley demonstrates in its built fabric a significant period
of development that occurred in the area from the early 1900s through to the 1920s, directly associated with
the arrival of the electric trams on Dominion Road. The built fabric includes the buildings, street layouts and
urban form. The business area is adjacent to the Special Character Areas Overlay – Residential: Isthmus A
special character area.
Scale of development
The special character buildings in the Special Character Areas Overlay – Business: Eden Valley are typically
two storeyed, with some single level buildings. Commercial buildings in the area generally have parapet walls
facing the street increasing their apparent scale. Street corners are defined by more substantial corner
buildings, some featuring angled entrances.
Form and relationship to the street
Generally all the special character buildings are constructed to the front boundary line and occupy the full
width of the site facing the street. The buildings create a continuous fine-grained building line facing the
footpath, which is generally covered by suspended verandahs. Most buildings are constructed with parapet
walls to the road concealing roof forms. Development after around 1960 has been set back from the road
boundary, and differs from the patterns established during the key period of development.
Major features and buildings
Character defining and supporting buildings which make an important contribution to the area are shown on
the map above. Some of these include:
• Worota Building, Bridgman Building and former Auckland Meat Company building on corner of the
intersection of Dominion Road with Valley Road and Walters Road; and
• Examples of 1910s to 1920s commercial main street buildings.
Density / Pattern of development
Building widths reflect the relatively narrow lot widths created by the early subdivision pattern. The division of
some building facades into structural bays of around 5 to 6 metres further reinforces the fine grained rhythm
of the remaining early 20th century commercial building frontages. Buildings built up to the street edge create
a strong sense of street enclosure. More recent development has been set back from the road boundary or
has created breaks in the continuous street frontage, for example where car parking in the Eden Quarter
Development extends to the east side of Dominion Road.
Types
Eden Valley is characterised by predominantly commercial buildings. Generally built in the 1900s through to
the 1920s they were typically designed as mixed-use buildings, with ground floor shops and dwellings at the
upper level. A former church, a villa with shop attached and the Koala flats on the west side of Dominion Road
near the intersection with Burnley Terrace are examples of residential and community building types located
among the commercial buildings of Dominion Road.
Visual coherence
The special character area has a high degree of visual coherence where groups of 1900s to 1920s mainstreet
buildings remain on both sides of Dominion Road, particularly in the area around and south of the intersection
with Valley Road and Walters Road. In other parts of the area clusters of buildings built at a similar time retain
a sense of visual coherence, with development interspersed or opposite that may have occurred more recently.
15.1.6.4.4. Architectural values
Styles
Buildings in the Special Character Areas Overlay – Business : Eden Valley demonstrate a range of Edwardian
and early 20th century architectural styles typically found in traditional commercial areas. Buildings dating
from around 1910 are typically designed in Edwardian Classical or Italianate style, using classical composition,
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detailing and decorative elements. Buildings dating from the 1920s in the area are typically designed in
Stripped Classical style popular during the inter-war period. The facades are generally modulated vertically
and horizontally with simplified classical detailing such as pilasters, string courses, cornice lines and parapets
concealing roof forms. Detailing is more restrained. Examples of other styles from a similar period in the Eden
Valley area include Spanish Mission and Moderne styles.
Materials and Construction – Built Fabric
The existing early commercial buildings are generally of brick or plastered brick construction, with some
constructed using timber. Some retain shop fronts featuring decorative lead-light top lights. The facades of
early commercial buildings are generally modulated vertically and horizontally with pilasters and the use of
detail such as string courses, cornice lines and parapets to conceal roof forms. This modulation is a significant
aspect lending a vertical proportion to two-storied buildings. Plaster decoration and detailing is evident on the
more substantial buildings. Window joinery is typically timber framed and windows are generally set within a
solid facade. On less ornate buildings the architectural detailing is plainer, in either rendered brick or timber.
15.1.6.4.5. Urban Structure
Subdivision
Residential subdivisions to either side of Dominion Road in the Eden Valley area occurred around the late
1870s and 1880s, with secondary roads formed during this period. View Road was formed in 1879, as was
Ewington Avenue, Grange Road in 1881, Bellwood Ave in 1883, King Edward Street and Elizabeth Street in
1885, and Burnley Terrace in 1886. Onslow Road and Walters Road were formed as part of a subdivision
dating from 1898. This subdivision period and pattern is generally evident in the relatively narrow lot widths
and fine-grained urban character present. The later amalgamation of lots to form large sites is has disrupted
the original subdivision pattern, particularly in parts of the east side of Dominion Road.
Road pattern
