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INTRODUCTION

1.1

My full name is name is Timothy James Heath. I am a Property
Consultant, Retail Analyst and Urban Demographer for Property
Economics Limited, based in Auckland. I hold the following degrees from
the University of Auckland:

1.2

(a)

Bachelor of Arts 1991 (Geography); and

(b)

Bachelor of Planning 1993.

I have 22 years’ experience as a Property Consultant, Retail Analyst and
Urban Demographer. I advise district and regional councils throughout
New Zealand in relation to retail, industrial and business land use issues
as well as strategic forward planning. I also provide consultancy services
to a number of private sector clients in respect of a wide range of property
issues, including retail economic impact assessments, commercial and
industrial market assessments, residential and business National Policy
Statement on Urban Development Capacity (NPS-UDC) capacity
modelling, and forecasting market growth and land requirements across
all property sectors.

1.3

I have been commissioned by Kāinga Ora-Homes and Communities
(Kāinga Ora) to prepare this statement of evidence to address matters
raised by Kāinga Ora’s primary and further submissions to Whangarei
District Council’s (WDC) Proposed Plan Changes 82 A & B, 88, 88 A – J,
109, 115, 136, 143 – 145, 147 and 148 (the Urban and Services Plan
Changes).

1.4

My involvement to date has been specifically to undertake an economic
assessment of the proposed Otangarei Local Commercial zoning and as
part of that exercise assess the level of retail demand and retail Gross
Floor Area (GFA) sustainable by the wider Otangarei market over the next
20 years to help inform an appropriate commercial zone provision for the
Otangarei centre in the future.

1.5

I am very familiar with the area to which the Kāinga Ora submissions
relate and the wider Whangarei markets having undertaken retail
economic assessments across this broader area for private and public
sector organisations for nearly two decades.

1.6

I have reviewed Kāinga Ora’s submissions in relation to the proposed
Otangarei Local Commercial zone and the Council Officer’s s42A report
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-2(Officer’s Report). I respond to matters raised in the Officer’s Report later
in my evidence.
Code of Conduct
1.7

I have read the Code of Conduct for Expert Witnesses Contained in the
Environment Court’s Practice Note 2014. I have complied with the Code
of Conduct in preparing this evidence and agree to comply with it while
giving oral evidence before the Hearing Commissioners, as if this were a
hearing before the Environment Court. I have considered all material facts
that I am aware of that might alter or detract from the opinions that I
express. This evidence is within my area of expertise, except where I
state that I am relying on the evidence of another person.

2.

SCOPE OF EVIDENCE

1.8

My evidence addresses the retail economic aspects of Kāinga Ora’s
submission relating to the proposed Local Commercial zone for the
Otangarei centre and determine an appropriate land provision for the
centre as a whole in the future.

1.9

In my evidence I will:
(a)

Determine how much commercial activity can be sustained by
Otangarei’s core economic market under a range of growth
scenarios

(b)

Quantify an appropriate land requirement for a Local Commercial
zone in Otangarei factoring in other non-commercial land uses
sought within this community focal point.

(c)
2.2

Respond to matters raised in the Officer’s Report

Attached to this evidence is:
(a)

Appendix 1: Demographic Profiling

(b)

Appendix 2: Property Economics Retail Model

(c)

Appendix 3: Convenience Store Types and Activities
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EXECUTIVE SUMMARY

3.1

Kāinga Ora’s submission on the Urban and Services Plan Changes
proposed a Local Commercial zone in Otangarei of approximately 2.57
ha. Kāinga Ora now seeks a revised extent of 1.49ha. In my professional
opinion this revised extent of Local Commercial zone in Otangarei is more
sustainable by the market, commercially realistic for commercial activities
and appropriate to accommodate other community, social and cultural
land uses to create a commercial and social ‘heart’ of the community.

4.

OTANGAREI CORE ECONOMIC MARKET

4.1

The identified catchment in Figure 1 below represents the core economic
market that the Otangarei centre would service on a frequent basis, where
the bulk of its sales are likely to be derived and where the centre has a
strategic locational advantage for convenience activity.

4.2

In deciding on appropriate boundaries for this catchment, I have taken
into account the Statistic NZ SA21 boundaries, natural geographic
features, road links and competing commercial centres.

4.3

This is the core economic market on which the subsequent analysis in this
evidence is based. Residents outside this catchment have closer access
to other (often larger) commercial centres to meet their convenience retail
and commercial service requirements.

Figure 1: Otangarei Core Economic Market Source: Property Economics
1

SA - Statistical Area - this is the new term used by Statistics NZ to describe a specific geographic area for statistical
analysis purposes.
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DEMOGRAPHIC PROFILING

5.1

An economic and social demographic profile for the core catchment has
been compiled in comparison to the wider Whangarei and national
averages to assist in understanding the composition of the localised
market and likely shopper profile. This also provides key base input data
into the retail economic modelling.

5.2

A more detailed breakdown of the demographic profiles has been
attached in Appendix 1.

5.3

The core catchment contains a current residential population base
estimated at around 1,950 people and approximately 680 households
(rounded), equating to an average of 2.9 persons per household, which is
materially higher than both the wider Whangarei District average (2.50)
and the national average (2.66).

5.4

Household incomes in the core catchment are lower compared to the
Whangarei and New Zealand averages with a significantly higher
proportion of households earning under $30,000 p.a (56%) vs 27% and
22% for Whangarei and New Zealand respectively.

5.5

This is primarily a derivative of 44% of households in the core catchment
sourcing household income through Government assistance and benefits.
A proportion considerably higher when compared to the Whangarei
District (15%) and nationally (11%).

5.6

The lower income profile for the core catchment typically translates to
lower levels of annualised retail expenditure and discretionary spend
available for retail centres in the market.

6.

POPULATION AND HOUSEHOLD GROWTH

6.1

Figure 2 below displays the population and household growth projections
within Otangarei Convenience Centre’s core market. These projections
are derived from the Property Economics Growth Model with the key base
input being the 2013 NZ census population and household counts, and
the latest Statistics New Zealand (SNZ) Medium and High growth
projection series.
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The core catchment has a current estimated population base of circa
1,950 people and approximately 680 households (rounded) under the
SNZ Medium series.
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Figure 2: Otangarei Catchment Population and Household Projections
Source: Property Economics

6.3

The catchment experienced an annual population growth rate of 2.1%
between the 2001 and 2006 census, before the population base declined
between 2006 and the 2013 census.

6.4

For the SNZ Medium growth scenario, net population is forecast to
increase marginally by 1% (10 nominally) over the 2018-2038 forecast
period, with households forecast to increase by 5% (32 nominally) over
the same timeframe.

6.5

In comparison, the SNZ High growth series estimates forecast net
population growth of 15% (300 nominal population growth) and 19%
household growth (130 nominal growth) over the same 20-year forecast
period. In retail terms the core catchment is considered a small market
with a projected low nominal net growth profile.
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Figure 2 indicates that under both the SNZ Medium and SNZ High growth
scenarios, the growth in the number of households is forecast to increase
at a faster proportional rate than the population due to a projected fall in
the person per dwelling ratio over the forecast period. This trend of
shrinking household size is not isolated to the identified catchment but
projected to occur across the whole country due to an aging population,
smaller families and a higher proportion of ‘split’ or single households.

6.7

When compared to both the district and national growth rates, the core
catchment is projected to grow at a significantly lower rate. For a wider
district comparison, the Whangarei District is forecast to experience net
population growth of 16% over the next 20-years under the SNZ Medium
forecast. At a national perspective, New Zealand’s population is forecast
to grow by a net 19% over the same 2018-2038 forecast period.

6.8

In my experience the current (small) market size would not be an
attractive attribute for retail businesses and does not reflect Kāinga Ora’s
desire to intensify the number of dwellings in the area in the future. For
that reason I undertook a series of growth modelling scenarios on the
catchment to better reflect likely future market potential with Kāinga Ora
redevelopment.

7.

SCENARIO MODELLING

7.1

In this section, I use the 2018 SNZ Medium population and household
projections as base inputs into scenario modelling. The growth model
estimates the population and households levels over the 20-year period
by doubling (x2) the population base of Otangarei in Scenario 1, while, in
Scenario 2 the model triples (x3) the population and household base
levels over the 20-year period.
Scenario 1: Otangarei Population and 2018 Household Base
Doubling (x2) By 2038

7.2

This scenario is based on the number of the households doubling within
the catchment between 2018-2038. This growth is amortised evenly over
the period, resulting in a total dwelling base of 1,360 households within
Otangarei catchment by 2038. The Scenario 1 growth profile is shown in
Table 1 below.
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2001
Population

2006

2013

2018

2023

2028

2033

2038

Net Growth
Net Growth
#
%
(2018-2038) (2018-2038)

2,230

2,480

1,930

1,950

2,440

2,930

3,410

3,900

1,950

100%

Households

740

830

660

680

850

1,020

1,190

1,360

680

100%

Household Size

3.01

2.99

2.92

2.87

2.87

2.87

2.87

2.87

Population Growth (p.a.)

2.15%

-3.52%

0.21%

4.59%

3.73%

3.08%

2.72%

Household Growth (p.a.)

2.31%

-3.22%

0.60%

4.56%

3.71%

3.13%

2.71%

Source: Property Economics

Scenario 2: Otangarei Population and 2018 Household Base Tripling
(x3) By 2038
7.3

This scenario is based on the number of the households tripling within the
catchment between 2018-2038. Once again, the growth is amortised
evenly over the period and would result in a total dwelling base of just
over 2,000 households within the Otangarei Catchment by 2038. The
Scenario 2 growth profile is shown in Table 2.

Table 2: Population and Household 2018 Base Tripled By 2038

Source: Property Economics

8.

RETAIL DEMAND MODELLING PROCESS

8.1

This section sets out the modelling process to determine the 2038 retail
demand as at 2038. These forecasts have been based on the
aforementioned growth scenarios and have been prepared using the
Property Economics Retail Expenditure Growth Model.

8.2

Applying the growth scenarios gives these projections an appropriate
market demand spectrum to consider for both the development potential
of an Otangarei retail centre and the submission to Council for additional
Local Commercial zone land. It also provides a range of demand
projections that factors in if the catchment was to experience growth at a
faster rate than forecast, i.e. the retail economic implications if Kāinga Ora
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-8redevelop Otangarei to a significantly higher density than currently
represented in the suburb.
8.3

The following flow chart provides a graphical representation of the
Property Economics Retail Expenditure Growth Model:

Figure3: Retail Expenditure Model Outline
Source: Property Economics

8.4

For the purposes of projecting retail expenditure, growth in real retail
spend has been incorporated into the model at a rate of 1% per annum
over the forecast period. This 1% rate is based on the level of debt retail
spending, interest rates and changes in disposable income levels, and is
the average inflation adjusted increase in spend per household over the
assessed period.

8.5

It is important to note that the retail expenditure generated in the identified
markets does not necessarily equate to the sales within that particular
area. Residents can freely travel in and out of the area, and they will
typically choose the centres with their preferred range of stores, products,
brands, proximity, accessibility and price points. A good quality offering
will attract customers from beyond its core market, whereas a low-quality
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market.
8.6

Therefore, the retail expenditure generated in an area represents the
sales centres or retail stores within that area could potentially achieve and
is the key influence on what the market can potentially sustain. This
should not be interpreted as a negative for any potential retail activity in
Otangarei, but simply represents normal commercial market mechanisms
(competition) and is a consideration that needs to be appropriately
accounted for in any retail economic analysis.

8.7

The retail expenditure figures below are in 2018 NZ dollars and exclude
the following retail activities, as categorised under the ANZSIC
categorisation system:
(a)

Accommodation (hotels, motels, backpackers, etc.)

(b)

Vehicle and marine sales & services (petrol stations, car yards,
boat shops, caravan sales, and stores such as Repco, Super
Cheap Autos, tyre stores, panel beating, auto electrical and
mechanical repairs, etc.)

(c)

Hardware, home improvement, building and garden supplies
retailing

(e.g.

Mitre

10,

Hammer

Hardware,

Bunnings,

PlaceMakers, ITM, Kings Plant Barn, Palmers Garden Centres,
etc).
8.8

The above retail sectors have been excluded because they are not
considered to be core retail expenditure, nor fundamental retail centre
activities in terms of visibility, location, viability or functionality, particularly
convenience centres like Otangarei. Modern retail centres do not rely on
these types of stores to be viable or retain their role and function in the
market as such stores have the potential to generate only nonconsequential trade competition effects rather than flow-on retail
distribution effects in the context of the RMA. Therefore, the retail centre
network’s economic wellbeing and social amenity cannot be unduly
compromised.

8.9

The latter two bullet points contain activity types that generally have great
difficulty establishing new stores in centres for land economic and site
constraint reasons, i.e. the commercial reality is that for most of these
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- 10 activity types it would be unviable to establish new stores in centres given
their modern store footprint requirements and untenable to remain located
within them for an extended period of time (beyond an initial lease term)
in successful centres due to considerations such as rent, operating
expenses, land value, operational and functional requirements and site
sizes.
8.10

Trade orientated activities such as kitchen showrooms, plumbing stores,
electrical stores and paint stores are also excluded from the model for
similar reasons. This is not to imply that these activity types are not
situated in centres, as in many instances some of these stores types
remain operating in centres as a historic overhang.

8.11

However, in the future, it is increasingly difficult from a retail economic
perspective to see these store types establishing in centres (new or
redeveloped), albeit they likely have equal planning opportunity to do so.
As such, demand for these store types is additional to the retail demand
assessed in this analysis. In essence, these stores types are not
convenience centre activities.

8.12

Convenience retailing can be generally defined as stores used for quick
stop and frequently required shopping, used primarily due to their close
proximity and easy accessibility for the customer. These stores are not
exclusive to any one retail category with examples of such stores
including, dairies, bakeries, fruit & vegetable stores, cafes and
restaurants.

8.13

Supermarkets, albeit being a large footprint store, are also classified as
convenience stores given, they predominantly service localised
catchments, the products sold are largely homogenous between
supermarket stores and they tend to be fairly evenly distributed right
across an area’s urban fabric.

8.14

This analysis uses a sustainable footprint approach to assess retail
demand. Sustainable floorspace in this context refers to the level of floor
space proportionate to an area’s retainable retail expenditure that is likely
to result in an appropriate quality and offer in the retail environment. This
does not necessarily represent the ‘break even’ point, but a level of sales
productivity ($/sqm) that allows retail stores to trade profitably and provide
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amenity for the community.
8.15

It is also necessary to separate the Gross Floor Area into:
(a)

Net retail floorspace (Sustainable Trading Floorspace); and

(b)

Back office floorspace that does not generate any retail spend
(Back Office Floorspace).

8.16

A store’s net retail floor area (or trading area) only includes the area which
displays the goods and services sold and represents the area which the
general public has access. By contrast, the Gross Floor Area typically
represents the total area leased by a retailer. Back Office Floorspace in
a retail store is the area used for storage, warehousing, staff facilities,
administrative functions, toilets and other ‘back office’ uses.

8.17

These activities on average occupy around 25-30% of a store’s GFA but
can vary (higher and lower) between individual retailers based on
operational and functional requirements. It is important to separate out
such back office floorspace from sustainable floorspace because back
office floorspace does not generate any retail spend. For the purposes of
this analysis a 30% ratio has been applied.

8.18

For the purpose of the supermarket assessment, the core market is
slightly

larger

and

encapsulates

the

surrounding

residential

neighbourhoods due to a supermarket having a bigger catchment and
ability to service a wider market broader than a small convenience centre.
8.19

This larger market basically encompasses the area between the closest
supermarkets, on the basis a supermarket was located in Otangarei. The
current population base of the broader supermarket catchment utilised in
this assessment is 4,620, compared to Otangarei’s 1,950 people.

8.20

A more detailed breakdown of the retail expenditure model and its inputs
is set out in Appendix 2.

9.

RETAIL EXPENDITURE

9.1

Table 3 breaks down the total convenience retail market for the Core
Catchment including Supermarket retailing for the assessed period to
2038 under the various growth scenarios.
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- 12 Table 3: Annual Convenience & Supermarket Retail Expenditure ($M)

Currently

Stats Medium

Stats High

Scenario 1

Scenario 2

Retail
Expenditure

2018

2038

2038

2038

2038

Convenience

$4.2

$5.1

$6.0

$8.3

$12.5

Supermarket

$5.4

$6.6

$7.8

$10.8

$16.2

Total

$9.6

$11.7

$13.8

$19.1

$28.7

Source: Property Economics

9.2

At a broad level, convenience retail spend is estimated to represent
around 19% of all retail expenditure (excluding supermarket spend) and
this proportion has been adopted for the purpose of this analysis.

9.3

The Otangarei catchment currently generates around $4.2 million per
annum of convenience expenditure with supermarket spend a further
estimated $5.4m, giving a total convenience market potential of around
$9.6m annually at present. This is forecast to grow to $12m and $14m
(rounded) annually under the SNZ Medium and High growth scenarios
respectively by 20382

9.4

Under Scenario 1, the retail expenditure generated in the Otangarei
catchment is estimated to be just over $19m annually compared to the
SNZ Medium projection ($11.7m) and SNZ High projection ($13.8m) by
2038. This equates to an increase of $7.4m and $5.3m in annual
convenience when compared with SNZ Medium and High projections for
2038 respectively.

9.5

Under Scenario 2, the retail expenditure of the catchment is forecast to
grow to nearly $29m annually by 2038. This represents an increase of
$17m and $15m annually relative to SNZ Medium and High projections
as at 2038 respectively.

2

Note, this is an estimated generated level of convenience spend, and not an estimate of what can be
captured locally as this generated spend is spent across numerous centres and markets.
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SUSTAINABLE GFA FORECAST

10.1

Table 4 shows the level of sustainable retail convenience and
supermarket GFA by 2038 under the assessed growth scenarios.

Table 4: Sustainable Retail GFA (Sqm)

Currently

Stats Medium

Stats High

Scenario 1

Scenario 2

2018

2038

2038

2038

2038

Convenience

890

1,090

1,270

1,780

2,670

Supermarket

700

860

1,010

1,400

2,100

1,590

1,950

2,280

3,180

4,770

Retail
Expenditure

Total

Source: Property Economics

10.2

Current sustainable levels of convenience and supermarket retail GFA
from expenditure generated within the catchment are estimated at circa
1,600sqm. This increases to around 2,000sqm and 2,300sqm (rounded)
under the SNZ Medium and SNZ High growth projections respectively.
Given the current size and run-down state of the Otangarei centre the vast
majority of the area’s convenience spend is leaving the area and the data
indicates being spent in centres in close proximity.

10.3

Under Scenario 1, sustainable GFA growth increases to 3,180sqm by
2038, while under Scenario 2 sustainable GFA growth increases to nearly
4,800sqm by 2038.

11.

CENTRE LAND REQUIREMENTS

11.1

Table 5 illustrates the total sustainable land requirements for the
Otangarei convenience centre under the alternative growth scenarios. It
excludes supermarkets (for reasons discussed later on in the statement),
land for parks, reserves, playgrounds, social services and community and
cultural facilities that Kāinga Ora consider could be incorporated in the
centre to create more of a community hub or focal point rather than a
purely commercial centre. Land for these land uses would be additional
to the land areas identified in Table 5.

11.2

Otangarei has a significant level of competing convenience centres within
close proximity. Additionally, Non-Retail Commercial Service land
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- 14 requirement is assumed to be 50% of the retail land requirement for the
purposes of this localised convenience centre. This is to acknowledge not
all store types in convenience centres are retail stores, i.e. they typically
contain a range of commercial service stores as well (refer Appendix 3).
Table 5: Sustainable Convenience Land Requirements

Source: Property Economics

11.3

Currently, the retail land requirement based on the sustainable GFA
amounts to 990sqm for convenience retail activities and around 500sqm
for commercial services. This gives a total sustainable convenience
centre land requirement, based on the current population base, of around
1,500sqm of 0.15ha of fully developable land.

11.4

The estimated Otangarei convenience centre land requirement under the
Statistics NZ Medium and High growth scenarios by 2038 increase this
figure up to 0.2ha. This limited growth in land requirements is purely the
result of a subdued growth profile for Otangarei under these scenarios.

11.5

Under Scenario 1 and Scenario 2, the land requirement for commercial
aspects of the convenience centre is estimated to increase to 0.35ha and
0.50ha respectively.

12.

CURRENT RETAIL SUPPLY

12.1

It is important to offset generated convenience retail demand with existing
convenience retail supply in the core catchment to get a more balanced
perspective of market potential or ‘gaps’ in the market that the Otangarei
Centre could take advantage of.

12.2

The following information only represents a ‘snapshot’ in time as retail
stores are constantly opening, closing and relocating due to a variety of
individual store and owner circumstances.
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The catchment itself is yet to see substantial convenience retail
development. This is likely due to the relatively close proximity to other
larger suburban centre offerings, and comparatively low population base
locally. Figure 4 highlights the current convenience retail offerings within
the core catchment and the surrounding areas.

Figure 4: Convenience Centre Retail Supply
Source: Property Economics

12.4

Within the core catchment, just south of the Otangarei retail centre site is
a neighbourhood centre with another neighbourhood centre further south.
These stores are attracting some of the core catchment’s convenience
spend.

12.5

The main competition for convenience supply is located just outside the
core catchment.

Tikipunga neighbourhood centre to the east which

encompasses activities such as Pharmacy, Takeaways, a grocery store,
a bakery, and a liquor store. Further north is a supermarket (Countdown)
based Local Commercial zone centre. These shops offer not only a wide
range of convenience goods and service but also offer a better-quality
shopping environment to Otangarei consumers.
12.6

These numerous convenience offerings identified around the core
catchment exhibit the role and function of convenience centres and not
that of a higher order town centre. In essence, these centres duplicate the
convenience activity within the Otangarei centre so represent competition
to any Otangarei centre offering.
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To the north-west of the core catchment is the Kamo Town Centre which
has a significantly more extensive convenience offering than Otangarei.
This would also compete with any Otangarei retail offering in the future
albeit to a smaller degree due to distance.

12.8

To the south of the core catchment within a few minutes drive is a Local
Commercial zone and two supermarkets (New World and Countdown).
These are the closet supermarkets to Otangarei and would likely draw a
significant level of the core catchment’s convenience spend. Likewise,
Pak’N Save and Countdown in Whangarei City Centre are also located
only approximately 4kms from the Otangarei catchment. In essence, the
residents of Otangarei have access to five supermarkets within a 4.5km
radius of the suburb indicating a market well serviced by supermarkets.

12.9

As such the suburb of Otangarei already forms part of a number of
supermarket catchments. With a population base of just under 6,000
people by 2038, this is approximately only half the requirement for a
modern full-departmental supermarket. However, when overlaid with 5
supermarkets within the 4.5km of Otangarei, this derails Otangarei’s
supermarket potential further.

12.10 The commercial reality is Otangarei is not a suitable location for a
supermarket and it is unlikely to attract such a store type even with a
tripling of its current population base. The most likely such store type in
Otangarei is considered to be a large superette or 4-Square type store of
less than 1,000sqm GFA.
12.11 Given the strong level of convenience and supermarket competition within
very close proximity to Otangarei the opportunity for a sizable retail centre
in Otangarei is compromised even based on tripling the current catchment
base.
12.12 Compounding this from a supermarket operators perspective is that the
proposed Otangarei Local Commercial zone provision is not situated on
a major arterial through road but is on internalised land with Otangarei
itself. This limits the centre’s exposure to the ‘drive by’ convenience
market, which is very important to the economic success of convenience
centres.
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- 17 12.13 Convenience centres generally only have the ability to attract around 50%
of their catchment market in urbanised environments due to competition
from other centres and resident’s dispersed travel patterns. This is
particularly pertinent for Otangarei where there is a significant level of
convenience provision in close proximity.
12.14 For these reasons, my recommendation to Kāinga Ora was that the
proposed extent of Local Commercial zone in Otangarei should be
reduced to approximately 0.5ha, which I considered to be more
sustainable by the market and commercially realistic by 2038.
12.15 It is my understanding, on the basis of that recommendation, Kāinga Ora
are now proposing a reduced Local Commercial Zone of 1.49ha, a
reduction of 1ha (10,000sqm) of land from their original submission. The
reduction is based on no longer pursuing a supermarket for the zone /
centre.
12.16 While the 1.49ha now proposed by Kāinga Ora is larger than the 0.5ha I
considered to be appropriate for commercial activities, this initial analysis
did not take into account the provision of community facilities as part of
this centre, which I understand are permitted activities within the zone. It
is my understanding that Kāinga Ora’s desire is to create more than just
a commercial centre.

That is, to enable the development of a

comprehensive community centre and ‘heart’ / focal point of the
community which encompasses community facilities, social services,
recreational, educational and cultural facilities including the local marae,
which are additional to my economic analysis outlined earlier in this
statement, and being clustered together provides a more economically
efficient community centre.
12.17 At present Otangarei centre currently includes approximately 0.09ha of
healthcare and social assistance activity, approximately 0.1ha is food and
beverage retail, approximately 0.627ha is vacant and approximately
0.19ha attributed to a marae.
12.18 The additional 1ha for these land uses is considered to be appropriate in
the future and partly reflects existing land uses, and the potential to
incorporate additional social serves, recreational and educational
activities in the centre. This gives a total Local Commercial zone provision
of 1.49ha now pursued by Kāinga Ora.
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TRADE COMPETITION VS DISTRIBUTION EFFECTS

13.1

When assessing the potential for a new Local Commercial zone, and the
potential for adverse impacts to be generated in the context of economic
effects and economic efficiency, there is a need to understand the
difference between trade competition generated effects and retail
distribution effects. This is a very important differentiation to understand
in the context of the RMA and any potential expansion of the Otangarei
Local Commercial zone.

13.2

To assist in understanding differences between trade and retail activity
effects, and the general ability of retail activity to generate consequential
economic impacts under the RMA, there is first a requirement to
differentiate between trade competition effects and flow-on retail
distribution effects.

13.3

Trade competition effects (in a generalised retail sense) are the retail
trade impacts of retail activity on other similar or ‘like’ retail activity. It
basically reflects a direct cause / effect relationship as a result of a simple
repatriation of retail sales among retailer operators.

In essence, it

represents a redistribution of retail sales as opposed to a loss to the
community brought about by the relocation of those sales.
13.4

Retail distribution effects are generated as the result of consequential
trade competition effects. These effects can range across the spectrum
(positive and negative) depending on the level of effects generated, which
is heavily dependent on the scale, type and location of the proposed retail
activity, among other attributes. Where the patterns of performance,
amenity and commercial activity within an existing centre (or associated
flow-on benefits from retail activity within that location) would not change
significantly within a locality, then the retail distribution effects are not
considered to be significant in a RMA context.

13.5

Conversely, the ‘significant effect’ threshold is breached where a new
business (or cluster of businesses) affects key businesses in an existing
centre to such a degree that the centre’s performance (and potentially
viability) is eroded, causing a significant decline in its function and
amenity, and disenabling the people and communities who rely upon
those existing (declining) centre(s) for their social and economic
wellbeing.
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Retail distributional effects are differentiated from the effects of trade
competition on trading competitors, which are to be disregarded pursuant
to s104(3)(a) of the RMA with reference to any resource consent
applications.

Although retail distributional effects are a relevant

consideration for a consent authority, it should be noted that Environment
Court case law has made it clear that those effects must be significant 3
(but not necessarily ruinous) before they could properly be regarded as
going beyond the effects ordinarily associated with trade competition.
14.

S42A REPORT

14.1

The Officers Report has rejected Kāinga Ora’s submission seeking that
the Otangarei centre be rezoned from Neighbourhood Commercial to
Local Commercial and expanded from approximately 0.4ha to around
2ha, without any robust economic analysis or consideration of the
requirements of the community, or the economic implications of an
expanded Otangarei centre.

14.2

The reporting planner’s primary concern appears to be based on noneconomic matters such as the uncertainty of outcome and lack of
(Council) control on potential residential development within the proposed
Local Commercial zone.

14.3

In respect of economic matters raised by the reporting planner this was
predominantly confined to a statement there was no evidence provided to
suggest there is an identified demand for business and community
services in the area. This was correct at the time of submission, however,
as set out earlier in my evidence, based on the (re)development potential
of Kāinga Ora land holdings there is likely to be significantly more demand
for commercial, social and community services exhibited by the
community in the future. In my opinion the new proposed 1.49ha area of
Local Commercial zone has a sound economic and rational basis and
would benefit the Otangarei community.

3

Northcote Mainstreet v North Shore City Council (High Court, CIV-2003-404-5292), Randerson J stated:

“In regard to shopping centres, I would not, with respect, subscribe to the view that the adverse effects of
some competing retail development must be such, as to be ruinous before they could be considered. But they
must, at the least, seriously threaten the viability of the centre as a whole with on-going consequential
effects for the community served by that centre.”

AD-004386-292-773-V1

- 20 -

Timothy James Heath
14 November 2019
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Whangarei District

New Zealand

1,950

90,590

4,864,470

Households

678

36,164

1,831,134

Person Per Dwelling Ratio

2.88

2.50

2.66

AGE PROFILE

0–4 Years
5–9 Years
10–14 Years
15–19 Years
20–24 Years
25–29 Years
30–34 Years
35–39 Years
40–44 Years
45–49 Years
50–54 Years
55–59 Years
60–64 Years
65 years and Over

9%
9%
8%
11%
8%
5%
3%
4%
6%
6%
7%
5%
3%
15%

7%
7%
7%
6%
5%
5%
5%
6%
7%
7%
7%
7%
6%
18%

7%
7%
7%
7%
7%
6%
6%
6%
7%
7%
7%
6%
5%
14%

HOUSEHOLD
INCOME

$20,000 or Less
$20,001–$30,000
$30,001–$50,000
$50,001–$70,000
$70,001–$100,000
$100,001 or More

36%
20%
20%
13%
6%
3%

13%
14%
21%
15%
17%
19%

11%
11%
18%
15%
18%
28%

$5,000 or Less
$5,001–$10,000
$10,001–$20,000
$20,001–$30,000
$30,001–$50,000
$50,001 or More

21%
11%
35%
15%
13%
5%

13%
5%
23%
16%
21%
23%

15%
5%
18%
14%
21%
27%

European Ethnic Groups
Mäori Ethnic Group
Pacific Peoples' Ethnic Groups
Asian Ethnic Groups
MELAA Ethnic Groups
Other Ethnic Groups

32%
58%
7%
2%
0%
1%

70%
23%
3%
3%
0%
2%

67%
13%
7%
11%
1%
2%

No Qualification
Level 1 Certificate
Level 2 Certificate
Level 3 Certificate
Level 4 Certificate
Level 5 or Level 6 Diploma
Bachelor Degree and Level 7 Qualifications
Postgraduate and Honours Degrees
Masters Degree
Doctorate Degree
Overseas Secondary School Qualification

45%
18%
11%
7%
7%
5%
2%
1%
1%
0%
3%

25%
17%
11%
7%
11%
10%
10%
2%
2%
0%
5%

21%
13%
11%
10%
10%
9%
14%
3%
3%
1%
7%

QUALIFICATION
ATTAINMENT

ETHNICITY

GENERAL

Otangarei

PERSONAL
INCOME

APPENDIX 1 – Demographic Profiling

Population

EMPLOY
MENT

48%
14%
5%
33%

EMPLOYMENT
CLASSIFICATION

Managers
Professionals
Technicians and Trades Workers
Community and Personal Service Workers
Clerical and Administrative Workers
Sales Workers
Machinery Operators and Drivers
Labourers

9%
15%
7%
18%
10%
12%
7%
21%

18%
21%
13%
10%
12%
9%
6%
12%

19%
23%
12%
9%
12%
9%
5%
11%

STUDENT
RATIO

New Zealand

43%
14%
6%
37%

Full Time
Part Time
Full-time and Part-time Study
Not Studying

11%
3%
0%
85%

8%
4%
0%
88%

11%
4%
0%
85%

HOUSEHOLD INCOME SOURCES

Whangarei District

22%
12%
14%
52%

Wages, Salary, Commissions, Bonuses etc
Self-employment or Business
Interest, Dividends, Rent, Other Invest.
Payments from a Work Accident Insurer
NZ Superannuation or Veterans Pension
Other Super., Pensions, Annuities
Unemployment Benefit
Sickness Benefit
Domestic Purposes Benefit
Invalids Benefit
Student Allowance
Other Govt Benefits, Payments or Pension
Other Sources of Income
No Source of Income During That Time

39%
5%
5%
2%
19%
4%
16%
6%
20%
9%
1%
5%
1%
0%

61%
21%
25%
2%
27%
4%
5%
4%
7%
4%
2%
6%
2%
1%

69%
22%
27%
2%
22%
4%
4%
3%
4%
3%
4%
6%
3%
1%

INDUSTRY OF EMPLOYMENT

Otangarei
Employed - Full Time
Employed - Part Time
Unemployed
Not in Labour Force

Agriculture, Forestry and Fishing
Mining
Manufacturing
Electricity, Gas, Water and Waste Services
Construction
Wholesale Trade
Retail Trade
Accommodation and Food Services
Transport, Postal and Warehousing
Information Media and Telecommunications
Financial and Insurance Services
Rental, Hiring and Real Estate Services
Professional, Scientific and Technical Services
Administrative and Support Services
Public Administration and Safety
Education and Training
Health Care and Social Assistance
Arts and Recreation Services
Other Services

3%
0%
5%
0%
5%
3%
20%
8%
3%
3%
0%
0%
5%
0%
0%
8%
38%
0%
3%

9%
0%
10%
1%
9%
3%
10%
5%
4%
1%
2%
2%
6%
3%
5%
9%
16%
1%
4%

7%
0%
10%
1%
8%
5%
10%
6%
4%
2%
4%
2%
9%
3%
5%
8%
10%
2%
4%

New Zealand

26%

23%

Couple

13%

31%

29%

Single Parent With Children

32%

15%

13%

Two Parent Family

15%

25%

30%

Other Multi-person

4%

3%

5%

1 Residents

34%

25%

23%

2 Residents

27%

38%

34%

3 Residents

14%

15%

16%

4 Residents

12%

13%

15%

5 Residents

6%

6%

7%

6 Residents

4%

2%

3%

7 Residents

3%

1%

1%

8 Plus Residents

1%

1%

1%

Dwelling Owned or Partly Owned

32%

52%

50%

Dwelling Not Owned and Not Held in a Family Trust

66%

33%

35%

2%

15%

15%

0 Years

23%

21%

22%

1–4 Years

29%

29%

30%

5–9 Years

23%

22%

21%

10–14 Years

10%

11%

11%

15–29 Years

11%

12%

11%

4%

5%

5%

YEARS AT
RESIDENCE

HOME
OWNERSHIP

HOUSEHOLDS

Whangarei District

36%

NUMBER OF RESIDENTS

Otangarei
Single

Dwelling Held in a Family Trust

WEEKLY RENT PAID

NUMBER OF BEDROOMS

30 Years or More
One Bedroom

9%

5%

6%

Two Bedrooms

22%

18%

19%

Three Bedrooms

51%

48%

45%

Four Bedrooms

14%

23%

23%

Five Bedrooms

3%

5%

6%

Six Bedrooms

0%

1%

1%

Seven Bedrooms

0%

0%

0%

Eight or More Bedrooms

0%

0%

0%

Under $100

37%

13%

9%

$100–$149

14%

7%

7%

$150–$199

8%

12%

8%

$200–$249

17%

17%

10%

$250–$299

18%

25%

13%

$300–$349

5%

18%

14%

$350 and Over

2%

9%

39%

APPENDIX 2 – Property Economics Retail Model
This overview outlines the methodology that has been used to estimate retail
expenditure generated at Census Area Unit (CAU) level for the identified
catchment out to 2038.
CAU 2013 Boundaries
All analysis has been based on Census Area Unit 2013 boundaries, the most
recent available.
Permanent Private Households (PPH) 2013
These are the total Occupied Households as determined by the Census 2013.
PPHs are the primary basis of retail spend generation and account for
approximately 71% of all retail sales.

PPHs have regard for (exclude) the

proportion of dwellings that are vacant at any one time in a locality, which can
vary significantly, and in this respect account for the movement of some domestic
tourists.
Permanent Private Household Forecasts 2006-2038
These are based on Statistics NZ Census Area Unit (CAU) Medium Series
Population Growth Projections and have been adjusted to account for residential
building consent activity occurring between 2006 and 2018, with this extrapolated
to the year of concern. This accounts for recent building activity, particularly
important for the 5-10-year forecasts, and effectively updates Statistics NZ
projections to reflect recent trends.
International Tourist Spend
The total international tourism retail spend has been derived from the Ministry of
Economic Development Tourism Strategy Group (MEDTSG) estimates nationally.
This has been distributed regionally on a ‘spend per employee’ basis, using
regional spend estimates prepared by the MEDTSG. Domestic and businessbased tourism spend is incorporated in the employee and PPH estimates.
Employees are the preferred basis for distributing regional spend geo-spatially as
tourists tend to gravitate toward areas of commercial activity, however they are
very mobile.

Total Tourist Spend Forecast
Growth is conservatively forecast in the model at 3% per annum for the 20152038 period.
2013-2038 PPH Average Household Retail Spend
This has been determined by analysing the national relationship between PPH
average household income (by income bracket) as determined by the 2013
Census, and the average PPH expenditure of retail goods (by income bracket) as
determined by the Household Economic Survey (HES) prepared by Statistics NZ.
While there are variables other than household income that will affect retail
spending levels, such as wealth, access to retail, population age, household
types and cultural preferences, the effects of these are not able to be assessed
given data limitations and have been excluded from these estimates.
Real Retail Spend Growth (excl. trade-based retailing)
Real retail spend growth has been factored in at 1% per annum. This accounts
for the increasing wealth of the population and the subsequent increase in retail
spend. The following explanation has been provided.
Retail Spend is an important factor in determining the level of retail activity and
hence the ‘sustainable amount ‘of retail floorspace for a given catchment. For the
purposes of this outline ‘retail’ is defined by the following categories:
•

Food Retailing

•

Footwear

•

Clothing and Softgoods

•

Furniture and Floor coverings

•

Appliance Retailing

•

Chemist

•

Department Stores

•

Recreational Goods

•

Cafes, Restaurants and Takeaways

•

Personal and Household Services

•

Other Stores.

These are the retail categories as currently defined by the ANZSIC codes
(Australia New Zealand Standard Industry Classification).
Assessing the level and growth of retail spend is fundamental in planning for
retail networking and land use within a regional network.
Internet Retail Spend Growth
Internet retailing within New Zealand has seen significant growth over the last few
decades. This growth has led to an increasing variety of business structures and
retailing methods including; internet auctions, just-in-time retailing, online
ordering, virtual stores, etc.
As some of internet spend is being made to on-the-ground stores, a proportion of
internet expenditure is being represented in the Statistics NZ Retail Trade Survey
(RTS) while a large majority remain unrecorded. At the same time this
expenditure is being recorded under the Household Economic Survey (HES) as a
part of household retail spending, making the two datasets incompatible. For this
reason, Property Economics has assumed a flat 5% adjustment percentage on
HES retail expenditure, representing internet retailing that was never recorded
within the RTS.
Additionally, growth of internet retailing for virtual stores, auctions and overseas
stores is leading to a decrease in on-the-ground spend and floor space demand.
In order to account for this, a non-linear percentage decrease of 2.5% in 2018
growing to 15% by 2038 has been applied to retail expenditure encompassing all
retail categories in our retail model. These losses represent the retail diversion
from on-the-ground stores to internet-based retailing that will no longer contribute
to retail floor space demand.
Retail Spend Determinants
Retail Spend for a given area is determined by: the population, number of
households, size and composition of households, income levels, available retail
offer and real retail growth. Changes in any of these factors can have a
significant impact on the available amount of retail spend generated by the area.
The coefficient that determines the level of ‘retail spend’ that eventuates from
these factors is the MPC (Marginal Propensity to Consume). This is how
much AD-004386-292-739-V2

people will spend of their income on retail items. The MPC is influenced by the
amount of disposable and discretionary income people are able to access.

Retail Spend Economic Variables
Income levels and household MPC are directly influenced by several
macroeconomic variables that will alter the amount of spend. Real retail growth
does not rely on the base determinants changing but a change in the financial
and economic environment under which these determinants operate.

These

variables include:
Interest Rates: Changing interest rates has a direct impact upon households’
discretionary income as a greater proportion of income is needed to finance debt
and typically lowers general domestic business activity. Higher interest rates
typically lower real retail growth.
Government Policy (Spending): Both Monetary and Fiscal Policy play a part in
domestic retail spending. Fiscal policy, regarding government spending, has
played a big part recently with government policy being blamed for inflationary
spending. Higher government spending (targeting on consumer goods, direct
and indirectly) typically increases the amount of nominal retail spend. Much of
this spend does not, however, translate into floors pace since it is inflationary and
only serves to drive up prices.
Wealth/Equity/Debt: This in the early-mid 2000s had a dramatic impact on the
level of retail spending nationally. The increase in property prices has increased
home owners unrealised equity in their properties. This has led to a significant
increase in debt funded spending, with residents borrowing against this equity to
fund consumable spending.
Zealand retail.

This debt spending is a growth facet of New

In 1960 households saved 14.6% of their income, while

households currently spend 14% more than their household income.
Inflation: As discussed above, this factor may increase the amount spent by
consumers but typically does not dramatically influence the level of sustainable
retail floor space. This is the reason that productivity levels are not adjusted but
similarly inflation is factored out of retail spend assessments.
Exchange Rate: Apart from having a general influence over the national balance
of payments accounts, the exchange rate directly influences retail spending. A
AD-004386-292-739-V2

change in the $NZ influences the price of imports and therefore their quantity and
the level of spend.
General consumer confidence: This indicator is important as consumers
consider the future and the level of security/finances they will require over the
coming year.
Economic/Income growth: Income growth has a similar impact to confidence.
Although a large proportion of this growth may not impact upon households MPC
(rather just increasing the income determinant) it does impact upon households
discretionary spending and therefore likely retail spend.
Mandatory Expenses: The cost of goods and services that are necessary has
an impact on the level of discretionary income that is available from a
household’s disposal income. Important factors include housing costs and oil
prices. As these increase the level of household discretionary income drops
reducing the likely real retail growth rate.
Current and Future Conditions
Retail spend has experienced a significant real increase in the early-mid 2000s.
This was due in large part to the increasing housing market. Although retail
growth is tempered or crowded out in some part by the increased cost of housing
it showed massive gains as home owners, prematurely, access their potential
equity gains. This resulted in strong growth in debt / equity spending as residents
borrow against capital gains to fund retail spending on consumption goods. A
seemingly strong economy also influenced these recent spending trends, with
decreased unemployment and greater job security producing an environment
where households were more willing to accept debt.
In 2008 this reversed with the worldwide GFC recession took grip, while over
recent years an economic recovery has emerged.

