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25 Taranaki St (F & B)
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159.18 149327 39.795 159.18 39795 109532 0.149327
70.48 30221 17.62 70.48 176.2 12601 0.030221
87.48 467.1 21.87 87.48 218.7 2484 0.04671
16088 132591 4022 160.88 4022 92371 0.132591
53.34 140.98 13335 53.34 13335 7.63 0.014098
1.1 37643 20275 81.1 202.75 173,68 0.037643
84.73 438.76 21.1825 84.73 211.825 226.935 0.043876
109.06 61047 27.265 109.06 272.65 337.82) 0.061047
83.42 4111 20855 83.42 208.55 202.55) 0.04111
37.02 72.19 9.255 37.02 9255 20.36, 0.007219
80.48 262.38 20.12 80.48 2012 6118 0.026238
69.56 238.65 1739 69.56 173.9 84.75 0.025865
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178.4 1504.18 446 178.4 446 1058.18) 0.150418
73.96 287.6. 18.49 73.96 184.9 102.7 002876
66 170.12 16.5 66 165 512/ 0017012
116.92 696.7 2923 116.92 2923 4044 0.06967
116.75 564.3 29.1875 116.75 291.875 272425 0.05643
119.75 844.38 299375 119.75 299.375 545.005 0.084438
1008 318 2545 101.8 2543 635 0.0318
102.66 268.63 25.665 102.66 256.65 1198 0.026863
111.21 736.06 278025 11121 278.025 458,035 0.073606
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5532 0 0 0 55.32| 0.005532
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4 24 106 14 60 |Retail Commercial

9 4 19 %z 12[F &B Commercial

8 0 0 0|F&B Commercial Commercial

2 s 25 [ M Rl Commenial | Commercial | Commercial | Cormersial |C
4 83 358 47 205 |Retail / F &  Commercial

6 2 10 1 6|Other




But: Premises for Population Growth are wrong

Theoretical Planning Capacity [Te Aro]

e “Housing development capacity enabled in all land zoned or set aside for housing without
accounting for any constraints (such as adequate development infrastructure, water supply,
etc), as provided by the relevant plans or strategies.” (HBA)

e Theoretical Capacity = 15,571 (Housing and Business Capacity Assessment)

[Excluding Carparks]

Non-Residential Residential Total
Minimum 8,040 4,896 12,936
Median 21,587.5 13,327.5 34,915
Maximum 35,135 21,759 56,894

If all sites (with existing buildings) were to build to the new height restrictions as outlined in the
Proposed District Plan, then Te Aro would have an average of 34,915 dwellings. (Note: this is also
considering the 8m building separation rule).



Projected Population Growth and Projected Dwellings Needed (The Spatial Plan)

City-wide

&)

50,000- 24,600-
80,000 32,200

Projected population growth over the next 30 years More homes needed for additional/projected dwellings

Area level

City Centre Inner suburbs Outer suburbs

Up to Up to Upto

18,000 14,000 42,500

more people more people more people

7900-8,800 4,100-5400 12,600-18,000

more homes needed more homes needed more homes needed




Current height limit is 27m — not vet realized.
(roughly 6-9 stories @ 3m —4.5m each)




Proposed height limit is 42m (shown here)
(roughly 10-14 stories @ 3m - 4.5m each)




Plus a proposed extra (up to) 50% extra
neight —eg 63m (up to 21 floors)

Potential building heights

70
60

50

40
30
20
10

27m limit 42m limit 42+50%=63m

B Buildingl M Building2 ™ Building3



Figures are based on just 13% of Te Aro properties
being developed to these full heights

* No rational for only 13% of Te Aro

* Central City (whole area) is proposed to develop to 26%

e But Central City is already quite extensively developed into high-rises
* Te Aro has many sites ready for redevelopment

e But also, Te Aro has many narrow (8-10m wide) streets

* Overall, more development, to a lower height limit, will work better
* Traditional European cities more common at around 5 stories high