Dominion Road runs in a straight line for approximately 7 kilometres from New North Road to Mt Roskill and
is one of the earliest roads to have been formed in the Mt Eden district. The street layout is generally
orthogonal with the residential streets arranged perpendicular to Dominion Road located at varied block
lengths. Walters Road and Onslow Road meet Dominion Road at an angle creating corner sites of varied shape.
Dominion Road and other streets in the area are 20 metres wide. Ewington Avenue is narrower, at around 15
metres wide. Dominion Road has a dual carriageway with bus lanes and car parking on either side. Footpaths
are relatively narrow with basalt edging.
Streetscape
The form of commercial development within the Special Character Areas Overlay – Business: Eden Valley is
that of a traditional suburban retail strip located on a regional arterial route. The continuous retail frontages
contribute to the streetscape quality providing active building frontages with a mix of uses. A strong sense of
enclosure is created where continuous building frontages are located along the street boundary and verandahs
are provided over the footpath. There is a generally consistent streetscape rhythm marked by individual
buildings and repetitive shopfronts on sections of approximately 15 to 20 metres wide. The streetscape
character varies where more substantial post-1960s development has occurred.
Vegetation and landscape characteristics
There is no distinctive vegetation pattern within the centre. Large specimen trees in Ballantyne Square, on the
corner of Ewington Avenue and Dominion Road, provide a visual contrast to the surrounding built environment.
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Special Character Areas Overlay – Residential Isthmus A
15.1.7.2.2. Special Summary of special character values
Historical:
The area collectively reflects an important aspect, or is representative of, a significant period and pattern of
community development within the region or locality. Special Character Areas Overlay – Residential: Isthmus
A is of significance because it includes substantial areas of the earliest European settlement and development
that occurred in and around Auckland city in the late 19th and early 20th centuries. This special character area
(which comprises a series of geographic areas) illustrates the mid to late 19th and early 20th century residential
pattern of development that took place, predominantly in the inner-city suburbs, the ‘tram suburbs’ and around
other town centres as Auckland expanded beyond its initial settlement. The area is also significant as it formed
part of the most populated late 19th and early 20th century urban areas in the country. The area retains large
groups of Victorian and Edwardian houses together with groupings and individual commercial buildings from
this period of development. Special Character Areas Overlay – Residential: Isthmus A reflects the changes in
the pattern of residential subdivisions and development, and the predominant residential types and styles used
from the 1860s to 1940s.
The oldest higher density suburbs are examples of the earliest residential development that occurred in
Auckland. These are significant as the ‘walking suburbs’ where proximity to the city centre enabled access
independent of public transport. This includes parts of St Mary’s Bay, Ponsonby, Freemans Bay, Arch Hill, Eden
Terrace, Parnell, Grafton and residential subdivisions dating from the around the 1860s. Typically these areas
retain evidence of early development in the small lot sizes, often narrow road widths and closely spaced
housing. There are also examples of this type of development in Onehunga where housing is located close to
the town centre.
Substantial population growth in Auckland and the provision of cheap public transport with the introduction of
electric trams resulted in a wave of residential development in the late 19th and early 20th centuries. Rural
land located close to the city centre was developed as a result of improvements in roading and the provision
of public transport including the opening of the electric tram network. The late Victorian and Edwardian ‘tram
suburbs’ represent changes in residential development, with typically larger homes located on more generous
sections facing wider streets. Suburbs dating from the 1880s to 1910s in Grey Lynn, parts of Herne Bay,
Kingsland, Mt Eden, Balmoral, Sandringham, Mt St John, Epsom, Avondale, Ellerslie, and Ōtāhuhu are
examples of this residential development pattern. The areas are concentrated near early main roads and public
transport routes, within walking distance of the local commercial centres that provided the everyday services,
supplies and entertainment needed by residents. These areas are significant in demonstrating Auckland’s early
residential subdivisions, streetscapes, housing types and styles
Physical and visual qualities:
The area collectively reflects important or representative buildings, types, designs, styles, methods of
construction, materials and craftsmanship, urban patterns, landscape and streetscape qualities. Special
Character Areas Overlay – Residential: Isthmus A is of significance for its physical and visual qualities as it
encompasses a substantial grouping of mid to late 19th and early 20th century houses, together with
associated urban patterns of development, that collectively reflect important trends in New Zealand’s
residential architectural design and the development of urban and suburban residential areas in the Auckland
region. The area represents Auckland’s first suburbs and is notable for retaining an exceptionally large
collection of Victorian, Edwardian and early 20th century houses, including cottages, villas, transitional villas
and bungalows, as well as other styles of the period. While there are exceptions, the houses are generally