As such, the economic

environment has undergone rapid transformation.

The national market is

currently experiencing low interest rates (although expected to increase over the
short

term)

and

an

inflated

$NZ

(increasing

importing

however

disproportionately). The recent rebound in the property market and an increase in
general business confidence as the economy starts to recover from the post-GFC
hangover. These factors will continue to influence retail spending throughout the
next 5 or so years. Given the previous years (pre-2008) substantial growth and
high

levels

of

Zealand
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debt

repayment

likely

to

be

experienced

by

New

households it is expected that real retail growth rates will continue to be subdued
for the short term.

Impacts of Changing Retail Spend
At this point in time a 1% real retail growth rate is being applied by Property
Economics over the longer term 20-year period. This rate can be highly volatile
however and generally falls within the range of 0.5%-2.0%.

It is considered

prudent in the shorter term to be conservative with regard to the level of
sustainable retail floor space within given centres and as the economy stabilises
and experiences cyclical growth longer term rates might be slightly higher.
Business Spend 2013
This is the total retail spend generated by businesses. This has been determined
by subtracting PPH retail spend and Tourist retail spend from the Total Retail
Sales as determined by the Retail Trade Survey (RTS) which is prepared by
Statistics NZ. All categories are included with the exception of accommodation
and automotive related spend. In total, Business Spend accounts for 26% of all
retail sales in NZ.

Business spend is distributed based on the location of

employees in each Census Area Unit and the national average retail spend per
employee.
Business Spend Forecast 2013-2038
Business spend has been forecasted at the same rate of growth estimated to be
achieved by PPH retail sales in the absence reliable information on business
retail spend trends.

It is noted that while working age population may be

decreasing as a proportion of total population, employees are likely to become
more productive over time and therefore offset the relative decrease in the size of
the total workforce.
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APPENDIX 3 –CONVENIENCE STORE TYPES AND ACTIVITIES
The potential range of tenancy types considered suitable for an expanded
Otangarei centre given its convenience role and function in the market is
highlighted in the following list.
Note this is not intended to represent an exhaustive list, simply an indication of
the types of convenience retail and commercial & professional services
businesses that could fit seamlessly into such a centre that would meet the local
community’s convenience and frequently required needs.
EXAMPLES OF CONVENIENCE RETAIL STORE TYPES
•

Superette / Dairy / Mini-mart

•

Fish shop

•

Butcher

•

Bakery

•

Post Shop / Stationery

•

Fruit & Vege Shop

•

Delicatessen

•

Cake Shop

•

Ice Cream Parlour

•

Liquor / Wine Shop

•

Takeaways (Fish & Chips, Pizza, Chinese, Thai, Turkish, Indian, etc.)

•

Cafés & Restaurants

•

Newsagent

•

Pub / Bar / Tavern

•

Florist

•

Gift Shops

•

Pharmacy

EXAMPLES OF CONVENIENCE COMMERCIAL / PROFESSIONAL SERVICE
ACTIVITIES
•

Optometrist

•

Locksmith

•

Hairdresser

•

Drycleaners*

•

Doctors

•

Accountants

•

Physiotherapists

•

Medical practitioners

•

Dentists

•

Travel agency

•

Childcare facilities

•

Banks

•

Financial Advisors

•

Gym

•

Lawyers

UNDER

the the Resource Mangement Act 1991 ("RMA")

IN THE MATTER

of Proposed Whangarei District Council Urban and
Services Plan Changes – Part 8 Zoning Submissions
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FS382)
URBAN DESIGN
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1.

Introduction

1.1

My name is Annette Pauline Jones. I reside in Auckland. I am a Beca
Technical Fellow, Urban Design for Beca New Zealand Limited, a multidisciplinary consultancy with offices throughout New Zealand. I have been
employed by Beca as an urban designer and architect since 1990.

1.2

I hold the qualifications of Master of Architecture (Urban Design) from the
University of Auckland (Second Class Honours); and a Bachelor of
Architecture from the University of Auckland.

1.3

I have had 30 years’ experience in architecture and urban design within
New Zealand and the Pacific. The past 13 years have been dedicated to
urban design, particularly: the preparation of urban design strategies,
town concept plans, design frameworks, structure planning, urban design
guidance and development controls.

1.4

I have been a New Zealand Registered Architects Board (NZRAB)
registered architect since 1992. I have been a member of both the
Manukau City Urban Design Panel and the Auckland Design Panel from
2006 to 2014, providing urban design review expertise to residential and
intensification proposals across the Auckland Isthmus.

1.5

I have been asked by Kāinga Ora-Homes and Communities (“Kāinga
Ora”) (formerly Housing New Zealand Corporation) to provide urban
design evidence in relation to Kāinga Ora’s proposed residential zoning –
in particular, describing the principles used to inform the ‘suitability
analysis’ applied to assist in the identification of areas suitable for
intensification.

1.6

This evidence is based on the process that Housing New Zealand (now
Kāinga Ora) established through the development of their submission on
the Auckland Unitary Plan (rezoning and precincts topic) in 2015. It draws
on the evidence prepared by Carl Lucca (Senior Associate Urban
Designer, Beca) at this time. Although Auckland and Whangarei face
different growth pressures, the same principles and best practice
examples used to identify locations suitable for increased residential
density are believed to be applicable within both contexts (and throughout
urban New Zealand).
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Code of Conduct

2.1

I confirm that I have read the Expert Witness Code of Conduct set out in
the Environment Court’s Practice Note 2014. I have complied with the
Code of Conduct in preparing this evidence and agree to comply with it
while giving evidence. Except where I state that I am relying on the
evidence of another person, this written evidence is within my area of
expertise. I have not omitted to consider material facts known to me that
might alter or detract from the opinions expressed in this evidence.

3.

Scope of Evidence

3.1

A detailed suitability analysis was undertaken on behalf of Kāinga Ora to
establish an appropriate framework for identifying locations suitable for
residential intensification. Working with Kāinga Ora, Beca created a
residential zoning strategy and developed a mapping system that
identifies the most suitable urban areas for intensification within a city.
The suitability analysis sought to provide a robust and justifiable basis for
rezoning recommendations, while considering the strategic vision of
Council, as well as the quality urban growth principles identified in
‘Planning for Successful cities’ – the discussion document prepared by
the Ministry for the Environment (August 2019) on the proposed National
Policy Statement on Urban Development. The mapping system used
looked at local amenities and services in order to develop 400 and 800
metre walking distances from key ‘centre’ zones and 200 metre walking
distances from existing public transport network.

The services and

amenities that fed into this mapping exercise included:
(a)

Supermarket/ retail/ shopping/ service hubs and centres (including
medical);

(b)

Local retail/ shopping amenities; and

(c)

Public Transport;

(d)

Educational facilities, including Primary, Intermediate and
Secondary schools as well as Tertiary Institutions;

(e)

Active recreation parks and reserves – land zoned open space for
district purposes; and

(f)

Local Passive Reserves (including playgrounds).
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3.2

Urban areas that have a combination of the above amenities and
infrastructure located within a moderate walking distance of each other
are considered areas suitable for urban intensification.

3.3

A fundamental aspect of the residential intensification suitability analysis
was the consideration of best practice urban design and planning
principles as they relate to medium density development, particularly in
relation to supporting intensification in proximity (i.e. walking distance) to
centres and transport nodes. This evidence statement provides an
explanation of why 400m and 800m walking distances were selected and
utilised as part of our methodology, with a focus on achieving ‘walkable
communities’. It addresses the following:
(a)

The benefits of intensification, particularly in relation to centres
and sustainable growth patterns;

(b)

The correlation between population density and public transport;

(c)

An overview of best practice and evidence relating to the 400m
and 800m walking distances; and

(d)

The development potential within and around centres and
transport nodes.

4.

Benefits of Intensification for Whangarei

4.1

Whangarei is currently a low-density city. However, the city is forecast to
grow, and the urban area of Whangarei is identified as a ‘High Growth
Area’ in the National Policy Statement on Urban Development Capacity
(December 2016). Measures therefore need to be taken to ensure that
future residential and business capacity can be provided for.

4.2

National and international research shows that the continuation of low
density, vehicle-oriented development is unsustainable. The costs of
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been cited1 as including:
a)

Vehicle dependence at the cost of other modes of transport (e.g.
public transport);

b)

Lack of access to jobs, and associated economic impacts;

c)

Social exclusion for non-drivers (e.g. the elderly and the young);

d)

Concentration of poverty, particularly in those areas located further
afield from centres;

e)

Unsustainable land consumption (and associated increase in land
prices);

f)

Impacts on the natural environment including reduced water and air
quality;

g)

Health implications associated with lack of exercise;

h)

Increased travel costs and associated economic impacts; and

i)

Increased infrastructure costs associated with urban sprawl.

With Whangarei District’s population anticipated to grow by approximately

4.3

24% in the next thirty years (2018-2048)2, a move to enabling increased
density in appropriate locations is required to address the issues
described in paragraph 4.2 above. Allowed to continue, the issues arising
from vehicle dominated suburban models (see paragraph 4.2) may, over
time, decrease the quality of life for existing and future residents of
Whangarei.
4.4

Whangarei District Council and Northland Regional Council both outline
a need for urban consolidation in their objectives and policies. The
planning evidence of Mr Lindenberg (on behalf of Kāinga Ora) in relation

1

Carmona, M. (2010). Public places, urban spaces: the dimensions of urban design.

Routledge.
2 Whangarei

District Council. (2019) Whangarei District Growth Strategy, Draft
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zoning approach put forward by Kāinga Ora in their original submission
supports

these

objectives

and

policies

through

the

proposed

consolidation of compatible land uses and densification of residential
development around centres (in particular the Local Commercial and
Neighbourhood Commercial Centres) and public transport corridors.
4.5

In order to best manage growth and provide a high quality of life for
existing and future residents, the Operative Whangarei District Plan
contains several objectives that seek to promote residential intensification
around appropriate nodes. Objective 6.3.1 is to ‘accommodate future
urban growth with an emphasis on urban consolidation of the central
business district (CBD) and in and around existing suburban nodes. And
Objective 6.3.6 is to ‘provide accessible and convenient suburban centres
and focus future intensive residential growth in and around those centres.’

4.6

The above objectives contained within the Operative Whangarei District
Plan are supported by the current and Draft Whangarei District Growth
Strategy (April 2019) and the Northland Regional Policy Statement (RPS).
A key outcome of the Draft Growth Strategy is to ‘focus development in
our urban area and growth nodes’ and the current Whangarei District
Growth Strategy 30/50 identifies a number of ‘urban villages’ that
represent these nodes. A key objective of the RPS is that the ‘viability of
land and activities important for Northland’s economy is protected from
the negative impacts of new subdivision, use and development’.

4.7

Policies 6.4.2 and 6.4.3 of the Operative District Plan further build on the
objectives described above, to ‘further develop within existing built up
areas, so as to avoid sporadic or sprawling subdivision’ and to ‘provide
for infill development in areas appropriately serviced’.

4.8

The key strategic objectives and policies as contained within the proposed
plan changes (the proposed ‘District Growth and Development’ chapter),
also align with the vision for consolidation and focus within existing urban
areas (as described in paragraphs 4.5 - 4.7 above). The following policies
are of most relevance, are consistent with Kāinga Ora’s approach, and
will assist Council to achieve their overarching direction with regard to the
growth and development of Whangarei into the future.
•

SD-01 – Range of Zones
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SD-03 – Growth

•

SD-P1 – Range of Zones

•

SD-P6 – Urban Expansion

•

SD-P7 – Transport System

The drive for a more compact city is clearly articulated in Whangarei’s

4.9

Urban Design Strategy3, which states that ‘it is important for urban land to
be rationally used for compact vertical development’, to ‘enhance the
grain, centrality and vitality of our city and villages’. It goes on to state that
‘the future of Whangarei should see more high density yet quality design
in the urban environment’.
4.10

With an appropriate shift towards more responsive planning and design,
and a move away from vehicle-oriented development towards compact
and ‘walkable communities’, a range of benefits are likely to be accrued.
These include4:
(a)

Improved accessibility to amenities, particularly for non-drivers
and those who are transport disadvantaged;

(b)

Reduced transportation costs for households;

(c)

Potentially more affordable housing in areas of intensification;

(d)

Greater variety of living choices;

(e)

Increased parking efficiency (benefiting local businesses) –
through more people walking or using alternate modes to the
private vehicle;

(f)

3

Possibility to increase local business activity and employment;

Whangarei District Council (March 2014). ‘Making great places to shape our future – an Urban

Design Strategy for Whangarei District’
4 Litman,

T. (2014). Economic Value of Walkability. Victoria Transport Policy Institute.
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Support / increased patronage for public transport and other
alternate transport modes;

(h)

Health cost savings to wider community and individuals;

(i)

Reduced external transportation costs, e.g. pollution, safety risks;

(j)

Increased neighbourhood interaction and community cohesion;

(k)

Improved opportunities to preserve cultural resources;

(l)

Increased exercise, improving personal wellbeing; and

(m)

Increased passive surveillance, through increased use of public
realm.

4.11

Research5 based on New Zealand examples showed that people living
within walking distance of local centres have lower vehicle ownership than
the NZ population average and travel to work by non-vehicle means more
than the NZ population average. This supports the hypothesis that people
within the walking catchment of local centres are less dependent on
vehicles. As a general rule, households with only one vehicle have half
the carbon footprint of those with two, while households with no vehicles
have a quarter of the carbon footprint of a household with two vehicles. 6
Further, greater concentrations of people generated by local shopping
and co-located activities (including residential living and open space) will
support public transport, leading to less requirement for car parking, more
efficient land use and reductions in CO2 emissions7.

4.12

The suitability analysis undertaken on behalf of Kāinga Ora seeks to
support the growth of walkable communities that will foster the benefits

5

Taylor, N., Baines, J. & Perkins, H. (2010). Strategic SIA for urban retail development: Paper

presented to the International Association for Impact Assessment Annual Conference, Geneva,
2010. Source: Taylor Baines & Associates. www.tba.co.nz.
6

Hinshaw, M. & Vanneman, B. (2010). The Supermarket as Neighborhood Building Block

Redefining the notion of an anchor. Planning. 76 (3), 28-31.
7

Troy, L. (2007). Town centres – or just places to shop? Planning Quarterly. 166, 4-9.
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to the hierarchy of the centre within the Whangarei network, as follows:
(a)

Medium Density Residential zone (the notified high-density
residential zone) – within 400m of Neighbourhood Commercial
Centres and up to the 800m block surrounding a Local
Commercial Centre (local commercial zone) and within 200m of
bus routes;

(b)

General Residential zone (the notified medium density residential
zone) – for those urban residential areas generally beyond the
400m catchment of Neighbourhood Commercial Centres, the
800m catchment of Local Commercial Centres and 200m of a
public transportation network.

5.

Correlation between public transport provision and intensity of land
use

5.1

The correlation between public transport provision and intensity of land
use is an important factor in the consideration of guiding sustainable
growth patterns. The link between density and transit can work in both
directions – with density driving high quality transit and high-quality transit
stimulating density.

5.2

Public transport can be an important factor for many residents in
determining where they choose to live, thus adding favour to centres and
frequent transport networks. In this manner, and provided that the
necessary supporting amenities are provided, these areas naturally lend
themselves to increasing levels of urban intensification.
A paper written on the benefits and costs of public transit8 states that high

5.3

quality transit can stimulate transit-oriented development, compact, multimodal neighbourhoods where residents tend to own less vehicles, drive
less and rely more on alternative modes than in more automobile-oriented
communities.

8

Litman, T. (2019). Evaluating Public Transit Benefits and Costs’. Victoria Transport Policy

Institute.
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Conversely, higher densities of population support public transport
investment through increased patronage. Minimum densities for viable
public transport will depend on the type of public transport, the local urban
and cultural context, and the availability of alternative modes. Research
varies on the required densities to support various public transport
options; however, as a guideline, frequent bus networks are likely to
require a surrounding density of 30 to 40 dwellings per gross hectare
(within 400m of a network) to operate efficiently. Typically, the greater the
density of population, the higher frequency and specification in services.

5.5

The necessity to consider provision of higher density living choices around
public transport is further supported by a 2014 Auckland focused study9
relating to housing affordability and transport costs which stated that
“improving housing affordability in Auckland and other major cities
requires more cross-sectoral and multi-dimensional solutions than
permitting unbridled urban expansion. Policy-makers need to take into
account the relationship between housing and transport costs and strike
a balance between an adequate supply of land for development and
densification (to minimise distances to employment hubs and transport
nodes). Greater densities in neighbourhoods proximate to employment
centres and transport nodes would help spur further improvements in
public transport, while an increased housing supply in centrally located
areas would help to lower house prices in these neighbourhoods” (page
82). In my opinion, these comments are equally applicable to the
Whangarei context

5.6

As research shows (see paragraphs 6.1 and 6.2), people are generally
willing to walk 200m to 400m to access a bus service. Unduly decreasing
the intensification of land use of catchments surrounding public transport
will ultimately limit the potential of the public transport system and
potential benefits for those who do live in the area.

5.7

The enablement of more intensive residential development around
transportation corridors as proposed by Kāinga Ora in their original
submission supports the research described above and is also consistent

9

Mattingly, K. & Morrissey, J. (2014). “Housing and transport expenditure: Socio-spatial

indicators of affordability in Auckland”, Cities Journal, 38, Pages 69–83, June 2014
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development in Whangarei (as discussed earlier in Section 4 of this
statement).
400m and 800m walking distances – overview of best practice and

6.

evidence
6.1

Average walking speed for an individual is approximately 5km an hour,
noting that some will walk slower, and others faster. For a five minute
walk, this equates to approximately 400m; for a ten minute walk, this
equates to approximately 800m.10 In this manner, a walkable catchment
with a 400m radius is usually associated with a five minute walk to a
smaller centre (e.g. Neighbourhood centre), or transport service; and an
800m radius is associated with a ten minute walk to a larger centre and/or
a place with a more frequent transport service.

6.2

Analysis of data from the New Zealand Household Travel Survey
(NZHTS) (2013) into walking distances to bus stops showed that at the
origin end of Public Transit trips, the median walk-to-bus trip length was
200m, and 75% of walk-to-bus trips were less than 500m11.

6.3

Alongside 400m and 800m walking circles from centres, a 200m zone
around existing bus routes has been used by Kāinga Ora to inform
proposed zoning changes and increases to residential density in urban
Whangarei. As outlined above, this is in line with best practice and
national survey outcomes.

6.4

In the same manner as people are willing to walk to public transport, they
are also willing to walk to local amenities such as schools, local shops
and open space. Like public transport, the greater the level of service, the
more willing people are likely to be to walk to a destination (acknowledging
other environmental factors will also play a role). Appropriate walking

10 It

is acknowledged that there will also be a range of variables affecting the speed of a journey,

including barriers to movement, topography, traffic lights and so forth. The design of centres
and transport destinations should generally seek to minimise such constraints to maximise
walkability.
11

Wedderburn M. (2013). “Improving the cost-benefit analysis of integrated PT, walking and

cycling”, NZ Transport Agency Research Report 537, Sinclair Knight Merz Ltd.

AD-004386-292-757-V1

- 11 distances to amenities supporting medium density residential living (as
supported by best practice literature) are considered as follows:
(a)

Primary schools and preschools will ideally be located within a tenminute walking distance (800m) from households. Anecdotal
evidence shows that local communities are willing to walk more
than 800m to a school, particularly where ‘walking or cycle school
buses’ can be utilised.

(b)

Playgrounds, local reserves and parks will ideally be provided for
within a five-minute walking distance (400m) of medium density
housing. This provides the opportunity for families and children
(with limited or no supervision depending on age) to access them
safely on a regular basis (e.g. daily) by foot.

(c)

Destinations for active recreation and physical activity such as
sports fields, clubs, courts, and large open space and fields
suitable for running, dog walking and similar activities will ideally
be provided for within a ten-minute walking distance (800m) of
medium density housing.

(d)

Local convenience stores provide opportunity for daily household
needs to be obtained in a fast, convenient manner. Accordingly,
these are ideally located within a five-minute walk (400m) from
medium density housing.

(e)

Local centres or nodes incorporating larger supermarkets, cafes,
primary healthcare services, pharmacies, banks, ATMs, libraries
and similar activities / service hubs are generally accessed two to
three times a week by households. For medium density housing,
where reduced reliance on vehicle travel should be an aim, such
activities will ideally be located within a ten-minute walking
distance (800m).

6.5

Kāinga Ora’s submission has sought to consolidate intensification
opportunities around the services and amenities described in paragraph
6.4 above. This is consistent with the approach Council is seeking through
the Draft Growth Strategy – to ‘focus development in our urban area and
growth nodes’ (see paragraph 4.6). A comprehensive summary of the
specific geographic areas within Whangarei’s urban area and the various
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Kāinga Ora’s rezoning requirements, is described in the planning
evidence of Mr Lindenberg (on behalf of Kāinga Ora).
7.

Development Feasibility

7.1

It is important to consider the realistic development feasibility within a
walkable catchment of centres and public transport hubs (i.e. bus stops
or bus / train stations). Where this is unduly constrained, there may be
negative consequences on the economic viability of centres and the
efficiency of public transport, i.e. due to lower patronage numbers
affecting the viability of level of service. In other words, smaller walking
catchments surrounding centres and public transport nodes will likely
result in the full benefits of these centres and public transport
infrastructure being realised.

7.2

An 800m walking circle equates to appropriately 200 hectares of land
area, while a 400m walking circle equates to appropriately 50 hectares.
However, much of this land may be unsuitable for residential development
for various reasons:
(a)

On average, 30-40% of land will constitute local infrastructure and
public amenities, such as roads, rail, open spaces, schools, and
so forth;

(b)

Existing commercial / business land uses may preclude residential
land development in the short to medium term;

(c)

Individual site suitability for residential development may be
limited due to site size, land tenure (e.g. unit titling), ability to meet
acceptable design outcomes (e.g. sunlight access), topography
and underlying ground conditions.

Studies, in a New Zealand context, show12 that based on the above

7.3

constraints, the actual feasible residential development potential of an
area may be as low as 10% in some cases, particularly in brownfield
locations where land ownership is highly fragmented. As shown in the

12

Munro, I. (2009). The Problem of Catchment in Centres-Based Residential Growth Planning.

Urbanismplus Ltd.
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potential significantly and, subsequently, the potential to accrue the
benefits of intensification described above.
Walking circle
distance
(radius)

Land area

Likely feasible
development
area (based on
10%-20%
uptake)13

800m

200 hectares

20 to 40 hectares

500m

80 hectares

8 to 16 hectares

400m

50 hectares

5 to 10 hectares

250m

20 hectares

2 to 4 hectares

Residential unit
capacity (at 30
dwellings
hectare net)14
600 to 1,200
dwellings
240 to 480
dwellings
150 to 300
dwellings
60 to 120
dwellings

While the above discussion is applied in the context of ‘walking circles’

7.4

from a central hub (i.e. a retail / commercial centre or a public transport
station), the rationale is equally transferrable to walking distances and
potential intensification areas adjoining public transport corridors (e.g.
high frequency bus networks), open spaces and the periphery of urban
centres.
8.

Summary

8.1

Whangarei District Council and Northland Regional Council both outline
a need for urban consolidation in their (existing and proposed / draft)
objectives, policies and strategies (as outlined in Paragraphs 4.4 - 4.9 of
this evidence). The approach described within this evidence for achieving
the consolidation of compatible land uses and the densification of
residential development around centres and public transport corridors
supports these objectives and the proposed zoning approach put forward
by Kāinga Ora in their original submission.

13

Based on outcomes of relevant research, including Munro, I. (2009). The Problem of

Catchment in Centres-Based Residential Growth Planning. Urbanismplus Ltd.
14

Based on a nominal figure of 30 dwellings per hectare net, commensurate with three-storey

housing anticipated through the proposed ‘high-density residential zone’.
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400m and 800m walking distances are commonly regarded as
appropriate walking distances to centres, public transport and local
amenities. This is supported by national and international best practice
and research, including studies undertaken by the New Zealand
Household Travel Survey. Moreover, evidence shows that people are
generally willing to walk further where the level of service (whether it be
public transport, a local centre, open space or other amenities) is provided
to a higher level (e.g. a reliable, frequent public transit connection, a local
centre with multiple service offerings, a large park or a school).

8.3

Provision of higher densities in and around the Local Community and
Neighbourhood Community Centres and public transport nodes /
corridors will support the ‘urban consolidation’, which the Council are
seeking – and will result in a range of economic, environmental, social
(including health) and cultural benefits.

8.4

Notably, there is a strong correlation between greater intensification of
land use and the provision of efficient public transport. Unduly restricting
population densities (residential and employment) within walking distance
of public transport will reduce the potential for the public transport to
operate at maximum efficiency and, in doing so, exacerbate the potential
negative effects associated with reliance on motor vehicles.

8.5

In the same manner that greater intensification of land use supports public
transport, it also supports the economic viability of centres, and value of
investment in open spaces and other amenities. Centres with greater
population density show greater vibrancy and intensity of commercial land
use, while local amenities such as appropriate open space will see more
use and, subsequently, investment over time. In this way, Kāinga Ora’s
rezoning relief seeking increased opportunities for intensification in
appropriate locations will support the ongoing function of Whangarei’s
Centres.

8.6

Given the existing, low density nature of development within Whangarei,
and in order to provide an enabling framework for future development as
the population increases – zoning that provides for an increase in density
in close proximity to transit corridors and local commercial centres will
enable the city’s development potential (and associated benefits of urban
intensification) to be realised.
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Conclusion

9.1

In conclusion, I am of the opinion that the amendments sought by Kāinga
Ora (as outlined in this evidence) are appropriate and will assist in
creating a District Plan that provides a future-facing framework for a city.
that: provides for quality urban growth within existing areas; promotes
sustainable land use; promotes a greater variety of living choices;
supports the viability of alternate transport modes such as walking and
high frequency bus networks; and provides an increased potential for
greater social connectedness.

Annette Pauline Jones
14 November 2019
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1.

Summary Statement

1.1

My full name is Matthew Armin Lindenberg. I am a Senior Associate at
Beca Limited. I am providing planning evidence on behalf of Kāinga Ora
Homes and Communities (“Kāinga Ora”) (formerly Housing New Zealand
Corporation) in relation to its submissions on the Proposed Whangarei
District Plan Urban and Services Plan Changes 2019 (“Proposed
USPC”). Specifically, this evidence relates to ‘New Urban Zones’,
comprising Plan Change 88A (City Centre Zone), 88B (Mixed-use Zone),
88D (Commercial Zone), 88E (Local Centre Zone and Neighbourhood
Centre Zone), and 88I (Living Zones).

1.2

In summary, the key points addressed in my evidence are:
(a)

That the national direction contained in the National Policy
Statement on Urban Development Capacity 2016 (“NPS:UDC”),
as well as the proposed National Policy Statement on Urban
Development (“Proposed NPS:UD 2019”), require the Council to
provide for well-functioning urban environments which are able to
develop and change over time. This national direction seeks to
specifically acknowledge that urban environments need to provide
sufficient opportunities for the development of housing and
business land to meet demand and provide for a range of
dwellings types across different locations that will meet the needs
of people and communities as well as future generations.

I

consider the amendments proposed in this evidence in relation to
the Residential, Commercial and Centre zone provisions of the
Proposed USPC will provide for improved enablement of urban
development within Whangarei’s urban environment, specifically
the proposed amendments to building height, ‘Height in Relation
to Boundary’ (“HiRB”) and yard setback controls which are
targeted at providing for a range a built form outcomes and
dwelling types, rather than the predominance of standardised built
form made up of stand-alone dwellings;
(b)

That the direction of the Proposed NPS:UD 2019 is to emphasise
that amenity values are dynamic and change over time, along with
changes in communities, and that there is a need to shift the

-8current perception that urban development and intensification only
has negative effects on amenity for individuals and rather
recognise that development can enhance amenity for other people
communities as a whole.

I have proposed a number of

amendments to the zone provisions that seek to recognise and
provide for this need for the Proposed USPC provisions to
acknowledge and enable amenity and character to change over
time, and for new development proposals to be assessed as to
how they will contribute to achieving the future, planned character
and built form which the various zones are seeking to achieve over
time – rather than assessing the appropriateness of new
development in the context of the character and amenity which
has existed to date;
(c)

Related to this is a policy framework that seeks to “protect”
amenity.

In my opinion, the most appropriate management

approach with respect to amenity is one of “maintenance and
enhancement”. This is because it is consistent with section 7(c) of
the RMA and ensures amenity is not degraded and in some
instances will be enhanced. To the contrary, seeking to “protect”
amenity could result in areas of the zone being ‘locked up’ from
what should be considered appropriate use and development
given the absolute nature of the word ‘protect' and it seeking to
protect (necessarily) what is already there, which is inconsistent
with the matters discussed above. In addition, I consider “protect”
to be an overly onerous and difficult to achieve directive for a
range of amenity values and characteristics which are undefined.
(d)

That the increased use throughout the Proposed USPC of a
restricted discretionary activity framework is necessary, and
appropriate, as a means to assess the potential adverse effects of
non-compliance with well understood ‘bulk and location’ rules /
standards such as building height, HiRB and yard setback
controls. I consider restricted discretionary activity assessment
frameworks assist to provide both clarity and certainty to users of
the District Plan as to the development / built form outcomes which
are sought, and the specific matters Council will assess
development application against as a means to achieving these
outcomes;

-9(e)

That the Strategic Directions of the Proposed USPC specifically
seek to provide for a range of zones with differing character and
amenity expectations, and in particular that the objectives of both
the General Residential (“GRZ”) and Medium Density Residential
(“MDR”) zones seek to provide for and enable the delivery of a
range of residential densities and housing types. I consider that a
number of amendments are required to the provisions of these
zones to better enable and provide for the delivery of a range of
typologies (and assist with improving the affordability of housing).
For example, retaining a density rule as recommended by Council
ultimately drives the delivery of a predominant built form outcome
– being single dwellings on pre-determined lot sizes.

- 10 2.

Introduction

2.1

My name is Matthew Armin Lindenberg. I am a Senior Associate Planning at Beca Ltd. I hold the degree of Masters of Science
(Geography) from the University of Auckland and am an Associate of the
New Zealand Planning Institute.

2.2

I am providing planning evidence on behalf of Kāinga Ora in relation to
submissions made on high-level matters in the Proposed District Plan
(those matters that have an over-arching effect on the structure and
content of the Proposed District Plan) insofar as they relate to this hearing.

2.3

I confirm that I have read the submissions and further submissions by
Kāinga Ora in relation to the Proposed District Plan. I am familiar with
Kāinga Ora’s corporate intent in respect of the provision of housing within
Whangarei. I am also familiar with the national, regional and district
planning documents relevant to the Proposed District Plan.

2.4

I have 15 years’ planning and resource management experience,
providing technical direction on a number of key projects, particularly
focussing on land development projects and policy planning. I have been
involved in a number of plan review and plan change processes, including
the recent Independent Hearings Panel (“IHP”) hearings on the proposed
Auckland Unitary Plan (“PAUP”) and the current Proposed Waikato
District Plan hearing process. In particular, I have been a member of
planning teams for policy planning projects including:
(a)

The Kaipara District Plan review and development of objectives
and policies (for the ‘Land Use and Development Strategy’ and
‘Residential’ chapters) for the notification of that Plan;

(b)

The Plan Variation for the site known as ‘The Landing’ at
Hobsonville Point (undertaking through the Housing Accords and
Special Housing Areas legislative process) on behalf of
Hobsonville Land Company;

(c)

The Kerikeri-Waipapa Structure Plan (2007) on behalf of the Far
North District Council; and

(d)

The preparation of the Local Development Framework and Core
Strategy (the ‘Spatial Plan’) during my time working at the London

- 11 Borough of Bexley in the United Kingdom, including leading the
‘Affordable

Housing’

and

‘Sustainability/Climate

Change’

workstreams as part of the plan development process.
2.5

I also prepared and presented evidence on numerous PAUP hearing
topics on behalf of Kāinga Ora in front of the IHP. I subsequently prepared
and presented evidence in the Environment Court on behalf of Kāinga
Ora in relation to appeals on the PAUP related to the carparking and
transport provisions as well as the Residential zone provisions.

3.

Code of Conduct

3.1

I confirm that I have read the Expert Witness Code of Conduct set out in
the Environment Court’s Practice Note 2014. I have complied with the
Code of Conduct in preparing this evidence and agree to comply with it
while giving evidence. Except where I state that I am relying on the
evidence of another person, this written evidence is within my area of
expertise. I have not omitted to consider material facts known to me that
might alter or detract from the opinions expressed in this evidence.

4.

Scope of Evidence

4.1

This statement of evidence addresses submission points relating to Plan
Change 88A, 88B, 88D, 88E, and 88I of the Proposed USPC. The s42A
report is split into Parts 1 – 12. Of relevance to the matters address in this
evidence are the following:

5.

(a)

Part 3 – Commercial (PC88A – D and F)

(b)

Part 4 – Centres (PC88E)

(c)

Part 6 – Residential (PC88I)

(d)

Part 8 – Zoning (PC88A-J and PC115)

Plan Change 88I – Living Zones (PC88I)

Alignment with National Planning Standards
Submission 268.71-72 and 268.47 – Large Lot Residential Zone (notified LDR
Zone), Low Density Residential Zone (notified RES Zone) and General
Residential Zone (notified MDR Zone)

- 12 5.1

Kāinga Ora’s submission sought to change the name of both the notified
‘Low Density Residential Zone’ and ‘Residential Zone’ to ‘Rural Lifestyle
zone’1 and ‘Low Density Residential Zone’2 respectively, to better align
with the National Planning Standards.

5.2

In addition, Kāinga Ora sought various amendments to the notified
Medium Density Residential Zone overview statement to better align the
zone overview with the ‘zone description’ for the Medium Density
Residential zone, as set out in the National Planning Standards. 3

5.3

In the s42A report, Council recommends renaming the notified ‘Low
Density Residential Zone’ to ‘Large Lot Residential Zone’, the ‘Residential
Zone’ to ‘Low Density Residential Zone’, the notified ‘Medium Density
Residential Zone’ to ‘General Residential Zone’, the notified ‘High Density
Residential Zone’ to ‘Medium Density Residential Zone’ and undertaking
necessary consequential amendments to use consistent terminology
throughout the chapters. I support Council’s recommendation to rename
the notified zones to better align with those zones within the National
Planning Standards.

5.4

In regard to the notified Medium Density Residential Zone overview
statement, Council have recommended adopting the ‘General Residential
Zone’, as set out in the National Planning Standards and therefore, the
overview statement has been altered to reflect the ‘General Residential
Zone’, as sought by Kāinga Ora. I support the recommendation of Council
to better align the Overview with the ‘zone description’ for the ‘Medium
Density Residential Zone’, as set out in the National Planning Standards.

Overview – General Residential Zone (notified MDR Zone)
Submission Point 268.47 – General Residential Zone - Overview
5.5

Kāinga Ora’s primary submission sought minor amendments to the GRZ
Overview to better align the Overview with the ‘zone description’ for the

1

268.72

2

268.71

3

268.47

- 13 Medium Density Residential zone as set out in the National Planning
Standards.4
5.6

Council recommended accepting Kāinga Ora’s submission point in part,
stating that because of the zone change from ‘Medium Density
Residential Zone’ to ‘General Residential Zone’, the ‘General Residential
Zone’ zone description, as set out in National Planning Standards, will be
adopted for consistency.

5.7

I support the recommended amendments by Council to ensure that the
GRZ Overview better aligns with the ‘zone description’ as set out in the
National Planning Standards.

Objectives – Medium Density Residential Zone (notified HDR Zone) and
General Residential Zone (notified MDR Zone)
Submission 268.26-27 and 268.48-49 – Medium Density Residential Zone and
General Residential Zone – Objectives
5.8

Kāinga Ora’s primary submission sought to retain objectives MDRZ-O1,
O2 and O45 and GRZ-O1, O2 and O36 without further modification and
make minor amendments to objectives MDRZ-O37

and GRZ-O38 to

recognise that the level of amenity to be provided for in the respective
zones is consistent with the built form outcomes that the zones are
seeking to achieve over time.
5.9

Council’s s42A report has recommended the retention of objectives
MDRZ-O1-O3 and GRZ-O1-O3, subject to minor amendments to
objectives MDRZ-O1 and O4 and GRZ-O1 and O4 to reference “Planned
suburban” and “medium” densities and to reference “Medium Density
Residential Zone” and “General Residential Zone” respectively.

5.10

I support the retention of objectives MDRZ-O1, O2 and O4 and GRZ-O1O2 and O4, insofar as they anticipate greater development within both the
Medium Density Residentials and General Residential zones. Further, the

4

268.47

5

268.26

6

268.48

7

268.27

8

268.49

- 14 objectives, as notified, enable a rule framework that is flexible to provide
for a range of housing typologies. I also support the recommendation of
Council to retain both objectives MDRZ-O3 and GRZ-O3 insofar as both
MDR-O1 and GRZ-O3 already provide for subdivision and development
consistent with the anticipated densities. While I agree with Kāinga Ora’s
submission9 that the notified wording of objectives MDRZ-O3 and GRZO3 could be interpreted such that ‘reduced on-site amenity’ is considered
negative, in my view, both objectives MDRZ-O1 and GRZ-O1 recognise
that the level of amenity to be provided for in the zones is consistent with
the built form outcomes that the zones are seeking to achieve, over time
(which is an approach consistent with the proposed NPS:UD).
5.11

For clarity, I do not oppose the minor amendment recommended by
Council to ensure the zone references in objectives HDR-O4 and MDRO4 are reflected accurately through these provisions.

Policies - Medium Density Residential Zone (notified HDR Zone)

and

General Residential Zone (notified MDR Zone)
Submission 268.28-33 and 268.50-57 – Medium Density Residential Zone and
General Residential Zone– Policies
5.12

Kāinga Ora’s submission sought to retain policies MDRZ-P3, P5, P9 and
P1010, and GRZ-P3, P5, P9 and P1011 without further modification and
sought minor amendments to both policy MDRZ-P212 and GRZ-P213 to
more positively provide for different types of residential development
which is consistent with the intent of the MDR zone and GRZ respectively.
Subsequently, Kāinga Ora sought the deletion of Clause (1) of GRZ-P114
to enable a range of different housing choices, consistent with objective
GRZ-O2.

9

268.27 and 268.49

10

268.28

11

268.52

12

268.29

13

268.51

14

268.50
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Kāinga Ora also sought various amendments to policies MDRZ-P215 and
P164 and GRZ-P217 and P418 to ensure the wording of the policies more
positively provides for different types of residential development and
recognises that access to community or public open space may be an
appropriate option.

5.14

Further, Kāinga Ora sought the deletion of the word “avoids” from policies
MDRZ-P619 and P720, P1121 and GRZ-P622, P723 and P1124 and GRZP1225 to make the policies less rigid to enable consideration of the effects
of larger continuous façades, to provide for the creation of rear sites in
appropriate circumstances, and to better align the policies with the
management approach set out in Section 7(c) of the RMA in relation to
amenity values.
Policies MDRZ-P1 (Residential Activities), MDRZ-P3 (On-Site Amenity),
MDRZ-P5 (Adjacent Properties), MDRZ-P9 (Non-Residential Activities)
MDRZ-P10 (Comprehensive Design), GRZ-P3 (On-Site Amenity), GRZP5 (Adjacent Properties), GRZ-P9 (Non-Residential Activities) and GRZP10 (Comprehensive Design)

5.15

Council’s s42A report has recommended the retention of policies MDRZP1, P3, P5, P9 and P10 and GRZ-P3, P5, P9 and P10, subject to minor
amendments to improve clarity of the policies without altering their
outcome. I support the retention of these policies with the minor
amendments recommended by Council.

5.16

In regard to policy GRZ-P1, Council has recommend retaining Clause (1)
stating it is appropriate to retain the clause to protect the overall density

15

268.29

16

268.30

17

269.51

18

268.53

19

268.31

20

268.32

21

268.33

22

268.54

23

268.55

24

268.56

25

268.57

- 16 of development within the zone and provide more certainty for residents,
infrastructure, providers and developers.
5.17

I do not support the retention of Clause 1 on the basis the Clause restricts
the potential consolidation within the zone. I am of the opinion that the
notified provisions of the General Residential Zone (notified MDR) do not
sufficiently encourage housing choices nor urban uplift that is necessary
to support the social and economic demands of the Whangarei District.
The retention of Clause 1 provides for a framework to curtail density,
which I consider is, in part, contrary to objective GRZ-O2 which
specifically provides for “a range of allotment sizes and densities”.
Attachment A to this statement sets out my proposed amendments in
relation to Policy GRZ-P1.
Policies MDRZ-P2 (Development Scale and Design), MDRZ-P4 (Outdoor
Living Courts), GRZ-P2 (Development Scale and Design), GRZ-P4
(Outdoor Living Courts)

5.18

In the s42A report, Council recommends the deletion of policies MDRZP4, GRZ-P2 and GRZ-P4, stating the effects the policies are managing
can be appropriately managed through policies MDRZ-P5-P6 and HDRZP5-P6. In addition, Council recommends the retention of policy MDRZP4, subject to an amendment sought by Kāinga Ora.