* Quality of life rating in these cities is very high



Alternative to

excessive
heights

]

developing

more

property in Te
Aro, to a

lower height
level, would

achieve

better results



Wellington — Te Aro 20 years ago — non-residential
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Te Aro streetscape 1999 — areas (in blue) all non-residential. Image: author




Wellmgton Te Aro 20 years Iater — re5|dent|al

REsIge

Te Aro streetscape 2020 areas (|n red) now almost 100% residential. Image author



Wellington — sunlight angle facts

4

Summer
/midday

/
/

,/72 degrees

P ” fquinox
# 49

- -

- = ™ “Winter
22

Sunlight angles for Wellington showing mid-winter, mid-summer, and equinox



High livability in cities when sunshine can
enter into narrow streets

</

4

Sunlight angle at Vernal Equinox — allowing sunlight into east-west streets for 50% of the
year. Building heights on north side of the street should step back from street.



Wellington risks having horrible dark canyons
in some of the narrow streets (8-10m wide)




We need Wellington to continue to be a sunny,

desirable place to live, especially in the city
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Sydney — set
back depends
on street width

24m

between habitable rooms/balconies

18 m

between habitable rooms/balconies and non-habitable rooms

i2m

between non-habitable rooms

18 m

between habitable rooms/balconies

i3m

between habitable rooms/balconies
and non-habitable rooms

i2m

between habitable rooms/balconies

9m

- ~

~ |

5etwcon habitable rooms/balconies
and non-habitable rooms

6m
S >

between non-habitable
rooms

9+ storeys [ over 25m

\

5 - 8 storeys [up to 26m

up to 4 storeys / 12m

Street



Toronto — building height is related to width
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Wellington — proposed District Plan setback
Figure 8 as proposed — setback 4m after 16m
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How have other cities coped with Height and
ivability? Examples from: New York

Summer in Greenwich Village, New York, 2019. Narrow east-west street. Image source:
Vivienne Gucwa.

B > S
— Urban living in narrow cross streets — no tall buildings.

FEEE 'g ; i .
New York — Greenwich Village



New York — 1916 setback requirement
as sketched by Hugh Ferris, over 100 years ago




How have other cities coped with Height and
ivability? Examples from: Paris
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Paris streets, uniformly height controlled T Paris at street level — low-rise, sunny and loved by Iocals and tourlsts allke
Image Source: BBC.



Paris -5 to / storeys (now 12), max 3/m,
n people
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How have other cities coped with Height and
ivability? Examples from: Hong Kong
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Kowloon
mansions are
NOT a great
model to follow



How have other cities coped with Height and
ivability? Examples from: Belgrade
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Soviet-era 20-
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apartments are
NOT a great
. 'f " {8 # model to follow
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How have other cities coped with Height and
ivability? Examples from: Wellington

17 storey tower is
L NOT a great
model to follow



Built examples from: Wellington
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Low density examples from: Wellington

Paddington 2-
storey units are
NOT a great
model to follow




Sunlight in street vs shaded by Tall bwldmgs
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Successful cities have mid-rise residential




Berlin: new mid-rise residential




Berlin: mid-rise residential old and new
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Barcelona new mid-rise residential
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Population Growth : 30m height limit is plenty

* |f we need to introduce the new height restrictions, then a new planning guideline
for tall buildings in Wellington must be made mandatory. This may include, but is
not limited to, step back rules, street frontage height, separation distances, etc —
all of which will be adapted from overseas examples.

* |f we build to these proposed heights with insufficient planning guidelines for high
density residential buildings then livability will be severely compromised.

* There is a significant gap in high density planning rules and guidelines. If we are
increasing the building height restrictions within the Central City, particularly for
residential developments there needs to be a quality design planning guidelines
put in place. We can learn from previous overseas design guidelines and adapt
specific planning rules to a Wellington context.

* 30m height limit is more than adequate for future growth
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