single and two storeyed timber-framed detached dwellings on individual sites.
The age and style of housing is very consistent in some areas, while others show greater variation, as
development occurred progressively. Residential sections in the ‘walking suburbs’ were often formed as part
of a series of small subdivisions, sometimes over a number of decades. In addition, larger allotments initially
formed for housing in the 19th century were further subdivided into smaller residential lots over time. The
housing styles in these areas is often more mixed or varied than in the late Victorian and Edwardian suburbs,
demonstrating a development pattern over an extended period. There is often a greater variety of housing
styles including examples of early residential types such as workers cottages and modest Victorian villas, as
well as later Edwardian villas, bungalows, with smaller numbers of Arts and Crafts and Moderne styled houses.
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The ‘tram suburbs’ within the area were developed with larger section sizes, more generous and regular road
layouts. Houses were typically larger and the Victorian and Edwardian Villa is the dominate style followed later
by the Californian Bungalow. Greatest consistency of architectural style and house type occurs in these
subdivisions where most of the housing was built within relatively short time periods. The surviving stock of
houses in the area demonstrates changing requirements and design ideas in domestic architecture in the
change from the earliest simple worker cottages to the Victorian-Edwardian villa and the Californian bungalow.
The houses demonstrate the use and application of, and changes to, building materials, methods and craft
skills from the 1860s to 1940s. The special character is also evident in the pattern of subdivisions and lot sizes,
density of housing, setbacks and front gardens, fences, walls and hedges. In the earliest subdivisions streets
are narrow and there are typically no grass berms. Areas subdivided later were typically of a wider standard
street width, allowing for grass berms and street trees.
15.1.7.2.3. Description of physical and visual qualities
Built Form
Period of development
Special Character Areas Overlay – Residential: Isthmus A demonstrates in its physical and visual qualities a
significant period of development that occurred from the 1860s to 1940. The period covers the first residential
subdivision within the Auckland region and construction during the mid to late Victorian period through the
onset of World War II. The built fabric comprises the houses, street layouts and urban form.
Scale of development
Houses in the area built between the 1860s and 1940 are predominantly detached one and two storey houses.
There is a degree of variation in scale and size of houses from the modest workers cottages from the 1860s
and 1870s located on relatively small lots in the earliest suburbs, through to the larger Victorian/Edwardian
villas and later Californian Bungalows.
Form and relationship to the street
Throughout the area property frontages are generally open to the street and the house forms clearly evident.
The architectural form and character of the houses, with gabled and hipped roofs, bay windows and verandahs,
make a strong contribution to the streetscape. In the earliest subdivisions where small lot sizes are evident
houses are located close to the road boundary, sometimes with setbacks from only 1 metre to 3 metres. Some
houses are built to the street boundary. In subdivisions from the 1880s onwards lot sizes were typically larger
which allowed for more generous front gardens, with set-backs ranging from around 4m to 10m. The generally
regular positioning of houses on their lots, whether small or large, contributes to a typically consistent pattern
of residential forms along streets within various parts of the area. Verandahs and porches are typically evident,
providing transitional spaces between the public and private realm.
Front yards are often landscaped with a range of planting and hard landscape features including low fencing.
Some of the fencing types include picket fences with a range of gate and posts types, clipped hedges of
various heights, low drystone walls and stones set in mortar, plastered brick walls which often match plastered
brick or exposed brick houses. In the earliest subdivisions with very small lots, off street car parking or garages
in front yards are generally not evident. In areas where lot sizes are moderate or larger, some properties have
garages or carports constructed within the front or side yards.
Density / Pattern of development
The area contains a significant number of separate subdivisions, dating from 1860s through to the early
decades of the 20th century. Consequently there is variation in the pattern of subdivision, lot sizes, lot widths,
house setbacks and spacing between houses. Areas of early subdivision (1860s - 1870s) generally reflect a
higher density with houses closely spaced and located close to the road boundary on small lots. Areas
subdivided from the 1880s onwards include a range of moderate to larger lot sizes. Houses continued to be
generally located towards the front boundary, and typically occupy much of the width of their sites. Lot widths
are typically narrower in the earliest areas to be subdivided, ranging from 10 to 12 metres. In much of the
area lot widths are around 12 to 15 metres wide, although some variation exists. Throughout the area, there
is generally a clear and well-articulated rhythm to the positioning of houses within subdivisions, whether they
are smaller early houses on small lots or larger villas and bungalows on moderate to larger lots.
Types
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Special Character Areas Overlay – Residential: Isthmus A is strongly defined by the survival of its residential