5.19

I support the position of Council on the deletion of policies MDRZ-P2,
GRZ-P2 and GRZ-P4 for the reasons outlined in the s42A report. I also
support the retention of policy MDRZ-P4, subject to the inclusion of
“access to” to improve the flexibility of the policy. However, I do not
support the omission of “public” from policy MDRZ-P4 as sought by
Kāinga Ora. The introduction of “public” into policy MDRZ-P4 allows for
the provision of access to community or public open space as an
appropriate alternative option in developments where minimum on-site
amenity requirements are not achieved. I am of the opinion that the
provision of such access is an appropriate compromise, particularly for
high density development in proximity to such communal or open space.
For clarity, the amendment I propose in relation to Policy MDRZ-P4 is set
out in Attachment A.
Policies MDRZ-P6 (Residential Amenity and Character), MDRZ-P7
(Impervious Areas), MDRZ-P11 (Subdivision), GRZ-P6 (Resdiential

- 17 Amenity and Character), GRZ-P7 (Impervious Areas), GRZ-P11
(Subdivision), and GRZ-P12 (Density)
5.20

Council’s s42A report recommended the removal of the word “avoid” and
its replacement with “minimises” from policies MDRZ-P6 and GRZ-P6,
and the removal of the word “protect” and its replacement with “maintain”
in polices MDRZ-P7 and GRZ-P7. I support these recommendations by
the Council. Removing the reference to “avoids” will make policies MDRZP6 and GRZ-P6 less ‘rigid’ and will enable consideration of the effects of
larger continuous facades as opposed to being inflexible. In regard to
policies MDRZ-P7 and GRZ-P7, I consider that “maintain” is a more
appropriate term, as it allows for proposals to demonstrate, through the
consent process, that the effects of the matters of concern in the policy
are satisfactorily addressed.

5.21

In regard to policies MDRZ-P11 and GRZ-P11, Council recommends
rejecting the removal of the phrase “and where practicable, avoided” from
the policies on the basis the primary aim is to avoid rear sites, but where
rear sites are necessary due to site or other physical constraints then
these may be enabled, provided they are limited. Council notes that this
recommendation is supported by the Transport Chapter, which limits the
number of allotments permitted to share a private access.

5.22

I do not support the recommendation of Council to retain the phrase, “and
where practicable, avoided” in both policies MDRZ-P11 and GRZ-P11. I
support a framework that enables the creation of rear sites in appropriate
circumstances. The avoidance of rear sites limits the potential for urban
consolidation and intensification within both the MDRZ and GRZ. I
considered the retention of the phrase is, in part, contrary to both objective
MDRZ-O2 and GRZ-O2, which seek to “increase housing capacity,
intensity and variety” and provide for “a range of allotment sizes and
densities” in the MDRZ and GRZ respectively. I therefore set out in
Attachment A the amendments which I propose and support in relation
to Policies MDRZ-P11 and GRZ-P11.

5.23

In regard to policy GRZ-P12, Council recommends accepting the relief
sought by Kāinga Ora26 to delete the phrase, “while protecting residential

26

268.57

- 18 character and amenity”. I support the recommendation of Council insofar
as policy GRZ-P6 already focuses on matters of residential ‘character’
and ‘amenity’ and, as such, I consider these references can be deleted
from policy GRZ-P12, as recommended by Council.
Rules - Medium Density Residential Zone (notified HDR Zone) and General
Residential Zone (notified MDR Zone) – Activity Status
Submission 268.35, 268.37-41, 268.45 and 268.59, 268.61-65, 268.68-69 –Rules
MDRZ-R2, R4, R6, R8, R21 and GRZ-R2, R4-R8, R14, R20,
5.24

Kāinga Ora’s submission sought to change the activity status for noncompliance with the Minor Building (MDRZ-R2), Height in Relation to
Boundary

(“HiRB”)

Landscaping

(MDRZ-R4),

(MDRZ-R7),

Impervious

Fences

Areas

(MDRZ-R8)

and

(MDRZ-R6),
Multi-Unit

Development (MDRZ-R21) rules in the Medium Density Residential Zone
and Building Height (GRZ-R2), HiRB (GRZ-R4), Outdoor Living Court
(GRZ-R5), Impervious Areas (GRZ-R6), Landscaping (GRZ-R7), Fences
(GRZ-R8), Minor Residential Unit (GRZ-R14) and Multi-Unit Development
(GRZ-R20) rules in the General Residential Zone from a discretionary
activity to a restricted discretionary activity.
5.25

In the s42A report, Council recommended accepting the change in activity
status for non-compliance with the following rules in the MDRZ:
(a)

Setback from road boundaries (MDR-R3.1(a)), Setbacks for
habitable rooms and structures and buildings (MDR-R3.2-3.3),
HiRB (MDR-R4) and Fences (MDR-R8);

And for the following rules in the GRZ:
(b)

Setbacks for habitable rooms and structures and buildings (GRZR3.1-3.2), HiRB (GRZ-R4), Outdoor Living Court (GRZ-R5), and
Fences (GRZ-R8).

5.26

However, the Council rejected the change in the activity status for noncompliance with the following rules in the MDRZ:
(a)

Building Height (MDR-R2), Setback from MHWS (MDR-R3.1(b)),
Impervious Areas (MDR-R6), and Multi-Unit Development (MDRR21);

- 19 And for the following rules in the GRZ:
(b)

Building Height (GRZ-R2), Setback from MHWS (GRZ-R3.3),
Impervious Areas (GRZ-R6), Minor Residential Unit (GRZ-R14)
and Multi-Unit Development (GRZ-R20).

5.27

I support the recommendation of the Council to change the activity status
for the rules set out at paragraph 5.25 above.

5.28

I do not support the retention of discretionary activity status for noncompliance with the rules set out at paragraph 5.26 above.

5.29

I consider that the use of a restricted discretionary activity framework,
rather than the notified discretionary activity approach, provides for better
certainty for Plan users as to the nature of effects that need to be
assessed in relation to the activity. The potential adverse effects for noncompliance with these rules are discrete and well understood. Given the
potential effects are well understood, there is no marginal benefit to
retaining a discretionary activity status over a restricted discretionary
status. There is however a likely cost in retaining the discretionary activity
status insofar as the perceived ‘consent risk / costs’ will influence
development to be within the permitted activity thresholds, thereby
resulting in predominantly one built form. The use of a restricted
discretionary activity framework as the default for non-compliance with the
Permitted or Controlled Activity thresholds, rather than the discretionary
activity approach, provides for better certainty for Plan users as to the
nature of effects that need to be assessed in relation to a specific activity.

5.30

I am of the opinion that an appropriate set of matters of discretion and
assessment criteria for a restricted discretionary assessment framework
can be introduced to both zones. Attachment A to this evidence sets out
a proposed suite of restricted discretionary activity assessment provisions
which I support.

Rules - Medium Density Residential Zone (notified HDR Zone) and General
Residential Zone (Notified MDR Zone)
Submission 268.34, 268.46 and 268.58 –Rules MDRZ-R1 (Any Activity Not
Otherwise Listed in This Chapter), MDRZ-REQ1 (Information Requirement –
Urban Design and Density) and GRZ-R1 (Any Activity Not Otherwise Listed in
This Chapter)
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Kāinga Ora’s submission sought to retain the ‘Any Activity Not Otherwise
Listed’ rules in the MDR and GRZ (MDRZ-R127 and GRZ-R128) on the
basis that the rules clearly establish the presumption of the Plan that
anything not otherwise provided for is a permitted activity. In addition,
Kāinga Ora sought to retain the approach outlined in the ‘Information
Requirement for Urban Design and Density’ (MDRZ-REQ1)29 whereby
Council’s Urban Design Guidelines are identified as providing best
practice guidance regarding an acceptable means of satisfying the
information requirement.

5.32

In the s42A report, Council recommended the retention of the ‘Any Activity
Not Otherwise Listed’ rules in the MDR and GRZ as notified, and the
retention of the Information Requirement MDRZ-REQ1 subject to minor
amendments in response to various other submissions.

5.33

I support the recommendation of Council to retain both ‘Any Activity Not
Otherwise Listed’ rules and the Information Requirement. For clarity, I do
not oppose the amendments to the Information Requirement as
recommended by Council.

Submission 268.35 and 268.59 – Rules MDRZ-R2 (Building and Major Structure
Height) and GRZ-R2 (Building and Major Structure Height)
5.34

Kāinga Ora sought to amend the Building Height rules to provide for an
extra 1m for roof form in the MDR and GRZ (MDRZ-R230 and GRZ-R231)
so as to enable flexibility in roof form / pitch, given the intent for the zones
are to provide for a range of differing typologies.

5.35

In the s42A report, Council recommended accepting the amendment
sought by Kāinga Ora to the Building Height rule in the MDR to provide
for an extra 1m for roof form. I support this recommendation as it will
enable flexibility in roof form / pitch within the MDR zone and support the
delivery of a range of differing typologies.

27

268.34

28

268.58

29

268.46

30

268.35

31

268.59
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However, Council has recommended rejecting the amendment sought to
the Building Height rule in the GRZ. The s42a report accepts that 8m may
not always accommodate two storeys on steep sites where the house is
constructed on pole foundations, but notes that Council’s Urban Designer
has advised that best practice urban design encourages buildings to built
into steep slopes to be sympathetic with the natural topography and
minimise the use of pole foundations.

5.37

I do not support the recommendation of Council to retain a building height
of 8m with no additional provision for roof form in the GRZ. In my view, a
more flexible Building Height rule would provide optionality in the form and
typology of residential development within the General Residential Zone.
Adopting the Council’s recommendation to retain the Building Height rule
as notified will generally drive one predominantly built form outcome. In
particular, I note that policy GRZ-P12 (Density) specifically seeks “a
mixture of allotment sizes and housing typologies” within the General
Residential Zone, which I consider this amendment will support the
delivery of. Therefore, I consider the amendment sought by Kāinga Ora
is appropriate and should be adopted.

Submission 268.36 and 268.60 –Rules MDRZ-R3 (Building and Major Structure
Setbacks) and GRZ-R3 (Building and Major Structure Setbacks)
5.38

Kāinga Ora sought the deletion of the Building Setback rules in the MDR
(MDRZ-R3)32 and GRZ (GRZ-R3)33 on the basis that the rules as notified,
are overly prescriptive and a complicated method to managing building
setbacks. Kāinga Ora sought that the rules be replaced with a ‘Yards’ rule
to adequately manage the issue of built form in relation to site boundaries.

5.39

Council’s s42A report recommended the retention of the Building Setback
rules as notified, on the basis that not enough evidence was provided with
the submissions. Further Council considers that it is not possible to
consider the matters of discretion associated with infringing a yard rule.

5.40

I do not agree with Council’s rationale to reject the amendments sought
by Kāinga Ora. Yard rules are commonly used as part of the rule
framework for built form. The intent of the yard rule proposed by Kāinga
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potential adverse effects generated from inappropriate building setbacks.
I support the simplified approach provided in Kāinga Ora’s submission
and consider this achieves the intent of the Building Setback rules in a
clear and succinct manner, and allows for more flexibility in in built form.
5.41

In regard to the Council’s position on the restricted discretionary activity
status, I refer to my discussion at paragraph 5.29 above regarding the
relative costs and benefits of retaining a discretionary activity status in
circumstances where the potential adverse effects for non-compliance
with these rules are discrete and well understood. In my view, an
appropriate set of matters of discretion can be used to set out a clear
framework for the assessment of those applications which cannot meet
the permitted criteria under these rules.

5.42

In summary, I support the deletion and replacement of the Building
Setback rules in the MDR and GRZ and the change of activity status from
discretionary to restricted discretionary, as sought by Kāinga Ora. I have
set out in Attachment A the specific amendments which I support in
relation to these Rules.

Submission 268.37 and 268.61 –Rules MDRZ-R4 (Building and Major Structure
Height in Relation to Boundary) and GRZ-R4 (Building and Major Structure
Height in Relation to Boundary)
5.43

Kāinga Ora sought the deletion of the Height in Relation to Boundary
(“HiRB”) rules in the MDR (MDRZ-R4)34 and GRZ (GRZ-R4)35 on the
basis that a comprehensive review of the rules is required in order to
better provide for flexibility and optionality in built form while still managing
the potential for adverse effects to adjoining properties. Kāinga Ora
suggested that the suite of ‘Height in Relation to Boundary’ controls in the
Auckland Unitary Plan, specific to both the ‘Mixed Housing Urban Zone’
and ‘Mixed Housing Suburban Zone’, provided an appropriate and flexible
package of controls which could be utilised within the MDRZ and GRZ
respectively.
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Council’s s42A report recommended the retention of the HiRB rules,
subject to various amendments to provide greater flexibility. Council has,
however, recommended a change from discretionary to restricted
discretionary activity status for non-compliance with the HiRB rules.

5.45

I continue to support the relief sought in the Kāinga Ora submissions
regarding these rules, specifically the introduction of amendments (set
out in Attachment B) to provide greater flexibility and optionality
within the ‘Height / Bulk in Relation to Boundary’ rule framework that
can assist to provide for a greater range of options, specific to the
zoning of adjacent land, as well as to provide optionality in the
form and typology of residential development within the MDRZ and

GRZ.
Submission 268.38, 268.42-43, 268.44 and 268.66-68 –Rules MDRZ-R5, R9,
R10, R14 and R15 and GRZ-R9, R13 and R14.2
5.46

Kāinga Ora sought the deletion of the Garages (MDRZ-R9)36, Carparking
(MDRZ-R10)37 and Principal Residential Unit R1438 rules in the MDR zone
and the deletion of the Carparking (GRZ-R9)39, Principal Residential Unit
(GRZ-R13)40 and Minor Residential Unit (in part) (GRZ-R14.2)41 rules in
the GRZ on the basis a generic garage requirement should not be
enforced in the MDR zone, car parking spaces within the front boundary
can be appropriately managed through revised yard rules, and that
prescribing minimum unit sizes is a matter of internal amenity which is
better suited to being assessed through a restricted discretionary activity
assessment for multi-unit developments.

5.47

Kāinga Ora also sought the partial deletion and comprehensive review of
the Outdoor Living Court rule (MDRZ-R5)42 in order to better provide for
flexibility and optionality in built form / residential typologies while still
managing the potential for adverse effects to adjoining properties.
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In the s42A report, Council recommended retaining the rules subject to
various minor amendments in response to other submissions.
Garages - MDR

5.49

In regard to the rule relating to Garages (MDRZ-R9), Council considered
it is appropriate to retain this rule to ensure that the scale of garages along
road frontages are managed, to prevent them becoming overly dominant
features.

5.50

I do not support this recommendation. In my opinion, a generic rule
relating to garages is not appropriate. Rather, the concerns raised by
Council in relation to deleting such a rule are more appropriately suited to
particular residential areas with identified or defined character values,
where locations of garages fronting the street are specifically identified as
a matter which contributes to the area’s residential character. Therefore,
a blanket garage rule approach is not considered appropriate.
Carparking – MDR and GRZ

5.51

In regard to the Carparking rules (MDRZ-R10 and GRZ-R9), Council
considers that setting parking spaces back from the road helps to maintain
the streetscape amenity, provides space for landscaping and ensure that
loading/unloading and cleaning of vehicles does not impact on the public
road and footbath.

5.52

While I agree with the concerns raised by Council in its recommendation
for the retention of the Carparking rules, I support Kāinga Ora’s
submission point43 seeking to include the setback requirement for car
parking within the yard rule (MDRZ-R3) framework instead.
Minor Residential Unit (Minimum Unit Sizes) - MDR

5.53

In regard to Principal and Minor Residential Unit rules in the MDR (MDRZR14 and MDRZ-R15), Council recommended the retention of the rules,
subject to minor amendments in response to other submissions. Council
considers the minimum unit sizes are appropriate to retain to achieve the
objectives and policies relating to on-site amenity and to ensure that
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residents.
5.54

I do not support the recommendation of Council to retain the Principal and
Minor Residential Unit rules in the MDR zone the as notified. Prescribing
minimum unit sizes does not adequately provide for flexibility and
optionality in typology, nor does it assist with helping to improve the
affordability of housing by way of implying that reduced dwelling sizes
equates to inappropriate levels of amenity. I agree with Kāinga Ora’s
submission point44 that prescribing minimum unit sizes is an outdated
approach and fails to recognise that quality on-site amenity for residents
can be achieved in well designed, smaller built footprints.
Principal Residential Unit (Density Controls) - GRZ

5.55

In regard to the Principal Residential Unit rule in the GRZ (GRZ-R13),
Council recommends retaining the rule, on the basis that the notified
provision protects the overall density of development within the zone and
provides more certainty for residents, infrastructure providers and
developers than having no density control.

5.56

I do not support the recommendation of Council to retain the Principal
Residential Unit rule in the GRZ. Retaining a density rule prescribing one
dwelling per a specified net site area ultimately drives the delivery of a
predominant built form outcome – being single dwellings on predetermined lot sizes. This does not adequately provide for flexibility and
optionality in typology, nor does it assist with helping to improve the
affordability of housing.

5.57

Further, the retention of a density rule does not align with the intent of the
General Residential Zone which seeks to provide for “a range of allotment
sizes and densities”, as per objective GRZ-O2. In my opinion, the wider
suite of bulk and location controls, as well as subdivision lot sizes, will
appropriately manage issues of on-site amenity.
Minor Residential Unit (Proximity Controls) - GRZ

44

268.100

- 26 5.58

In regard to the Minor Residential Unit rule in the GRZ (GRZ-R14.2),
Council recommends retaining the rule as notified, stating that the
proximity control ensures that minor residential units are in proximity to
the principal residential unit which supports the intention of providing for
minor residential units as ancillary activities rather than standalone
activities.

5.59

I do not support the recommendation of Council to retain a proximity
control in the Minor Residential Unit rule in the GRZ. It is not clear what
adverse environmental effects the control is seeking to manage. The
distance between a minor residential unit and the principal residential unit
is an internal matter that is not expected to have adverse effect on
adjoining properties or the surrounding environment. The retention of this
control only creates an additional regulatory hurdle for no perceived
benefit in regard to the management of potential adverse effects. In my
opinion, the control should be deleted as sought by Kāinga Ora’s
submission.
Outdoor Living Court - MDR

5.60

In regard to the Outdoor Living Court rule in the GRZ zone (GRZ-R5),
Council recommends reducing the minimum areas required under GRZR5(1)(b) and R5(2)(a) to enable flexibility and optionality, however only to
those areas between the notified thresholds and those requested by
Kāinga Ora to ensure the provision of sufficient outdoor living court space.

5.61

I support the position of Council to amend the Outdoor Living Court rule
to reduce the minimum areas required under GRZ-R5(1)(b) and R5(2)(a).
While I support the intent of the reduction to the minimum areas and
depths of outdoor living spaces for each residential unit, as
recommended, I am of the opinion that the reduction proposed by Council
does not provide enough flexibility or optionality. Therefore, I support
Kāinga Ora’s submission45 to reduce the minimum area and depth
thresholds under rule GRZ-R5(1)(b) to 6m2 and 1.8m, and the minimum
area and depth thresholds under rule GRZ-R5(2)(a) to 8m2 and 1.8m.
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I support the restricted discretionary activity status for non-compliance
with the Outdoor Living Court rule and the associated matters of
discretion, as they will allow consideration of the needs of occupants,
access to sunlight and whether there is communal or public open space
available nearby that could offset the requirement.

5.63

For clarity, Attachment A sets out my proposed amendments to these
provisions which I support.
Outdoor Living Court - MDR

5.64

In regard to the Outdoor Living Court rule in the MDR zone (HDRZ-R5),
Council recommends retaining the rule as notified on the basis that a 6m2
outdoor living court with a depth of 1.8m is not sufficient for a three or
more-bedroom residential unit. The s42a report does, however, note that
subject to scope being established, Council would accept the
amendments sought in Kāinga Ora’s submission, but also amend clause
(1)(b) to consequentially increase the thresholds from 6m2 and 1.8m
depth to 8m2 and 2m depth to be more consistent with the recommended
amendments to the Outdoor Living Court rule.

5.65

I do not support the position of Council to retain the Outdoor Living Court
rule as notified. While I support the intent of the rule to require outdoor
living spaces for each residential unit, the rule does not provide enough
flexibility or optionality as notified. Therefore, I support Kāinga Ora’s
submission to delete reference to “with 1 or 2 bedrooms” in Clause (1)(b)
and delete, in its entirety, Clause (1)(c).

5.66

I support the restricted discretionary activity status for non-compliance
with the Outdoor Living Court rule and the associated matters of
discretion, as they will allow consideration of the needs of occupants,
access to sunlight and whether there is communal or public open space
available nearby that could offset the requirement.

5.67

For clarity, Attachment A sets out my proposed amendments to these
provisions which I support.
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Plan Change 88A – City Centre Zone (PC88A)

Objectives – City Centre Zone
Submission Point 268.74 – City Centre Zone Objectives
6.1

Kāinga Ora’s primary submission sought to retain objectives CCZ-O1, O3,
O4 and O5 without further modification. In that regard, Kāinga Ora
generally supports the direction of PC88A to provide for a liveable and
compact urban from in the City Centre.

6.2

Council’s s42A report has recommended the retention of objectives CCZO1, O3, O4 and O5 subject to minor amendment to objective CCZ-O1.

6.3

I support the retention of the Objectives CCZ-O1, O3, O4 and O5 because
they support the provision of a liveable and compact urban form. For
clarity, I do not oppose the minor amendment recommended by Council
to objective CCZ-01 insofar as to enable development in the City Centre
that is safe.

Policies – City Centre Zone
Submission Point 268.75-78 – City Centre Zone Policies
6.4

Kāinga Ora’s primary submission sought to amend policy CCZ-P1 to
reflect that residential activities are provided for in the City Centre Zone
and to retain policies CCZ-P2 – P446 and CCZ-P7-P1047 as notified.
Kāinga Ora also sought amendments to policies CCZ-P548 and P649, on
the basis that the use of the term ‘protection’ in policy CCZ-P5 is not the
appropriate management approach in relation to amenity, and that policy
CC-P6 should have an enabling and collaborative approach.
Policy CCZ-P1

6.5

In the s42A report, Council has recommended adopting the relief sought
by Kāinga Ora to policy CCZ-P1 to appropriately reflect the intended
outcomes and objectives (specifically CCZ-O1 and O3) for the City Centre

46

Note the s42A report incorrectly references policies P3 (Active Frontage) and P4 (Residential Activities) as
P1 and P2 respectively.
47
Note the s42A report incorrectly references policies P7 (Outdoor Living Courts), P8 (Building Scale and
Design), P9 (Pedestrian-Centric Environment) and P10 (Incentives) as P5, P6, P7 and P8 respectively.
48
Note the s42A report incorrectly references policy P5 (Ground Floor Residential Units) as P3.
49
Note the s42A report incorrectly references policy P6 (Residential Amenity) as P4.
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inclusion of a reference to residential activities within policy CCZ-P1.
Policies CCZ-P2 to P4 and CCZ-P7 to P10
6.6

Council has recommended the retention of policies CCZ-P2 – P4 and
CCZ-P7 – P10 as notified, with the exception of policy CCZ-P9 (for which
Council recommended the deletion of the word “requiring” and inserting
“designing subdivision to require’”. I support both the retention of policies
CCZ-P2 – P4 and CCZ-P7 – P10, and the amendment proposed by
Council to policy CCZ-P9 which provides greater certainty and clarity to
the intent to policy CCZ-P9.
Policy CCZ-P5

6.7

Regarding policy CCZ-P5, Council has recommended:
To require residential units at ground floor to be designed and constructed in a
manner which protects, maintains and enhances residential amenity and active
frontages.

6.8

I support the recommendation of Council to include the phrase “maintains
and enhances” into policy CCZ-P5, as I consider this to be a more
appropriate management approach to the design and construction of
residential units with respect to amenity values. However, I do not support
the retention of the word “protects” in policy CCZ-P5 on the basis that:
(a)

The approach set out within Section 7(c) of the Resource
Management Act 1991 (“RMA”) is for amenity to be a matter which
is “maintained and enhanced”, and not a matter to be “protected”
(generally being those matters set out in Section 6 of the RMA).

(b)

Further, an approach of “protection” suggests retention of a value
in its present state. In my view, such an approach is inconsistent
(and in some circumstances incompatible) with amenity values,
which are values that can change over time.

(c)

Adopting the phrase “maintains and enhances” will ensure that
residential

amenity

is

not

degraded

through

residential

development and, in some instances, may be improved.
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For clarity, I propose the following wording to be appropriate in relation to
Policy CCZ-P5 (Ground Floor Residential Units) (strikethrough marks
deletions and underline marks additions):
To require residential units at ground floor to be designed and constructed in a
manner which protects, maintains and enhances residential amenity and active
frontages.

Policy CCZ-P6
6.10

In regard to policy CCZ-P6, Council has recommended:
To protect and provide for residential amenity by requiring residential units to
provide sufficient internal space, outdoor living courts and noise insulation.

6.11

I support the recommendation of Council to include the phrase “provide
for” to direct the policy to a more enabling and collaborative approach in
respect to residential amenity. However, I do not support the retention of
the term “protect” in policy CCZ-P6 for the reasons set out above at
paragraph 6.8. For those reasons, it is my view that Policy CCZ-P6
(Residential Amenity) should be amended as follows (strikethrough marks
deletions and underline marks additions):
To protect and provide for residential amenity by requiring residential units to
provide sufficient internal space, outdoor living courts and noise insulation.

Rules – City Centre Zone
Submission Point 268.79-80 –Rules CCZ-R2 (Building and Major Structure
Height) and CCZ-R3 (Bonus Building Height)
6.12

Kāinga Ora sought amendments to the Building Height rule (CCZ-R2) to
increase the minimum and maximum building heights in the City Centre
Zone () to 6 stories and 24m respectively, so to enable higher density
development within the city centre.50 Consequently, Kāinga Ora sought
an amendment to the Bonus Building Height rule (CCZ-R3) to align the
rule with the change sought to the Building Height rule (CCZ-R2). Kāinga
Ora also sought to alter the activity status of both these rules (CCZ-R2
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restricted discretionary activities.51
6.13

Council’s s42A report recommends these amendments be rejected. While
Council recognises that larger scale development does need to be
provided within the city centre, it considers that this should be achieved
through the bonus height pathway available. Further, Council considers
that the discretionary activity status for non-compliance with the Building
Height and Bonus Building Height rules should be retained, stating that
due to the range of potential adverse effects, and the need to address
objectives and policies within the city Centre Zone to address those
affects, it is not appropriate to amend CCZ-R2 to a restricted discretionary
activity status.

6.14

I do not support the recommendation of Council to reject the amendments
sought by Kāinga Ora. I consider larger scale development needs to be
provided within the City Centre Zone and I do not agree with Council’s
reasoning that such development should be achieved through the bonus
height pathway. While I support the provisions of a bonus height pathway,
I consider it should only apply to developments over 24m in height. Given
the additional requirements on development required by the bonus height
pathway (i.e. provision of a green roof), in my view requiring buildings over
16m to utilise it will result in additional costs and uncertainty for
developers, which I do not consider to be justifiable for a building up to
24m in height within the City Centre Zone.

6.15

Therefore, I support the increase to the minimum and maximum height
limits 6 stories to 24m respectively, and consider those heights sought by
Kāinga Ora are appropriate for a city centre.

6.16

Regarding the activity status, I refer to my discussion at paragraph 5.29
above regarding the relative costs and benefits of retaining a discretionary
activity status in circumstances where the potential adverse effects for
non-compliance with these rules are discrete and well understood. Use of
a restricted discretionary activity framework, rather than the notified
discretionary activity approach, provides for better certainty for Plan users
as to the nature of effects that need to be assessed in relation to the
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assessment criteria for a restricted discretionary assessment framework
can be introduced for the assessment of those applications which cannot
meet the permitted criteria under the Building Height rule (CCZ-R2).
6.17

I note Council consider the matters of discretion proposed by Kāinga
Ora52 do not detail all of the matters required for an adequate assessment
of potential effects. I support expanding the scope of the matters of
discretion to address a wider range of potential effects, as appropriate, to
ensure discretion is sufficient to respond to the potential adverse effects
of exceeding the maximum permitted height limit.

Submission Point 268.81 –Rule CCZ-R5 (Building Floor-to-Ceiling Height)
6.18

Kāinga Ora sought the deletion of the Building Floor-to-Ceiling Height rule
(CCZ-R5) on the basis that the use of prescribing minimum internal floor
to ceiling height limits is a matter of internal amenity which is better suited
to being assessed through a restricted discretionary activity assessment
for multi-unit developments.53

6.19

Council’s s42A report recommended the retention of the Building Floorto-Ceiling Height rule, as notified, stating that the intent of the rule is to
ensure quality urban design outcomes for the City Centre Zone.

6.20

I do not support the recommendation of Council to retain the Building
Floor-to-Ceiling Height rule. It is not clear what adverse environmental
effects the control is seeking to manage. The distance between the
internal floor to ceiling height limit is an internal matter that is not expected
to have an adverse effect on adjoining properties or the surrounding
environment. The retention of this control only creates an additional
regulatory hurdle for no perceived benefit in regard to the management of
potential adverse effects. Further, prescribing such minimum internal floor
to ceiling height limits does not adequately provide for flexibility and
optionality in typology. In my view, the rule should be deleted (as sought
by Kāinga Ora’s submission).
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6.21

Kāinga Ora sought the partial deletion of the Residential Unit rule (CCZR11) on the basis that the use of prescribing minimum unit sizes is a
matter of internal amenity which is better suited to being assessed through
a

restricted

discretionary

activity

assessment

for

multi-unit

developments.54
6.22

Council’s s42A report recommended the retention of the Residential Unit
rule, as notified, stating its retention is appropriate to achieve the
objectives and policies relating to on-site amenity and to ensure
residential units are functional and meet the day-to-day needs of
residents.

6.23

For the reasons set out above at paragraph 5.54 I do not support the
recommendation of Council to prescribe minimum unit sizes. As such, I
continue to support the deletion of the aspects of the Residential Unit rule
which prescribes minimum unit sizes.

7.

Plan Change 88B – Mixed-Use Zone (PC88B)

Overview – Mixed Use Zone
Submission Point 268.109 – Mixed-Use Zone - Overview
7.1

Kāinga Ora’s primary submission sought to amend the Mixed Use Zone
overview to acknowledge that Bank Street already has a high volume of
traffic, and this will continue as it provides an important transportation link
between the Waterfront and the City Centre, and Regent, Kensington,
Otangarei, Tikipunga, and further north.55 The submission noted that
because of the high traffic volumes, Bank Street has low amenity for
walking, cycling or residential use and, as an important arterial route for
vehicles, Bank Street will continue to have this low level of amenity of
other uses and users.

7.2

In the s42A report, Council recommended rejecting the wording proposed
by Kāinga Ora on the basis it does not capture the importance of
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walkability throughout the Mixed- Use Zone.
7.3

I support the deletion of references to ‘high amenity’ and to maintaining a
reasonable level of amenity (so as to improve connectivity and walkability)
from the Mixed-Use Zone overview. I am of the opinion the retention of
these terms is not reflective of the current Mixed-Use Zone environment.
Further, the deletion of reference to ‘high amenity’ and its maintenance
aligns with my position on various aspects of the Mixed-Use Zone policy
framework.

Objectives – Mixed Use Zone
Submission Point 268.110-112 – Mixed-Use Zone Objectives
7.4

Kāinga Ora’s primary submission sought to retain objectives MUZ-O1,
O3, and O4 without further modification56 on the basis that Kāinga Ora
supports the direction of PC88B to provide for a liveable and compact
urban form in the Mixed-Use Zone. Kāinga Ora sought an amendment to
objective MUZ-O257, to ensure an approach of ‘managing’ rather than
‘avoiding’ activities that could potentially detract from residential amenity
is adopted, and a minor amendment to objective MUZ-O558 to reflect the
terminology change from “Living Zone” to “Residential Zone”.

7.5

Council’s s42A report has recommended the retention of objectives MUZO1-5, subject to minor amendments to objectives MUZ-O3, O4 and O5.
Objectives MUZ-O1, O3, O4

7.6

I support the retention of the Objectives MUZ-O1, O3, and O4 insofar as
they seek to provide for a liveable and compact urban form, and I do not
oppose the minor amendments recommended by Council to Objectives
MUZ-O3 and MUZ-O4.
Objectives MUZ-O2 and MUZ-O5
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In relation to MUZ-O2, Council considers that an avoidance approach is
appropriate and necessary to achieve the outcomes set for the Mixed-Use
Zone and, therefore, does not support replacing the word “avoid” with
“discourage”, as sought by Kāinga Ora, or “manage”, as sought by
Clarkes Ltd59. The s42a report recommends retention of MUZ-O2 as
notified:
MUZ-O2: Promote residential activities and avoid activities which would
materially detract from residential amenity.

7.8

In relation to MUZ-O5, Council has recommended the introduction of an
“avoidance” policy approach:
MUZ-O5: Manage Avoid or mitigate adverse effects in relation to amenity, noise,
sunlight access, visual dominance and traffic on adjacent Living Residential and
Green Open Space and Recreation Zones.

7.9

While I support the amendments to objective MUZ-O5 to reflect the
terminology directed by the National Planning Standards, I do not support
the recommendation to retain an ‘avoidance’ approach in objective MUZO2, and to insert it into objective MUZ-O5.

7.10

As “increased residential use is a key objective within the Mixed Use Zone
and the City Centre Zone”60, activities which detract from residential
activities are “discouraged”. I therefore disagree with Council’s view that
an avoidance approach is “necessary to achieve the outcomes set out for
the MU”61 given the direction of the Mixed Use Zone specifically seeks to
“discourage” activities which detract from amenity rather than to “avoid”
and / or “prohibit” (particularly given the implications of this terminology in
light of King Salmon). Therefore, I consider the amendments sought by
Kāinga Ora to enable an approach of “managing” activities better
achieves the outcomes of the Mixed Use Zone.

7.11

I therefore propose the following wording in relation to objective MUZ-O2
(Residential Activities) and objective MUZ-O5 (Cross Boundary Effects)
respectively (strikethrough marks deletions and underline marks
additions):
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- 36 MUZ-O2: Promote residential activities and avoiddiscourage activities which
would materially detract from residential amenity.
MUZ-O5: Manage Avoid or mitigate adverse effects in relation to amenity, noise,
sunlight access, visual dominance and traffic on adjacent Living Residential and
Green Open Space and Recreation Zones.

Policies – Mixed Use Zone
Submission Point 268.113-116 and 118 – Mixed-Use Zone Policies
7.12

Kāinga Ora’s primary submission sought the retention of policies MUZP1, P2, P5 and P9 without further modification62, and a minor amendment
to MUZ-P6 to reflect the terminology change from “Living Zone” to
“Residential Zone”63.

7.13

Kāinga Ora also sought various amendments to policies MUZ-P364, P465,
P666 and P867 to ensure the wording was both more encouraging and
adopted an approach of ‘managing’ rather than ‘avoiding’. Consequently,
Kāinga Ora sought the deletion of the word “protect” from policies MUZP3 and P4.. The amendments sought by Kāinga Ora to the Mixed Use
Zone policies further reflect those amendments sought by Kāinga Ora to
the Mixed Use Zone objectives.
Policies MU-P5 and P9

7.14

Council’s s42A report has recommended the retention of policies MUZP5 and P9. I support the retention of policies MU-P5 and P9 insofar as
they encourage a liveable and compact urban from in the Mixed Use
Zone.
Policy MUZ-P3

7.15

Council’s s42A report recommends rejecting Kāinga Ora’s submission
point seeking the adoption of a ‘management’ approach in policy MUZ-P3
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- 37 on the basis that such an approach would “undermine MUZ-O1 and MUZO2”68.
7.16

I disagree with Council’s recommendation. As discussed above at
paragraph 7.10, the direction of the Mixed Use Zone specifically seeks to
“discourage”69 activities which detract from amenity rather than to “avoid”
and / or “prohibit”. Therefore, I consider the amendments sought by
Kāinga Ora’s submissions better achieves the outcomes of the Mixed Use
Zone and propose the following wording in relation to policy MUZ-P3
(Residential Activities and Amenity) (strikethrough marks deletions and
underline marks additions):
To provide for encourage residential uses and to protect provide for residential
amenity by:
1. Avoiding Discouraging industrial activities and rural production activities
where external adverse effects cannot be mitigated.

2. Managing non-residential activities which generate high levels of noise
and/or motor vehicle traffic, or operate outside normal business hours.

Policies MUZ-P4, P6 and P8
7.17

Council’s s42A report recommends rejecting Kāinga Ora’s submission
point seeking that the wording of policies MUZ-P4, P6 and P8 be more
encouraging. While Council agreed that the wording of these policies
should be more “encouraging”, it does not support the replacement of the
notified word “protect”. Council consider that “protect” is better aligned
with objective MUZ-O2, which directs that residential activity is promoted
and that activities which could detract from residential amenity be
avoided.

7.18

I do not support the retention of the word “protect” in policies MUZ-P4, P6
and P8. While I recognise that amenity values and characteristics are
important, for the following reasons, I consider that their “maintenance
and enhancement”, rather than their “protection” is warranted:
(a)

I consider that the word “protect” is overly onerous and difficult to
achieve for an undefined range of amenity values and
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- 38 characteristics across the various Mixed Use Zoned properties
throughout the District.
Retaining “protect” could result in areas of the zone being ‘locked

(b)

up’ from what should be considered appropriate use and
development given the absolute nature of the word ‘protect’.
“Amenity” is a matter to be maintained and enhanced in terms of

(c)

section 7(c) of the RMA, not a matter of national importance to be
protected in terms of section 6 of the RMA.
Further, an approach of “protection” suggests retention of a value

(d)

in its present state. In my view, such an approach is inconsistent
(and potentially incompatible) with amenity values, which are
values that can change over time.
7.19

For those reasons, I support the approach sought by Kāinga Ora to delete
reference to “protect” and replace with “provide for” to ensure residential
amenity is still considered when new activities are introduced into the
Mixed Use zone. In light of the above, it is my view that policies MUZ-P4
(Ground Floor Residential Units), MUZ-P6 (Cross Boundary Effects) and
MUZ-P8 (Walkability) should be amended, respectively, as follows
(strikethrough marks deletions and underline marks additions):
To protect and provide for residential amenity and active frontages by sensitively
designing residential units at ground floor with regard to aspects such as outlook,
outdoor living courts, and private entrances, noise, and light exposure.
To protect maintain amenity in adjacent Living Residential and Green Open
Space and Recreation Zones by managing built form and requiring encouraging
landscaping along shared zone boundaries.
To enhance walkability and street amenity by:
1.

Managing, and where appropriate avoiding, new vehicle crossings to retain
a safe and accessible pedestrian network.

2. Designing subdivision to require Requiring sufficient site frontages to:
a. Avoid Discourage rear sites.
b. Enable corner sites to be emphasised.
c.
3.

Maintain narrow site frontages within the MUixed-uUse Zone.

Implementing traffic calming activities (e.g, lower speed limits and increased
shared spaces)

4. Providing bicycle parking facilities.
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Rules – Mixed Use Zone
Submission Point 268.118-119 –Rules MUZ-R2 (Building and Major Structure
Height) and MUZ-R3 (Bonus Building Height)
7.20

Kāinga Ora sought amendments to the Building Height rule (MUZ-R2) to
increase the maximum building height to 16m, so as to enable higher
density development in the Mixed Use Zone.70 Additionally, Kāinga Ora
sought that non-compliance with the Building Height and Bonus Building
Height rules (MUZ-R2 and R3) should be assessed as restricted
discretionary activity, rather than a discretionary activity. 71

7.21

Council’s s42A report recommends the amendments to the Building
Height and Bonus Building Height rules be rejected. While Council agrees
that larger scale development needs to be provided for within the Mixed
Use Zone, it considers that additional height should be achieved through
the bonus height pathway. Further Council considers that the
discretionary activity status cascade for non-compliance with the Building
Height and Bonus Building Height rules should be retained, due to the
range of potential adverse effects, and the need to address objectives and
policies within the zone to address those effects.

7.22

I do not support the recommendation of Council to reject the amendments
sought by Kāinga Ora. I consider larger scale development needs to be
provided within the Mixed Use Zone, and a 16m height limit provides
additional flexibility to achieve that (with the zone provisions appropriately
managing any potential adverse effects as a result of this 1m increase in
height). I do not agree with Council’s reasoning that such large scale
development should be achieved through the bonus height pathway.
While I support the provisions of a bonus height pathway, I consider it
should only apply to development over 16m in height. Given the additional
requirements on development in order to utilise that rule (i.e. provision of
a through site link), in my view it otherwise results in additional costs and
constraints on developers, which I do not consider to be justified for
building up to 16m in height within the Mixed-Use Zone.
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Therefore, I support an increase to the maximum height limit to 16m and
consider this to be appropriate for the zone.

7.24

Regarding the activity status, I refer to my discussion at paragraph 5.29
above regarding the relative costs and benefits of retaining a discretionary
activity status in circumstances where the potential adverse effects for
non-compliance with these rules are discrete and well understood. Use of
a restricted discretionary activity framework, rather than the notified
discretionary activity approach, provides for better certainty for Plan users
as to the nature of effects that need to be assessed in relation to the
activity. In my view, an appropriate set of matters of discretion and
assessment criteria for a restricted discretionary assessment framework
can be introduced for the assessment of those applications which cannot
meet the permitted criteria under the Building Height rule.

7.25

I note that Council consider the matters of discretion proposed by Kāinga
Ora72 do not detail all of the matters required for an adequate assessment
of potential effects. I support expanding the scope of the matters of
discretion to address a wider range of potential effects, as appropriate, to
ensure discretion is sufficient to respond to the potential adverse effects
of exceeding the maximum permitted height limit.

7.26

On this basis I support the restricted discretionary activity as sought by
Kāinga Ora. For clarity, I have set out in Attachment A to this statement
the specific amendments which I propose, and support, in relation to the
Building Height rule in the Mixed Use Zone (MUZ-R2).

Submission Point 268.120 –Rule MUZ-R4 (Building and Major Structure
Setbacks)
7.27

Kāinga Ora sought the deletion of the Building Setback rule (MUZ-R4) on
the basis that the rule, as notified, is overly prescriptive and a complicated
method to managing building setbacks.73 Kāinga Ora sought the rule be
replaced with a ‘Yards’ rule to adequately manage the issue of built form
in relation to site boundaries.
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Council’s s42A report recommended the retention of the Building Setback
rule, as notified, stating that not enough evidence was provided with the
submission and considers that it is not possible to consider the matters of
discretion associated with infringing a yard rule.