housing stock which includes Victorian cottages and villas, Edwardian villas, transitional villas, and bungalows.
Visual coherence
Throughout the Special Character Areas Overlay – Residential : Isthmus A there is a generally a high degree
of visual coherence due to the general consistency, within particular geographic areas, of subdivision pattern
and lot sizes, density and rhythm in the positioning of houses, age and style of housing as well as the scale,
materials and forms generally evident. The combination of these attributes contributes to the visual coherence
of the special character.
15.1.7.2.4. Architectural values
Styles
Within the Special Character Areas Overlay – Residential Isthmus A the age and style of housing is very
consistent in some areas, while others show greater variation. Greatest consistency occurs where subdivisions
were created and built on in relatively short periods of time. Examples include the Avenues to the south of
Jervois Road, Herne Bay and King Edward Street and Burnley Terrace in Sandringham, which were filled with
villas by the end of the Edwardian era. Other areas, where development has occurred over a longer period of
time, reflect changing tastes in style and there is a greater variety. Grey Lynn, one of the single largest
subdivisions, took a number of years to be developed and consequently housing styles vary from Victorian
and Edwardian Villas, through to Californian Bungalows.
The earliest areas to be subdivided and built retain examples of one and two storey cottages as well as
Victorian and Edwardian villas. Victorian cottages and villas, of one and two storeys, represent the early period
of residential development evident in parts of the area, and are evident in parts of parts of St Mary’s Bay,
Ponsonby, Freemans Bay, Arch Hill, Eden Terrace, Parnell, Grafton and Onehunga. Examples of flat-fronted
and bay villas from the Victorian and Edwardian period are generally evident throughout the area, including
modest as well as larger and more elaborately detailed examples. They are typically single storey; however,
two storey villas are also evident in some areas.
Typical of the villa type, roofs are gabled and hipped and most commonly clad in corrugated steel. Villas may
be flat-fronted or incorporate projecting bays in a variety of configurations. They are predominantly of timber
construction, with timber door and window joinery, double-hung sash windows and utilize a variety of
decorative detail, particularly to gable ends and verandahs. Verandahs are commonly provided at the front of
the house sometimes returning down the side elevations. They featured sloping or concave roofs and
incorporate decorative detail to the balustrade, posts and frieze. Brick chimneys remain a significant feature
of many rooflines in the Special Character Areas Overlay – Residential Isthmus A.
From around 1910 transitional villas demonstrate a shift in design approach, moving towards the bungalow
style. Transitional villas retain the general form and layout of the villa, but incorporate bungalow details like
exposed rafters, casement windows, shingles, and reduced ornamentation. The verandah was often
incorporated as part of the main roof form. The development of the bungalow type around the turn of the
20th century in New Zealand was influenced by developments overseas, as a housing type that embodied
principles of the Arts and Crafts movement. By the end of the First World War, the bungalow emerged as the
most popular housing type, and remained the dominant influence on ordinary New Zealand housing throughout
the 1920s and 1930s.
Californian bungalows proliferated in Auckland after First World War, and are evident in parts of the area.
Influenced by popular American housing trends of the time, the typical New Zealand “Californian Bungalow”
features shallow pitched gable roofs, wide eaves with exposed rafters, asymmetrical composition, deep
porches, revealed structural elements, emphasis on hand-crafted and rustic materials (including use of
shingles), and a more informal open plan. By the 1930s, other styles such as Art Deco, Moderne and English
Cottage were also used, typically as a variation of the broader bungalow form. Houses in these styles are also
evident in parts of the special character area.
Materials and Construction - Built Fabric
Timber is the predominant material used for houses throughout the area, with most houses clad in
weatherboards and decorated with timber detailing. Roof material is predominantly corrugated steel, but
examples of clay and concrete tile are also evident. There are also examples of Victorian and Edwardian villas,
as well as houses in other styles from the early 20th century, constructed of brick or plastered brick.
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15.1.7.2.5. Urban structure
Subdivision
The subdivision of residential lots occurred progressively over an extended period of time. There is a noticeable
distinction between the patterns of the earliest subdivisions (1860s - 1880s) and ones developed after this
date. All areas are subdivisions of the larger sections first surveyed in the 1840s. These larger sections were
formed off the principal roads, which ran along main access routes formed in the 1840s, often following ridge
lines. Examples of this are Great North, Parnell, Richmond, Ponsonby, and Jervois Roads. The residential
subdivisions were generally formed by subdividing parts or all of these larger blocks of land. The earliest
subdivisions tended to include smaller sections, on narrower streets, sometimes with less regular road
patterns. The early subdivisions also tended to cover smaller areas of land. Later subdivisions tended to include
larger sections, with wider streets, laid out on a more regular pattern, where the topography and existing road
patterns permitted. Generally all road widths after 1880s were standardised. Lot sizes vary considerably