7.29

I do not agree with Council’s rationale to reject the amendments sought
by Kāinga Ora. Yard rules are commonly used as part of the rule
framework for built form. The intent of the yard rule proposed in Kāinga
Ora’s submission is the same as the Building Setback rule insofar as it
seeks to manage the potential adverse effects generated from
inappropriate building setbacks. I support the simplified approach
provided in Kāinga Ora’s submission and consider this achieves the intent
of the Building Setback rule in a clear and succinct manner.

7.30

In regard to Council’s position on the restricted discretionary activity
status, I refer to my discussion at paragraph 5.29 above regarding the
relative costs and benefits of retaining a discretionary activity status in
circumstances where the potential adverse effects for non-compliance
with these rules are discrete and well understood. Use of a restricted
discretionary activity framework, rather than the notified discretionary
activity approach, provides for better certainty for Plan users as to the
nature of effects that need to be assessed in relation to the activity. In my
view, an appropriate set of matters of discretion and assessment criteria
for a restricted discretionary assessment framework can be introduced for
the assessment of those applications which cannot meet the permitted
criteria under the Building Setback rule.

7.31

On this basis, I support the deletion and replacement of the Building
Setback rule with a Yard rule and the change of activity status from
discretionary to restricted discretionary, as sought by Kāinga Ora. For
clarity, I have set out in Attachment A to this statement the specific
amendments which I propose, and support, in relation to the Building
Setback rule in the Mixed Use zone (MUZ-R4).

Submission Point 268.121 –Rule MUZ-R5 (Building and Major Structure Height
in Relation to Boundary)
7.32

Kāinga Ora sought the deletion of the Height in Relation to Boundary
(“HiRB”) rule (MUZ-R5) on the basis that a comprehensive review of the
rule is required in order to better provide for flexibility and optionality in

- 42 built form while still managing the potential for adverse effects to adjoining
properties.74 Kāinga Ora suggested that the suite of ‘Height in Relation to
Boundary’ controls in the Auckland Unitary Plan, specific to the ‘Mixed
Use’ zone, provided an appropriate and flexible package of controls which
could be utilised within the Mixed Use zone. Additionally, Kāinga Ora
requested that non-compliance with the rule be assessed as a restricted
discretionary activity.
7.33

Council’s s42A report recommended the retention of the HiRB rule as
notified. With regard to the proposed activity status, Council considers that
the discretionary activity status cascade for non-compliance with the HiRB
rule should be retained, stating that where the potential effects of
infringement are potentially wide ranging, and given the rule is intended
to address potential effects on adjacent zones, there is a need toconsider
the relevant objectives and policies.

7.34

I do not support the recommendation of Council to retain the HiRB rule in
favour of the introduction of a flexible ‘Height / Bulk in Relation to
Boundary’ rule which would provide a range of options, specific to the
zoning of adjacent land, as well as to provide optionality in the form and
typology of residential development within the Mixed Use Zone. Adopting
the Council’s recommendation to retain one ‘default’ or generic HiRB rule
will generally drive one predominantly built form outcome.

7.35

Further, I do not support the retention of the discretionary activity status
as recommended by Council. I refer to my discussion at paragraph 5.29
above regarding the relative costs and benefits of retaining a discretionary
activity status in circumstances where the potential adverse effects for
non-compliance with the HiRB rule are discrete and well understood. Use
of a restricted discretionary activity framework, rather than the notified
discretionary activity approach, provides for better certainty for Plan users
as to the nature of effects that need to be assessed in relation to the
activity. In my view, an appropriate set of matters of discretion and
assessment criteria for a restricted discretionary assessment framework
can be introduced for the assessment of those applications which cannot
meet the permitted criteria under the HiRBrule.
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On this basis, I support the deletion and replacement of the HiRB rule
with the alternative proposed by Kāinga Ora in its submission. In my view,
this will provide for optionality in the form and typology of residential
development in the Mixed Use zone. I also support the change in activity
status for non-compliance with the HiRB rule from a discretionary activity
to a restricted discretionary activity, as sought by Kāinga Ora. For clarity,
I have set out in Attachment A to this statement the specific amendments
which I propose, and support, in relation to the HiRB rule in the Mixed Use
zone (MUZ-R5).

Submission Point 268.122 – Rule MUZ-R10(1) (Residential Unit)
7.37

Kāinga Ora sought the partial deletion of the Residential Unit rule (MUZR10) on the basis that the use of prescribing minimum unit sizes is a
matter of internal amenity which is better suited to being assessed through
a restricted discretionary activity assessment for multi-unit developments.

7.38

Council’s s42A report recommended the retention of the Residential Unit
rule, as notified, stating its retention is appropriate to achieve the
objectives and policies relating to on-site amenity and ensure residential
units are functional and meet the day-to-day needs of residents.

7.39

For the reasons set out above at paragraph 5.54 I do not support the
recommendation of Council to prescribe minimum unit sizes. As such, I
continue to support the deletion of the aspects of the Residential Unit rule
which prescribes minimum unit sizes. Attachment A to this statement
sets out the specific amendments which I propose, and support, in relation
to the Residential Unit rule in the Mixed Use zone (MUZ-R10).

8.

Plan Change 88D – Commercial Zone (PC88D)

Policies – Commercial Zone
Submission Point 268.83 –Policy COMZ-P4 (Residential Activities)
8.1

Kāinga Ora’s primary submission sought to amend policy COMZ-P4 as
follows:75

75
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discouraging avoiding the establishment of residential activities unless the effects
can be avoided, remedied or mitigated.

8.2

In the s42A report, Council has recommended rejecting the relief sought
by Kāinga Ora. Given the nature of existing activities anticipated within
the Commercial Zone, and the existing activities, Council consider that
“there will almost certainly be effects of the type described in policy
COMZ-P4 which cannot be avoided, remedied or mitigated”76. Therefore,
Council considers the avoidance approach is appropriate and policy
COMZ-P4 is recommended to be retained, as notified.

8.3

While I recognise that the effects of reverse sensitivity require addressing,
in my opinion, the approach proposed by the Council to simply avoid the
establishment of residential activities does not provide a balanced
approach. In my view, the fact that there may be effects which cannot be
avoided, remedied or mitigated does not justify a blanket avoidance of
new residential activities. In particular, it fails to recognise that the
establishment of residential activities may be appropriate in some
circumstances, provided that any potential reverse sensitivity effects can
be avoided, remedied or mitigated. To that end, I consider that the
Council has failed to justify the potential costs of this approach (in terms
of comprising growth of the District) with reference to the benefits
achieved by a blanket approach of avoiding new residential activities
within the commercial zone.

8.4

I therefore consider the following wording to be appropriate in relation to
policy COMZ-P4 (Residential Activities), which represents a slight
amendment to the relief sought in the submission by Kāinga Ora to
recognise that the issue being managed is a potential reverse sensitivity
effect (strikethrough marks deletions and underline marks additions):
To manage reverse sensitivity and risk effects by discouraging avoiding the
establishment of residential activities unless the effects can be avoided,
remedied or mitigated.

Submission Point 268.84 –Policy COMZ-P5 (Cross Zone Boundary Effects)
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Kāinga Ora sought minor amendments to policy COMZ-P5 to reflect that
a ‘protection’ approach is not the appropriate management approach in
relation to amenity, to update the zone references to those identified in
the National Planning Standards, and to create a more encouraging policy
approach.77

8.6

In the s42A report, Council recommended to accept the changes to
update the zone references in accordance with the National Planning
Standards, however recommended rejecting the replacement of the
words “protect” and “requiring”. Council considered the replacement of
those words would “weaken the policy and undermine both policy COMZO3 and COMZ-O4”78.

8.7

I support the recommendation of Council to update the zone names to
align with National Planning Standards.

8.8

For the reasons set out above at paragraph 7.18 above I do not support
the Council’s recommended wording of policy COMZ-P5 which retains an
approach of “protecting” amenity values.

8.9

For clarity, I propose the following wording to be appropriate in relation to
policy COMZ-P5 (Cross Zone Boundary Effects) (strikethrough marks
deletions and underline marks additions):
To protect manage amenity within the Mized-uUse, Living Residential and Green
Open Space and Recreation Zones by:
1. Requiring Encouraging landscaping screening along zone boundaries.
2. Restricting hours of operation near zone boundaries.
3. Limiting built form to manage building dominance, sunlight access and
residential amenity.

Rules – Commercial Zone
Submission Point 268.85 –Rules COMZ-R8 (Hours of Operation)
8.10

Kāinga Ora sought a minor amendment to the Hours of Operation rule
(COMZ-R8) to replace “Living Zone boundary” with “Residential Zone
boundary” to ensure consistency with the National Planning Standards.
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Council recommended accepting Kāinga Ora’s submission point to
ensure consistency with the National Planning Standards and adopting
the conclusions and recommendations in Part 179 of the s42A report.

8.12

I support the replacement of “Living Zone boundary” with “Residential
Zone boundary” to ensure consistency with the National Planning
Standards.

9.

Plan Change 88E – Local Centre Zone and Neighbourhood Centre
Zone (PC88E)

Overview – Local Centre Zone (notified ‘Local Commercial’ zone) and
Neighbourhood Centre Zone (notified ‘Neighbourhood Commercial zone’)
Submission 268.86 and 268.101 – Local Centre Zone and Neighbourhood Centre
Zone– Overviews
9.1

Kāinga Ora’s primary submission sought to delete reference to
“Otangarei” from the NCZ Overview80

and include an additional

discussion specific to ‘Otangarei Centre’ into the LCZ Overview, to align
overview with the proposed re-zoning of ‘Otangarei Centre’ as a Local
Commercial Zone. 81
9.2

Council recommended rejecting Kāinga Ora’s submission point on the
basis the Zoning Report82 sought to reject the proposed re-zoning of
Otangarei.

9.3

I do not support Council’s recommendation to retain “Otangarei” in the
NCZ Overview and reject the introduction of ‘Otangarei Centre’ into the
LCZ Overview. The rationale for my position is explained, in detail, within
my evidence on Whangarei Rezoning and I do not intend to repeat any of
that here.

9.4

In light of the above, it is my view that the following description be inserted
into the LCZ Overview, as follows (strikethrough marks deletions and
underline marks additions):
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Otangarei Local Centre Zone is located on William Jones Drive and currently
provides a small area of shops and supporting services including Te Kura o
Otangarei (Primary School), Te Hau Awhiowhio o Otangarei Health Trust and the
Police. The Kotahitanga Marae is also located within Otangarei. Various open
space and recreational facilities are located within the area and include Denby
Reserve, Otangarei Reserve as well as the City Rugby Football Club and
associated playing fields.

Objectives - Local Centre Zone and Neighbourhood Centre Zone
Submission 268.87 and 268.102 - Local Centre Zone and Neighbourhood Centre
Zone Objectives
9.5

Kāinga Ora’s primary submission sought to retain objectives LCZ-O1O383

(notified LC) and NCZ-O1-O384

(notified NC) without further

modification
9.6

Council’s s42A report has recommended the retention of objectives LCZO1-O3 and NCZ-O1-O3, subject to minor amendments to objectives LCZO1 and O2 and NCZ-O1-O3 to ensure the correct zone reference.

9.7

I support the retention of objectives LCZ-O1-O3 and NCZ-O1-O3, insofar
as they provide for a liveable and compact urban form within both the
Local Centre and Neighbourhood Centre zones.

9.8

For clarity, I do not oppose the minor amendments recommended by
Council to ensure the zone references in objectives LCZ-O1 and O2 and
NCZ-O1-O3 are correct.

Policies – Local Centre Zone and Neighbourhood Centre Zone
Submission

268.88-94

and

268.103-107

–

Local

Centre

Zone

and

Neighbourhood Centre Zone Policies
9.9

Kāinga Ora’s submission sought to retain policies LCZ-P885 , NCZ-P6 and
NCZ-P986 without further modification and sought minor amendments to
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- 48 both policy LCZ-P187 and NCZ-P188 to amend the anticipated density of
local centres and neighbourhood centre to ‘medium’ and ‘low to medium’
respectively. A minor amendment to Clause (5) of policy NCZ-P189 was
proposed so as to remove potential conflict between the terms “no” and
“limited”.
9.10

Kāinga Ora also proposed amendments to the following policies:
(a)

LCZ-P790 and LCZ-P1191, to adopt an approach of ‘management’
rather than ‘avoidance’ which I do not consider to be justified in
relation to these matters, given the implications of this word as
clarified by King Salmon.

(b)

Consequently, Kāinga Ora sought the deletion of the word
“protect[s]” from policies LCZ-P592, LCZ-P693 , NCZ-P394 and
NCZ-P595, as amenity is a Section 7 RMA issue and therefore
‘protection’ is not the appropriate management approach. I refer
to the reasons set out earlier in my evidence (e.g. at paragraph
7.18) as to why “protection” of amenity is not the appropriate
management approach.

(c)

Policies LCZ-P296 and NCZ-P297, to better align the policies with
notified objective LCZ-O4 and objective NCZ-O4 – which seek to
discourage industrial activities within the Local Commercial and
Neighbourhood Centre zones respectively.

Policies LCZ-P8 (Zone Interface), NCZ-P6 (Zone Interface) and NCZ-P9
(Built Form)
9.11

Council’s s42A report has recommended the retention of policies LCZ-P8,
NCZ-P6 and NCZ-P9 subject to minor amendments to ensure
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support this.
Policies LCZ-P1 (Character and Amenity) and NCZ-P1 (Character and
Amenity)
9.12

In regard to policy LCZ-P1, Council recommends rejecting the deletion of
“low” from policy LCZ-P1 on the basis that removing the word “low” from
the policy will make it difficult to interpret and inconsistent with the NCZ
and CCZ provisions. However, Council has recommended that if the
commissioners are of a mind to revise policy LCZ-P1, an alternative term
such as “a moderate intensity and scale of built development” in
preference to “medium”.

9.13

In regard to policy NCZ-P1, Council’s section 42A reports recommends
rejecting the addition of “medium” density into policy NCZ-P1 on the basis
a low intensity of development and built from is appropriate in the NCZ
and that a ‘low’ density is in keeping with the residential development that
commercial facilities within this zoning generally service. Council further
note that ‘low’ density maintains the hierarchy of commercial zoning from
NCZ-LCZ-CCZ. Council further recommends rejecting the provision for
“limited” exposure to external effects of industrial activities, rather than
“No/limited” as sought by Kāinga Ora98 , stating the NCZ is generally
applied to small shops or groups of shop within residentially zoned areas
where such industrial activities are generally inappropriate in these areas.

9.14

I do not support the retention of the density references within policies LCZP1 and NCZ-P1:
(a)

The Proposed USCP has provided for growth through an ‘urban
consolidation’ approach, and to a lesser extent, intensification.

(b)

Kāinga Ora has sought the provision for residential intensification
to be located close to and within local and neighbourhood centres,
as well as along public transport routes, in the Whangarei District.
To this end, Kāinga Ora has sought to expand the spatial extent
of both the Medium Density Residential Zone (notified HDR zone)
and General Residential Zone (notified MDR zone) around local
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corridors.
(c)

I support this approach by Kāinga Ora and, therefore, support the
amendments sought to both policies LCZ-P1 and NCZ-P1 insofar
as they amend the policy direction of both the LCZ and NCZ to be
more enabling of higher densities to reflect the adjoining medium
density residential zones as proposed by Kāinga Ora.

(d)

I also note that the relief sought to these policies also links to the
relief sought (and discussed below) in relation the permitted
building heights in the Local Centre and Neighbourhood Centre
zone.

9.15

For clarity, I propose the following wording in relation to policy LCZ-P1
(Character and Amenity) (strikethrough marks deletions and underline
marks additions):
To maintain and enhance the character and urban amenity values of the LC Local
Centre Zone including but not limited to:
1. An active urban environment with a mix of type and scale of activities.
2. Presence of community activities, street plantings/trees and street furniture.
3. A low to medium intensity and scale of built development.
4. High levels of noise during the daytime associated with traffic and
commercial activities.
5. A moderate degree of privacy for residential activities.
6. Access to daylight.
7. No/lLimited exposure to noxious odour or noise associated with industrial
activities.
8. High levels of vehicle traffic particularly during daytime hours.
9. On-street and off-street parking

9.16

I do not support the recommendation of Council to retain “No/Limited” in
policy NCZ-P1. The terms “no” and “limited” are two conflicting terms –
“no” being absolute / avoid and “limited” being allow, to a degree. I am of
the opinion that the deletion of the word “no” from Clause (5) of policy
NCZ-P1 is appropriate. A zero-tolerance approach to the exposure of
noxious odour or noise associated with industrial activities has the
potential to create significant issues for lawfully established industrial
activities which may be encroached by future development comprising
NCZ. Therefore, to “limit” is a more appropriate policy direction and will
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insulation rules and standards which are intended to manage the potential
adverse effects of such nuisance issues.
9.17

For clarity, I propose the following wording to be appropriate in relation to
policy NCZ-P1 (Character and Amenity) (strikethrough marks deletions
and underline marks additions):
To recognise the character and urban amenity values of the Neighbourhood
Commercial Centre Zone including but not limited to:
1. A low to medium density of development and built form.
2. Presence of community activities, street plantings/trees and street furniture
3. Moderate levels of noise during the daytime associated with traffic and
commercial activities
4. A moderate degree of privacy for residential activities
5. No/lLimited exposure to noxious odour or noise associated with industrial
activities.
6. Moderate levels of vehicle traffic particularly during daytime hours.
7. Moderate levels of illumination.
8. On-street and off-street parking
9. Ample access to daylight.

Policies LCZ-P7 (Pedestrian-Centric Environment)
9.18

In regard to policy LCZ-P7, Council recommends rejecting Kāinga Ora’s
submission99, stating the policy seeks to achieve active street frontages
with a fine grain character. I disagree with Council’s recommendation to
retain “requiring” and “avoiding” in the policy. While I recognise the
creation of rear sites has the potential to influence the relationship
between pedestrians and any resulting built form outcome, I do not
consider an absolute “avoid” approach to be warranted.

9.19

For clarity, I propose the following wording to be appropriate in relation to
Clause (c) of policy LCZ-P7 (Pedestrian Centric Environment)
(strikethrough marks deletions and underline marks additions):
Requiring Enable sufficient site frontages to aAvoiding discourage the creation of
rear sites, and
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9.20

Council has recommended rejecting Kāinga Ora’s submission seeking
that an approach of ‘management’ be adopted on the basis that such an
approach would “weaken the policies and reduce their effectiveness to
protect the vitality and viability of the City Centre and Mixed Use
Zones”100.

9.21

I disagree with Council’s recommendation. As discussed above at
paragraphs 7.7 to 7.11, the direction of the MUZ specifically seeks to
“discourage”101 activities which detract from amenity rather than to “avoid”
and / or “prohibit”. As previously discussed, I consider the amendments
sought through Kāinga Ora’s submissions objective MUZ-O2102 to enable
a management approach better achieves the outcomes of the MUZ.
Consequently, I support adopting the ‘management approach’ to policy
LC-P11 as detailed in Kāinga Ora’s submission103 to reflect those
changes sought in the MUZ. For clarity, I propose the following wording
to be appropriate in relation to policy LCZ-P11 (Vitality and Viability of City
Centre) (strikethrough marks deletions and underline marks additions):
To avoid manage adverse effects on the vitality and viability of the City Centre
and Mixed-uUse Zones by ensuring any expansion or establishment of the LC
Local Centre Zone is provided only at a scale appropriate to the needs of the
surrounding residential areas.

Policies LCZ-P5 (Ground Floor Residential Units), LCZ-P6 (Residential
Amenity), NCZ-P3 (Residential Activities) and NCZ-P5 (Residential
Amenity)
9.22

In regards to the replacement of the notified word “protect” from policies
LCZ-P5, LCZ-P6, NCZ-P3 and NZC-P5, Council recommends adopting
the deletion of the word “protects” and replacing this with “provides for
residential” in policy NCZ-P3, however, rejects the amendment sought by
Kāinga Ora to policies LCZ-P5, LCZ-P6 and NCZ-P5. Council considers
that the deletion of the word “protects” would be inconsistent with Section
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amenity.
9.23

Council further recommends inserting “maintains and enhances” into
policy LCZ-P5 and “provides for” into policy LCZ-P6.
NCZ-P3

9.24

I support the Council’s recommendation to adopt Kāinga Ora’s
amendments to policy NCZ-P3. For clarity, I support the following wording
recommended by Council in relation to policy NCZ-P3 (Residential
Activities) (strikethrough marks deletions and underline marks additions):
To require residential units to be designed and constructed in a manner which
protects provides for residential amenity and active frontages.

NCZ-P5
9.25

I do not support the retention of the word “protect” in policies LCZ-P5,
LCZ-P6 and NCZ-P5. While I recognise that amenity values and
characteristics are important, I consider that their “maintenance”, rather
than their “protection” is warranted. In that regard I refer to my discussion
at 7.18 above. I consider that retention of the word “protect” could result
in areas of both the LCZ and NCZ being ‘locked up’ from what should be
considered appropriate use and development given the absolute nature
of the word ‘protect’.

9.26

Therefore, I support the approach sought by Kāinga Ora to delete
reference to “protect” and replace with “provide for” to ensure residential
amenity is still considered when new activities are introduced into both the
LCZ and NCZ. For clarity, I propose the following in relation to policies
LCZ-P5 (Ground Floor Residential Units), LCZ-P6 (Residential Amenity)
and NCZ-P5 (Residential Amenity) respectively (strikethrough marks
deletions and underline marks additions):
To require residential units at ground floor to be designed and constructed in a
manner which protects, maintains and enhances residential amenity and active
frontages.
To protect and provide for residential amenity by requiring ensuring residential
units to provide sufficient internal space, outdoor living courts and noise
insulation.

- 54 To protect provides for residential amenity by requiring ensuring residential units
to provide sufficient internal space, outdoor living courts and noise insulation.

9.27

If the Panel is of a mind to retain the policies as notified, I consider
inserting “maintains and enhances” into policy LCZ-P5 and “provides for”
into policy LCZ-P6, as recommended by Council, is appropriate to enable
development that is considerate to residential amenity and avoid ‘locking
up’ local and neighbourhood centres.
Policies LCZ-P2 (Range of Activities) and NCZ-P2 (Range of Activities)

9.28

In the s42A report, Council recommended rejecting the amendments
sought by Kāinga Ora in relation to policies LCZ-P2 and NCZ-P2 on the
basis that industrial activities are generally not appropriate in the LCZ and
NCZ due to their proximity to residential land use. Council further notes
that industrial activities are non-complying activities in both the LCZ and
NCZ.

9.29

I am of the opinion that changing the policy direction from ‘avoid’ to
‘discourage’ with respect to industrial activities in policies LCZ-P2 and
NCZ-P2 achieves consistency with objectives NCZ-O4 and notified
objective LCZ-04. I recognise the non-complying activity status of
industrial activities within both the LCZ and NCZ is consistent with both
an ‘avoid’ or ‘discourage’ approach. However, I note that Council has
recommended objective LCZ-O4 be amended to remove and replace the
word “discourage” with “avoid”. I do not support this position.

9.30

While I agree that industrial activities are generally not appropriate in LCZ
and NCZ, which are often located in proximity to residential land, the
replacement of the word ‘avoid’ with ‘discourage’ in policies LCZ-P2 and
NCZ-P4 is consistent with the amendments sought to objectives LCZ-O4
and NCZ-O4 respectively.

9.31

Therefore, I do not support the position of Council to retain the ‘avoid’
approach, in respect of industrial activities, within policies LCZ-P2 and
NCZ-P2. Rather, I support the ‘discourage’ approach as per Kāinga Ora’s
submission104 . For clarity, I propose the following wording in relation to
policies LCZ-P2 (Range of Activities) and NCZ-P2 (Range of Activities)
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additions):
To enable a range of activities that will enhance the vibrancy, community focus,
economic performance and amenity of the Local Commercial Centre Zone by:
1. Encouraging residential activities, smaller scale retail activities, offices,
tourist related activities, restaurants, cafes, bars and entertainment facilities.
2. Avoiding rural production and discouraging industrial activities (excluding
small scale artisan industrial activities), large department stores, bulk goods
and trade related retail.
3. Limiting large scale, destination-based community activities which do not
enhance the vibrancy of the LC Local Centre Zone.
4. Requiring non-active uses to be located above ground floor.
5.

Managing the scale, design and nature of activities to ensure that:
a. An active frontage is maintained at ground floor.
b. The activity and building design are complementary to the LC Local
Centre Zone context and retain a fine grain character.
c.

The building is designed to be flexible and adaptable to a range of uses
and does not unduly restrict potential future uses of the site.

d. Large single use buildings, activities at ground floor and standalone car
parking facilities are sleeved by smaller scale commercial activities
To enable a range of activities that will enhance the vibrancy, community focus,
economic performance and amenity of the Neighbourhood Commercial Centre
Zone by:
1. Encouraging small scale dairies, commercial service activities and cafes.
2. Avoiding rural production and discouraging industrial activities, large scale
commercial activities and destination-based community activities.
3. Enabling residential units in association with commercial and retail activities
onsite.
4. Allowing home occupation ancillary activities where an active frontage is
maintained and open to the public.
5.

Managing the scale, design and nature of activities to ensure that:
a. An active frontage is maintained at ground floor.
b. The activity and building design are complementary to the NC
Neighbourhood Centre Zone context and retain a fine grain character.
c.

The building is designed to be flexible and adaptable to a range of uses
and does not unduly restrict potential future uses of the site.

Rules - Local Centre Zone and Neighbourhood Centre Zone
Submission 268.95 and 268.108 –LCZ-R2 (Building and Major Structure Height)
and NCZ-R2 (Building and Major Structure Height)
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Kāinga Ora sought to increase maximum heights in the LCZ (to 16m)105
and the NCZ (to 12m)106 on the basis that the Medium Density Residential
Zone will enable buildings up to three storeys in height and, therefore, a
similar three storey (12m) height limit is appropriate in the NCZ whereas
a four stories (16m) height limit is appropriate in the LCZ. In addition,
Kāinga Ora sought to change the activity status for non-compliance with
the Building Height rules (LCZ-R2 and NCZ-R2) from discretionary to
restricted discretionary activities.

9.33

In the s42A report, Council recommends rejecting both the proposed
maximum permitted height increases sought and the change in the activity
status for non-compliance with rules LCZ-R2 and NCZ-R2. Council
considers that a maximum permitted height of 11m in the LCZ and 8m in
the NCZ are the most effective and efficient way of achieving the
objectives for the respective zones. In regard to activity status, Council
considers building heights can have effects which are not always limited
to those on adjoining sites.

9.34

I do not support the recommendation of Council to retain the notified
maximum permitted heights in the LCZ and NCZ. I consider there is a
need to provide for residential intensification to be located close to LCZ
and NCZ and, where appropriate, within NCZ in Whangarei District.
Based on walkability and public transport links, the spatial extents of the
‘three storey’ MDR zone, should be expanded around the NCZ. This
approach will enable provision of a variety of housing typologies close to
and within the centres and along public transport corridors.

9.35

In regard to the Council’s position on the restricted discretionary activity
status, I refer to my discussion at paragraph 5.29 above regarding the
relative costs and benefits of retaining a discretionary activity status in
circumstances where the potential adverse effects for non-compliance
with the Building Height rules for the LCZ and NCZ are discrete and well
understood. In my view, an appropriate set of matters of discretion can be
used to set out a clear framework for the assessment of those applications
which cannot meet the permitted criteria under these rules.
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On this basis, I recommend adopting the increased height limits (16m and
12m) and the restricted discretionary activity status for non-compliance
with the Building Height rules for the LCZ NCZ, as sought in Kāinga Ora’s
submission. For clarity, I have set out in Attachment A to this statement
the specific amendments which I propose, and support, in relation to rules
LCZ-R2 and NCZ-R2.

Submission 268.96 – Local Centre Zone - Rule LC-R3 (Building and Major
Structure Setbacks)
9.37

Kāinga Ora sought the deletion of the Setback rule (LCZ-R3) on the basis
that the rule, as notified, is overly prescriptive and a complicated method
to managing building setbacks.107 Kāinga Ora sought the rule be replaced
with a ‘Yards’ rule to adequately manage the issue of built form in relation
to site boundaries.

9.38

Council’s s42A report recommended the retention of the Setback rule, as
notified, stating that not enough evidence was provided with the
submission and considers that it is not possible to consider the matters of
discretion associated with infringing a yard rule.

9.39

I do not agree with Council’s rationale to reject the amendments sought
by Kāinga Ora. Yard rules are commonly used as part of the rule
framework for built form. The intent of the yard rule proposed in Kāinga
Ora’s submission is the same as the Setback rule insofar as it seeks to
manage the potential adverse effects generated from inappropriate
building setbacks. I support the simplified approach provided in Kāinga
Ora’s submission and consider this achieves the intent of the Setback rule
in a clear and succinct manner.

9.40

In regards to Council’s position on the restricted discretionary activity
status sought through Kāinga Ora’s submission, I refer to my discussion
at paragraph 5.29 above regarding the relative costs and benefits of
retaining a discretionary activity status in circumstances where the
potential adverse effects for non-compliance with the Setback rule are
discrete and well understood. In my view, an appropriate set of matters of
discretion can be used to set out a clear framework for the assessment of
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Setback rules.
9.41

On this basis, I support the deletion and replacement of the Setback rule
and the change of activity status from discretionary to restricted
discretionary, as sought by Kāinga Ora. Attachment A sets out these
proposed amendments.

Submission 268.97 – Local Centre Zone - Rule LCZ-R4 (Building Floor-to-Ceiling
Height)
9.42

Kāinga Ora sought the deletion of the Building Floor-to-Ceiling Height rule
(LCZ-R4) on the basis that the use of prescribing minimum internal floor
to ceiling height limits is a matter of internal amenity which is better suited
to being assessed through a restricted discretionary activity assessment
for multi-unit developments.108

9.43

Council’s s42A report recommended the retention of the Building Floorto-Ceiling Height rule, as notified, stating that it is appropriate to retain the
notified rule to achieve the objectives and policies relating to on-site
amenity and ensure residential units are functional and meet the day-today needs of residents.

9.44

For the reasons set out above at paragraph 6.20 I do not support the
recommendation of Council to retain the Building Floor-to-Ceiling Height
rule.

9.45

Therefore, the rule should be deleted as sought by Kāinga Ora’s
submission and as set out in Attachment A.

Submission 268.98 –Rule LCZ-R5 (Building and Major Structure Height in
Relation to Boundary)
9.46

Kāinga Ora sought the deletion of the Height in Relation to Boundary
(“HiRB”) rule (LCZ-R5) on the basis that a comprehensive review of the
rule is required in order to better provide for flexibility and optionality in
built form while still managing the potential for adverse effects to adjoining
properties. Kāinga Ora’s submission suggested that the suite of ‘Height in
Relation to Boundary’ controls in the Auckland Unitary Plan, specific to
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controls which could be utilised within the Local Commercial Zone.
Additionally, Kāinga Ora requested that non-compliance with the rule be
assessed as a restricted discretionary activity.
9.47

Council’s s42A report recommended the retention of the HiRB rule as
notified on the basis that it protects the amenity values of these zone
boundaries and provides flexibility and optionality for building form. With
regard to the proposed activity status, Council considers that the restricted
discretionary activity status cascade for non-compliance with the HiRB
rule should be retained.

9.48

I do not support the recommendation of Council to retain the HiRB rule in
preference to introduction of a flexible ‘Height / Bulk in Relation to
Boundary’ rule which would provide a range of options, specific to the
zoning of adjacent land, as well as to provide optionality in the form and
typology of residential development within the LCZ. Adopting the
Council’s recommendation to retain one ‘default’ or generic HiRB rule will
generally drive one predominant built form outcome.

9.49

However, I support Council’s recommendation to adopt a restricted
discretionary activity status for non-compliance with the HiRB rule on the
basis this activity status is more efficient and effective approach to
assessing those buildings that exceed the height in relation to boundary
standards.

9.50

In summary, I continue to support the deletion and replacement of the
HiRB rule to provide for optionality in the form and typology of
development in the LCZ, as sought by Kāinga Ora. I also support the
Councils recommendation to change the activity status for noncompliance with the HiRB rule from a discretionary activity to a restricted
discretionary activity.

Submission 268.99 – Rule LCZ-R9 (Shared Boundary with a Residential or Open
Space and Recreation Zone)
9.51

Kāinga Ora sought the deletion of the Shared Boundary rule (LCZ-R9) on
the basis that boundary / privacy effects are already able to be managed
through the Fencing rule (LCZ-R11) in relation to fences.
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In the s42A report, Council accepts that the Shared Boundary rule should
be deleted to provide consistent formatting with other chapters.

9.53

I support this recommendation of Council to delete the Shared Boundary
rule in its entirety.

Submission 268.100 – Rule LCZ-R14 (Residential Unit)
9.54

Kāinga Ora sought the partial deletion of the Residential Unit rule (LCZR14) on the basis that prescribing minimum unit sizes is a matter of
internal amenity which is better suited to being assessed through a
restricted

discretionary

activity

assessment

for

multi-unit

developments.109
9.55

Council’s s42A report recommended the retention of the Residential Unit
rule as notified, on the basis that there are very few controls on residential
units in terms of the number of residential units able to be provided per
site, provided they are above ground floor, and limited opportunities for
public input.

9.56

For the reasons set out above at paragraph 5.54 I do not support the
recommendation of Council to prescribe minimum unit sizes. As such, I
continue to support the deletion of the aspects of the Residential Unit rule
which prescribes minimum unit sizes.

10.

Conclusion

10.1

In conclusion, I am of the opinion that the amendments sought by Kāinga
Ora (as outlined in this evidence and detailed in Attachment A) are
appropriate and will assist in improving the consistency, usability and
interpretation of provisions within the Proposed Whangarei District Plan
Urban Services Plan Changes, including how provisions are interpreted
and implemented by both plan users and Council alike.

Matthew Armin Lindenberg
18 November 2019
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Attachment A
Relief sought by Kāinga Ora on Plan Change 88A, 88B,
88D, 88E and 88I of the Proposed District Plan Urban
and Services Plan Change 2019

Kāinga Ora relief sought in RED TEXT
(underline for additions, strikethrough for deletions) 62

City Centre Zone (CCZ)
Overview Issues
Whangarei’s City Centre is a focal point of the District and provides vital retail, service, business and
recreational needs for residents while also providing a key destination for visitors. It is envisaged that
the City Centre Zone (CCZ) will be a strong, enduring and consolidated area serving as a base for
commercial, retail and entertainment activities. It is anticipated that significant growth and investment
will occur within the CC City Centre.
Historic dispersal of retail and hospitality activities and a lack of residents have undermined the
economic viability and vitality of the CC City Centre. Economic and residential growth are encouraged
within the CC City Centre and development should contribute towards achieving a safe, pleasant,
vibrant, diverse and high amenity environment. Activities which are not consistent with the anticipated
amenity and character within the CC City Centre are required to be located outside of the CC City
Centre. It is essential that the built form within the CC City Centre contributes positively to the
pedestrian experience and does not compromise the amenity of the CC City Centre.
A vital aspect to the success of the CC City Centre is the presence of residents. Residential activities
are encouraged within the CC City Centre as this will enhance safety, vibrancy and commercial
success.

Objectives
CCZ-O1 – Vibrancy

Enable the development of the City Centre as an attractive, safe and vibrant
place to live, work and visit with a range of residential, commercial, retail
and entertainment activities.

CCZ-O2 – Discouraged
Activities

Discourage noxious activities and activities with lower amenity, and manage
activities which cater primarily for customers in private motor vehicles.

CCZ-O3 – Residential
Activities
CCZ-O4 – Urban
Design

Promote residential activities in the City Centre.

CCZ-O5 – Active
Frontage

Require high quality urban design outcomes and incentivise exemplary
design.
Prioritise pedestrians and enhance active frontages at ground floor.

Policies
CCZ-P1 – Character and
Amenity

To recognise the character and amenity values of the CC City Centre
including but not limited to:
A vibrant urban environment.
Medium to high intensity development.
A range of retail, commercial, and business and residential
activities.
High levels of noise and lighting.
Moderate access to sunlight.

S42A Recommended Track Changes
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City Centre Zone (CCZ)
Presence of street trees.

Active building frontages, particularly at ground floor.
On-street parking with limited off-street parking.
Pedestrian and cyclist oriented.
CCZ-P2 – Activities

To enhance the vibrancy, economic performance, walkability and
amenity of the CC City Centre for residents and visitors by:
Enabling residential activities, smaller scale retail activities, offices,
restaurants, cafes, bars and entertainment facilities.
Avoiding rural production activities and industrial activities (except
for small scale artisan industrial activities).
Managing the nature, scale, design and nature of activities to
ensure that:
a. Active frontage is maintained and enhanced at ground floor.
b. Activity and building design are complementary to the CC City
Centre context and retain narrow activity and site frontages.
c. Buildings are designed to be flexible and adaptable to a range
of uses and do not unduly restrict potential future uses of the
site.
d. Standalone car parking facilities and other large single use
buildings at ground floor are sleeved by smaller scale
commercial activities.

CCZ-P1– Active Frontage

To require building design to achieve active frontage at ground floor to
strengthen the interrelationship between buildings and the public
realm.

CCZ-P2
–
Residential Activities

To promote residential activities by encouraging residential units above
ground floor while acknowledging that there may be a reduced level of
residential amenity within the CC City Centre due to a mix of uses and
late night activities.

CCZ-P3
– Ground
Floor Residential Units

To require residential units at ground floor to be designed and
constructed in a manner which protects, maintains and enhances
residential amenity and active frontages.

CCZ-P4
–
Residential Amenity

To protect and provide for residential amenity by requiring residential
units to provide sufficient internal space, outdoor living courts and
noise insulation.

CCZ-P5
Living Courts

To mitigate adverse effects on residential amenity by providing
communal outdoor living spaces where individual outdoor living courts
are not practicable.

– Outdoor

S42A Recommended Track Changes
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City Centre Zone (CCZ)
CCZ-P6
– Building
Scale and Design

To preserve sunlight access, retain a human scale in built form and
encourage transitions in height by managing building scale and design.

CCZ-P7
–
Pedestrian-Centric
Environment

To create a pedestrian-centric environment by:
Managing new vehicle crossings and car parking areas to retain a
safe and accessible pedestrian network.
Requiring verandahs, which are limited in scale, along building
frontages to create a defined building edge and provide shade and
rain shelter.
Requiring Designing subdivision to require sufficient site frontages
to:
a. Avoid rear sites.
b. Enable corner sites to be emphasised.
c.

CCZ-P8
Incentives

–

Maintain narrow site frontages within the CC City Centre.

To enable higher building densities and varied setbacks where active
frontages or pedestrian connectivity are enhanced, residential activities
are provided, or where green rooves are provided.

CCZ – P New 1 - Safety

To improve the design of developments to reduce threats to personal
safety and security by using National Guidelines for Crime Prevention
through Environmental Design in New Zealand (CPTED).

Rules
CCZ-R1

Any Activity Not Otherwise Listed in This Chapter
Activity Status: Permitted
Where:
Resource consent is not required under any rule of the District Plan.
The activity is not prohibited under any rule of the District Plan.

Activity Status: Permitted
1.

CCZ-R2

Note: Minor buildings are exempt from rules CCZ-R2 – R7.

Building and Major Structure Height
Activity Status: Permitted
Where:

S42A Recommended Track Changes
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City Centre Zone (CCZ)
The minimum building height is
36 stories.
The maximum building height
and major structure height is

Matters for discretion:
1. Effects on the amenity of
adjoining sites.
2. The extent to which visual
dominance effects are
minimised.

1624m above ground level.

Activity Status: Controlled
Where:
The minimum building height is 3
stories.
The maximum building height
and major structure height is 24m
above ground level and at least
one of the following is provided:
a. A green roof covering at least
50% of the total roof area.
b. 1 – 3 residential units.
The maximum building height
and major structure height is 32m
above ground level and at least
one of the following is provided:
a. A pedestrian arcade.
b. A through-site link.
c.

More than 3 residential units.

d. Safe and secure outdoor
areas of at least 3 square
meters per unit.
Matters of control:
Means of ensuring ongoing
compliance with rule.
Appropriateness of through-site
links and/or pedestrian arcades in
terms of location, design, size,
safety and accessibility.
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City Centre Zone (CCZ)
CCZ-R3

Bonus Building Height
Activity Status: Controlled
Activity Status when compliance not
achieved: Restricted Discretionary

Where:

The maximum building height
and major structure height is 24m
above ground level and at least
one of the following is provided:
a. A green roof covering at least
50% of the total roof area.
b. 1 – 3 residential units.
The maximum building height
and major structure height is 32m
above ground level and at least
one of the following is provided:
a. A pedestrian arcade.
b. A through-site link.
c.

More than 3 residential units.

d. Safe and secure outdoor
areas of at least 3 square
meters per unit.
Matters of control:
Means of ensuring ongoing
compliance with rule.
Appropriateness of through-site
links and/or pedestrian arcades in
terms of location, design, size,
safety and accessibility.

CCZ-R4

Building Setbacks
Activity Status: Permitted
Where:
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City Centre Zone (CCZ)
The building is within 0.5m of a
road boundaryies at ground floor
for the entire length of the site
frontage for any front site, except
any combination of the following:
a. One setback of up to 1.5m for
a maximum width of 2.5m to
allow for a recessed
pedestrian entrance.
b. One setback of up to 6m for a
maximum width of 6m to
allow for a pedestrian arcade.
2. c. One setback adjacent to a
side boundary of the site for
a maximum width of 6m to
allow for a through-site link.

CCZ-R5

Building Floor-to-Ceiling Height
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Discretionary

The minimum interior floor-toceiling height is:
a. 3.5m at ground floor.
b. 2.7m above ground floor.

CCZ-R6

Building Frontages
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Discretionary

At least 75% of the building
frontage at ground floor is clear
glazing.
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City Centre Zone (CCZ)
At least 25% of the building
frontage above ground floor is
clear glazing.
Where the building is on a front
site, the principal public entrance
to the building is situated to face
the road.
There are no roller doors (except
security grills which allow views
from the street into the premises)
along site frontage.