throughout the area.
The earliest subdivisions, closest to the city, tend to have the smallest lot sizes, with some sections less than
300 square metres. A medium section size tended to be 300 to 450 square metres. In some of the later more
generous subdivisions (such as Grey Lynn, subdivided as the Surrey Hills Estate from 1883 to 1886) section
sizes were between 450 and 600 square metres. There are also examples of larger lot sizes, which tended to
be formed on more valuable land where large houses were built, as evident for example on the slopes of
Herne Bay, where sections sizes were originally 3000 to 4000 square metres. These were subsequently
subdivided into smaller, but still generous, sites of up to 1800 square metres. In larger subdivisions the most
efficient means of subdivision was to create sections with a ratio of three times the length to width, which
allowed consistent section widths on all street frontages and led to regular street patterns. Within parts of the
area some further subdivision of the original residential lots has occurred, where the original lot size (greater
than 700 - 800 square metres) has permitted. Generally the subdivided section is at the rear with driveways
formed from the road in the side yards, maintaining the ability to perceive the original subdivision pattern
along the street. The pattern of subdivision and sequence has been determined by a number of factors
including proximity to the central city area, the development of public transport and other services including
reticulated water supply and sewer disposal. There is a clear correlation between the development of the
spreading suburbs and the expansion of tram services. As the tram service reached further across the isthmus,
residential development followed.
Road pattern
Throughout the area the road pattern is generally based on an orthogonal layout determined by the alignment
of main roads, shape of the early large allotments and topography of a particular area. Secondary roads are
commonly set out perpendicular to main roads, sometimes with interconnecting cross streets. Variations in
the width of early city roads led to government intervention to achieve consistency. The 1875 Act to regulate
the Plans of Towns set out requirements for the minimum width of roads, which as far as possible were to be
laid off in straight lines and perpendicular to each other. Subdivision plans had to be prepared by an approved
engineer or surveyor. Generally all road widths after 1880s were standardised to 100 links or 20.12 metres
wide, with a carriage-way formed within. Some main roads are wider. In earlier subdivisions the road widths
were typically 75 links (approximately 15 metres) and in some cases only 50 links (approximately 10 metres).
In residential areas formed by early subdivisions between the 1860s and 1880s road widths are narrow, which
typically allowed only for narrow footpaths, and no grass berms. Later suburbs laid out with standardised road
widths incorporate grass berms and street trees.
Streetscape
The character of the street is determined by the built form and its relationship to the street, gardens and
fencing, as well as the layout and design of the street itself. There is variation throughout areas within the
area. The earliest subdivisions with narrow streets did not allow for grass berms or street trees and hence the
character is more urban, with houses often located close to the road boundary. Wider streets permitted grass
berms to be formed. These vary in width depending on the carriageway and whether roadside car parking is
provided. Some streets have no kerbside parking and generous berms, often in areas where there is little
localised traffic. Busy roads with kerbside parking tend to have narrow grass berms or in some situations no
grass berms. Where grass berms are evident, street trees may also be present and some roads within the
area includes avenues of mature street trees. Areas that were developed as a part of larger subdivision
demonstrate consistency in terms of lot size, setback, spacing and rhythm of housing as well as the age and
styles of housing, collectively contributing to an established streetscape character. Predominantly front yards,
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whether modest or larger, are separated from the street with low fences, walls or planting, allowing good
visibility of the houses from the street. However, there are also some examples of higher fencing and or more
dense planting. Properties on main roads often tend to have a higher degree of separation between the public
and private realm.
Vegetation and landscape characteristics
Throughout the Special Character Areas Overlay – Residential: Isthmus A there is variety in terms of vegetation
and landscape characteristics. The earliest subdivisions did not allow for grassed berms or street trees and
houses were often set close to the road boundary with very small front gardens. Moderate and larger lot sizes
provide for front yards in a range of depths, which often incorporate trees and shrubs. Grassed berms and
street trees in many streets throughout the Special Character Areas Overlay – Residential: Isthmus A contribute
to an impression of reasonably well-vegetated parts of the area.
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Schedule 15 Special Character Schedule, Statements and Maps
15.1.6.4. Special Character Areas Overlay – Business: Eden Valley
15.1.6.4.1. Extent of area Special Character Area Map (site location arrowed)
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Auckland City Streetscape Study Record Form for UBD Building. No areas of significance
are identified (Mathews and Mathews et al 2008. Appendix C)
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APPENDIX 2: HISTORICAL MAPS, PLANS AND AERIALS