CCZ-R7

Verandahs
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Discretionary

Any All buildings fronting a road
provides a verandah:
a. Along the entire building
frontage.
b. That is at least 3m above the
footpath and no more than
4m above the footpath.
c.

That is setback at least
600mm from the kerb.

d. That has a minimum width of
1.5m, except where that
would encroach on CCZR7.1(c) where the minimum
width shall be to within
600mm from the kerb.
e. That has a maximum fascia
height of 0.5m.

CCZ-R8

Fences Along Site Frontage

S42A Recommended Track Changes

October 2019

Page 7

Kāinga Ora relief sought in RED TEXT
(underline for additions, strikethrough for deletions) 69

City Centre Zone (CCZ)
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Discretionary

The fence is along site frontage
and required by a bylaw or for
public health and safety.
The fence is not along road
frontage.

CCZ-R9

Outdoor Areas of Storage or Stockpiles
Activity Status: Permitted
Activity Status when compliance not
achieved: Discretionary
Where:

The maximum height of any
outdoor area of storage or
stockpile is 8m above ground
level.
Any The outdoor area of storage
or stockpile is screened from
view from public places and
surrounding sites.

CCZ-R-New2

Car Parking
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Non-Complying

1. The car parking space is not located
between the building frontage and
road boundaries of the site.

CCZ-R10

Artisan Industrial Activitiesy
Activity Status: Permitted
Where:
1.

Activity Status when compliance not
achieved: Non-Complying

The activity is a primary activity or
ancillary activity.

1. 2. The maximum height of any
outdoor area of storage or
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City Centre Zone (CCZ)
stockpile is 8m. The maximum
GFA is 300m2 per site.
2. The outdoor area of storage or
stockpile is screened from view
from public places and
surrounding sites.

CCZ-R11

Residential Unit
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
Every residential unit provides a

Matters of discretion:

Net Floor Area n internal area

The design, size and layout of

(excluding garages) of at least:

buildings to provide appropriate privacy
and amenity for occupants on-site.

a. For 1 bedroom – 45m2

The proximity of the site to communal
2

b. For 2 bedrooms – 70m
c. For 3 bedrooms – 90m2
d. For more than 3 bedrooms –
90m2 plus 12m2 for each
additional bedroom.
Every 1 bedroom residential unit

or public open space that has the
potential to mitigate any lack of private
outdoor living space.
Adverse effects on active frontage.
Notification:

contains an outdoor living court of
at least 4m2 and at least 1.5m
depth.
Every 2+ bedroom residential unit
contains an outdoor living court of
at least 8m2 and at least 2.4m
depth.

Any application for a residential unit which
does not comply with Rules CCZ-R11.1 – 3
shall not require the written approval of
affected persons and shall not be notified
or limited-notified unless Council decides
that special circumstances exist under
section 95A(4) of the Resource
Management Act 1991.

Every residential unit is above
ground floor.

CCZ-R12

General Retail

CCZ-R13

Grocery Store
Activity Status: Permitted
Where:

S42A Recommended Track Changes
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City Centre Zone (CCZ)
1.

The activity is a primary activity
or ancillary activity.

1. 2. The maximum Business Net
Floor Area is 600m2.

CCZ-R14

Commercial Services

CCZ-R15

Food and Beverage Activityies

CCZ-R16

Entertainment Facilities

CCZ-R17

Visitor Accommodation
Activity Status: Permitted
Where:
1.

The activity is a primary activity or ancillary activity.

CCZ-R18

Place of Assembly

CCZ-R19

Recreational Facilities

CCZ-R20

Care Centre

CCZ-R21

Educational Facilities
Activity Status: Permitted
Where:
1.

Activity Status when compliance not
achieved: Discretionary

The activity is a primary activity
or ancillary activity.

1. 2. The activity is above ground
floor.
2. 3. The maximum Business Net
Floor Area is 800m2.

CCZ-R22

Any New Vehicle Crossing Over a Footpath
Activity Status: Discretionary

CCZ-R23

Trade Suppliers
Activity Status: Discretionary
Where:
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City Centre Zone (CCZ)
1.

The activity is a primary activity
or ancillary activity.

1. 2. The maximum Business Net
Floor Area is 600m2.

CCZ-R24

Standalone Car Parking Facility

CCZ-R25

Car Parking Space Located Between the Building Frontage and Any Road
Boundary
Activity Status: Non-Complying

CCZ-R26

Farming

CCZ-R27

Supported Residential Care

CCZ-R28

Retirement Village Premises

CCZ-R29

Motor Vehicle Sales

CCZ-R30

Garden Centres

CCZ-R31

Marine Retail

CCZ-R32

Drive Through Facilities

CCZ-R33

Hire Premise

CCZ-R34

Service Stations

CCZ-R35

Funeral Home

CCZ-R36

Emergency Services

CCZ-R37

Hospital

CCZ-R-New3

General Commercial

CCZ-R-New4

General Community
Activity Status: Non-Complying
Where:
1.

The activity is a primary activity or ancillary activity.

CCZ-R38

Plantation Forestry

CCZ-R39

Intensive Livestock Farming

CCZ-R40

Farm Quarrying
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City Centre Zone (CCZ)
CCZ-R41

Seasonal Activity

CCZ-R42

General Industry

CCZ-R43

Manufacturing and Storage

CCZ-R44

Repair and Maintenance Services

CCZ-R45

Marine Industry

CCZ-R46

Waste Management Facility Activity

CCZ-R47

Landfill Activity
Activity Status: Prohibited
Where:
1.

The activity is a primary activity or ancillary activity.

S42A Recommended Track Changes

October 2019

Page 12

Attachment 3:
74

b. A through-site link.
Matters of Ccontrol:
Means

of

ensuring

ongoing

compliance with rule.
Appropriateness of through-site links
in terms of location, design, size,
safety and accessibility.

MUZ-R4

Building and Major Structure Setbacks
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Discretionary

The building is within 1m of a road
boundaryies for at least 75% of the
site frontage for any front site, except
any combination of the following:
a. One setback of up to 3m for a
maximum width of 2.5m to allow
for a recessed pedestrian
entrance.
b. One setback adjacent to a side
boundary of the site for a
maximum width of 6m to allow
for a through-site link.
The

All

buildings

and

major

structures are is set back at least:
a. 3m from any Living Residential
or Green Open Space and
Recreation Zone boundary.
b. 27m from Mean High Water
Springs or and the top of the
bank of any river that has a
width exceeding 3m (excluding
bridges, culverts and fences).

MUZ-R5

Building and Major Structure Height in Relation to Boundary
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Mixed Use Zone (MUZ)
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:

The

All

buildings

and

major

structures does not exceed a height
equal to 4m above ground level plus
the

shortest

horizontal

distance

between that part of the building or
major

structure

and

any

Living

Residential or Green Open Space
and Recreation Zone boundary.

MUZ-R6

Building Frontages
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Discretionary

At least 65% of the building frontage
at ground floor is clear glazing.
At least 25% of the building frontage
above ground floor is clear glazing.
The principal public entrance to the
building is situated to face the road
where the building is on a front site.
There are no roller doors (except
emergency services, and security
grills which allow views from the
street into the premises) along site
frontage.

MUZ-R7

Impervious Areas
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Discretionary

The impervious area is set back at
least 5m from Mean High Water
Springs or and the top of the bank of
any river that has a width exceeding
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Mixed Use Zone (MUZ)
Overview Issues
The Mixed-uUse Zone (MUZ) seeks to enable activities and a built form that complement the City
Centre and Waterfront Zones. The MUixed-uUse Zone promotes active street frontages and a range of
activities which aim to enhance economic growth and are compatible with residential activities. It is
anticipated that the MUixed-uUse Zone will experience incremental change in built form and character
as amenity is improved and non-compatible land uses are relocated to enhance amenity and
walkability.
Land use controls and urban design standards have historically been permissive within the MUixeduUse Zone. This has diminished the amenity for residents and visitors and has reduced the feasible
land supply available for commercial and residential activities. Various strategic documents have
identified the MUixed-uUse Zone as an area of change for the following reasons:
A reasonable level of amenity should be maintained to improve Tthe area has
connectivity and walkability between the MUixed-uUse Zone and the City Centre and
Waterfront Zones.
The area is located along key streets, such as Cameron and Bank Streets, which should
have high amenity and walkability.
Promoting and increasing residential uses within and adjacent to the City Centre is a key
objective within the Urban Area. By improving amenity and increasing certainty for
developers, the MUixed-uUse Zone is an appropriate area to provide for high density
residential use.
To enable change within the MUixed-uUse Zone, a mix of uses are provided for including residential
activities, commercial services, retail activities, visitor accommodation and community activities. It is
intended that these activities are complementary to the City Centre and Waterfront Zones. To protect
the vibrancy and viability of the City Centre and Waterfront Zones, smaller scale retail and food and
beverage activities are limited.
As increased residential use is a key objective within the MUixed-uUse Zone and the City Centre Zone,
it is important to enhance amenity within the MUixed-uUse Zone. Activities which detract from amenity,
generate high volumes of traffic or operate outside normal business hours are discouraged.

Objectives
MUZ-O1
Appropriate
Activities
MUZ-O2

detract
Residential
MUZ-O3
Urban Form

–

Accommodate a range of activities that do not undermine the strength, vibrancy and
viability of the City Centre or Waterfront Zones.

–

Promote residential activities and avoiddiscourage activities which would materially

–

from residential amenity.
Development achieves high quality urban form that is safe and positively interacts
with the public realm and is sympathetic to the surrounding environment.

MUZ-O4
– Prioritise pedestrians and improve walkability within the MUixed-uUse Zone.
Walkability
MUZ-O5
– Manage Avoid or mitigate adverse effects in relation to amenity, noise, sunlight
Cross Boundary
access, visual dominance and traffic on adjacent Living Residential and Green
Effects
Open Space and Recreation Zones.
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Mixed Use Zone (MUZ)
Policies
MUZ-P1 –
Character and
Amenity

To recognise the character and amenity values of the MUixed-uUse Zone including,
but not limited to:
An active urban environment.
A medium to high scale of built development with narrow activity and site
frontages.
Moderate levels of noise during the daytime associated with traffic and
commercial activities.
Moderate access to sunlight.
Active building frontages at ground floor
On-street parking with limited off-street parking.
High presence of pedestrians and cyclists.

MUZ-P2 –
Economic
Growth

To enable economic growth and employment opportunities while protecting
walkability within the MUixed-uUse Zone and the vitality and viability of the City
Centre, Waterfront and Local Commercial Centre Zones by:
Enabling residential activities and compatible commercial activities in terms of
the nature, scale, design and hours of operation of the activity.
Managing and limiting cumulative effects associated with commercial sprawl
outside of the City Centre, Waterfront and Local Commercial Centre Zones and
the Hīhīaua Precinct where activities may detract from or compete with these
areas.
Managing the scale, design and nature of activities to ensure that:
a. Active frontage is maintained and enhanced at ground floor.
b. The activity and building design are complementary to the intended
MUixed-uUse Zone character. context and retain narrow activity and site
frontages.
c. Standalone car parking facilities at ground floor are sleeved by smaller
scale commercial activities.
d. Activities which cater to private motorists, such as large scale retail
activities, drive through facilities and service stations, do not compromise
the walkability, streetscape or amenity of the MUixed-uUse Zone.

MUZ-P3 –
Residential
Activities and
Amenity

To provide for encourage residential uses and to protect provide for residential
amenity by:
Avoiding Discouraging industrial activities and rural production activities
where external adverse effects cannot be mitigated.
Managing non-residential activities which generate high levels of noise and/or
motor vehicle traffic, or operate outside normal business hours.
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Mixed Use Zone (MUZ)
Requiring residential units to provide sufficient internal space and outdoor living

spaces.
Managing building scale and design to limit shading and building dominance.
MUZ-P4 –
Ground Floor
Residential
Units
MUZ-P5 –
Outdoor Living
Courts
MUZ-P6 –
Cross Boundary
Effects

To protect and provide for residential amenity and active frontages by sensitively
designing residential units at ground floor with regard to aspects such as outlook,
outdoor living courts, and private entrances, noise, and light exposure.

MUZ-P7 –
Esplanade
Areas
MUZ-P8 –
Walkability

To safeguard esplanade areas and waterfront walkways by avoiding impervious
areas adjacent to Mean High Water Springs and river banks.

To mitigate adverse effects on residential amenity by providing communal outdoor
living spaces where individual outdoor living courts are not practicable.
To protect maintain amenity in adjacent Living Residential and Green Open
Space and Recreation Zones by managing built form and requiring encouraging
landscaping along shared zone boundaries.

To enhance walkability and street amenity by:
Managing, and where appropriate avoiding, new vehicle crossings to retain a safe
and accessible pedestrian network.
Designing subdivision to require Requiring sufficient site frontages to:
a. Avoid Discourage rear sites.
b. Enable corner sites to be emphasised.
c.

c. Maintain narrow site frontages within the MUixed-uUse Zone.

3. Implementing traffic calming activities (e.g, lower speed limits and increased
shared spaces)
4. Providing bicycle parking facilities.
MUZ-P9 –
Incentives

To enable higher building densities and varied setbacks where active frontages or
pedestrian connectivity are enhanced or residential activities are provided.

MUZ-P New 1 Safety

To improve the design of developments to reduce threats to personal safety and
security by using National Guidelines for Crime Prevention through Environmental
Design in New Zealand (CPTED).

Rules
MUZ-R1

Any Activity Not Otherwise Listed in this Chapter
Activity Status: Permitted
Where:
Resource consent is not required under any rule of the District Plan.
The activity is not prohibited under any rule of the District Plan.
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Mixed Use Zone (MUZ)
MUZ-R-New1

Minor Buildings
Activity Status: Permitted
1. Note: Minor buildings are exempt from rules MUZ-R2 – R6.

MUZ-R2

Building and Major Structure Height
Activity Status: Permitted
Where:

The maximum building height and
major structure height is 15 16m
above ground level.
Activity Status: Controlled
Where:

Activity Status when compliance not
achieved: Restricted Discretionary
Matters for discretion:
1. Effects on the amenity of
adjoining sites.
2. The extent to which visual
dominance effects are
minimised.
3. Appropriateness of
through-site links in terms
of location, design, size,
safety and accessibility

The maximum building height and
major structure height is 21m above
ground level and at least one of the
following is provided on-site:
a. 2 or more residential units.
b. A through-site link.
Matters of control:
Means

of

ensuring

ongoing

compliance with rule.
Appropriateness of through-site links
in terms of location, design, size,
safety and accessibility.

MUZ-R3

Bonus Building Height
Activity Status: Controlled
Where:

Activity Status when compliance not
achieved: Discretionary

The maximum building height and
major structure height is 21m above
ground level and at least one of the
following is provided on-site:
a. 2 or more residential units.
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Mixed Use Zone (MUZ)
b. A through-site link.
Matters of Ccontrol:
Means

of

ensuring

ongoing

compliance with rule.
Appropriateness of through-site links
in terms of location, design, size,
safety and accessibility.

MUZ-R4

Building and Major Structure Setbacks
Activity Status: Permitted
Where:

The building is within 1m of a road
boundaryies for at least 75% of the
site frontage for any front site, except
any combination of the following:

Activity Status when compliance not
achieved: Restricted Discretionary
Matters for discretion:
1. Effects on the amenity of
adjoining sites.
2. The extent to which visual
dominance effects are
minimised.

a. One setback of up to 3m for a
maximum width of 2.5m to allow
for a recessed pedestrian
entrance.
b. One setback adjacent to a side
boundary of the site for a
maximum width of 6m to allow
for a through-site link.
The

All

buildings

and

major

structures are is set back at least:
a. 3m from any Living Residential
or Green Open Space and
Recreation Zone boundary.
b. 27m from Mean High Water
Springs or and the top of the
bank of any river that has a
width exceeding 3m (excluding
bridges, culverts and fences).
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1. A building or parts of a building are
set back from the relevant boundary
by the minimum depth listed in the
below Table.

2. This rule does not apply to site
boundaries where there is an
existing common wall between two
buildings on adjacent sites or where
a common wall is proposed.
MUZ-R5

Building and Major Structure Height in Relation to Boundary
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Mixed Use Zone (MUZ)
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:

The

All

buildings

and

major

structures does not exceed a height
equal to 4m above ground level plus
the

shortest

horizontal

distance

between that part of the building or
major

structure

and

any

Living

Matters for discretion:
1. Effects on the amenity of
adjoining sites.
2. The extent to which visual
dominance effects are
minimised.
3. Effects on sunlight access
to outdoor areas and
habitable rooms on
adjoining sites.

Residential or Green Open Space
and Recreation Zone boundary.
[Relief sought for rule MU-R5
– Building Height in Relation
to Boundary is included in
Attachment 2]

MUZ-R6

Building Frontages
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Discretionary

At least 65% of the building frontage
at ground floor is clear glazing.
At least 25% of the building frontage
above ground floor is clear glazing.
The principal public entrance to the
building is situated to face the road
where the building is on a front site.
There are no roller doors (except
emergency services, and security
grills which allow views from the
street into the premises) along site
frontage.

MUZ-R7

Impervious Areas
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Discretionary

The impervious area is set back at
least 5m from Mean High Water
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Mixed Use Zone (MUZ)
3m (excluding bridges, culverts and
fences).

MUZ-R8

Fences Along Site Frontage
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Discretionary

The fence is along site frontage and
required by a bylaw or for public
health and safety.
The fence is not along road
frontage.

MUZ-R9

Outdoor Areas of Storage or Stockpiles
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Discretionary

Any The outdoor area of storage or
stockpile:
a. cComplies with rules MUZ-R2,
R4.2 and R5.
2. Any outdoor area of storage or
stockpile b. iIs screened from
adjacent view from public places
and surrounding sites, except for
construction materials to be used
on-site for a maximum period of 12
months within each 10-year period
from [operative date].

MUZ-R-New2

Car Parking
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Non-Complying

1. The car parking space is not located
between the building frontage and road
boundaries of the site.
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Mixed Use Zone (MUZ)
MUZ-R10

Residential Unit
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
Every residential unit provides a Net

Matters of discretion:

Floor Area n internal area (excluding

The design, size and layout of

garages) of at least:

buildings to

a. For 1 bedroom – 45m2

privacy and amenity for occupants

b. For 2 bedrooms – 70m2

on-site.

provide

appropriate

For 3 bedrooms – 90m2

The proximity of the site to communal

d. For more than 3 bedrooms –

or public open space that has the

c.

2

2

90m plus 12m for each

potential to mitigate any lack of

additional bedroom.

private outdoor living space.
Adverse effects on active frontage.

Every 1 bedroom residential unit

Notification:

contains an outdoor living court of at
least 4m2 and at least 1.5m depth.
Every 2+ bedroom residential unit
contains an outdoor living court of at
least 8m2 and at least 2.4m depth.
Every residential

unit

is

above

ground floor.

MUZ-R11

Trade Suppliers

MUZ-R12

Grocery Store

MUZ-R13

General Retail
Activity Status: Permitted
Where:
1.

Any application for a residential unit
which does not comply with MUZ-R10.1
– 3 shall not require the written consent
of affected persons and shall not be
notified or limited-notified unless Council
decides that special circumstances exist
under section 95A(4) of the Resource
Management Act 1991.

Activity Status when compliance not
achieved: Discretionary

The activity is a primary activity or
ancillary activity.

1. 2. The maximum Business Net Floor
Area is between 600m2 and
600m2.
2. 3. Any All site boundaryies which is
are adjoining a Living Residential
or Green Open Space and
Recreation Zone is are planted
with trees or shrubs to a minimum
height of 1.8m above ground level
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Mixed Use Zone (MUZ)
and a minimum depth of 1m,
except within 5m of a road
boundary where the maximum
height is 1.2m above ground level.

MUZ-R14

Commercial Services

MUZ-R15

Visitor Accommodation

MUZ-R16

Place of Assembly

MUZ-R17

Recreational Facilities

MUZ-R18

Emergency Services

MUZ-R19

Educational Facilities
Activity Status: Permitted
Where:
1.

Activity Status when compliance not
achieved: Discretionary

The activity is a primary activity or
ancillary activity.

1. 2. Any All site boundaryies which is
are adjoining a Living Residential
or Green Open Space and
Recreation Zone is are planted
with trees or shrubs to a minimum
height of 1.8m above ground level
and a minimum depth of 1m,
except within 5m of a road
boundary where the maximum
height is 1.2m above ground level.

MUZ-R20

Any New Vehicle Crossing Over aA Footpath
Activity Status: Discretionary Permitted
Where:
1. Emergency services establish and require a vehicle access to the site.
Activity Status when compliance not achieved: Discretionary

MUZ-R21

Standalone Car Parking Facility
Activity Status: Discretionary

S42A Recommended Track Changes

October 2019

Page 11

Kāinga Ora relief sought in RED TEXT
(underline for additions, strikethrough for deletions) 87

Mixed Use Zone (MUZ)
MUZ-R22

Supported Residential Care

MUZ-R23

Retirement Village Premises

MUZ-R24

Drive Through Facilitiesy

MUZ-R25

Food and Beverage Activity

MUZ-R26

Entertainment Facilitiesy

MUZ-R27

Service Stations

MUZ-R28

Care Centre

MUZ-R-New3

General Commercial

MUZ-R-New4

General Community
Activity Status: Discretionary
Where:
1. The activity is a primary activity or ancillary activity.

MUZ-R29

Car Parking Space Located Between the Building Frontage and Any Road
Boundary

MUZ-R30

Farming

MUZ-R31

General Industry

MUZ-R32

Manufacturing and Storage

MUZ-R33

Repair and Maintenance Services

MUZ-R34

Artisan Industrial Activities

MUZ-R35

Marine Industry

MUZ-R36

Motor Vehicle Sales

MUZ-R37

Garden Centres

MUZ-R38

Marine Retail

MUZ-R39

Hire Premise

MUZ-R40

Funeral Home

MUZ-R41

Hospital
Activity Status: Non-Complying
Where:
1. The activity is a primary activity or ancillary activity.
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Mixed Use Zone (MUZ)
MUZ-R42

Plantation Forestry

MUZ-R43

Intensive Livestock Farming

MUZ-R44

Farm Quarrying

MUZ-R45

Seasonal Activity

MUZ-R46

Waste Management Facility Activity

MUZ-R47

Landfill Activity
Activity Status: Prohibited
Where:
1.

The activity is a primary activity or ancillary activity.

MUZ - PREC21 – Hīhīaua Peninsula Precinct (HPP)
Overview Issues
The Hīhīaua Peninsula Precinct (HPP) enables an expanded range of mixed-use activities within a
portion of the Mixed-uUse Zone between Dent and Herekino Streets. The activities supported by the
HPP Hīh īa ua Peninsula Precinct include residential units at ground floor, smaller scale retail
activities,
and food and beverage activities.

Objectives
HPP-O1 – Hīhīaua
Peninsula

Hīhīaua Peninsula is a diverse, vibrant and attractive location to live, work
and play.

Policies
HPP-P1
Enabled Activities

To support a wider range of mixed-use activities by enabling smaller scale
general retail activities, and food and beverage activities.

Rules
HPP-R1

Residential Unit
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:

Matters of discretion:
Every residential unit provides a Net
Floor Area n internal area (excluding

The design, size and layout of buildings

garages) of at least:

to provide appropriate privacy and

a. For 1 bedroom – 45m2

amenity for occupants on-site.
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Mixed Use Zone (MUZ)
b. For 2 bedrooms – 70m2
c.

For 3 bedrooms – 90m

2

d. For more than 3 bedrooms – 90m2
plus 12m2 for each additional

The proximity of the site to communal
or public open space that has the
potential to mitigate any lack of private
outdoor living space.
Adverse effects on active frontage.

bedroom.
Notification:
Every

1

bedroom

residential

unit

contains an outdoor living court of at
least 4m2 and at least 1.5m depth.
Every 2+ bedroom residential unit
contains an outdoor living court of at
least 8m2 and at least 2.4m depth.

HPP-R2

Any application for a residential unit which
does not comply with HPP-R1 shall not
require the written consent of affected
persons and shall not be notified or limitednotified unless Council decides that special
circumstances exist under section 95A(4)
of the Resource Management Act 1991.

General Retail
Activity Status when compliance not
achieved: Discretionary

Activity Status: Permitted
Where:
1. The activity is a primary activity or
ancillary activity.
1. 2. The maximum Business Net Floor
Area is 600m2.

HPP-R3

Food and Beverage Activity
Activity Status: Permitted
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Commercial Zone (COMZ)
Overview Issues
The Commercial Zone (COMZ) provides for a range of business activities that may not be appropriate
for, or are unable to locate, in higher amenity zones such as the City Centre or Local Commercial
Centre Zones. This includes activities ranging from small scale industry to commercial services, offices
and trade suppliers. Often these activities may require larger sites than are available within other
commercial centres and may be incompatible with the amenity expectations and purpose of other
Business Zones.
Activities which adversely affect the vitality and viability of other Business Zones are not appropriate for
the COM Commercial Zone. For example, small-scale retail activities and restaurants are not
appropriate as the presence of these activities, in combination with the potential for activities such as
offices and entertainment facilities, may effectively create an unplanned centre and detract from
established centres. Sensitive activities, such as residential activities, are also not envisaged due to the
presence of incompatible industrial and commercial activities and the need to preserve land in the
COM Commercial Zone for out-of-centre commercial opportunities.
The COM Commercial Zone is in proximity to the City Centre in areas with lower amenity levels due to
existing development and activities. These areas generally have good transport access and exposure
to customers. Due to the presence of pedestrians and the proximity to the City Centre, it is important to
manage land uses and the design of development in the COM Commercial Zone to contribute to an
active frontage and manage adverse effects on amenity.

Objectives
COMZ-O1 – Appropriate
Activities

Provide for commercial and small scale industrial activities that are not
appropriate for the City Centre, Mixed-uUse, Waterfront, Neighbourhood
Commercial Centre or Local Commercial Centre Zones.

COMZ-O2 –
Commercial Viability

Accommodate activities which do not undermine the strength, viability and
vitality of the City Centre, Mixed-uUse, Waterfront, Neighbourhood
Commercial Centre or Local Commercial Centre Zones.

COMZ-O3 – Adverse
Effects

Manage noxious, dangerous, offensive or objectionable effects to maintain
a reasonable level of amenity, particularly at zone boundaries.

COMZ-O4 – Reverse
Sensitivity

Restrict sensitive activities which may generate reverse sensitivity or risk
effects.

COMZ-O5 – Amenity

Maintain, and where practicable enhance, safety, amenity values and
walkability within the COM Commercial Zone and between other zZones.

COMZ-O6 – Cross
Boundary Effects

Manage adverse effects in relation to amenity, noise, sunlight access, visual
dominance and traffic on adjacent Living Residential and Green Open
Space and Recreation Zones.
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Commercial Zone (COMZ)
Policies
COMZ-P1 – Character
and Amenity

To recognise the character and amenity values of the COM Commercial
Zone including, but not limited to:
A low to medium scale of built development.
High levels of noise during the daytime associated with traffic and
commercial activities and small scale industrial activities.
Low to moderate levels of noxious, dangerous, offensive or objectionable
odour or noise.
High levels of vehicle traffic, particularly during daytime hours, unless on
arterial routes where traffic is high throughout the day.
On-street and off-street parking.
A low to moderate presence of active building frontages.

COMZ-P2 – Enabled
Activities

To enable a range of activities which:
Are not compatible with the City Centre, Mixed-uUse, Waterfront,
Neighbourhood Commercial Centre or Local Commercial Centre Zones
due to their scale and functional requirements and potential to generate
adverse effects.
Are designed, located and operated to:
a. Avoid, remedy or mitigate adverse external effects such as traffic,
dust, noise and odours, especially in proximity to Living Residential
and Green Open Space and Recreation Zones.
b. Minimise any potential reverse sensitivity effects.

COMZ-P3 – Business
Zones

To protect other Business Zones by avoiding activities which detract from,
or compete with, the vitality and viability of the City Centre, Mixed-uUse,
Waterfront, Neighbourhood Commercial Centre or Local Commercial
Centre Zones.

COMZ-P4 – Residential
Activities

To manage reverse sensitivity and risk effects by discouraging avoiding the
establishment of residential activities unless the effects can be avoided,
remedied or mitigated.

COMZ-P5 – Cross Zone
Boundary Effects

To protect manage amenity within the Mixed-uUse, Living Residential and
Green
Open Space and Recreation Zones by:
Requiring Encouraging landscaping screening along
zone boundaries.

Restricting hours of operation near

zone boundaries.
Limiting built form to manage building dominance, sunlight access and
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COMZ-P6 – Amenity

To enhance walkability and streetscape amenity by requiring development
to interact with the site frontage and limiting the formation of rear sites.

COMZ-P New 1- Safety

To improve the design of developments to reduce threats to personal safety
and security by using National Guidelines for Crime Prevention through
Environmental Design in New Zealand (CPTED)

COMZ-P7 – Impervious
Areas
COMZ-P8 – Esplanade
Areas

To maintain and enhance amenity by managing impervious areas.

COMZ-P9 – Subdivision

To limit the creation of small sites through subdivision by requiring minimum
lot sizes and frontage widths.

To safeguard esplanade areas and waterfront walkways by avoiding
impervious areas adjacent to Mean High Water Springs and river banks.

Rules
COMZ-R1

Any Activity Not Otherwise Listed in This Chapter
Activity Status: Permitted
Where:
Resource consent is not required under any rule of the District Plan.
The activity is not prohibited under any rule of the District Plan.

Activity Status: Permitted
1. Note: Minor buildings are exempt from rules COMZ-R2 – R5.

COMZ-R2

Building and Major Structure Height
Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Discretionary

The maximum building height and major
structure height is 15m above ground
level.
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Commercial Zone (COMZ)
COMZ-R3

Building and Major Structure Setbacks
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:

when compliance with COM-R3.1 and 2 (a)
The building is within 1m of a road is not achieved: Restricted Discretionary
boundaryies for at least 50% of the site Matters of discretion:
frontage for any front site, excluding

1. Any special or unusual characteristics of
the site which is relevant to the rule.
2.
The
functional and operational needs of
service stations.
commercial activities.
The All buildings and major structures 3. The effects on the amenity of
neighbouring sites.
are is set back at least:
4. The effects on the amenity of
a. 3m from any Living Residential or
neighbouring zones.
5.
The
characteristics of the development.
Green Open Space and Recreation
buildings

and

major

structures

for

Zone boundary.
b. 27m from Mean High Water
Springs or and the top of the bank

Activity Status when compliance with rules
COM-R3.2 (b) is not achieved:
Discretionary

of any river that has a width
exceeding 3m (excluding bridges,
culverts and fences).

COMZ-R4

Building and Major Structure Height in Relation to Boundary
Activity Status: Permitted
Activity Status when compliance not
achieved: Restricted Discretionary
Where:
The All buildings and major structures
does not exceed a height equal to 3m

The outlook and privacy of adjoining
and adjacent properties.

above ground level plus the shortest

Effects

of

shading

and

visual

horizontal distance between that part of

dominance on adjoining properties.

the building or major structure and any

Effects on adjoining zones.

Living Residential or Green Open
Space and Recreation Zone boundary.

COMZ-R5

Building Frontages
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
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At least 25% of the building frontage at
ground floor is clear glazing.
A main public pedestrian entrance is
provided within 3m of the site frontage,
except for service stations where the
main pedestrian entrance must be
clearly visible from the site frontage.

COMZ-R6

Impervious Areas
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:

The impervious area within the site does
not exceed 90% of the net site area.
The impervious area is set back at least
5m from Mean High Water Springs or
and the top of the bank of any river that
has a width exceeding 3m (excluding
bridges, culverts and fences).

COMZ-R7

Fences
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
Any fence Fencing within 2m of a road
boundary is no higher than 2m.
Any fence Fencing adjoining a MixeduUse, Living Residential, Green Open
Space and Recreation Zone or road

Effects

of

shading

and

visual

dominance on adjoining properties.
Effects on urban design and passive
surveillance.
Effects on streetscape character and

boundary is not fortified with barbed

amenity.

wire, broken glass or any form of

The extent to which the fencing is

electrification.

necessary due to health and safety
reasons.

COMZ-R8

Hours of Operation
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Commercial Zone (COMZ)
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:

Any activity which operates or is open for
visitors, clients, deliveries or servicing
outside the hours of 0600 and
2200 and is located at least 50m from
any Living Residential Zone boundary,
except that cleaning and administrative
may take place outside of these hours.

COMZ-R9

Outdoor Areas of Storage or Stockpiles
Activity Status: Permitted
Where:
1. Any The outdoor area of storage or
stockpile:
a. cComplies with rule COMZ-R2.
b. Complies with rules COMZ-

Matters of discretion
1. Effects in relation to dust and odour;
2. Visual amenity effects;
3. Matters of discretion in COMZ-R3 – R4

R3.2 - R4.
2.c. Any outdoor area of storage or
stockpile iIs screened from view
from adjacent public places and
surrounding Living Residential or
Green Open Space and
Recreation Zones sites., except
for construction materials to be
used on-site for a maximum
period of 12 months within each
10-year period from [operative
date].

COMZ-R10

General Industry

COMZ-R11

Manufacturing and Storage

COMZ-R12

Repair and Maintenance Services

COMZ-R13

Artisan Industrial Activities

COMZ-R14

Marine Industry
Activity Status: Permitted

S42A Recommended Track Changes
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Where:
1.

The activity is a primary activity or
ancillary activity.

1. 2. The maximum Business Net Floor
Area is 1,000m2.
2. 3. The activity is located at least 30m
from any:
a. Existing sensitive activity in the
Mixed-uUse Zone.
b. Living Residential or Green
Open Space and Recreation
Zone boundary.
3. 4. Any All site boundaryies which is are
adjoining a Living Residential or
Green Open Space and Recreation
Zone is are planted with trees or
shrubs to a minimum height of 1.8m
above ground level and a minimum
depth of 1m, except within 5m of a
road boundary where the maximum
height is 1.2m above ground level.
5. The industrial activity is not
classified by the ANZSIC06 as one
of the following:
a. Petroleum and Coal Product
Manufacturing
b. Basic Chemical and Chemical
Product Manufacturing
c. Primary Metal and Metal Produce
Manufacturing
d. Fabricated Metal Product
Manufacturing
e. Transport Equipment
Manufacturing
f. Electricity Supply
g. Gas Supply
h. Water Supply, Sewerage and
Drainage Services
i. Waste Collection, Treatment and
Disposal.
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COMZ-R15

Motor Vehicle Sales

COMZ-R16

Garden Centres

COMZ-R17

Trade Suppliers

COMZ-R18

Marine Retail

COMZ-R19

Drive Through Facilitiesy

COMZ-R20

Hire Premise

COMZ-R21

Commercial Services

COMZ-R22

Service Stations
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
1.

The activity is a primary activity or
ancillary activity.

1. 2. Any All site boundaryies which is are
adjoining a Living Residential or
Green Open Space and Recreation
Zone is are planted with trees or
shrubs to a minimum height of 1.8m
above ground level and a minimum
depth of 1m, except within 5m of a
road boundary where the maximum
height is 1.2m above ground level.

COMZ-R23

General Retail
Activity Status: Permitted

Activity Status when compliance not
achieved: Non-Complying

Where:

The retail activity is an ancillary activity
to a permitted activity on-site and is less
than 100m2 GFA per site; or
The

goods

sold

on-site

are

also

manufactured on-site, provided that the
retailing shall be an ancillary activity to
the

manufacturing.

For

this

rule

manufacturing excludes activities which
comprise only the packaging, labeling,
sorting, mixing or assembling of premade products.
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Commercial Zone (COMZ)
COMZ-R24

Food and Beverage Activity
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
1.

The activity is a primary activity or
ancillary activity.

1. 2. The maximum GFA of a food and
beverage activity is 250m2 per site.
2. 3. The activity is not open for visitors or
clients outside the hours of 0600 and
1600.
3. 4. Any All site boundaryies which is are
adjoining a Living Residential or
Green Open Space and Recreation
Zone is are planted with trees or
shrubs to a minimum height of 1.8m
above ground level and a minimum
depth of 1m, except within 5m of a
road boundary where the maximum
height is 1.2m above ground level.

COMZ-R25

Grocery Store

COMZ-R26

Recreational Facilitiesy

COMZ-R27

Emergency Services

COMZ-R28

Educational Facilities
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
1.

The activity is a primary activity or
ancillary activity.

1. 2. Any All site boundaryies which is are
adjoining a Living Residential or
Green Open Space and Recreation
Zone is are planted with trees or
shrubs to a minimum height of 1.8m
above ground level and a minimum
depth of 1m, except within 5m of a
road boundary where the maximum
height is 1.2m above ground level.
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Commercial Zone (COMZ)
COMZ-R29

Entertainment Facility

COMZ-R30

Visitor Accommodation

COMZ-R31

Funeral Home

COMZ-R32

Place of Assembly

COMZ-R33

Care Centre

COMZ-R34

Hospital

COMZ-R-New2

General Commercial

COMZ-R-New3

General Community
Activity Status: Discretionary
Where:
1.

The activity is a primary activity or ancillary activity.

COMZ-R35

Rural Production Activity

COMZ-R36

Landfill Activity

COMZ-R37

Waste Management Facility Activity

COMZ-R38

Residential Activity
Activity Status: Non-Complying
Where:
1.

The activity is a primary activity or ancillary activity.
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Local Commercial Centre Zone
(LCZ)
Overview Issues
The Local Commercial Centre Zone (LCZ) provides for commercial, community and
residential activities within the suburbs of Whangarei City, Ruakaka and Marsden Point. The
LC Local Centre Zone is often the heart of a suburb providing a focus point for community
functions and community identities. The LC Local Centre Zone services a wide area and
contains activities such as supermarkets, a range of retail goods and services, small scale
office activities and some community, recreation and health services.
The LC Local Centre Zone is identified in suburbs with land areas that range between 2 – 6ha
and varied shop sizes. Local Centres are identified in suburbs and are often anchored by a
traditional main street with active street frontages, high levels of pedestrian activity and links
to public transport networks. A mix of on-street and off-street parking is provided in these
larger local commercial areas, reflecting the fact that they serve a wider catchment than the
Neighbourhood Commercial Centre Zone. Opportunities exist for expansion and
intensification to ensure that local commercial areas continue to meet the needs of the
growing suburban populations.
The LC Local Centre Zone within each major suburb are described below. It is expected that
the individual characteristics of each LC Local Centre Zone area will be recognised in the
preparation and assessment of any resource consent application.
Tikipunga
Tikipunga LC Local Centre Zone is located to the west of Paramount Parade. The LC Local
Centre Zone area contains a mix of retail, food and beverage, and service activities, including
a supermarket, post office, service station and a medical centre. Most of the shops are
connected with pedestrian walkways and verandahs, with a large on-site parking area to the
front of the buildings. Tikipunga Tavern is also located to the west of Paramount Parade.
Community facilities, including a library, are situated within public land zoned Open Space
adjoining the LC Local Centre Zone to the north.
Kensington
Kensington LC Local Centre Zone is situated around the intersection of Kensington Avenue
and Kamo Road. Food and beverage, retail and service activities are prevalent, including
takeaways, restaurants, cafes, postal and banking services, and a service station. A
traditional strip of mainly food and beverage activities is located along the western side of
Kamo Road, with an active frontage, pedestrian footpaths and verandas. Along Kensington
Avenue there is a strong presence of medical service activities, including a private hospital,
imaging facility and orthopedic centre.
Regent
Regent LC Local Centre Zone is situated around the intersection of Kamo Road, and Manse
and Donald Streets, and is in proximity to the City Centre. The LC Local Centre Zone contains
two supermarkets on separate sites dominated by on-site, front of store parking. To the east
of Kamo Road a more traditional strip of smaller scale retail and service activities are present
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Local Commercial Centre Zone
(LCZ)
with active frontages, pedestrian footpaths and verandas. Several places of assembly and a
school are also located in the LC Local Centre Zone.
Kamo
Kamo LC Local Centre Zone is a compact mainstreet of buildings on, or in close proximity to,
Kamo Road which provides a range of retail, service and community activities. The LC Local
Centre Zone is bordered by schools, recreation areas, churches and identified mining hazard
areas. Food and beverage, retail and service activities are prevalent, including takeaways,
restaurants, cafes, postal and banking and commercial services, and two service stations. An
active frontage, pedestrian footpaths and verandas are present on both sides of Kamo Road.
Otangarei
Otangarei Local Centre Zone is located on William Jones Drive and currently provides a small
area of shops and supporting services including Te Kura o Otangarei (Primary School), Te
Hau Awhiowhio o Otangarei Health Trust and the Police. The Kotahitanga Marae is also
located within Otangarei. Various open space and recreational facilities are located within the
area and include Denby Reserve, Otangarei Reserve as well as the City Rugby Football Club
and associated playing fields.
Onerahi
Onerahi LC Local Centre Zone is located to the west of Onerahi Road. It contains a mix of
retail, food and beverage and service activities, including a supermarket, police station,
medical centre, and postal services, reflecting the more isolated nature of Onerahi. The LC
Local Centre Zone is bisected by two local roads, creating physical barriers maintaining
separation between the row of smaller retail shops connected with pedestrian footpaths and
verandas and the supermarket and a large hotel. Recreation and community services,
including a library and hall, are located on public land zoned Open Space adjacent to the LC
Local Centre Zone.
Maunu
Maunu LC Local Centre Zone is located at the intersection of Tui Crescent and State Highway
14. It contains a mix of retail, food, service activities and a medical centre. The LC Local
Centre Zone is bisected by a local road and State Highway 14, resulting in a physical
separation of activities. A row of smaller retail and food and beverage shops are connected
with pedestrian footpaths and verandas along Tui Crescent. A larger area containing
restaurant, garden centre, childcare and medical care is situated to the north of State
Highway 14.
Ruakaka
Ruakaka LC Local Centre Zone is situated on the corner of Marsden Point Road and Peter
Snell Road opposite the Bream Bay High School. It contains a range of retail, food and
beverage and service activities, including a supermarket, bank, medical centre, kindergarten
and police station. Most of the shops are connected by pedestrian walkways and verandas,
with a large on-site parking area to the front of the buildings. A recreational area adjoins the
LC Local Centre Zone on Peter Snell Road.
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Raumaunga
A large vacant area is situated at the corner of State Highway 1 and Tauroa Street.
McDonalds Restaurant is the only existing activity operating within the LC Local Centre Zone.
One Tree Point/Marsden Cove
Marsden Cove LC Local Centre Zone is located at Rauiri Drive, Marsden Cove. The LC Local
Centre Zone is oriented around the marina with buildings fronting the waterways. A range of
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retail, food and beverage and service activities exist on-site which are strongly oriented
toward providing for marine activities.
Port Nikau
Vacant area providing for a future LC Local Centre Zone supporting the Port Nikau
redevelopment as enabled by the Port Nikau Precinct.
Objectives
LCZ-O1 – Range of
Activities

Provide a distribution of LC Local Centre Zone that provide mixed
use development, including commercial, community and residential
activities, while not undermining the vitality and viability of the City
Centre.