c. 1870s View from Dominion Road along Valley Road, looking towards Maungawhau Mt Eden
(Auckland Libraries Heritage Collections 4-276)
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1891 subdivision plan of various Lots in allotment 104a to the south of the project area. The project
area is located in allotment 104b Block IV Titirangi S.D. Borough of Mt Eden., at this time the property
of Walters. The northwest corner of the north section also appears to be subdivided at this time
(Quickmaps Ak DP1648)
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1896 subdivision plan showing division of lots for Mr Thomas Mitchell along Prospect Terrace and
Grange Road. An early wooden building is marked on the site of the current ‘Liquor land’ store and
stone walls are noted separating the allotments (Quickmaps, DP 1665 N/A)
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1897 Subdivision plan showing organisation of original Lots along Prospect Terrace and Dominion
Road (Quickmaps Ak DP1854-S1)
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1912, view looking southwest towards Waitakere Ranges from Maungawhau Mt Eden. Development
around King Edward Street and Burnley Terrace stretch off diagonally left to right from Dominion
Road (centre ground). The approximate location of the project area is arrowed (Auckland Libraries
Heritage Collections 1-W1480)

Plan.Heritage Special Character Assessment: 360 Dominion Road Auckland

77 | P a g e
March 2021

Plan.Heritage

1920 view west from Maungawhau Mt Eden looking towards Prospect Terrace and Dominion Road
with detail below. The project area (arrowed) includes a mix of residential lots and commercial
buildings fronting Dominion Road (Auckland Libraries Heritage Collections 4-4021)
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1928 Deposited plans showing shops fronting onto Dominion Road and ancillary buildings behind
(Quickmaps DP 21883)
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1930. Deposited survey plan showing a variety of brick and timber shops/residences fronting onto
Dominion Road, and stone boundary walls to some sections (Quickmaps DP 23638 North Auckland
sheet 1)
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1940 aerial Photograph showing partial commercial development of Dominion road frontage and
residential developments (highlighted blue) behind (Auckland council Geomaps Accessed January
2020)
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1955 Deposited plan showing two-storey wooden and brick buildings fronting Dominion Road
(Quickmaps DP 42972)
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1959 Aerial Photograph showing some infill development to Dominion Road frontage, and more
‘commercial’ or light industrial development to Prospect Terrace Lots (Auckland Council Geomaps
accessed January 2020)