LCZ-O2 – Urban
Character and
Amenity

Maintain and enhance the urban character and amenity of LC Local
Centre Zone.

LCZ-O3 – Urban
Design

Development demonstrates high quality urban form that positively
interacts with the public realm and responds positively to and
enhances the character of the surrounding environment.

LCZ-O4 –
Discouraged
Activities

Discourage Avoid industrial activities within the LC Local Centre
Zone to maintain the LC Local Centre Zone amenity and character.

LCZ-O5 –
Commercial Sprawl

Contain commercial activities within the LC Local Centre Zone.

Policies
LCZ-P1 – Character
and Amenity

To maintain and enhance the character and urban amenity values of
the LC Local Centre Zone including but not limited to:
An active urban environment with a mix of type and scale of
activities.
Presence of community activities, street plantings/trees and
street furniture.
A low to medium intensity and scale of built development.
High levels of noise during the daytime associated with traffic
and commercial activities.
A moderate degree of privacy for residential activities.
Access to daylight.
No/limited exposure to noxious odour or noise associated with
industrial activities.
High levels of vehicle traffic particularly during daytime hours.
On-street and off-street parking.
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LCZ-P2 – Range of
Activities

To enable a range of activities that will enhance the vibrancy,
community focus, economic performance and amenity of the Local
Commercial Centre Zone by:
Encouraging residential activities, smaller scale retail activities,
offices, tourist related activities, restaurants, cafes, bars and
entertainment facilities.
Avoiding rural production and discouraging industrial activities
(excluding small scale artisan industrial activities), large
department stores, bulk
goods and trade related retail.
Limiting large scale, destination-based community activities
which do not enhance the vibrancy of the LC Local Centre Zone.
Requiring non-active uses to be located above ground floor.
Managing the scale, design and nature of activities to ensure
that:
a. An active frontage is maintained at ground floor.
b. The activity and building design are complementary to the LC
Local Centre Zone context and retain a fine grain character.
c. The building is designed to be flexible and adaptable to a
range of uses and does not unduly restrict potential future
uses of the site.
d. Large single use buildings, activities at ground floor and
standalone car parking facilities are sleeved by smaller scale
commercial activities.

LCZ-P3 – Mixed Use

To encourage mixed use development by providing for residential
activities primarily located above ground floor commercial uses.

LCZ-P4 – Active
Frontage

To require active frontage at ground floor in building design to
strengthen the interrelationship between buildings and the public
realm.

LCZ-P5 – Ground
Floor Residential
Units

To require residential units at ground floor to be designed and
constructed in a manner which protects, maintains and enhances
residential amenity and active frontages.

LCZ-P6 – Residential
Amenity

To protect and provide for residential amenity by requiring ensuring
residential units to provide sufficient internal space, outdoor living
courts and noise insulation.

LCZ-P7 –
Pedestrian-Centric
Environment

To create a pedestrian-centric environment by:
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c.3. Requiring Enable sufficient site frontages to aAvoiding
discourage the creation of rear sites, and
4. activate corner sites while Creating and maintaining smaller site
and block sizes to retain the fine grain character of the LC Local
Centre Zone.
5. Encouraging the provision of facilities to support active and
shared transport modes.

LCZ-P8 – Zone
Interface

To maintain the amenity and character which contributes to sense of
place by managing built development and the interface between the
Local Centre Zone and Residential Zones.

LCZ-P9 –
Discouraged Activities

To protect urban amenity by avoiding activities which have noxious,
or offensive, or undesirable qualities from locating within the Local
Centre Zone.

LCZ-P10 – Scale of
Development

To avoid adverse effects on the Shopping Centre Zone by limiting
the development of large scale commercial and retail activities such
as supermarkets, large format retail and department stores.

LCZ-P11 – Vitality
and Viability of City
Centre

To avoid manage adverse effects on the vitality and viability of the
City Centre and Mixed-uUse Zones by ensuring any expansion or
establishment of the LC Local Centre Zone is provided only at a
scale appropriate to the needs of the surrounding residential areas.

LCZ-P12 – Water
Setbacks

To protect esplanade areas and reserve waterfront walkways by
avoiding impervious surfaces adjacent to Mean High Water Springs
and river banks.

LCZ-P13 – Urban
Design

To reduce threats to personal safety and security by utilising urban
design and CPTED principles in the design of developments in the
Local Centre Zone.

Rules
LCZ-R1

Any Activity Not Otherwise Listed in tThis Chapter
Activity Status: Permitted
Where:
Resource consent is not required under any rule of the District Plan.
The activity is not prohibited under any rule of the District Plan.
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LCZ-R-New1

Minor Buildings
Activity Status: Permitted
1.

LCZ-R2

Note: Minor buildings are exempt from rules LCZ-R2 – R6.

Building and Major Structure Height
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
The maximum building height and
major structure height is 116m
above ground level.

Matters for discretion:
1. Effects on the amenity of adjoining
sites.
2. The extent to which visual
dominance effects are minimised.

LCZR3

Building and Major Structure Setbacks
Activity Status: Permitted

Activity Status when compliance not
achieved with LCZ-R3.1(a) or R3.2 :
Restricted Discretionary

Where:
The All buildings and major
structures is are set back at least:
a. 5m from a boundary that
adjoins a any Residential or
Open Space and Recreation
Zone boundary.
b. 27m from Mean High Water
Springs or and the top of the
bank of any river that has a
width exceeding 3m (excluding
bridges, culverts and fences).
Excluding buildings and major
structures within the Marsden
Cove LC Local Centre Zone.

Matters of discretion:
The outlook and privacy of
adjoining and adjacent properties.
Effects of shading and visual
dominance on adjoining properties.
Effects on the streetscape
character of the area.
Effects on the safety and efficiency
of the transport network.

Activity Status when compliance not
achieved with LCZ-R3.1(a): Restricted
Discretionary

The building is setback from within
0.5m of the road boundary at
ground floor for the entire length of
the street site frontage for any front
site, except:
a. A One setback of up to 1.5m for
a maximum width of 2.5m to
allow for a recessed pedestrian
entrance.
b. For Service Stations,
Emergency Services and
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Grocery Stores this clause does
not apply.
Activity Status: Permitted
Where:
1. A building or parts of a
building are back from the
relevant boundary by the
minimum depth listed in the
below Table.

2. This rule does not apply to
site boundaries where there
is an existing common wall
between two buildings on
adjacent sites or where a
common wall is proposed.
LCZ-R4

Building Floor-to-Ceiling Height
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
The minimum interior floor-toceiling height is:
a. 3.5m at ground floor.
b. 2.7m above ground floor.
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LCZ-R5

Building and Major Structure Height in Relation to Boundary
Activity Status: Permitted
Activity Status when compliance not
achieved: Restricted Discretionary
Where:
No part of the All buildings and
major structures do not exceeds a
height equal to 3m above ground
level plus the shortest horizontal
distance between that part of the
building or major structure and the
site boundary adjoining a any Living
Residential or Green Open Space
and Recreation Zone boundary.

Matters of discretion:
Effects on the privacy of adjoining
properties
Shading effects on adjoining
properties
Amenity effects on streetscapes
and adjoining properties.

[Relief sought for rule LCZ-R5 – Building Height in
Relation to Boundary is included in Attachment 2]

LCZ-R6

Building Frontages
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
1. No continuous blank wall with an
area greater than 25m2 is visible
from site frontage.
2. 1. At least 65% of the ground floor
building frontage at ground floor is
clear glazing.
3. 2. The main pedestrian entrance is
provided within 3m of the site
frontage, except for Service
Stations, Emergency Services and
Grocery Stores.
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Local Commercial Centre Zone
(LCZ)
4. 3. There are nNo roller doors (except
security grills which allow views
from the street into the premise) is
situated along site frontage.
LCZ-R7

Verandahs
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
Any All buildings fronting a road
contains provides a verandah:
a. Along at least 90% of the
frontage of the building.
b. That is at least 3m above the
footpath and no more than 4m
above the footpath.
c. That has a minimum width of
1.5m and a maximum width of
2.5m and is set back at least
0.6m from the kerb line.
d. That has a maximum facia
height of 0.5m.

LCZ-R8

Impervious Areas
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
The impervious area within the site
does not exceed 90% of the site
area.
Areas The impervious area is set
back at least further than 5m of
from Mean High Water Springs or
and the top of the bank of any river
that has a width exceeding 3m
(excluding bridges, culverts and
fences).

LCZ-R9

Shared Boundary with a Living Residential or Green Open Spaces and
Recreation Zone
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Local Commercial Centre Zone
(LCZ)
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
Any site boundary which is shared
with a Living Residential or Green
Open Spaces and Recreation Zone
is planted with trees or shrubs to a
minimum height of 1.8m and a
minimum depth of 1m, except
within 5m of a road boundary where
the minimum height is 1.2m.

LCZ-R10

Hours of Operation
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
Any activity which operates or is
open for visitors, clients, deliveries
or servicing outside of the hours of
0600 - 2200, where the activity is
located closer than 50m from a
boundary with a Living Residential
Zone.

LCZ-R11

Any Fences
Activity Status when compliance not
achieved: Restricted Discretionary

Activity Status: Permitted
Where:
The fence is along a road
boundary site frontage and is
required by a by-law or for public
health and safety, or
The fence is not along a road
frontage.
Fencing up to 2m in height within
1m of any side or rear boundary.
Fencing within 1m of any side or
rear boundary is no higher than
2m.

LCZ-R12

Matters of discretion:
Effects of shading and visual
dominance on adjoining properties.
Urban design and passive
surveillance.
Effects on streetscape character
and amenity.
Health and safety effects.
Activity Status when compliance not
achieved: Restricted Discretionary

Car Parking
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Local Commercial Centre Zone
(LCZ)
Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
No The car parking space is not located
between the building frontage and road
boundaries of the site, except for
carparking spaces at Service Stations
and Grocery Stores.

LC-RNEW

Road Boundary Landscaping
Activity Status when compliance not
achieved: D

Activity Status: P
Where:
Any ground level car parking
areas, except those associated
with a residential activity,
between a building and the road
boundary provide a minimum
2m wide landscaping strip with
a minimum plant height of 0.9m
and a maximum plant height of
1.15m (excluding any tree
planting) between the parking
area and the road boundary
(excluding any area for vehicle
crossings).

LCZ-R13

Outdoor Areas of Storage or Stockpiles
Activity Status: Permitted
Where:

Activity Status when compliance
not achieved: Discretionary

Any The outdoor areas of storage or
stockpile:
a. Complies with rules LCZ-R2 –
R4.
b. Is screened from view from
adjacent public places and
surrounding Living Residential or
Green Open Spaces and
Recreation Zones sites, except
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Local Commercial Centre Zone
(LCZ)
for construction materials to be
used on-site for a maximum
period of 12 months within each
10-year period from [operative
date].
LCZ-R14

Residential Unit
Activity Status: Permitted

Activity Status when compliance
not achieved: RD (Restricted
Discretionary)

Where:
Every residential unit provides an
internal area (excluding garages)
Net Floor Area of at least:
a.
b.
c.
d.

For 1 bedroom – 45m2
For 2 bedrooms – 70m2
For 3 bedrooms – 90m2
For more than 3 bedrooms –
90m2 plus 12m2 for each
additional bedroom.

Any Every 1 bedroom residential
unit provides an outdoor living court
of at least 4m2 and at least 1.5m
depth.
Any Every 2+ bedroom residential
unit contains an outdoor living court
of at least 8m2 and at least 2.4m
depth.
Every residential unit is above
ground floor.

LCZ-R15

Grocery Store
Activity Status: Permitted

Matters of discretion:
The design, size and layout of
buildings to provide appropriate
privacy and amenity for
occupants on site.
The proximity of the site to
communal or public open space
that has the potential to
mitigate any lack of private
outdoor living space.
Adverse effects on active
frontage.
Notification:
Any application for a residential
unit which does not comply with
Rule LCZ-R141 - 3 shall not
require the written consent of
affected persons and shall not be
notified or limited-notified unless
Council decides that special
circumstances exist under section
95A(4) of the Resource
Management Act 1991.

Activity Status when compliance
not achieved: Discretionary

Where:
All site boundaries which are
adjoining a Residential or Open
Space and Recreation Zone are
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Local Commercial Centre Zone
(LCZ)
planted with trees or shrubs to a
minimum height of 1.8m and a
minimum depth of 1m, except within
5m of a road boundary where the
minimum height is 1.2m.
The activity is located:
a. within 50m of a Residential
Zone boundary and does not
operate or open for visitors,
clients, deliveries or
servicing during the hours of
0600 – 2200.
b. further than 50m from a
Residential Zone boundary.
The activity is a primary activity or
ancillary activity.

LCZ-R16

Grocery Store

LCZ-R17

Health Care Facilities

LCZ-R18

Commercial Services

LCZ-R19

Food and Beverage Activityies

LCZ-R-New2

General Commercial

LCZ-R-New3

General Retail
Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
Any individual activity is less than
300m2 GFA per site. The maximum
Business Net Floor Area is
300450m2.
All site boundaries which are
adjoining a Residential or Open
Space and Recreation Zone are
planted with trees or shrubs to a
minimum height of 1.8m and a
minimum depth of 1m, except within
5m of a road boundary where the
minimum height is 1.2m.
The activity is located:
a. within 50m of a Residential
Zone boundary and does not
operates or open for visitors,
clients, deliveries or
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Local Commercial Centre Zone
(LCZ)
servicing outside the hours
of 0600 – 2200.
b. further than 50m from a
Residential Zone boundary.
The activity is a primary activity or
ancillary activity.
LCZ-R20

Artisan Industrial Activities
Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
Any individual activity is less than
300m2 GFA per site. The maximum
Business Net Floor Area is 300m2.
The goods sold on-site are also
manufactured on-site, provided that
the retailing is ancillary to the
manufacturing. For this rule
manufacturing excludes activities
which comprise only the packaging,
labelling, sorting, mixing or
assembling of pre-made products.
Any outdoor area associated with the
activity is not located between the
front of the building and the road.
All site boundaries which are
adjoining a Residential or Open
Space and Recreation Zone are
planted with trees or shrubs to a
minimum height of 1.8m and a
minimum depth of 1m, except within
5m of a road boundary where the
minimum height is 1.2m.
The activity is located:
a. within 50m of a Residential
Zone boundaryies and does
not operates or is open for
visitors, clients, deliveries or
servicing duringoutside the
hours of 0600 – 2200.
b. further than 50m from a
Residential Zone boundary
The activity is a primary activity or
ancillary activity.

LCZ-R21

Place of Assembly
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Local Commercial Centre Zone
(LCZ)
LCZ-R22

Entertainment Facilities

LCZ-R23

Recreational Facilities

LCZ-R24

Emergency Services

LCZ-R25

Educational Facilities

LCZ-R-New4

General Community
Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
Any individual The activity is less
than 1,000m2 GFA per site.
Any outdoor area associated with the
activity is not located between the
front of the building and the road.
All site boundaries which are
adjoining a Residential or Open
Space and Recreation Zone are
planted with trees or shrubs to a
minimum height of 1.8m and a
minimum depth of 1m, except within
5m of a road boundary where the
minimum height is 1.2m.
The activity is located:
a. within 50m of a Residential
Zone boundaryies and does
not operates or is open for
visitors, clients, deliveries or
servicing duringoutside the
hours of 0600 – 2200.
b. The activity is located further
than 50m from a Residential
Zone boundary.
The activity is a primary activity or
ancillary activity.

LCZ-R26

Visitor Accommodation
Activity Status: Restricted Discretionary
Matters of discretion:

Activity Status when compliance
not achieved: Discretionary

The location, scale and intensity of
the proposed building/s, structures,
signs and lighting.
The number of accommodation
units.
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Local Commercial Centre Zone
(LCZ)
The provision of an active frontage
and pedestrian walkability.
The location, design, layout of car
parking spaces, internal access and
manoeuvering.
Urban design, amenity and
character of the LC Local Centre
Zone.
The availability and accessibility of
open space and communal
amenities.
Capacity and availability of
infrastructure.
Road access and effects on
transport, including availability of
public and/or active transport
options.
The activity is a primary activity or
ancillary activity.
LCZ-R27

A New Vehicle Crossing Over a Footpath
Activity Status: Permitted
Where:
Emergency Services are a primary activity.

Activity Status: Discretionary
Where:
1.

The activity is a primary activity or ancillary activity.

LCZ-R28

Supported Residential Care

LCZ-R29

Retirement Village

LCZ-R30

Care Centre

LCZ-R31

Drive Through Facilityies

LCZ-R32

Service Station

LCZ-R33

Funeral Home

LCZ-R34

Hospital
Repair and Maintenance Services
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Local Commercial Centre Zone
(LCZ)
Activity Status: Discretionary
Where:
1.

The activity is a primary activity or ancillary activity.

LCZ-R35

Marine Retail

LCZ-R36

Motor Vehicle Sales

LCZ-R37

Garden Centres

LCZ-R38

Trade Suppliers
Activity Status: Discretionary
Where:

Activity Status when compliance
not achieved: Non-Complying

An individual The activity: has a
GFA
a. Is less than 300m2 GFA per site.
b. Any individual The activity Hhas
an outdoor display or storage
area:
i. Less than 500m2.
ii. Not located between the
front of the building and the
road.
The activity is located within:
a. 50m of a Residential Zone
boundary and operates or is
open for visitors, clients,
deliveries or servicing during
outside the hours of 0600 –
2200.
b. further than 50m from a
Residential Zone
boundaryies.
The activity is a primary activity or
ancillary activity.
LCZ-R39

Rural Production Activities

LCZ-R40

General Industry

LCZ-R41

Manufacturing and Storage
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Local Commercial Centre Zone
(LCZ)
LCZ-R42

Repair and Maintenance Services

LCZ-R43

Marine Industry

LCZ-R44

Hire Premise Activities
Activity Status: Non-Complying
Where:
1.

The activity is a primary activity or ancillary activity.

LCZ-R45

Waste Management Facility

LCZ-R46

Landfill
Activity Status: Prohibited
Where:
1.
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Neighbourhood Commercial
Centre Zone (NCZ)
Overview Issues
The Neighbourhood Commercial Centre Zone (NCZ) provides for a distribution of accessible
neigbhhbourhood commercial activities that provide goods and services to meet the day to
day needs of communities.
The Neighbourhood Commercial Centre Zone is distributed throughout the urban area of
Whangarei City, Ruakaka and Marsden Point. Providing a limited range of everyday goods
and services, NC Neighbourhood Centre Zones are small in overall land area, up to 1ha, with
shop sizes generally ranging from 100 – 300m2 in gross floor area.
On-street parking is generally provided, with limited off-street parking. Being situated within
residential areas it is essential that the range and scale of activities is compatible with
neighbouring residential activity and local amenity values. Very limited opportunities exist for
expansion of these NC Neighbourhood Centre Zones.
The suburbs of the Avenues, Morningside, Otangarei and Otaika do not contain a large
agglomeration of existing commercial and community activities, and therefore do not have a
Local Commercial Centre Zone.
Objectives
NCZ-O1 – Range of
Activities

Provide a distribution of commercial and community activities, while
not undermining the vitality and viability of the LC Local Centre Zone.

NCZ-O2 – Urban
Character and
Amenity

Maintain and enhance the urban character and amenity of the NC
Neighbourhood Centre Zone.

NCZ-O3 – Urban
Design

Development demonstrates high quality urban form that positively
interacts with the public realm and responds positively to and
enhances the character of the surrounding environment.

NCZ-O4 –
Discouraged
Activities

Discourage industrial activities within the NC Neighbourhood Centre
Zone to maintain the NC Neighbourhood Centre Zone amenity and
character.

Policies
NCZ-P1 – Character
and Amenity

To recognise the character and urban amenity values of the
Neighbourhood Commercial Centre Zone including but not limited to:
A low to medium density of development and built form.
Presence of community activities, street plantings/trees and
street furniture.
Moderate levels of noise during the daytime associated with
traffic and commercial activities.
A moderate degree of privacy for residential activities.
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Neighbourhood Commercial
Centre Zone (NCZ)
No/limited exposure to noxious odour or noise associated with
industrial activities.
Moderate levels of vehicle traffic particularly during daytime
hours.
Moderate levels of illumination.
On-street and off-street parking.
Ample access to daylight.
NCZ-P2 – Range of
Activities

To enable a range of activities that provide a distribution of small
scale commercial and community services for residents by:
Encouraging small scale dairies, commercial service activities
and cafes.
Avoiding rural production and discouraging industrial activities,
large scale commercial activities and destination-based
community activities.
Enabling residential units in association with commercial and
retail activities onsite.
Allowing home occupation ancillary activities where an active
frontage is maintained and open to the public.
Managing the scale, design and nature of activities to ensure
that:
a. An active frontage is maintained at ground floor.
b. The activity and building design are complementary to the NC
Neighbourhood Centre context and retain a fine grain
character.
c. The building is designed to enhance the surrounding
residential amenity.

NCZ-P3 – Residential
Activities

To require residential units to be designed and constructed in a
manner which protects provides for residential amenity and active
frontages.

NCZ-P4 – PedestrianCentric Environment

To create a pedestrian-centric environment by requiring verandahs
and promoting active building frontages.

NCZ-P5 – Residential
Amenity

To protect provides for residential amenity by requiring ensuring
residential units to provide sufficient internal space, outdoor living
courts and noise insulation.

NCZ-P6 – Zone
Interface

To maintain the amenity and characteristics that contribute to sense
of place by managing built development and the interface between
the Neighbourhood Commercial Centre Zone and Residential Zones.

NCZ-P7 – Discouraged To protect urban amenity by avoiding activities which have noxious,
Activities
offensive, or undesirable qualities from locating within the
Neighbourhood Commercial Centre Zone.
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Neighbourhood Commercial
Centre Zone (NCZ)
NCZ-P8 – Water
Setbacks

To protect esplanade areas and reserve waterfront walkways by
avoiding impervious surfaces adjacent to Mean High Water Springs
and river banks.

NCZ-P9 – Built Form

To maintain a built form that is consistent with the surrounding
Residential Zones by limiting bulk and location of buildings.

Rules
NCZ-R1

Any Activity Not Otherwise Listed in tThis Chapter
Activity Status: Permitted
Where:
Resource consent is not required under any rule of the District Plan.
The activity is not prohibited under any rule of the District Plan.

NCZ-R-New2

Minor Buildings
Activity Status: Permitted
1.

NCZ-R2

Note: Minor buildings are exempt from rules NCZ-R2 – R5.

Building and Major Structure Height
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
The maximum building height and
major structure height is 812m
above ground level.

NCZ-R3

Matters of discretion:
1. Effects on the amenity of adjoining
sites.
2. The extent to which visual dominance
effects are minimised

Building and Major Structure Setbacks
Activity Status: Permitted

Activity Status when compliance not

Where:

The All buildings and major
structures is are set back at least:
a. 3m from a boundary that
adjoins any Residential or Open
Space and Recreation Zone
boundary.
WDC Submission
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achieved with
NCZ-R3.1(a) or R3.2:
Restricted
Discretionary
Matters of discretion:

The outlook and privacy of
adjoining and adjacent properties.
Effects of shading and visual
dominance on adjoining properties.
Effects on the streetscape
character of the area.
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Neighbourhood Commercial
Centre Zone (NCZ)
b. 27m from Mean High Water
Springs or and the top of the
bank of any river that has a
width exceeding 3m (excluding
bridges, culverts and fences).

Effects on the safety and efficiency
of the transport network.
Activity Status when compliance not
achieved with NCZ-R3.1(b): Restricted
Discretionary

1.2. The building is setback 0.5m from
the of road boundariesy at ground
floor for the entire length of the
street frontage for any front site,
except:
a. A One setback of up to 1.5m for
a maximum width of 2.5m to
allow for a recessed pedestrian
entrance.

NCZ-R4

Building and Major Structure Height in Relation to Boundary
Activity Status when compliance not
Activity Status: Permitted
achieved: Restricted Discretionary
Where:
Matters of discretion:
No part of the All buildings and
major structures do not exceeds a
height equal to 3m above ground
level plus the shortest horizontal
distance between that part of the
building or major structure and the
site boundary adjoining any Living
Residential or Green Open Spaces
and Recreation Zone.

NCZ-R5

Building Frontages
Activity Status: Permitted

The outlook and privacy of
adjoining and adjacent properties.
Effects of shading and visual
dominance on adjoining and
adjacent properties.

Activity Status when compliance not
achieved: Discretionary

Where:
1. No continuous blank wall with an
area greater than 25m2 is visible
from site frontage.
2. 1. At least 65% of the building
frontage at ground floor is clear
glazing.
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Neighbourhood Commercial
Centre Zone (NCZ)
3. 2. The main pedestrian entrance is
provided within 3m of the site
frontage.
4. 3. There are Nno roller doors (except
security grills which allow views
from the street into the premise) is
situated along site frontage.
NCZ-R6

Impervious Areas
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
The impervious area within the site
does not exceed 75% of the site
area.
Areas The impervious area is
further set back at least than 5m of
from Mean High Water Springs or
and the top of the bank of any river
that has a width exceeding 3m
(excluding bridges, culverts and
fences).

NCZ-R7

Hours of Operation
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
Any activity which operates or is
open for visitors, clients,
deliveries or servicing outside of
the hours of 0600 - 2200, where
the activity is located closer than
50m from a boundary with a
Living Residential Zone.

NCZ-R8

Any Fences
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
The fence is along a road boundary
site frontage and is required by a
by-law or for public health and
safety.
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Neighbourhood Commercial
Centre Zone (NCZ)
The fence is not along road
frontage.
Fencing up to 2m in height within
1m of any side or rear boundary.
Fencing within 1m of any side or
rear boundary is no higher than 2m.

NCZ-R9

Car Parking
Activity Status: Permitted

Urban design and passive
surveillance.
Effects on streetscape character
and amenity.
Health and safety effects.

Activity Status when compliance not
achieved: Discretionary

Where:
The car parking space is not located
between the building frontage and
road boundaries of the site.

NCZ-R10

Verandahs
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
Any All buildings fronting a road
contains provide a verandah:
a. Along at least 90% of the
frontage of the building.
b. That is at least 3m above the
footpath and no more than 4m
above the footpath.
c. That has a minimum width of
1.5m and a maximum width of
2.5m and is set back at least
0.6m from the kerb line.
That has a maximum facia height
of 0.5m.

NCZ-R11

Outdoor Areas of Storage or Stockpiles
Activity Status: Permitted
Activity Status when compliance not
achieved: Discretionary
Where:
Any The outdoor area of storage
or stockpile:
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Neighbourhood Commercial
Centre Zone (NCZ)
a. Complies with rules NCZ-R2 –
R4.
b. Is screened from view from
adjacent public places and
surrounding Living Residential
or Green Open Spaces and
Recreation Zones sites, except
for construction materials to be
used on-site for a maximum
period of 12 months within
each 10-year period from
[operative date].
NCZ-R12

Residential Unit
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
The maximum density is 1
residential unit, per site.
The residential unit is an
ancillary activity to a
commercial service, general
retail or food and beverage
activity within the site.
The Every residential unit
provides an internal area
(excluding garages) a Net Floor
Area of at least:
a.
b.
c.
d.

For 1 bedroom – 45m2
For 2 bedrooms – 70m2
For 3 bedrooms – 90m2
For more than 3 bedrooms
– 90m2 plus 12m2 for each
additional bedroom.

Any Every 1 bedroom
residential unit provides an
outdoor living court of at least
4m2 and at least 1.5m depth.
Any Every 2+ bedroom
residential unit contains an
outdoor living court of at least
8m2 and at least 2.4m depth.
No residential unit is accessed
directly from the road frontage.
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Matters of discretion:
The design, size and layout of
buildings to provide appropriate
privacy and amenity for occupants
on site.

The proximity of the site to
communal or public open space
that has the potential to mitigate
any lack of private outdoor living
space.
Adverse effects on active frontage.
Notification:
Any application for a residential unit
which does not comply with the
minimum internal area and outdoor
living court requirements in NCZ-R12.3
- 5 shall not require the written consent
of affected persons and shall not be
notified or limited-notified unless
Council decides that special
circumstances exist under section
95A(4) of the Resource Management
Act 1991.
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Neighbourhood Commercial
Centre Zone (NCZ)
NCZ-R
New2

General Retail

Activity Status: Permitted
Where: Any individual activity is
less than 300m2 GFA per site.

NCZ-R13

Grocery Store

NCZ-R14

Commercial Service

NCZ-R15

Health Care Facility

NCZ-R16

Food and Beverage Activity

Activity Status when compliance not
achieved: Discretionary

Activity Status: Permitted

Activity Status when compliance not

Where:

achieved: D (Discretionary)

Any individual The activity:
a. Has a GFA Is less than
300m2 GFA per site.
2. b. Has an outdoor area:
i. Less than 500m2.
ii Not located between the
front of the building and
the road.
The activity is located:
c. within 50m of a
Residential Zone
boundaryies and does
not operates or is open
for visitors, clients,
deliveries or servicing
duringoutside the hours
of 0600 – 2200.
d. The activity is located
further than 50m from a
Residential Zone
boundariesy.
The activity is a primary or
ancillary activity.
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Neighbourhood Commercial
Centre Zone (NCZ)
NCZ-R17

Visitor Accommodation
Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
No more than 12 trariff-paid visitors
are staying on-site at any one time.
No more than 2 accommodation
units per 500m2 are constructed or
operated on site.
Each accommodation unit provides
an outdoor living court of at least
4m2 and at least 1.5m depth.
The activity is a primary or ancillary
activity.

NCZ-R18

Care Centre

NCZ-R19

Supported Residential Care

NCZ-R20

Retirement Village
Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
No more than 12 patients are staying
on-site at any one time.
No more than 2 accommodation units
per 500m2 are constructed or
operated on site.
Each accommodation unit provides
an outdoor living court of at least 4m2
and at least 1.5m depth.
The activity is a primary or ancillary
activity.

NCZ-R21

Place of Assembly

NCZ-R22

Recreational Facilities

NCZ-R23

Educational Facilities

NCZ-R24

Entertainment Facilities

NCZ-R-New2

General Community
Activity Status: Discretionary
Where:
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Neighbourhood Commercial
Centre Zone (NCZ)
1. The activity is a primary or ancillary activity.
NCZ-R25

General Retail Activity

NCZ-R-New3

General Commercial
Activity Status: Discretionary
Where:

Activity Status when compliance
not achieved: Non-Complying

1. An individual retail The activity has a:
a.
b.

GFA greater than 250m2 per site.
An outdoor area:
i.
ii.

Less Greater than 500m2.
Not Llocated between the
front of the building and the
road.

2. The activity is a primary or ancillary
activity.

NCZ-R26

Industrial Activities

NCZ-R27

Motor Vehicle Sales Activities

NCZ-R28

Marine Retail Activities

NCZ-R29

Garden Centres Activities

NCZ-R30

Trade Suppliers Activities

NCZ-R31

Drive Through Facilities Activities

NCZ-R32

Hire Premise

NCZ-R33

Emergency Services

NCZ-R34

Service Stations Activities

NCZ-R35

Funeral Homes Activities

NCZ-R36

Hospital Activities
Activity Status: Non-Complying
Where:
1. The activity is a primary or ancillary activity.

WDC Submission

July 2019
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Neighbourhood Commercial
Centre Zone (NCZ)
NCZ-R37

Rural Production Activities
Activity Status: Prohibited
Where:
1. The activity is a primary or ancillary activity.

WDC Submission

July 2019
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High Medium Density Residential
Zone(HMDRZ)
Overview Issues
The High-dMedium Density Residential Zone (HMDRZ) provides predominantly for higher
medium density residential development in urban areas with few constraints and that are
within easy walking distance to public open space and commercial centres. Over the
foreseeable future, while traditional single residential unit properties will likely remain a
dominant feature within the HDR Medium Density Residential Zone, the zone is anticipated to
provide for a greater range of housing choices and improved affordability,. However,
incremental change can be expected with an increasing prevalence of housing typologies
such as low-rise apartments, walk-ups, terrace housing, semi-detached housing and
detached townhouses on smaller sections.
While it is recognised that more intensive residential development has the potential to
generate adverse effects on established residential environments, it can and should be well
designed so that the layout and scale of housing complements established neighbourhoods.
However, care has been taken not to set development controls at such a level that the
feasibility of development may be unduly compromised.
It is expected that any changes to existing amenity levels resulting from further residential
intensification will be gradual. Such changes will be off-set by advantages gained from
increased neighbourhood activity and vitality, better population support for commercial
centres, an emphasis on good quality urban design, a greater range of housing options,
better utilisation of existing public facilities and infrastructure, and reduced urban sprawl.
Commercial activities are discouraged in the HDR Medium Density Residential Zone.
However, some opportunities are provided for non-residential activities such as community
activities, visitor accommodation, supported residential care and home occupations retail
activities, while ensuring that residential amenity and character are not compromised and that
the activity is sympathetic to the surrounding residential context.
Objectives
MDRZ-O1 – Density

Subdivision and development are consistent with the planned high
medium density built environment and are compatible with the
amenity levels of high medium density residential development.

MDRZ-O2 – Housing
Capacity

Increase housing capacity, intensity and variety.

MDRZ-O3 – Amenity

Subdivision and development provide quality residential amenity for
residents, adjoining sites and the street while acknowledging the
potential for reduced on-site amenity due to increased building scale
and density.

MDRZ-O4 – NonResidential Activities

Residential activities remain the dominant activity in HDR the
Medium Density Residential Zone and any non-residential activities
are compatible with residential amenity.

S42A Recommended Track Changes

October 2019
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High Medium Density Residential
Zone(HMDRZ)
Policies
MDRZ-P1 –
Residential Activities

To recognise and provide for the diverse accommodation needs of
the community by:
Allowing for decreased outdoor living space and landscaping
provided that public open space is conveniently accessible.
Enabling a variety of high medium density housing types
including apartments, terrace housing, semi-detached
townhouses, compact detached townhouses and multi unit
developments.

MDRZ-P2 –
Development Scale
and Design

To ensure that the physical scale and design of development is
sympathetic to the form and scale of existing housing, so that
change is managed and adverse effects in terms of dominance,
intrusion of privacy and shading are minimised.

MDRZ-P3– On-Site
Amenity

To require residential activities design to achieve good levels of onsite amenity by providing:
Useable private outdoor living courts.
Sufficient access to sunlight throughout the year.
Adequate space to accommodate typical residential living
requirements.

MDRZ-P4 – Outdoor
Living Courts

To provide for development that infringes minimum outdoor living
court and sunlight access requirements only where the development
is designed to minimise impacts on on-site amenity, including
through access to communal public outdoor living space.

MDRZ-P5 – Adjacent
Properties

To mitigate adverse amenity effects on adjacent properties by
sensitively designing residential development to:
Manage the intrusion of privacy and the extent of building
dominance on adjoining residential units and areas of outdoor
amenity.
Minimise the degree of overshadowing or obstruction of sunlight
penetration to any adjoining site or residential unit.

MDRZ-P6 –
Residential Amenity
and Character

To manage adverse effects on residential amenity and character by
requiring new developments to have regard to the way the
development:
Provides street activation through connection between front
doors and the street.
Provides landscaping and planting that enhances on-site and
local residential amenity, with particular regard to site frontage.
Avoids Minimises large continuous monotonous building facades
or and walls that do not include design variation or are not
articulated or broken down into smaller elements.

S42A Recommended Track Changes

October 2019
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High Medium Density Residential
Zone(HMDRZ)
Relates to neighbouring properties by employing setbacks,
sensitive building orientation and design, and landscaping to
mitigate dominance and privacy impacts.
Provides an active interface to oOpen sSpace and Recreation
Zones on to which it fronts.
Is sympathetic to other buildings in the vicinity, having regard to:
a. Building materials and external appearance.
b. Glazing treatment.
c.Bbuilding bulk, scale and symmetry.
MDRZ-P7–
Impervious Areas

To restrict impervious areas within sites in order to:

MDRZ-P8–
Supported Residential
Care and Retirement
Villages Premises

To enable a range of appropriate residential activities by providing for
supported residential care and retirement villages premises where
they are designed, located and managed to:

MDRZ-P9– NonResidential Activities

To only enable non-residential activities where they:

MDRZ-P10–
Comprehensive
Design

To encourage subdivision and land use proposals to be undertaken
concurrently as part of a comprehensive design process.

MDRZ-P11–
Subdivision

To promote design and layout of subdivision which achieves the
following:

Manage stormwater runoff.
Maintain Protect and enhance amenity values.
Safeguard esplanade areas and waterfront walkways.

Provide a high level of amenity for residents.
Ensure any adverse effects on surrounding Living Residential
and Green Open Space and Recreation Zones are avoided
minimised.
Maintain the existing residential character of the surrounding
environment.
Avoid, remedy or mitigate any adverse effects on infrastructure,
including the transport network.

Will not detract from the vitality and viability of established
commercial centres Business Zones.
Are complementary in design, scale, nature and intensity to the
residential context.
Avoid, remedy or mitigate adverse effects on residential amenity
values such as noise, traffic, parking, lighting, glare and visual
impact.

Lots are shaped and sized to allow adequate sunlight to living
and outdoor spaces, and to provide appropriate on-site amenity
and privacy.
Where possible, lots are located so that they over-look and front
roads and open spaces.

S42A Recommended Track Changes

October 2019
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High Medium Density Residential
Zone(HMDRZ)
The creation of multiple rear sites is limited, and where
practicable avoided.
A permeable street network where the use of cul-de-sacs is
limited.
Pedestrian and vehicular Cconnections within a development,
and between developments and the public realm, are maximised.
Opportunities for connections to public open space, services and
facilities in the neighbourhood are identified and created.
Rules
MDRZ-R1 Any Activity Not Otherwise Listed in This Chapter
Activity Status: Permitted
Where:
Resource consent is not required under any rule of the District Plan.
The activity is not prohibited under any rule of the District Plan.
MDRZ-R-New1

Minor Buildings
Activity Status: Permitted
Note: Minor buildings are exempt from rules MDRZ-R2 – R4 and RNew2.

MDRZ-R2 Building and Major Structure Height
Activity Status: Permitted
Where:
The maximum building height and
major structure height is 11m above
ground level, except that 50% of a
building's roof in elevation,
measured vertically from the
junction between wall and roof, may
exceed this height by 1m where the
entire roof slopes 15 degrees or
more.

Activity Status when compliance not
achieved: Restricted Discretionary
Matter for discretion:
1. Effects on amenity of
adjoining sites.
2. The extent to which visual
dominance effects are
minimised.

MDRZ-R3 Building and Major Structure Setbacks
Activity Status: Permitted
Where:
Any All buildings and major structures is
are set back at least:
a. 2m from the road boundaryies.
S42A Recommended Track Changes
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Activity Status when compliance
not achieved with MDRZR3.1(a), R3.2 or R3.3:
Restricted Discretionary
Matters of discretion:
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High Medium Density Residential
Zone(HMDRZ)
b. 27m from Mean High Water Springs or
and the top of the bank of any river
that has a width exceeding 3m
(excluding bridges, culverts and
fences).
Any hHabitable rooms of a building is are
set back at least 1.5m from side and rear
boundaries, except where a common wall
between two buildings on adjacent sites is
proposed.
Any All non-habitable major structures and
buildings, and or non-habitable rooms of a
buildings, is are set back at least:
a. 1.5m from side and rear boundaries,
allowing for a 0mnil setback for a
maximum building length of 7.5m on
any single boundary and for a
maximum total building length of
10.5m on all boundaries.
b. 2.5m from a habitable room on any
other site.
Activity Status: P
Where:
1.

A building or parts of a building are set back from the r
relevant boundary by the minimum depth listed in the
below Table.

2.

This rule doers not apply to site boundaries where there
is an existing common wall between two buildings on
adjacent sites or where a common wall is proposed.

3.

Formed car parking spaces within the site (excluding
garages) are located at least 2m from any road boundary,
excluding any on-street car parking.

S42A Recommended Track Changes

October 2019

Page 5

135
Kāinga Ora relief sought in RED TEXT
(underline for additions, strikethrough for deletions)

The outlook and privacy of adjoining and
adjacent properties.
Effects of shading and visual dominance on
adjoining properties.
Effects on the streetscape character of
the area.
Effects on the safety and efficiency of the
transport network.

1. Effects on the amenity
of adjoining sites.
2. The extent to which
visual dominance
effects are minimised.
Activity Status when compliance
not achieved with MDRZR3.1(b): Discretionary

MDRZ-R4 Building and Major Structure Height Bulk in Relation to Boundary
Activity Status: Permitted
Where:
A All buildings and major structures does
not:
a. rResult in an existing residential unit on
a separate HDR site no longer being
able to comply with HMDRZ-R5.2 or
HMDRZ-R14.2.
b. or iIncrease the degree of infringement
for an existing residential unit.
Any part of a building that is greater than
3.5m in height is confined within the arms
of a single 150o angle formed by two lines
intersecting at a common point on any
side or rear boundary such that each line
forms an angle of 15o with that boundary.
2. All buildings and major structures do not
exceed a height equal to 3m above ground
level plus the shortest horizontal distance
between that part of the building or major
structure and any side or rear boundary,
except where:

Activity Status when compliance
not achieved: Restricted
Discretionary
Matters of discretion:
The outlook and privacy of
adjoining and adjacent
properties.
Effects of shading and visual
dominance on adjoining and
adjacent properties.
3. Effects
on
sunlight
access to outdoor areas and
habitable rooms on adjoining
sites

[Relief sought for rule MDRZ-R4 – Building Height in
Relation to Boundary is included in Attachment 2]

S42A Recommended Track Changes

October 2019
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High Medium Density Residential
Zone(HMDRZ)
a.

Any parts of the buildings or major
structures are within 20m of the site
frontage; and:
i. Do not exceed a height of 3.6m
above ground level where they are
1.5m or less from side and rear
boundaries adjoining the HDR, and
ii. Thereafter, are set back 0.3m for
every additional metre in height
(73.3 degrees) up to 6.9m and
then 1m for every additional metre
in height (45 degrees).

Compliance Standards:
HMDRZ-R4.2 does not apply where a
common wall between two buildings on
adjacent sites is proposed.
Measurements for HMDRZ-R4.2 can be
taken from the furthest boundary when
adjoining an access lot/access leg.
MDRZ-R4.2 does not apply to any
boundary adjoining a road or Business
Zone.
A gable end, dormer or roof may exceed
the height in relation to boundary where
that portion exceeding the height in
relation to boundary is:
a. No greater than 1.5m2 in area and no
greater than 1m in height; and
b. No greater than 2.5m cumulatively in
length measured along the edge of the
roof.
No more than two gable ends, dormers or
portions of roof may exceed the height in
relation to boundary on any single site
boundary.

S42A Recommended Track Changes

October 2019
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High Medium Density Residential
Zone(HMDRZ)
MDRZ-R5 Outdoor Living Court
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:

Matters of discretion:

Every residential unit:
a. With one or more habitable
rooms at ground floor level
provides an outdoor living court
of at least 20m2 and at least 4m
depth.
b. With all habitable rooms above
ground floor with 1 or 2
bedrooms provides an outdoor
living court of at least 6m2 and
at least 1.8m depth.
c. With all habitable rooms above
ground floor, with 3 or more
bedrooms provides an outdoor
living court of at least 10m2 and
at least 2.4m depth.
The outdoor living court is able to
receive direct sunlight for at least 5
hours on the winter solstice over at
least 50% of the minimum space
required under HMDRZ-R5.1.

MDRZ-R6 Impervious Areas
Activity Status: Permitted

Notification:
Any restricted discretionary activity
under HMDRZ-R5 shall not require the
written consent of affected persons and
shall not be notified or limited-notified
unless Council decides that special
circumstances exist under section
95A(4) of the Resource Management
Act 1991.

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
The impervious area within the site
does not exceed 65% of the net site
area.
The impervious area is set back at
least 5m from Mean High Water
Springs or and the top of the bank
of any river that has a width
exceeding 3m (excluding bridges,
culverts and fences).

MDRZ-R7 Landscaping
Activity Status: P
Where:
At least 25% of the net site area is
in landscaping.
S42A Recommended Track Changes

Appropriate privacy and amenity of
the occupants on-site.
Sufficient sunlight access to
outdoor areas and habitable rooms
within the site.
The proximity of the site to
communal or public open space
that has the potential to mitigate
any lack of private outdoor living
space.

Matter for discretion:
1. The extent to which the increased
impervious area will increase
stormwater generated from the site.
2. The extent to which the additional
impervious area will affect amenity
values.
3. The extent to which the additional
impervious area will affect waterfront
areas or waterfront walkways.

Activity Status when compliance not
achieved: D

October 2019

Page 8

Kāinga Ora relief sought in RED TEXT
(underline for additions, strikethrough for deletions)138

High Medium Density Residential
Zone(HMDRZ)
MDRZ-RNew2

Building and Major Structure Coverage
Activity Status: Permitted
Activity Status when compliance not
achieved: Restricted Discretionary
Where:
The maximum cumulative
building and major structure
coverage is 45% of the net
site area.

Matters of discretion:
The scale and bulk of buildings and
major structures in relation to the
site and the existing built density of
the locality.
The outlook and privacy of adjoining
and adjacent properties.
Visual dominance of buildings and
major structures.

MDRZ-R8 Fences
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
Any The fence has a maximum
height of 2m above ground level.
Any fence Fencing within 3m of a
road boundary is at least 50%
visually permeable for any portion
above 1m high.
Any fence Fencing along a
boundary shared with a Green
Open Space and Recreation Zone
is at least 50% visually permeable
for any portion above 1.5m high.
Fencing The fence is not fortified
with barbed wire, broken glass or
any form of electrification except for
stock exclusion purposes where
abutting the Rural Production Zone.

S42A Recommended Track Changes

Matters of discretion:
Effects of shading and visual
dominance on adjoining properties.
Urban design and passive
surveillance.
Effects on streetscape character
and amenity.
1. The extent to which privacy is
provided for dwellings, while
enabling opportunities for
passive surveillance of the
street.
2. The extent to which visual
dominance effects to immediate
neighbours and the street are
minimised.
Health and safety effects.
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High Medium Density Residential
Zone(HMDRZ)
Figure 2: Examples of fences solid up to 1m and 50% visually permeable between 1m
and 2m high

MDRZ-R9 Garages
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
Any ground floor garage which
faces the street occupies less than
40% of the site frontage.

MDRZ-R10 Car Parking
Activity Status: Permitted

Effects on streetscape character of
the area.
Effects on urban design and
passive surveillance.

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
Any Formed car parking spaces
within the site (excluding garages)
are located at least 2m from any
road boundary, excluding any onstreet car parking.

S42A Recommended Track Changes

Matters of discretion:

Matters of discretion:

October 2019

Effects on the safety and efficiency
of the transport network.
Effects on pedestrian and cyclist
safety and navigability.
Effects on streetscape character
and amenity.
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High Medium Density Residential
Zone(HMDRZ)
MDRZ-R11 Outdoor Areas of Storage or Stockpiles
Activity Status: Permitted
Where:
Any The outdoor area of storage or
stockpile:
a. Complies with rules HMDRZR2.
b. Complies with rules MDRZ-R3
– R4 and RNew2.
c. Is screened from view from
adjacent public places and
surrounding sites, except for
construction materials to be
used on-site for a maximum
period of 12 months within each
10-year period from [operative
date].

Activity Status when compliance with
MDRZ-R11.1(b) – (c) not achieved:
Restricted Discretionary
Matters of discretion:
Effects in relation to dust and
odour.
Visual amenity effects.
The matters of discretion in MDRZR3 – R4 and RNew2.
Activity Status when compliance with
MDRZ-R11.1(a) not achieved:
Discretionary

MDRZ-R12 Supported Residential Care
MDRZ-R13 Retirement Village Premises
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
The activity generates less than 25
traffic movements per site, per day,
per site.

MDRZ-R14 Principal Residential Unit
MDRZ-R15 Minor Residential Unit
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
Every principal residential unit
provides a Net Floor Area n internal
area (excluding garages) of at least:
a. For 1 bedroom – 4560m2
b. For 2 bedrooms – 705m2
c. For 3 bedrooms – 1190m2
d. For more than 3 bedrooms –
1190m2 plus 20m2 for each
additional bedroom.

S42A Recommended Track Changes

Matters of discretion:
The design, size and layout of
buildings to provide appropriate
privacy and amenity of for
occupants on-site.
Notification:
Any restricted discretionary activity
under HMDRZ-R14-R15.1-2 shall not
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High Medium Density Residential
Zone(HMDRZ)
Every residential unit provides a living
area that can receive direct sunlight
for at least 5 hours on the winter
solstice.
There is a separation distance of at
least 6m from any window in a
habitable room to a window of a
habitable room in a separate
residential unit (excluding any
ancillary minor residential unit) where
there is a direct line of sight between
the windows.

MDRZ-R16

Retail Activity

MDRZ-R17

Commercial Services

MDRZ-R18

Food and Beverage Activity

MDRZ-R19

Care Centre

MDRZ-R20

Visitor Accommodation

MDRZ-R-New3

Place of Assembly
Activity Status: Permitted

require the written consent of
affected persons and shall not be
notified or limited-notified unless
Council decides that special
circumstances exist under section
95A(4) of the Resource Management
Act 1991.

Where:
The activity is an ancillary activity to a
residential unit on the site.
The principal operator of the activity is a
permanent resident on the site.
The activity does not include, before
8am 0800 or after 6pm 1800 on any
day, the operation of machinery,
receiving customers or the loading or
unloading of vehicles.
The activity generates less than 20
traffic movements per site, per day, per
site.
There is no car parking between the
residential unit and the road.
In addition to the principal operator, the
activity has no more than two other
persons engaged in providing the
activity.
The activity does not exceed the use of
15% of the total GFA of all buildings on
the site.

S42A Recommended Track Changes
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Activity Status when
compliance with up to two of
the rules MDRZ-R16 –
RNew3.4-11 is not achieved:
Discretionary
Activity Status when
compliance with more than
two of the rules is not
achieved or when
compliance with any of rules
HMDRZ-R16 – R20New3.1
– 3 is not achieved: NonComplying
Notification:
Any non-complying land use
activity in the HDR must be
publicly notified.
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High Medium Density Residential
Zone(HMDRZ)
The total area of signage is less than
0.25m2, per site.
There is no illuminated or moving
signage.
No more than 6 tariff-paid visitors are
staying on-site at any one time.
Each visitor accommodation unit
provides an outdoor living court of at
least 6m2 and at least 1.8m depth.
MDRZ-R21 Multi Unit Development
Activity Status: Restricted Discretionary
Where:
The activity meets Rules HMDRZ-R2 – R4,
RNew2 and R9.
Matters of discretion:
Appropriate privacy and amenity of the
occupants on-site.
Sufficient sunlight access to outdoor living
space and habitable rooms within the site.
The proximity of the site to communal or
public open space that has the potential to
mitigate any lack of private outdoor living
space.
The suitability of the particular area for
increased residential density, including:
a. The availability and accessibility of open
space, public amenities and commercial
activities in proximity.
b. Capacity and availability of infrastructure.
c. Road access and effects on transport,
including availability of public and/or active
transport options.
Notification:

Activity Status when
compliance not achieved:
Restricted Discretionary
Matter for discretion:
1. Appropriate privacy and amenity
of the occupants on-site.
2. Sufficient sunlight access to
outdoor living space and habitable
rooms within the site.
3. The proximity of the site to
communal or public open space
that has the potential to mitigate
any lack of private outdoor living
space.
4. The suitability of the particular
area for increased residential
density, including:
a. The availability and
accessibility of open space, public
amenities and commercial
activities in proximity.
b. Capacity and availability of
infrastructure.
c. Road access and effects on
transport, including availability of
public and/or active transport
options.

Any restricted discretionary activity under
HMDRZ-R21 shall not require the written consent
of affected persons and shall not be notified or
limited-notified unless Council decides that
special circumstances exist under section 95A(4)
of the Resource Management Act 1991.
Note: Any application shall comply with
information requirement HMDRZ-REQ1.

S42A Recommended Track Changes
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High Medium Density Residential
Zone(HMDRZ)
MDRZ-R22

Place of Assembly

MDRZ-R23

Emergency Services

MDRZ-R-New4

Educational Facilities
Activity Status: Discretionary
Where:
1.

The activity is a primary activity or ancillary activity.

MDRZ-R24

Entertainment Facilities

MDRZ-R25

Service Stations

MDRZ-R26

Funeral Home

MDRZ-R27

Recreational Facilities

MDRZ-R28

Educational Facilities

MDRZ-R29

Hospital

MDRZ-R-New5

General Commercial

MDRZ-R-New6

General Community
Activity Status: Non-Complying
Where:
1. The activity is a primary activity or ancillary activity.
Notification:
Any non-complying land use activity within the HDR must be publicly
notified.

MDRZ-R30 Rural Production Activity
MDRZ-R31 Industrial Activities
Activity Status: Prohibited
Where:
1. The activity is a primary activity or ancillary activity.

S42A Recommended Track Changes

October 2019

Page 14

Kāinga Ora relief sought in RED TEXT
(underline for additions, strikethrough for deletions)144

High Medium Density Residential
Zone(HMDRZ)
MDRZ-REQ1 Information Requirement – Urban Design and Density
All applications for resource consent pursuant to HMDRZ-R21 shall include
an urban design assessment prepared by a suitably qualified and
experienced professional which details:
a. An analysis of the site in relation to its context, including:
i. The character and scale of surrounding development including any
cultural relationships or historic heritage features.
ii. The landform and topography of the site and surrounding
environment.
iii. The ecology and habitat of the site and surrounding environment.
iv. Access to public and active transport infrastructure.
b. An assessment of how the proposal is consistent with best practice
urban design, including:
i. Effects on the character of the area and neighbourhood, residential
amenity and pedestrian and vehicular movements.
ii. The relationship of the proposed development to public places and
how the proposal responds to any issues or characteristics identified
in the site analysis.
iii. Any proposed measures to avoid or mitigate adverse effects on
adjacent public places and residential sites.
iv. Any prop os ed meas ure s to i nc orp orate Māori de si gn el ements .
v. Any proposed measures to facilitate active and public transport.
c. Any consultation undertaken as part of any pre-application meetings
with Council and any mitigation measures that were recommended by
Council.
d. Any consultation undertaken with mana whenua and a summary of the
results of that consultation.
Note:
Acceptable means of compliance and best practice urban design guidance
is contained within Whangarei District Council’s Urban Design Guidelines.

S42A Recommended Track Changes
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Medium-density General
Residential Zone (MDGRZ)
Overview Issues
The Medium-density General Residential Zone (MDGRZ) provides predominantly for
residential development within the Urban Area of Whangarei. The MDR General Residential
Zone provides for traditional suburban densities and housing forms, and is characterised by
one to two storey stand-alone (detached) residential units on larger properties set back from
boundaries with landscaped gardens, consistent with an urban, medium density character.
However, the zone also contemplates incremental intensification to provide for a range of
housing needs while retaining a suburban built character. Over time, it is anticipated that the
MDR will experience minimal, incremental and low impact change.
Commercial activities are discouraged in the MDR General Residential Zone. However, some
opportunities are provided for non-residential activities such as retail activities, commercial
services, community activities and visitor accommodation, while ensuring that residential
amenity and character are not compromised and that activities are sympathetic to the
surrounding residential context.
Objectives
GRZ-O1 – Density

Subdivision and development are consistent with the medium density
planned suburban built environment and are compatible with the
amenity levels of medium density existing residential development.

GRZ-O2 – Housing
Variety

Provide for a range of allotment sizes and densities and low impact,
minor residential units to provide for affordable, diverse and multigenerational living.

GRZ-O3 – Amenity

Subdivision and development provide quality residential amenity for
residents, adjoining sites and the street.

GRZ-O4 – NonResidential Activities

Residential activities remain the dominant activity in MDR the
General Residential Zone and any non-residential activities are
compatible with residential amenity.

Policies
GRZ-P1 – Density
and Character

To achieve a medium density the planned suburban built character
by:
Managing the number of households that can be accommodated
on each site.
Managing the height, bulk and form of development.
Requiring sufficient outdoor living space and landscaping within
each site.
Enabling residential development on sites of an appropriate size
and shape.

S42A Recommended Track Changes
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Medium-density General
Residential Zone (MDGRZ)
GRZ-P2 –
Development Scale
and Design

To ensure that the physical scale and design of development is
sympathetic to the form and scale of existing housing, so that
change is managed and adverse effects in terms of dominance,
intrusion of privacy and shading are minimised.

GRZ3 – On-Site
Amenity

To require residential activities to achieve appropriate levels of onsite amenity by providing:
Useable private outdoor living courts.
Sufficient access to sunlight throughout the year.
Adequate space to accommodate typical residential living
requirements.

GRZ4– Outdoor
Living Courts

To provide for development that infringes minimum outdoor living
court and sunlight access requirements where the development is
designed to minimise impacts on on-site amenity, including through
communal outdoor living spaces.

GRZ5– Adjacent
Properties

To mitigate adverse amenity effects on adjacent properties by
sensitively designing residential development to:
Manage the intrusion onf privacy and the extent of building
dominance on adjacent residential units and outdoor living
spaces.
Minimise the degree of overshadowing to any adjoining site or
residential unit.

GRZ6– Residential
Amenity and
Character

To manage adverse effects on residential amenity and character by
requiring developments to have regard to the way the development:
Provides street activation through connection between front
doors and the street.
Provides landscaping that enhances on-site and local residential
amenity, with particular regard to site frontage.
Minimises Avoids large continuous monotonous building facades
or and walls that do not include design variation or are not
articulated or broken down into smaller elements.
Relates to neighbouring properties by employing setbacks,
sensitive building orientation and design, and landscaping to
mitigate dominance and privacy impacts.
Provides an active interface to oOpen sSpace and Recreation
Zones onto which it fronts.
Is sympathetic to the amenity and character of the locality and
other buildings in the vicinity, having regard to:
a. Building materials and external appearance.
b. Glazing treatment.
ac. Building bulk, scale and symmetry.
b. Development density.

S42A Recommended Track Changes
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GRZ7– Impervious
Areas

To restrict impervious areas within sites in order to:

GRZ8– Supported
Residential Care and
Retirement Villages
Premises

To enable a range of appropriate residential activities by providing for
supported residential care and retirement villages premises where
they are designed, located and managed to:

GRZ9– NonResidential Activities

To only enable non-residential activities where they:

GRZ10–
Comprehensive
Design

To encourage subdivision and land use proposals to be undertaken
concurrently as part of a comprehensive design process.

GRZ11– Subdivision

To promote good design and layout of subdivision which achieves
the following:

Manage stormwater runoff.
Maintain Protect and enhance amenity values.
Safeguard esplanade areas and waterfront walkways.

Provide a high level of amenity for residents.
Ensure any adverse effects on surrounding Living Residential
and Green Open Space and Recreation Zones are minimised
avoided.
Maintain the existing residential character of the surrounding
environment.
Avoid, remedy or mitigate any adverse effects on infrastructure,
including the transport network.

Will not detract from the vitality and viability of Business Zones.
Are complementary in design, scale, nature and intensity to the
residential context.
Avoid, remedy or mitigate adverse effects on residential amenity
values such as noise, traffic, parking, lighting, glare and visual
impact.

Lots are shaped and sized to allow adequate sunlight to outdoor
living spaces, and to provide adequate on-site amenity and
privacy.
Where possible, lots are located so that they over-look and front
roads and oOpen sSpaces and Recreation Zones.
The creation of multiple rear sites is limited, and where
practicable avoided.
A permeable street network where the use of cul-de-sacs is
limited.
Connections within a development, and between developments
and the public realm, are maximised.
Opportunities for connections to public open space, services and
facilities in the neighbourhood are identified and created.
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GRZ12– Density

To provide for a range of site sizes and densities while protecting
residential character and amenity by considering increased
residential density where:
A mixture of allotment sizes and housing typologies, including
low-cost options, is are provided.
The location is supportive of pedestrians, cyclists and public
transport.
The area is in proximity to Open Space and Recreation Zones
and the City Centre, Mixed-uUse, Local Commercial Centre or
Neighbourhood Commercial Centre Zones.
There is sufficient infrastructure to accommodate the
development.
The development is sympathetic to the surrounding environment
and adverse effects on adjoining sites are minimised.
The parent allotment size and site frontage are sufficient to
enable comprehensive development and provide quality on-site
amenity.

Rules
GRZ-R1

Any Activity Not Otherwise Listed in This Chapter
Activity Status: Permitted
Where:
Resource consent is not required under any rule of the District Plan.
The activity is not prohibited under any rule of the District Plan.

GRZ-R-New1

Minor Buildings
Activity Status: Permitted
Note: Minor buildings are exempt from rules GRZ-R2 – R4 and RNew2.

GRZ-R2

Building and Major Structure Height
Activity Status: Permitted
Where:
The maximum building height and
major structure height is 8m above
ground level, except that 50% of a
building's roof in elevation,
measured vertically from the
junction between wall and roof,
may exceed this height by 1m
where the entire roof slopes 15
degrees or more.

S42A Recommended Track Changes
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Medium-density General
Residential Zone (MDGRZ)
GRZ-R3

Building and Major Structure Setbacks
Activity Status: Permitted

Activity Status when compliance not
achieved with GRZ-R3.1 – 2:
Restricted Discretionary

Where:
Any hHabitable rooms of a building
is are set back at least:

Matters of discretion:
The outlook and privacy of
adjoining and adjacent properties.
Effects of shading and visual
dominance on adjoining properties.
Effects on the streetscape
character of the area.
Effects on the safety and efficiency
of the transport network.
1. Effects on the amenity of
adjoining sites.
2. The extent to which visual
dominance effects are
minimised.

a. 4.5m from the road
boundaryies.
b. 3m from side and rear
boundaries, allowing for one
1.5m setback.
Any All non-habitable major
structures and buildings, and or
non-habitable rooms of a buildings,
is are set back at least:
a. 4.5m from the road
boundaryies.
b. 1.5m from any other boundary,
allowing for a 0mnil setback for
a maximum building length of
7.5m on any single boundary
and for a maximum total
building length of 10.5m on all
boundaries.
c. 2.5m from a habitable room on
any other site.
Any All buildings and major
structures are is set back at least
27m from Mean High Water
Springs or and the top of the bank
of any river that has a width
exceeding 3m (excluding bridges,
culverts and fences).

Activity Status when compliance not
achieved with GRZ-R3.3: Discretionary

Activity Status: P
Where:
1. A building or parts of a building are set back from the r
relevant boundary by the minimum depth listed in the
below Table.

2.

This rule doers not apply to site boundaries where there
is an existing common wall between two buildings on
adjacent sites or where a common wall is proposed.

S42A Recommended Track Changes
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GRZ-R4

Building and Major Structure Height in Relation to Boundary
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
No part of a All buildings and major
structures do not exceeds a height
equal to 3m above ground level
plus the shortest horizontal
distance between that part of the
building or major structure and any

Matters of discretion:
The outlook and privacy of
adjoining and adjacent properties.
Effects of shading and visual
dominance on adjoining and
adjacent properties.
3. Effects on sunlight access to
outdoor areas and habitable
rooms on adjoining sites

[Relief sought for rule GRZ-R4 – Building Height in
Relation to Boundary is included in Attachment 2]
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Medium-density General
Residential Zone (MDGRZ)
side or rear boundary that is not
adjoining a road or business zone.
Compliance Standard:
Measurements for this rule can be
taken from the furthest boundary
when adjoining an access
lot/access leg.
A gable end, dormer or roof may
exceed the height in relation to
boundary where that portion
exceeding the height in relation to
boundary is:
a. No greater than 1.5m2 in area and
no greater than 1m in height; and
b. No greater than 2.5m
cumulatively in length measured
along the edge of the roof.
No more than two gable ends,
dormers or portions of roof may
exceed the height in relation to
boundary on any single site
boundary.
GRZ-R5

Outdoor Living Court
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
Every principal residential unit:

Matters of discretion:
Appropriate privacy and amenity of
the occupants on-site.
Sufficient sunlight access to
outdoor living spaces within the
site.
The proximity of the site to
communal or public open space
that has the potential to mitigate
any lack of private outdoor living
space.

a. With one or more habitable
rooms at ground floor level
provides an outdoor living court
of at least 20m2 and at least 4m
depth.
b. With all habitable rooms above
ground floor provides an
outdoor living court of at least
108m2 and at least 2.4m depth.
Every minor residential unit:
a. With one or more habitable
rooms at ground floor level
provides an outdoor living court
of at least 210m2 and at least
2.4m depth.
b. With all habitable rooms above
ground floor provides an
outdoor living court of at least
6m2 and at least 1.8m depth.

S42A Recommended Track Changes
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The outdoor living court is able to
receive direct sunlight for at least 5
hours on the winter solstice over at
least 50% of the minimum space
required under MDGRZ -R5.1-2.

GRZ-R6

Impervious Areas
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
The impervious area within the site
does not exceed 60% of the net site
area.
The impervious area is set back at
least 5m from Mean High Water
Springs or and the top of the bank
of any river that has a width
exceeding 3m (excluding bridges,
culverts and fences).

GRZ-R7

95A(4) of the Resource Management
Act 1991.

Landscaping
Activity Status: P

Matters for discretion:
1. The extent to which the increased
impervious area will increase
stormwater generated from the site.
2. The extent to which the additional
impervious area will affect amenity
values.
3. The extent to which the additional
impervious area will affect
waterfront areas or waterfront
walkways.

Activity Status when compliance not
achieved: D

Where:
At least 30% of the net site area is
in landscaping.

GRZ-RNew2

Building and Major Structure Coverage
Activity Status: Permitted
Activity Status when compliance not
achieved: Restricted Discretionary
Where:
The maximum cumulative
building and major structure
coverage is 40% of the net site
area.

S42A Recommended Track Changes

Matters of discretion:
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site and the existing built density of
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GRZ-R8

Fences
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
Any The fence has a maximum
height of 2m above ground level.
Any fence Fencing within 3m of a
road boundary is at least 50%
visually permeable for any portion
above 1m high.
Any fence Fencing along a
boundary shared with a Green
Open Space and Recreation Zone
is at least 50% visually permeable
for any portion above 1.5m high.
Fencing The fence is not fortified
with barbed wire, or broken glass.
The fence is not fortified with or any
form of electrification except for
stock exclusion purposes where
abutting the Rural Production Zone.

Matters of discretion:
Effects of shading and visual
dominance on adjoining properties.
Urban design and passive
surveillance.
Effects on streetscape character
and amenity.
1. The extent to which privacy is
provided for dwellings, while
enabling opportunities for
passive surveillance of the
street.
2. The extent to which visual
dominance effects to immediate
neighbours and the street are
minimised.
Health and safety effects.

Figure 1: Examples of fences solid up to 1m and 50% visually permeable between 1m
and 2m high
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GRZ-R9

Car Parking
Activity Status: Permitted

Activity Status when compliance
not achieved: Restricted
Discretionary

Where:
Any Formed car parking spaces are
located at least 2m from any road
boundary, excluding any on-street
parking.

GRZ-R10

Outdoor Areas of Storage or Stockpiles
Activity Status: Permitted
Where:
Any The outdoor area of storage or
stockpile:
a. Complies with rules MDGRZR2.
b. Complies with rules GRZ-R3 –
R4 and RNew2.
c. Is screened from view from
adjacent public places and
surrounding sites, except for
construction materials to be
used on-site for a maximum
period of 12 months within each
10-year period from [operative
date].

GRZ-New3

Matters of discretion:
Effects on the safety and
efficiency of the transport
network.
Effects on pedestrian and
cyclist safety and navigability.
Effects on streetscape
character and amenity.

Activity Status when compliance with
GRZ-R10.1(b) – (c) not achieved:
Restricted Discretionary
Matters of discretion:
Effects in relation to dust and
odour.
Visual amenity effects.
The matters of discretion in GRZR3 – R4 and RNew2.
Activity Status when compliance with
GRZ-R10.1(a) not achieved:
Discretionary

Farming
Activity Status: Permitted

GRZ-R11

Supported Residential Care

GRZ-R12

Retirement Village Premises

S42A Recommended Track Changes
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Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
The activity generates less than 25
traffic movements per site, per day,
per site.

GRZ-R13

Principal Residential Unit
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
The maximum density is 1 principal
residential unit per 450m2 net site
area provided that one principal
residential unit is permitted on a
site of any size.
The principal residential unit is
separated by at least 3m from any
other detached residential unit
(excluding any ancillary minor
residential unit).
The principal residential unit is
separated by at least 6m from any
other detached residential unit
where there is an outdoor living
court between the residential units
(excluding any ancillary minor
residential unit).

GRZ-R14

Minor Residential Unit
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
The maximum density is 1 minor
residential unit per principal
residential unit on the site.
The nearest distance between the
minor residential unit and the
principal residential unit (excluding
any accessory buildings) does not
exceed 15m.
The maximum GFA of the minor
residential unit (including decking
and garage areas) is 90m2.

S42A Recommended Track Changes
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information requirement MDGRZ REQ1.
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Residential Zone (MDGRZ)
GRZ-R15

Retail Activity

GRZ-R16

Commercial Services

GRZ-R17

Food and Beverage Activity

GRZ-R18

Care Centre

GRZ-R19

Visitor Accommodation

GRZ-New4

Place of Assembly
Activity Status: Permitted
Where:
The activity is an ancillary activity
to a residential unit on the site.
The principal operator of the
activity is a permanent resident
on the site.

The activity does not include,
before 8am 0800 or after 6pm
1800 on any day, the operation of
machinery, receiving customers
or the loading or unloading of
vehicles.
The activity generates less than
20 traffic movements per site, per
day, per site.
There is no car parking between
the residential unit and the road.
In addition to the principal
operator, the activity has no more
than two other persons engaged
in providing the activity.
The activity does not exceed the
use of 15% of the total GFA of all
buildings on the site.
The total area of signage is less
than 0.25m2, per site.
There is no illuminated or moving
signage.
No more than 6 tariff-paid visitors
are staying on-site at any one
time.
Each visitor accommodation unit
provides an outdoor living court
of at least 6m2 and at least 1.8m
depth.

S42A Recommended Track Changes

Activity Status when compliance with
up to two of the rules GRZ-R15 –
RNew4.4-11 is not achieved:
Discretionary
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of rules MDGRZ-R15 – RNew419.1 – 3
is not achieved: Non-Complying
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the MDR must be publicly notified.
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GRZ-R20

Multi Unit Development
Activity Status: Restricted Discretionary
Where:
The activity meets Rules MDGRZ R2 – R4 and RNew2.
Matters of discretion:
Appropriate privacy and amenity of
the occupants on-site.
Sufficient sunlight access to
outdoor living spaces and habitable
rooms within the site.
The proximity of the site to
communal or public open space
that has the potential to mitigate
any lack of private outdoor living
space.
The suitability of the particular area
for increased residential density,
including:
a. The availability and accessibility
of open space, public amenities
and commercial activities in
proximity.
b. Capacity and availability of
infrastructure.
c. Road access and effects on
transport, including availability
of public and/or active transport
options.
Notification:

Activity Status when compliance not
achieved: Restricted Discretionary
Matters of discretion:
1. Appropriate privacy and amenity
of the occupants on-site.
2. Sufficient sunlight access to
outdoor living space and habitable
rooms within the site.
3. The proximity of the site to
communal or public open space
that has the potential to mitigate
any lack of private outdoor living
space.
4. The suitability of the particular
area for increased residential
density, including:
a. The availability and accessibility
of open space, public amenities
and commercial activities in
proximity.
b. Capacity and availability of
infrastructure.
c. Road access and effects on
transport, including availability of
public and/or active transport
options.

Any restricted discretionary activity
under MDGRZ-R20 shall not require
the written consent of affected persons
and shall not be notified or limitednotified unless Council decides that
special circumstances exist under
section 95A(4) of the Resource
Management Act 1991.
Note: Any application shall comply with
information requirement MDGRZREQ1.
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GRZ-R21

Place of Assembly

GRZ-R22

Emergency Services

GRZ-R-New5 Educational Facilities
Activity Status: Discretionary
Where:
1.

The activity is a primary activity or ancillary activity.

GRZ-R23

Entertainment Facilities

GRZ-R24

Service Stations

GRZ-R25

Funeral Home

GRZ-R26

Recreational Facilities

GRZ-R27

Educational Facilities

GRZ-R28

Hospital

GRZ-R29

Farming

GRZ-R-New6

General Commercial

GRZ-R-New7

General Community
Activity Status: Non-Complying
Where:
1. The activity is a primary activity or ancillary activity.
Notification:
Any non-complying land use activity within the MDR must be publicly
notified.

GRZ-R30

Plantation Forestry

GRZ-R31

Intensive Livestock Farming

GRZ-R32

Farm Quarrying

GRZ-R33

Seasonal Activity

GRZ-R34

Industrial Activities

S42A Recommended Track Changes
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Medium-density General
Residential Zone (MDGRZ)
Activity Status: Prohibited
Where:
1. The activity is a primary activity or ancillary activity.
GRZ-REQ1 Information Requirement – Urban Design and Density
All applications for resource consent pursuant to MDGRZ-R13.1, MDGRZR14.1 or MDGRZ-R20 shall include an urban design assessment prepared
by a suitably qualified and experienced professional which details:
a. An analysis of the site in relation to its context, including:
i. The character and scale of surrounding development including any
cultural relationships or historic heritage features.
ii. The landform and topography of the site and surrounding
environment.
iii. The ecology and habitat of the site and surrounding environment.
iv. Access to public and active transport infrastructure.
b. An assessment of how the proposal is consistent with best practice urban
design, including:
i. Effects on the character of the area and neighbourhood, residential
amenity and pedestrian and vehicular movements.
ii. The relationship of the proposed development to public places and
how the proposal responds to any issues or characteristics identified
in the site analysis.
iii. Any proposed measures to avoid or mitigate adverse effects on
adjacent public places and residential sites.
iv. Any prop os ed meas ure s to i nc orp orate Māori de si gn el ements .
v. Any proposed measures to facilitate active and public transport.
c. Any consultation undertaken as part of any pre-application meetings with
Council and any mitigation measures that were recommended by
Council.
d. Any consultation undertaken with mana whenua and a summary of the
results of that consultation.
Note:
Acceptable means of compliance and best practice urban design guidance
is contained within Whangarei District Council’s Urban Design Guidelines.

S42A Recommended Track Changes
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Attachment B
Relief sought by Kāinga Ora on Building Height in
Relation to Boundary Rules MUZ-R5, LCZ-R5, MDRZ-R4
and GRZ-R4
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MUZ-R5 – Building and Major Structure Height in Relation to Boundary
(1) Buildings must not project beyond a recession plane that begins vertically above
ground level along the zone boundary. The angle of the recession plane and the
height above ground level from which it is measured is specified in the below Table
and Figures 1 or Figure 2.
(2) Where the boundary forms part of an entrance strip, access site or pedestrian accessway, the control applies from the farthest boundary of that entrance strip or access
site. However, if an entrance strip, access site or pedestrian access-way is greater
than 2.5m in width, the control will be measured from a parallel line 2.5m out from the
site boundary
(3) Figure 3 will be used to define what is a north, south, east or west boundary, where
this is referred to in the below Table. The recession plane angle is calculated by
orientating both site plan and Figure 3 to true north. Figure 3 is placed over the site
plan with the outside of the circle touching the inside of the site boundary under
consideration. At the point where Figure 3 touches the site boundary, the recession
plane angle and height at which it begins, will be indicated by the below Table.

Zoning of adjacent

Angle of

Height above

site

recession
plane

ground level
which the

(identified

recession plane

as x in Figure 1
or Figure 2)

will be measured
from (identified as y
in Figure 1 or Figure
2)

General Residential

45º

2.5m

Medium Density Residential

45º

3m

Open Space and Recreation Zone

45º

8.5m
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Figure 1

Figure 2
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Figure 3
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LCZ-R5 – Building and Major Structure Height in Relation to Boundary
(1) Buildings must not project beyond a recession plane that begins vertically above
ground level along the zone boundary. The angle of the recession plane and the
height above ground level from which it is measured is specified in the below Table
and Figures 1 or Figure 2.
(2) Where the boundary forms part of an entrance strip, access site or pedestrian accessway, the control applies from the farthest boundary of that entrance strip or access
site. However, if an entrance strip, access site or pedestrian access-way is greater
than 2.5m in width, the control will be measured from a parallel line 2.5m out from the
site boundary
(3) Figure 3 will be used to define what is a north, south, east or west boundary, where
this is referred to in the below Table. The recession plane angle is calculated by
orientating both site plan and Figure 3 to true north. Figure 3 is placed over the site
plan with the outside of the circle touching the inside of the site boundary under
consideration. At the point where Figure 3 touches the site boundary, the recession
plane angle and height at which it begins, will be indicated by the below Table.

Zoning of adjacent

Angle of

Height above

site

recession
plane

ground level
which the

(identified

recession plane

as x in Figure 1
or Figure 2)

will be measured
from (identified as y
in Figure 1 or Figure
2)

General Residential

45º

2.5m

Medium Density Residential

45º

3m

Open Space and Recreation Zone

45º

4.5m
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Figure 1

Figure 2
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Figure 3
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MDRZ-R4.1 – Building and Major Structure Height in Relation to Boundary
(1) Buildings must not project beyond a 45 degree recession plane measured from a point 3m
vertically above ground level along side and rear boundaries, as shown in Figure 1 Height in
relation to boundary below
Figure 1 – Height in relation to boundary

(2) Standard MDRZ-R4.1 (1) above does not apply to a boundary adjoining any of the following:
(a) City Centre Zone; Mixed Use Zone; Commercial Zone; Neighbourhood Centre Zone; or Local
Centre Zone; or
(b) Sites within the Open Space or Recreation Zone:
(i)
that are greater than 2000m2;
(ii)
where that part of the site in (i) is greater than 20 metres in width, when measured
perpendicular to the shared boundary; and
(iii)
where an open space comprises multiple sites but has a common open space
zoning, the entire zone will be treated as a single site for the purposes of applying
the standards below
(3) Standard MDRZ-R4.1(1) does not apply to site boundaries where there is an existing common
wall between two buildings on adjacent sites or where a common wall is proposed.
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(4) Where the boundary forms part of a legal right of way, entrance strip, access site, or pedestrian
access way, the control in Standard MDRZ-R4.1(1) applies from the farthest boundary of that
legal right of way, entrance strip, access site or pedestrian access way.
(5) A gable end, dormer or roof may project beyond the recession plane where that portion beyond
the recession plan is:
(a) no greater than 1.5m2 in area and no greater than 1m in height; and
(b) no greater than 2.5m cumulatively in length measured along the edge of the roof as shown
in Figure 2 Exceptions for gable ends and dormers and roof projections below
Figure 2 – Exceptions for gable ends and dormers and roof projections

(6) No more than two gable end, dormer or roof projections are allowed for every 6m length of site
boundary.
(7) The height in relation to boundary standard does not apply to existing or proposed internal
boundaries within a site.

MDRZ-R4.2 – Alternative height in relation to boundary
(1) This standard is an alternative to the permitted Standard MDRZ-R4.1 Height in relation to
boundary and applies to development that is within 20m of the site frontage.
(2) Any buildings or parts of buildings within 20m of the site frontage must not exceed a height of
3.6m measured vertically above ground level at side and rear boundaries. Thereafter, buildings
must be set back 1m and then 0.3m for every additional metre in height (73.3 degrees) up to
6.9m and then 1m for every additional metre in height (45 degrees) as shown in Figure 3.
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Figure 3 – Alternative height in relation to boundary

(3) Standard MDRZ-R4.2(1) above does not apply to a boundary, or part of a boundary, adjoining
and of the following:
(a) City Centre Zone; Mixed Use Zone; Commercial Zone; Neighbourhood Centre Zone; or Local
Centre Zone; or
(b) Sites within the Open Space or Recreation Zone:
(i)
that are greater than 2000m2;
(ii)
where that part of the site in (i) is greater than 20 metres in width, when measured
perpendicular to the shared boundary; and
(iii)
where an open space comprises multiple sites but has a common open space
zoning, the entire zone will be treated as a single site for the purposes of applying
the standards below
(4) Standard MDRZ-R4.2(1) does not apply to site boundaries where there is an existing common
wall between two buildings on adjacent sites or where a common wall is proposed.
(5) Where the boundary forms part of a legal right of way, entrance strip, access site or pedestrian
access way, the control in Standard MDRZ-R4.2(1) applies from the farthest boundary of that
legal right of way, entrance strip, access site or pedestrian access way.
(6) A gable end, dormer or roof may project beyond the recession plane where that portion beyond
the recession plane is:
(a)
no greater than 1.5m2 in area and no greater than 1m in height; and
(b)
no greater than 2.5m cumulatively in length measured along the edge of the roof

170

Figure 4 – Exceptions for gable ends and dormers and roof projections

(7) No more than two gable end, dormer or roof projections are allowed for every 6m length of site
boundary
(8) The alternative height in relation to boundary standard does not apply to existing or proposed
internal boundaries within a site.

MDRZ-R4.3 – Height in relation to boundary adjoining lower intensity zones
(1) Where a site in the Medium Density Residential Zone adjoins;
(a) a site in the Large Lot Residential Zone; or
(b) Low Density Residential Zone; or
(c) Sites less than 2,000m2 in the Open Space and Recreation Zones
Then buildings must not project beyond a 45 degree recession plane measured from a point
2.5m vertically above ground level along the boundary of the site in the Medium Density
Residential Zone with the zone listed in Standard MDRZ-R4.3(1)(a)-(c) above.
(2) Where the boundary forms part of a legal right of way, entrance strip, access site or pedestrian
access way, the control in Standard MDRZ-R4.3(1) applies from the farthest boundary of that
legal right of way, entrance strip, access site or pedestrian access way
(3) A gable end, dormer or roof may project beyond the recession plane where that portion beyond
the recession plane is:
(a) No greater than 1.5m2 in area and no greater than 1m in height; and
(b) No greater than 2.5m cumulatively in length measured along the edge of the roof.
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GRZ-R4.1 – Building Bulk in Relation to Boundary
(1) Buildings must not project beyond a 45 degree recession plane measured from a point 2.5m
vertically above ground level along side and rear boundaries, as shown in Figure 1 Height in
relation to boundary below.
Figure 1 – Height in relation to boundary

(2) Standard GRZ-R4.1 (1) above does not apply to a boundary adjoining any of the following:
(c) City Centre Zone; Mixed Use Zone; Commercial Zone; Neighbourhood Centre Zone; or Local
Centre Zone; or
(d) Sites within the Open Space or Recreation Zone:
(i)
that are greater than 2000m2;
(ii)
where that part of the site in (i) is greater than 20 metres in width, when measured
perpendicular to the shared boundary; and
(iii)
where an open space comprises multiple sites but has a common open space
zoning, the entire zone will be treated as a single site for the purposes of applying
the standards below
(3) Standard GRZ-R4.1(1) does not apply to site boundaries where there is an existing common wall
between two buildings on adjacent sites or where a common wall is proposed.
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(4) Where the boundary forms part of a legal right of way, entrance strip, access site, or pedestrian
access way, the control in Standard GRZ-R4.1(1) applies from the farthest boundary of that legal
right of way, entrance strip, access site or pedestrian access way.
(5) A gable end, dormer or roof may project beyond the recession plane where that portion beyond
the recession plan is:
(a) no greater than 1.5m2 in area and no greater than 1m in height; and
(b) no greater than 2.5m cumulatively in length measured along the edge of the roof as shown
in Figure 2 Exceptions for gable ends and dormers and roof projections below
Figure 2 – Exceptions for gable ends and dormers and roof projections

(6) No more than two gable end, dormer or roof projections are allowed for every 6m length of site
boundary.
(7) The height in relation to boundary standard does not apply to existing or proposed internal
boundaries within a site.