1959 Oblique aerial detail towards subject site (arrowed) showing former commercial buildings and
residences behind (AT Library WA-51090).
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1961 Detail from Aerial Photograph showing range of earlier buildings and subdivision pattern on
the subject site (Retrolens SN1392-Crown_1392_3236_15)
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1968 detail from aerial photograph shows site clearance to most lots on Dominion Road frontage,
and amalgamation of lots for new development within Lot 1, arrowed. Residential buildings
fronting onto Grange Road still present (Retrolens SN1875_Crown_1875_5045_18)
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1969 deposited plan showing building alignment for ‘new building’, indicating construction in 1968
(see above aerial) or slightly earlier (Quickmaps DP62549)
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1972 detail from Aerial photograph showing majority of site now redeveloped. Grange Road
frontage still present (SN3552_Crown_3552_4601_11)
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1975 Detail of aerial photograph showing Dominion Road frontage fully developed
(SN3800_Crown_3800_W_1)
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1980 Detail from aerial photograph showing no change to site (SN5783A_Crown_5783A_O_12)
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1986 Detail of aerial photograph showing final development stage of site (Retrolens
SN8629_Crown_8629_A_2)
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2007 Aerial photograph showing removal of some internal site landscaping to Grange Road car
parking area for additional car parks (Auckland Geomaps accessed January 2021)
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APPENDIX 3: ARCHITECTS PLANS & LANDSCAPING
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APPENDIX 4: STATEMENT OF EXPERIENCE
My full name is John Edward Brown.
I hold a BA in archaeology (1996) from University of Newcastle-Upon-Tyne, including Landscape
and Industrial archaeology, and an MA in archaeology of London with papers in international cultural
heritage (2004) from University College London. Additionally I have Advanced level qualifications in
History and Classical Civilisation the latter with modules on Greek and Roman Architecture, Art and
Sculpture, and GCSE qualification in photography.
I have over 27 years of experience as a heritage specialist, including 23 years as a professional
working in the planning frameworks of the UK (14 years) and New Zealand (9 years).
I am a full member of International Council on Monuments and Sites, New Zealand Branch (ICOMOS
NZ), a full member of the New Zealand Archaeological Association and an Associate of the Chartered
Institute for Archaeologists (ACIFA). I am also an affiliate member of the Institute for Historic
Building Conservation (IHBC).
I am a director of Plan.Heritage and have held that position since September 2015. Plan.Heritage
has a particular focus on consulting for issues related to heritage and planning. This includes the
analysis and development of planning policy for heritage matters; evaluation of heritage values and
assessment of effects on historic heritage, including resource consents, character evaluations and
heritage impact assessments through the Resource Management Act 1991 (RMA); and
archaeological assessments through the Heritage New Zealand Pouhere Taonga Act 2014
(HNZPTA). We also consult on the broader historic environment such as context and setting, and
historic landscape values.
My professional experience includes working for Auckland Council as Team Leader Built Heritage
Implementation for nearly five years, Arup as London Cultural Heritage Team Leader, English
Heritage as the archaeological advisor for Westminster and West London, and the Museum of
London. Current clients include advisory roles for the Auckland Council and council controlled
organisations (Panuku, Auckland Transport, Community Facilities Auckland), Far North District
Council, Queenstown Lakes District Council, Department of Conservation, Waka Kotahi (NZTA),
Kainga Ora (formally HLC), and a range of private clients.
I specialise in environmental impact assessments for heritage places, master planning for heritageled regeneration, archaeological assessments, historic character assessments and conservation
planning. I regularly undertake resource consent assessments for historic and character buildings
and the design and delivery of heritage projects in the public and commercial environment. I have
extensive experience in urban and buildings archaeology.
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APPENDIX 5 – ASSESSMENT METHOD FOR DETERMINING SCALE OF EFFECT

The effects that must be addressed in an AEE are set out in clause 7 of Schedule 4 and as
follows:








effects on those in the neighbourhood and, where relevant, the wider community
including any social, economic and cultural effects
physical effects on the locality including landscape and visual effects
effects on ecosystems including effects on plants or animals and the physical
disturbance of habitats in the vicinity
effects on natural and physical resources having aesthetic, recreational, scientific,
historical, spiritual or cultural, or other special value for present or future
generations
any discharge of contaminants into the environment, including any unreasonable
emission of noise and options for the treatment and disposal of contaminants
any risk to the neighbourhood, wider community or the environment through
natural hazards or the use of hazardous substances or hazardous installations.

The requirement to address a matter in the assessment of environmental effects is subject
to the provision of any relevant policy statement which may direct and/or restrict the
assessment to certain matters.
The terms 'effect' and 'environment' under the RMA are broadly defined. It is the role of
the AEE to identify and address actual and potential effects of a proposal on a particular
environment. The term effect includes:








Positive and adverse effects - both of these effects should be considered
regardless of their scale and duration. It is also important to remember that the
assessment is not about achieving a balance between the two but ensuring adverse
effects are avoided, remedied or mitigated.
Temporary and permanent effects -there are many effects associated with
proposals that are often temporary, such as those relating to a temporary event. It
is important to make the distinction in the assessment between effects that are
temporary versus those that are permanent. If there is only a temporary noncompliance with rules in a plan or regulations, and the adverse effects of that
aspect are not discernible from those of permitted activities, the council has the
discretion to treat the activity as a permitted activity and issue a written notice to
that effect, and return the application. See s87BB RMA. For further information on
this process, refer to the MfE technical guidance on deemed permitted activities.
Past, present and future effects - in addition to past and present effects it is
also important to consider forecast effects as some effects may take time to show
and consideration should be given as to whether these effects are of high or low
probability at any time in the future.
Any cumulative effects regardless of degree or element of risk - an adverse
cumulative effect is an effect, when combined with other effects, is significant only
when it breaches a threshold. It should not be confused with matters relating to
precedent.
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Any reverse sensitivity effects - situations where a potentially incompatible land
use is proposed to be sited next to an existing land use.

Subject to the provisions of any policy statement or plan, all of these effects must be
considered in the AEE regardless of their scale, intensity, duration, or frequency. It should
also be considered whether potential effects are of high and/or low probability and could
have a high potential impact4.
Table for Determining Scale of Effects

VALUE

Outstanding
(very high)
5

Nil
(0)

Considerable
(high)
4

Nil
(0)

Moderate
(medium)
3

Little (low)
2

Negligible
1

None
0

Little/ Minor
(10)

Moderate / More
Minor
(15)

Significant
(20)

Critical /
Significant
(25)

Little/ Minor
(8)

Moderate / More
Minor
(12)

Moderate /
Significant
(16)

Significant
(20)

Nil
(0)

Negligible / Less
Minor
(6)

Little / Minor
(9)

Moderate / More
Minor
(12)

Moderate / More
Minor
(15)

Nil
(0)

Negligible / Less
Minor
(4)

Negligible / Less
Minor
(6)

Little / Minor
(9)

Little/ Minor
(10)

Nil
(0)

Negligible / Less
Minor
(2)

Negligible / Less
Minor
(3)

Negligible / Less
Minor
(4)

Negligible / Less
Minor
(5)

Nil
(0)

Nil
(0)

Nil
(0)

Nil
(0)

Nil
(0)

No Change
0

Low
2

Moderate
3

High
4

Very High
5

IMPACT

This scale is adapted from EIA Good Practice examples (e.g. UK Design Manual Roads and Bridges
/ NZILA / ICOMOS NZ) to incorporate common terminology used in the New Zealand RMA Planning

4

Source: https://www.qualityplanning.org.nz/node/836
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Context, and the recommended scaling of effects described in MfE and Quality Planning Website
documents. Numerical values are provided to demonstrate relative weighting of effects.

Effects to historic heritage values are considered using the following scale and may be classed as
Temporary, Permanent; Adverse or Beneficial.

Magnitude of Effect
Critical / Significant
Significant

Moderate / More minor
Little / Minor
Negligible / Less Minor
None
Intrusive*

Magnitude of Effect
Critical
Significant
Moderate / More minor
Little / Minor
Negligible / Less Minor
None
Intrusive*

Adverse Effects
Significant unacceptable adverse effects that cannot be avoided or
mitigated. Most, or key, statutory objectives are not met.
Significant adverse effects that is noticeable and will have a serious
adverse impact on the environment but may be avoided or mitigated.
Some key statutory objectives are not met
Adverse effects that are noticeable that may cause an adverse impact but
could be potentially mitigated or remedied and may be acceptable. Key
statutory objectives are met, but not all
Adverse effects that are noticeable but will not cause any significant
adverse impacts, and may also be further avoided or mitigated. Most or all
statutory objectives are met
Adverse effects that are acceptable, and may not require further mitigation.
They are discernible day-to-day effects, but too small to adversely affect
other persons. Statutory objectives are met
No effect/Neutral
Removal of an intrusive feature is always beneficial effect as intrusive
aspects by nature are detrimental

Beneficial Effects
Beneficial effects which strongly enhance historic heritage values and
support statutory objectives
Beneficial effects which positively enhance historic heritage values and
support most statutory objectives
Beneficial effects which maintain or slightly enhance historic heritage
values and support some statutory objectives
Beneficial effects which slightly maintain or slightly enhance historic
heritage values
Beneficial effects which maintain historic heritage values to a limited
degree
No effect/Neutral
Removal of an intrusive feature is always beneficial effect as intrusive
aspects by nature are detrimental

*(Where a particular feature is identified as intrusive in a conservation plan / heritage assessment)
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