GRZ-R4.2 – Alternative height in relation to boundary
(1) This standard is an alternative to the permitted Standard GRZ-R4.1 Height in relation to
boundary and applies to development that is within 20m of the site frontage.
(2) Any buildings or parts of buildings within 20m of the site frontage must not exceed a height of
3.6m measured vertically above ground level at side and rear boundaries. Thereafter, buildings
must be set back 1m and then 0.3m for every additional metre in height (73.3 degrees) up to
6.9m and then 1m for every additional metre in height (45 degrees) as shown in Figure 3.
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Figure 3 – Alternative height in relation to boundary

(3) Standard GRZ-R4.2(1) above does not apply to a boundary, or part of a boundary, adjoining and
of the following:
(c) City Centre Zone; Mixed Use Zone; Commercial Zone; Neighbourhood Centre Zone; or Local
Centre Zone; or
(d) Sites within the Open Space or Recreation Zone:
(i)
that are greater than 2000m2;
(ii)
where that part of the site in (i) is greater than 20 metres in width, when measured
perpendicular to the shared boundary; and
(iii)
where an open space comprises multiple sites but has a common open space
zoning, the entire zone will be treated as a single site for the purposes of applying
the standards below
(4) Standard GRZ-R4.2(1) does not apply to site boundaries where there is an existing common wall
between two buildings on adjacent sites or where a common wall is proposed.
(5) Where the boundary forms part of a legal right of way, entrance strip, access site or pedestrian
access way, the control in Standard GRZ-R4.2(1) applies from the farthest boundary of that legal
right of way, entrance strip, access site or pedestrian access way.
(6) A gable end, dormer or roof may project beyond the recession plane where that portion beyond
the recession plane is:
(a)
no greater than 1.5m2 in area and no greater than 1m in height; and
(b)
no greater than 2.5m cumulatively in length measured along the edge of the roof
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Figure 4 – Exceptions for gable ends and dormers and roof projections

(7) No more than two gable end, dormer or roof projections are allowed for every 6m length of site
boundary.
(8) The alternative height in relation to boundary standard does not apply to existing or proposed
internal boundaries within a site.
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Summary Statement

1.1

My full name is Matthew Armin Lindenberg. I am a Senior Associate at
Beca Limited. I am providing planning evidence on behalf of Kāinga OraHomes and Communities (“Kāinga Ora”) (formerly Housing New Zealand
Corporation) it relation to its submissions on the Proposed Whangarei
District Plan Urban and Services Plan Changes 2019 (“Proposed
USPC”). Specifically, this evidence relates to Plan Change 88A-J, Plan
Change 143, Plan Change 144 and Plan Change 145.

1.2

In summary, the key points addressed in my evidence are:
(a)

That the national direction contained in the National Policy
Statement on Urban Development Capacity 2016 (“NPS:UDC”),
as well as the proposed National Policy Statement on Urban
Development (“Proposed NPS:UD”), requires the Council to
provide for well-functioning urban environments which are able to
develop and change over time; provide sufficient development
capacity to meet the needs of people and communities, as well as
future generations; and ensure that planning decisions actively
enable development in urban environments and do so in a way
which maximises wellbeing now and into the future.

For the

reasons set out in this evidence, I consider that the rezoning
approach proposed by Kāinga Ora better implements and gives
effect to this national direction than the zoning approach set out
by the Council through their s42A report;
(b)

That the rezoning approach proposed by Kāinga Ora supports and
implements the urban growth direction set out in the Northland
Regional Policy Statement, as well as the ‘Sustainable Futures
30/50’ Growth Strategy and Draft Growth Strategy 2019 – in
particular to support and deliver upon the Council’s ‘urban
consolidation’ growth direction, including providing enablement for
intensification in appropriate locations (e.g. in proximity to
commercial centres, public transport networks as well as
supporting amenities and services such as open spaces,
education facilities and network utility infrastructure);

(c)

That the Strategic Directions of the Proposed USPC specifically
seek to provide for the application of the ‘Medium Density

AD-004386-292-738-V5

-4Residential’ zone in locations in proximity to commercial centres
(e.g. Local Commercial Centres and Neighbourhood Commercial
Centres) and where they are supported by active transport and
public transport nodes / networks as well as open space and
recreational facilities.

In my opinion, the rezoning approach

proposed by Kāinga Ora implements these strategic directions in
a more appropriate manner than the zoning pattern supported by
Council in their s42A report; and
(d)

From a Resource Management Act (“RMA”) s32 / 32AA evaluation
perspective, I consider Kāinga Ora’s rezoning approach /
principles are the most appropriate means to achieve:
(i)

The creation of effective and efficient, well-functioning
urban environments, which will provide for ongoing
development and change over time;

(ii)

The provision of sufficient development capacity to meet
the needs of people and communities, as well as future
generations. I consider the Kāinga Ora rezoning requests
seek to build-in to the Whangarei District Plan framework
a sustainable and resilient level of strategic planning for
the next 10-20+ years which will enable the District Plan to
provide for and respond to potential increased demand into
the future, without the need to undertake further Plan
Change processes to provide for such increased demand;

(iii)

Active enablement of development in urban environments
and providing for the benefits of intensification by allowing
for increased densities in areas where those benefits can
be best realised. I consider the zoning approach proposed
by Council does not go sufficiently far enough to enable
and provide for intensification within the Whangarei urban
area (as required under the Proposed NPS:UD 2019);

(iv)

Consolidation within Whangarei’s urban area to take
advantage

of

existing

assets,

including

council

infrastructure, schools, medical facilities and other
services and amenities. I consider Kāinga Ora’s rezoning
requests better enable the implementation of Council’s
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greater level of residential growth and intensification in
appropriate locations within the urban area. Increased
enablement for intensification within the urban area will
continue to reinforce and Council’s urban consolidation
strategy, by ensuring ample supply and choice in housing
choices – across a variety of price points – and in so doing
seek to reduce the demand for continue sprawl of lifestyle
development into the rural environment;
(e)

The potential benefits provided through Kāinga Ora’s rezoning
approach include:
(i)

Supporting the consolidation of residential growth and
development

within

urban

areas,

which

enables

infrastructure providers to better plan for future network
upgrades / improvements, within a more contained urban
footprint, where such investment in infrastructure can best
(and most efficiently) be realised;
(ii)

Providing benefits to the social and environment wellbeing
of the community by enabling opportunities to live, work
and play within their local neighbourhoods and in so doing
seek

to

support

Council’s

strategy

of

improving

accessibility to active travel modes, improved walking and
cycling provision, and reducing the dependence on private
vehicle trips, with associated environmental benefits such
as assisting to reduce carbon emissions over time.
(f)

In response to the specific comment made by Council in their s32
report (and set out below at paragraph 7.2), where Council state
that public housing providers can provide for future growth and
development by constructing minor residential units on sites (thus
providing 2 dwellings per site) and by building in Business zones,
I consider this statement by Council has failed to appropriately
assess the potential costs and benefits of such an approach,
particularly in relation to the effects on the social and economic
wellbeing of public housing tenants. In particular:
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I do not agree that it appropriate to enable additional
housing provision only through ‘ancillary / secondary’
dwelling provision. In my opinion, the rule requirements for
minor units would not in any way provide for an adequate
range and choice in housing types and sizes to meet a
range of differing housing needs);

(ii)

I also do not agree that it is appropriate to direct such
public housing provision into business zones (and to
locations where Kāinga Ora have limited land holdings and
ability to redevelopment), while seeking to prevent the
ability to provide for public housing within Whangarei’s
residential neighbourhoods (effectively treating public
housing provision as being undesirable within the
residential environment). I consider this approach could
have potentially significant adverse effects on the
wellbeing of public housing tenants, where they would
effectively not be provided with the same level of housing
choices and options as the wider Whangarei residential
market.
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Introduction

2.1

My name is Matthew Armin Lindenberg. I am a Senior Associate Planning at Beca Ltd. I hold the degree of Masters of Science
(Geography) from the University of Auckland and am an Associate of the
New Zealand Planning Institute.

2.2

I am providing planning evidence on behalf of Kāinga Ora in relation to
submissions made on high-level matters in the Proposed District Plan
(those matters that have an over-arching effect on the structure and
content of the Proposed District Plan) insofar as they relate to this hearing.

2.3

I confirm that I have read the submissions and further submissions by
Kāinga Ora in relation to the Proposed District Plan. I am familiar with
Kāinga Ora’s corporate intent in respect of the provision of housing within
Whangarei. I am also familiar with the national, regional and district
planning documents relevant to the Proposed District Plan.

2.4

I have 15 years’ planning and resource management experience,
providing technical direction on a number of key projects, particularly
focussing on land development projects and policy planning. I have been
involved in a number of plan review and plan change processes, including
the recent Independent Hearings Panel (“IHP”) hearings on the proposed
Auckland Unitary Plan (“PAUP”) and the current Proposed Waikato
District Plan hearings process. In particular, I have been a member of
planning teams for policy planning projects including:
(a)

The Kaipara District Plan review and development of objectives
and policies (for the ‘Land Use and Development Strategy’ and
‘Residential’ chapters) for the notification of that Plan;

(b)

The Plan Variation for the site known as ‘The Landing’ at
Hobsonville Point (undertaking through the Housing Accords and
Special Housing Areas legislative process) on behalf of
Hobsonville Land Company;

(c)

The Kerikeri-Waipapa Structure Plan (2007) on behalf of the Far
North District Council; and

(d)

The preparation of the Local Development Framework and Core
Strategy (the ‘Spatial Plan’) during my time working at the London
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‘Affordable

Housing’

and

‘Sustainability/Climate

Change’

workstreams as part of the plan development process.
2.5

I also prepared and presented evidence on numerous PAUP hearing
topics on behalf of Kāinga Ora in front of the IHP. I subsequently prepared
and presented evidence in the Environment Court on behalf of Kāinga
Ora in relation to appeals on the PAUP related to the carparking and
transport provisions as well as the Residential zone provisions.

3.

Code of Conduct

3.1

I confirm that I have read the Expert Witness Code of Conduct set out in
the Environment Court’s Practice Note 2014. I have complied with the
Code of Conduct in preparing this evidence and agree to comply with it
while giving evidence. Except where I state that I am relying on the
evidence of another person, this written evidence is within my area of
expertise. I have not omitted to consider material facts known to me that
might alter or detract from the opinions expressed in this evidence.

4.

Scope of Evidence

4.1

This evidence addresses submission points relating to Plan Change 88A
– J, 143, 144 and 145 of the Proposed USPC. The s42A report is split into
Parts 1 – 12. Of relevance to this hearing are the following:

4.2

(a)

Part 3 – Commercial (PC88A – D and F)

(b)

Part 4 – Centres (PC88E)

(c)

Part 6 – Residential (PC88I)

(d)

Part 8 – Zoning (PC88A-J and PC115)

This evidence addresses Kāinga Ora’s submission points, and further
submission points on Plan Change 88A, B, D, E and I as they relate to
the Proposed USPC. The evidence is structured to address the following
key matters:
(a)

An overview of why Kāinga Ora has sought rezoning through the
proposed USPC process, in particular as a means to assist
Whangarei District Council to deliver on the national direction
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growth directions of the Northland RPS, Whangarei District
‘Sustainable Futures 30/50’ Growth Strategy, the Draft
Whangarei District Growth Strategy 2019, as well as the
Strategic Directions provisions of the USPCs;
(b)

The approach taken to determine the nature and extent of the
submissions made by Kāinga Ora with regard to the zoning
maps in the notified USPCs and which such an approach is
appropriate to the Whangarei context;

(c)

Our understanding of the approach undertaken by Whangarei
District Council which led to the preparation of the notified USPC
zoning maps;

(d)

The areas of alignment between Kāinga Ora’s rezoning
submissions and the zoning principles applied by Whangarei
District Council;

(e)

The key areas of difference between Kāinga Ora’s approach to
the application of zoning principles, and those applied by
Whangarei District Council; and

(f)

An overview, by geographic area, of the locations where Kāinga
Ora have sought additional rezoning and the various amenities,
services and infrastructure within these locations which support
the enablement of intensification opportunities to assist the
Council to achieve their ‘urban consolidation’ outcomes for
Whangarei.

4.3

This evidence has also been prepared to given consideration to, and
provide assessment where relevant, as to the Section 32 / 32AA
requirements set out in the Resource Management Act. I provide
commentary throughout this evidence as to why I consider that the relief
sought throughout this statement:
(a)

Is efficient, effective and the most appropriate means to achieve
the objectives that the USPC are seeking to achieve, as well as
the overarching objectives and strategic direction set out in
higher-order documents such as the National Policy Statement
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Policy Statement, as well as Whangarei District Council’s
operative ‘Sustainable Futures 30/50’ Growth Strategy (2010)
and the Draft Growth Strategy 2019; and
(b)

That the benefits of the relief sought will outweigh the costs, in
relation to the potential environmental, economic, social and
cultural effects which could be anticipated from the
implementation of the relief sought.

5.

General Planning and Policy Context for Whangarei which has
formed the basis for the Rezoning requests in Kāinga Ora’s
Submission
National Policy Statement on Urban Development Capacity (NPS:UDC)
2016

5.1

The NPS:UDC recognises the national significance of:
(a)

Well-functioning urban environments and the need to enable such
environments to develop and change over time; and

(b)

Providing sufficient development capacity to meet the needs of
people and communities, as well as future generations in urban
environments.

5.2

Sufficient development capacity is necessary for urban land and
development markets to function efficiently to meet community needs.
The NPS:UDC provides the following commentary in relation to ‘wellfunctioning urban environments’ (NPS:UDC 2016, page 3):
Well-functioning urban environments provide for people and communities’
wellbeing. They provide people with access to a choice of homes and
opportunities to earn income, good connections between them, and attractive
built and natural environments. They have good quality physical and social
infrastructure and open space. They make efficient use of resources and allow
land uses to change to meet the changing needs of their inhabitants while
protecting what is precious.

5.3

The NPS:UDC states that (at page 4) local authorities need to provide for
the wellbeing of current generations and they must also provide for the
wellbeing of future generations to come.
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- 11 throughout the NPS:UDC is that planning decisions must actively enable
development in urban environments and do that in a way which
maximises wellbeing now and into the future. As stated in the NPS:UDC
(page 4):
This national policy statement requires councils to provide in their plans enough
development capacity to ensure that demand can be met. This includes both the
total aggregate demand for housing and business land, and also the demand for
different types, sizes and locations. This development capacity must also be
commercially feasible to develop, and plentiful enough to recognise that not all
feasible development opportunities will be taken up. This will provide
communities with more choice, at lower prices.

(underlined for emphasis)
5.4

The NPS:UDC requires Council’s to set minimum targets for sufficient,
feasible development capacity for housing over the short, medium and
long term.

While undertaking assessments of the required level of

development capacity which needs to be provided is typically a process
based on review of historical land development patterns and data
accompanied by predictions of future demand and feasibility, I note that
both the housing needs of a community, as well as development feasibility
within a given urban area, is constantly evolving over time.
5.5

To this end, I therefore consider it is appropriate, through a District
Planning framework, to not simply enable enough capacity to meet the
projected need into the future, but to also build a level of forward-planning
and resilience into the enablement of development capacity such that
regular Plan Changes would not be required going forward (e.g. every 3
years) to respond to any updates to development capacity assessments /
projections where these reveal a need to provide for additional capacity
and enablement for urban development.

5.6

Objectives within the NPS:UDC which are considered relevant in the
consideration of Council’s proposed USPC seek to achieve the following
outcomes:
(a)

Urban environments that have sufficient opportunities for the
development of housing and business land to meet demand, and
which provide choices that will meet the needs of people and
communities and future generations for a range of dwelling types

AD-004386-292-738-V5

- 12 and locations, working environments and places to locate
businesses (Objective OA2);
(b)

Urban environments that, over time, develop and change in
response to the changing needs of people and communities and
future generations (Objective OA3); and

(c)

Planning decisions, practices and methods that enable urban
development which provides for the social, economic, cultural and
environmental wellbeing of people and communities and future
generations, in a timely way (Objective OC1).

Discussion Document on a Proposed National Policy Statement for Urban
Development (Proposed NPS:UD) 2019
5.7

In August 2019 the Ministry for the Environment (“MfE”) published
‘Planning for successful cities: A discussion document on a proposed
National Policy Statement for Urban Development’ (Proposed NPS:UD)
for public submissions and feedback.

5.8

The Proposed NPS:UD seeks to enable growth by requiring Councils to
provide development capacity to meet the diverse needs of communities,
address overlay restrictive rules, and encourage quality, liveable urban
environments. The aim of the Proposed NPS:UD is to encourage more
effective urban growth, particularly close to frequent public transport, and
walking and cycling facilities. While the NPS:UDC is focused on the
quantity of development capacity to be provided, the Proposed NPD:UD
provides additional direction around where this capacity should be
provided.

5.9

Of particular relevance are the proposed policy options set out in the
Proposed NPS:UD with regard to ‘Providing for intensification’.

The

Proposed NPS:UD currently proposes the following objective and policy,
which would apply to all urban environments:
Objective O7: To provide for the benefits of urban intensification by allowing for
increased density in areas where those benefits are best realised.
Policy P6A: Enable higher density development, especially in areas where there
are one or more of the following:
a) Proximity to many employment opportunities;
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active transport and public transport networks;
c) High demand for housing;
d) Best use can be made of existing or planned infrastructure, services and
facilities.

5.10

While the Proposed NPS:UD has recently concluded its public
consultation and feedback process, MfE’s intention is for the Proposed
NPS:UD to go to Ministers and Cabinet for approval in early 2020 and, if
approved, to likely come into force in the first half of 2020. I therefore
consider it is both important, and appropriate, for the Council to give
consideration to both the NPS:UDC, as well as the Proposed NPS:UD,
through the USPC process to ensure that the USPCs will appropriately
enable and provide for well-functioning, quality urban environments and
will be consistent with national policy direction which will likely be in place
in the near future.
Northland Regional Policy Statement

5.11

The Northland Regional Policy Statement (“NRPS”) provides a number of
objectives, policies and guidelines in relation to the form of growth to be
enabled as Northland’s population grows into the future.

5.12

Section 3.11 of the NRPS sets out the following objective in relation to
‘Regional form’:
Northland has sustainable built environments that effectively integrate
infrastructure with subdivision, use and development, and have a sense
of place, identity and a range of lifestyle, employment and transport
choices.
(underlined for emphasis)

5.13

Objective 3.11 of the NRPS is then supported by Policy 5.1.1 (Planned
and coordinated development), which seeks to achieve the above stated
objective:
Subdivision, use and development should be located, designed and built
in a planned and co-ordinated manner which:
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- 14 (a) Is guided by the ‘Regional Form and Development Guidelines’ in
Appendix 2;
(b) Is guided by the ‘Regional Urban Design Guidelines’ in Appendix 2
when it is urban in nature;
(c) Recognises and addresses potential cumulative effects of subdivision,
use, and development, and is based on sufficient information to allow
assessment of the potential long-term effects;
(d) Is integrated with the development, funding, implementation, and
operation of transport, energy, water, waste, and other infrastructure;
(e) Should not result in incompatible land uses in close proximity and
avoids the potential for reverse sensitivity;
(f) Ensures that plan changes and subdivision to / in a primary production
zone, do not materially reduce the potential for soil-based primary
production on land with highly versatile soils10, or if they do, the net public
benefit exceeds the reduced potential for soil-based primary production
activities; and
(g) Maintains or enhances the sense of place and character of the
surrounding environment except where changes are anticipated by
approved regional or district council growth strategies and / or district or
regional plan provisions.
(h) Is or will be serviced by necessary infrastructure.
5.14

In particular, the Regional Form and Development Guidelines (in
Appendix 2, Part A) of the NRPS seek that subdivision, use and
development should achieve the following key outcomes:
(a)

Demonstrate access to a secure supply of water; and

(b)

Demonstrate presence or capacity or feasibility for effective
wastewater treatment;

(c)

If of an urban or residential nature connect well with existing
development

and

make

use

of

opportunities

for

urban

intensification and redevelopment to minimise the need for urban
development in greenfield (undeveloped) areas; and
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If of an urban or residential nature provide, where possible,
opportunities to access a range of transport modes; and

(e)

If of a community-scale, encourage flexible, affordable and
adaptable social infrastructure that is well located and accessible
in relation to residential development, public transport services
and other development; and

(f)

Recognise the importance of and provide for parks, in regards to
medium and large-scale residential and residential / mixed use
development.

(g)

If of a residential nature be, wherever possible, located close to or
sited in a manner that is accessible to a broad range of social
infrastructure.
(underlined for emphasis)

5.15

Furthermore, the Regional Urban Design Guidelines (Appendix 2, Part B)
of the NRPS provide guidance around the development of future urban
growth. The guidelines specifically note the following:
Context
Quality urban design sees buildings, places and spaces not as isolated elements
but as part of the whole town or city. In this regard, quality urban design:
(a) Takes a long-term view; and
(b) Recognises and builds on landscape context and character; and
(c) Results in buildings and places that are adapted to local climatic conditions;
and
(d) Celebrates cultural identify and recognises the heritage values of a place.
Character
Quality urban design reflects and enhances the distinctive character and culture
of our urban environments, and recognises that character is dynamic and
evolving, not static. In this regard, quality urban design:
(a) Reflects the unique identity of each town, city and neighbourhood and
strengthens the positive characteristics that make each place distinctive; and
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landscapes; and
(c) Protects and enhances distinctive landforms, water bodies and indigenous
plants and animals.
Choice
Quality urban design fosters diversity and offers people choice in the urban form
of our towns and cities, and choice in densities, building types, transport options,
and activities. Flexible and adaptable design provides for unforeseen uses, and
creates resilient and robust towns and cities. In this regard, quality urban design:
(a) Ensures urban environments (including open spaces) provide opportunities
for all, including people with disabilities; and
(b) Encourages a diversity of activities within mixed use developments and
neighbourhoods; and
(c) Supports designs which are flexible, adaptable and which will remain useful
over the long-term.

(underlined for emphasis)
Whangarei District ‘Sustainable Futures 30/50’ Growth Strategy 2010
5.16

Whangarei District Council’s ‘Sustainable Futures 30/50’ Growth Strategy
(“the ‘30/50 Growth Strategy”) sets out a long-term planning programme
to assist the district’s sustainable development over the next 30-50 years.
In relation to the identified ‘Future Development Path’ (Part D, Section
1.1, pg 119), the ‘30/50 Growth Strategy’ sets out the following:
Consolidation is a key theme of the Growth Strategy, with most identified future
development occurring in proximity to existing urban areas that have the capacity
to grow. The purpose of consolidation is to take advantage of existing assets,
including council infrastructure, schools, medical facilities, and other services that
may make future development more affordable and more sustainable over the
longer term. There is also preference for avoiding development in areas that have
high levels of constraints associated with them, and a preference for not
exacerbating existing hazard risks and minimising future risks from climate
change. There is also a priority to avoid continued scattered rural residential or
lifestyle development on productive farm land and ribbon development along the
coast and transport corridors. This approach is a deliberate shift from the present
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taken place.
Despite similarities, consolidation is not the same as intensification.
Intensification is development on existing residential/commercial/industrial land
that increases the intensity of existing activities. For example, intensification of
residential land involves redevelopment of that land to increase the number of
residents per unit of land area. This may be achieved through infill development,
building higher, or changes in housing style, e.g. detached villas to
semidetached, or terraced housing. Intensification is seen as an important land
use planning tool in cities, especially those with significant constraints on land
availability. Whilst more intensive residential land use may be an attractive option
in some settlements, most future development in Whangarei District is likely to
occur on land that it is presently occupied with another land use, such as pastoral
farming.

There

could

be

circumstances

where

increased

residential

intensification may be desirable in Whangarei City such as in the lower Town
Basin area, the Avenues, or around service/shopping centres in the suburban
nodes.
Future development options are, and will continue to be, influenced by past
development. A substantial amount of recent land development has occurred
outside of the urbanised area of our main settlements. This type of development
is often considered lifestyle development, and has been very popular in many
parts of the district. This has led to an oversupply of lifestyle lots in many parts of
the district. There are estimated to be around 6,000 vacant lots across the district,
many of these in rural and coastal areas. The existing availability of this number
of vacant lots scattered across the district will impact on efforts to create a more
consolidated settlement pattern for a considerable period of time. In addition, in
some nodes there is a surplus of land already zoned for various uses. This too
will impact on future efforts to consolidate development.
Therefore, a shift to a more consolidated settlement pattern will take time.
Existing vacant lots will be taken up over time and existing surplus zoned land
will be developed. In the meantime, consistent efforts need to be made to ensure
future land development occurs in a carefully staged and managed manner that
avoids continued scattered and ribbon development and, over time, results in a
more rational and sustainable development pattern.
(underlined for emphasis)

5.17

I note that the approach referred to in the ‘30/50’ Growth Strategy, is one
of ‘consolidation’ of new growth and development within Whangarei’s
urban area – as a means to specifically address and avoid the issues
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taken place, being the “continued scattered rural residential or lifestyle
development on productive farm land and ribbon development along the
coast and transport corridors”.
5.18

While I do agree with the above statement that “consolidation is not the
same as intensification”, I consider that providing for and enabling
intensification in appropriate locations (e.g. in proximity to commercial
centres, public transport networks as well as supporting open spaces and
community services / facilities) within Whangarei’s urban area is a key
component of how the overarching ‘consolidation’ approach set out in the
‘30/50 Growth Strategy’ can be successfully implemented.
Draft Whangarei District Growth Strategy 2019

5.19

The Draft Whangarei District Growth Strategy 2019 was also used to
inform Kāinga Ora’s selection of areas and sites suitable for
intensification. The Draft Growth Strategy builds upon and is shaped by
the ‘30/50 Growth Strategy’, and also responds to the requirements of the
NPS:UDC.

Under the NPS:UDC the urban area of Whangarei was

identified as a “high growth area”. While I acknowledge this is only a ‘Draft
Growth Strategy’ at this time, I consider it sets relevant context in relation
to the proposed growth strategy within Whangarei’s urban area,
particularly as this relates to the overarching theme throughout the
NPS:UDC which seeks that planning decisions must actively enable
development in urban environments and do so in a way which maximises
wellbeing now and into the future.
5.20

In an ideal scenario, the Draft Growth Strategy and the approach it sets
out in relation to the future growth direction and development of urban
areas within Whangarei would be finalised and approved as the updated
Whangarei District Growth Strategy, and any review of, or plan changes
to, the District Plan would then follow – in order to implement the direction
set out in the final Growth Strategy. Rather, the current process appears
to be one where the USPCs process will establish a zoning approach for
Whangarei’s urban area, with the Growth Strategy to then be finalised
after the fact.

Taking this approach risks an inconsistency arising

between the spatial application of urban zones in the District Plan and the
directions of the finalised Growth Strategy.
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The Draft Growth Strategy sets out key outcomes for the District over the
next 30 years, the following of which are considered relevant to Kāinga
Ora’s rezoning requests:
(a)

Enable housing and business land capacity to meet demand;

(b)

Focus development in our urban area and growth nodes;

(c)

Enable housing choice and affordability to meet the needs of our
community; and

(d)
5.22

Integrate infrastructure to align with growth.

In relation to the outcome of enabling housing choice and affordability, the
Draft Growth Strategy specifically notes the following (pg 33):
Housing choice and affordability
Although we may have enough land zoned for housing to meet future demands,
there is concern about the choice of housing available and its affordability for our
community.
Looking at our building consents, the majority of new homes being built are
reasonably large three to five bedroom houses. This does not cater for smaller
households, couples or individuals who might be looking for a small house,
townhouse or apartment. Demographics show that couples, particularly elderly
couples will increase in number, which in turn will create additional demand for
this type of housing.
Linked to housing choice is the issue of affordability. Like many areas of New
Zealand, Whangarei has seen an increase in house sale prices over the past four
years but no corresponding increase in income. Our median income levels are
relatively low compared to New Zealand, therefore the house price increase has
created some acute affordability issues for our community.

(underlined for emphasis)
5.23

The Draft Growth Strategy outlines a vision to focus future growth within
the existing Whangarei urban area. The Draft Growth Strategy seeks to
continue the direction set by the ‘30/50 Growth Strategy’, to focus
development within:
(a)

The existing urban area – Whangarei City, Tikipunga, Kamo,
Maunu, Onerahi and Otaika; and
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The growth nodes of Marsden – Ruakaka, Waipu, Parua Bay and
Hikurangi.

5.24

Within Whangarei’s urban area, the Draft Growth Strategy seeks to focus
redevelopment opportunities on areas that are suitable to accommodating
more housing and more people. Spatially, the Draft Growth Strategy
therefore seeks to direct redevelopment opportunities to areas within
Whangarei which:
(a)

Are close to existing town or neighbourhood centres;

(b)

Are located along main public transport corridors and urban
cycleways; and

(c)
5.25

Benefit from access to public open space.

While the current ‘30/50 Growth Strategy’ has a predominant focus on
‘urban consolidation’, the Draft Growth Strategy also seeks to provide for
intensification in appropriate locations through Whangarei’s urban area.
To this end, the Draft Growth Strategy Maps (refer below) clearly identify
these locations which are considered appropriate for a greater intensity of
development into the future as defined “Intensification Opportunities”.
Furthermore, the Draft Growth Strategy specifically notes (at pg 42):
Areas such as Kensington, Regent, Morningside and Raumanga have excellent
opportunities for a greater intensity of development due to proximity to our city
centre, access to transport and services. These areas also have a number of
larger sites which are ideal for comprehensive development.
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Draft Growth Strategy ‘Map 2 Whangarei Urban Area’ (with ‘Intensification
Opportunities’ identified in purple hatching)
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Draft Growth Strategy ‘Map 3 Whangarei Central Area’ (with ‘Intensification
Opportunities’ identified in purple hatching)

Proposed Urban and Services Plan Changes – Strategic Directions
5.26

The Proposed USPC includes a new Strategic Direction chapter (now
proposed in Council’s s42a report to be renamed ‘District Growth and
Development’) which sets out overarching objectives and policies to guide
development in relation to urban and rural development.
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Of particular note are the objectives relating to ‘Range of Zones’ (SD-01)
and ‘Growth’ (SD-03), which seek that differing character and amenity
values, with differing expectations, are provided for and that future growth
should be accommodated through urban consolidation of Whangarei City,
existing suburban nodes and rural villages, and that sprawl of urban
development into productive rural areas should be avoided.

5.28

These objectives are supported by policies relating to ‘Range of Zones’
(SD-P1), ‘Urban Expansion’ (SD-P6) and ‘Transport System’ (SD-P7),
which are seeking to achieve the following outcomes:
(a)

Managing effects on character and amenity value by providing for
a range of zones with differing expectations (SD-P1);

(b)

Avoiding inappropriate urban expansion by (SD-P6):
(i)

Ensuring urban development occurs in a planned and
coordinated manner and in areas where appropriate
infrastructure services can be provided;

(ii)

Requiring new urban development to be consolidated
within or adjacent to urban areas and rural villages; and

(iii)

Avoiding residential development sprawling into the rural
area and the Heavy Industrial zone;

(c)

Integrating and coordinating transport and land use planning,
improving access to alternative transport options and enhancing
the walkability of neighbourhoods (SD-P7).

5.29

Of specific relevance to the ‘Medium Density Residential’ zone (formerly
the notified ‘High Density Residential’ zone), Policy SD-P21.2 provides
the following guidance as to the locations where the application of the
zone is considered to be appropriate, which include:
(a)

Locations in proximity to commercial centres and sufficient Open
Space and Recreation zones;

(b)

Are feasible for higher density residential development; and

(c)

Are well serviced by active transport and public transport modes.
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– what are the outcomes which Council are seeking to achieve?
5.30

On the basis of the overarching strategic planning context and direction
set by the various national direction and Council plans and strategies
discussed above, the key growth and development outcomes which the
Council should be seeking to achieve can generally be summarised as
follows:
(a)

Providing for well-functioning urban environments and enabling
such environments to develop and change over time (NPS:UDC
2016);

(b)

Providing sufficient development capacity to meet the needs of
people and communities, as well as future generations in urban
environments (NPS:UDC 2016);

(c)

Planning decisions must actively enable development in urban
environments and do that in a way which maximises wellbeing
now and into the future (NPS:UDC 2016);

(d)

Providing for the benefits of urban intensification by allowing for
increased density in areas where those benefits and best realised
(Proposed NPS:UD 2019);

(e)

Enabling higher density development, especially in areas where
there are one or more of the following:
(i)

Proximity to employment opportunities;

(ii)

Urban amenities and services are easily accessible by
existing or planned active transport and public transport
networks; and

(iii)

Best use can be made of existing or planned infrastructure,
services and facilities (Proposed NPS:UD 2019);

(f)

Sustainable built environments which integrate infrastructure with
development and provide a range of lifestyle, employment and
transport choices (NRPS);
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Urban / residential growth makes use of opportunities for urban
intensification and redevelopment to minimise the need for urban
development in greenfield areas (NRPS);

(h)

Wherever possible, residential growth is located close to or is sited
in a manner that is accessible to a broad range of social
infrastructure (NRPS);

(i)

Taking a long-term view to achieve quality urban form / design
outcomes and recognising that character (which includes the
amenity associated with that character) is dynamic and evolving,
not static (NRPS);

(j)

People are offered with choice in the urban form of towns and
villages, and a range of choices in densities, building types and
transport options (NRPS);

(k)

Seeking to achieve urban consolidation in order to take advantage
of existing assets, including council infrastructure, schools,
medical facilities and other services and amenities (’30/50 Growth
Strategy’);

(l)

Prioritising the need to avoid continued scattered rural residential
/ lifestyle development on productive farm land and ribbon
development – noting this is a deliberate shift away from the more
recent development path of Whangarei (‘30/50 Growth Strategy’);

(m)

Enabling housing and business land capacity to meet demand;
focussing develop within the urban area and growth nodes; and
enabling housing choice and affordability to meet the needs of the
Whangarei community (Draft Growth Strategy 2019);

(n)

Within Whangarei’s urban area, focussing redevelopment
opportunities to areas which:
(i)

Are close to existing town or neighbourhood centres (e.g.
‘Local Commercial’ and ‘Neighbourhood Commercial’
centres / zones, in the context of the USPCS);

(ii)

Are located along main public transport corridors and
urban cycleways; and
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Benefit from access to public open space (Draft Growth
Strategy 2019).

(o)

Providing for a range of zones with differing character and amenity
expectations (USPC Strategic Directions);

(p)

Avoiding

inappropriate

urban

expansion

of

residential

development into the rural area and requiring new urban
development to be within or adjacent to urban areas (USPC
Strategic Directions);
(q)

Improving access to alternative transport options and enhancing
the walkability of neighbourhoods (USPC Strategic Directions);
and

(r)

Of specific relevance to the ‘Medium Density Residential’ zone
(previously the notified ‘High Density Residential’ zone), locate the
zone to the following locations which are considered to be relevant
(USPC Strategic Directions):
(i)

Locations in proximity to commercial centres (e.g. ‘Local
Commercial’ and ‘Neighbourhood Commercial’ centres /
zones) and sufficient Open Space and Recreation zones;

(ii)

Are feasible for higher density residential development;
and

(iii)

Are well serviced by active transport and public transport
nodes.

5.31

From a Section 32 / 32AA evaluation perspective, I consider these are the
overarching key objectives and outcomes which the provisions of the
proposed USPC need to be assessed against, in order to determine if the
proposed USPC package of provisions are efficient, effective and the
most appropriate means to achieve these stated overarching objectives.

6.

Best Practice Principles for Medium Intensity Housing and
Residential Intensification

6.1

In addition to the overarching strategic planning context and direction set
by the various plans and strategies discussed above, our methodology
also included consideration of best practice urban design and planning
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intensification.
6.2

Best practice urban design and planning principles for sustainable growth
of cities increasingly look to require a significant share of future growth
through intensification. This is consistent with the direction of the
Whangarei District Plan, the ‘30/50 Growth Strategy’, the Draft Growth
Strategy, the NRPS, the NPS:UDC as well as the Proposed NPS:UD.
Research demonstrates that there is clear evidence that medium and high
density housing can be successfully integrated into existing urban areas
where it is supported by good access to infrastructure (i.e. network utilities
such as ‘three waters’ infrastructure, public transport and social
infrastructure) and local amenities (e.g. convenience shops, parks) – thus
establishing ‘a walkable neighbourhood’. The market attractiveness of
medium density can also be important (i.e. the opportunity to uplift land
values due to property and location attributes in particular). The benefits
of intensification, and the ways in which it assists in achieving well
functioning urban environments is discussed in detail in the urban design
evidence of Annette Jones on behalf of Kāinga Ora.

6.3

Furthermore, residential intensification in appropriate locations offers the
opportunity to positively contribute to the development of housing that is
more affordable. This improvement in affordability is directly linked to the
optionality in dwelling typology which intensification offers, creating
opportunities for delivering a broader range of housing choices into the
market across a wider range of price points.

6.4

Key elements to consider in medium density living include proximity to
public transport, local amenities and facilities and open space.
Notwithstanding, it also remains important to consider any physical
barriers that may impede movement, such as motorways, rivers, railway
lines, as well as the presence of any incompatible land uses.

6.5

In light of the above, our suitability analysis model included consideration
of the following key principles in order to assess a location’s suitability for
accommodating higher residential densities:
(a)

Supermarket/ retail/ shopping/ service hubs and centres (including
medical);
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local retail/shopping amenities, such as Neighbourhood and Local
Centres;

(c)

Public transport networks and facilities;

(d)

Educational facilities, including Primary, Intermediate and
Secondary schools as well as Tertiary Institutions;

(e)

‘Active reserves/open spaces’, such as formalised sports fields;
and

(f)

Local Passive Reserves (including playgrounds).

Our Overall Methodology
6.6

Our methodology was based on qualitative and quantitative assessments,
drawing on geospatial analysis and data mapping, to assess the initial
suitability of proposed sites and testing these outcomes through a critical
‘ground-truthing’ process.

6.7

The initial assessment provided a standardised comparable platform to
compare sites on a ‘like for like’ basis. The second layer of assessment
allowed for intensification opportunities to be considered through a
broader strategic lens, which fell outside the scope of the data modelling.
This two-step approach sought to provide a robust and justifiable basis
for rezoning recommendations, while giving consideration to the direction
provided through the overarching strategic planning context and direction
set out in the various Northland Regional Council and Whangarei District
Council plans and strategies discussed earlier in this statement.
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Figure 1: Summary of the Beca ‘Suitability Analysis’ Methodology

Stage

Identification

1

of

suitable

Kāinga

Ora

Identifying those Kāinga Ora sites that are appropriate for
(and will likely require) redevelopment due to age and quality
of stock.

sites

Stage

Identification

2

of

potentially

▪

Identifying potentially suitable areas for residential
intensification, having regard to:

suitable areas
for residential

−

Best practice planning and urban design principles
for urban intensification;

intensification1
−

The Northland Regional Policy Statement;

−

Whangarei District Sustainable Futures 30/50
Growth Strategy 2010;

−

1

The Draft Whangarei District Growth Strategy 2019

It is noted that while the overall assessment was ‘Kāinga Ora site specific’, Stage 2 of

the process has been completed using a geographic information system (GIS) approach
to the wider Whangarei area, thus assisting to understand the wider geographic areas
potentially suitable for residential intensification, as it is acknowledged that Kāinga Ora
land holdings are, in most cases, unlikely to be considered in isolation.
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The Urban and Services Plan Changes Strategic
Direction, Objectives and Policies

−

Existing and proposed land use, including the
proposed USPC zoning;

−

Provision of local amenities such as schools, open
space and convenience shopping;

−

Existing and proposed public transport networks,
such as train stations and bus stops / networks;

−

Infrastructure and other potential land use
incompatibility constraints (e.g. proximity to heavy
industrial zoned areas).

Stage

Detailed

3

desktop
analysis
ground

▪

Detailed desktop analysis and ‘ground truthing‘ of
those areas identified as potentially suitable as part of

and

the above methodology, including potential
infrastructure constraints.

truthing

Table 1: Beca ‘Suitability Analysis’ Methodology Stages

How our Analysis Informed the Rezoning Requests
6.8

Based upon a review of the overarching strategic policy context and
direction, as well as the suitability analysis testing (which was informed by
best practice urban design and planning principles) our model applied the
following approach with respect to how Whangarei’s residential areas
could be zoned to best deliver upon the aspirations and directions of the
NRPS, the ‘30/50 Growth Strategy’, the Draft Growth Strategy 2019 as
well as the proposed USPC strategic directions.
(a)

Areas generally considered suitable for the ‘three storey’ Medium
Density Residential zone:
(i)

Located within 800m (10min walkable catchment) of a
Local Centre Zone; located within 400m (5min walkable
catchment) of a Neighbourhood Commercial zone and
within 200m of bus routes.
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Areas generally considered suitable for the ‘two storey’ General
Residential zone:
(i)

Generally those residential areas located beyond the
800m catchment of a Local Centre zone; beyond the 400m
catchment of the Neighbourhood Commercial zone and
beyond 200m of the bus network;

(c)

Additional principles also applied to the model include:
(i)

The application of specific zoning should reflect areas
where the existing land use is already greater than that
proposed or enabled by the notified PWDP zoning.

(ii)

The application of specific enabling zoning to support
delivery of positive social and community change in
identified locations (e.g. zoning that supports the
comprehensive redevelopment and regeneration of areas
with a high concentration of Kāinga Ora land holdings).
This approach reflects the unique position afforded to
Kāinga Ora, by virtue of areas of consolidated ownership,
to undertake comprehensive urban redevelopment and
regeneration at scale in order to deliver improved
community outcomes, including improved housing choices
as well as affordability.

7.

Our Understanding of

Whangarei District

Council’s

Zoning

Principles for the USPC
7.1

In addition to the strategic growth and development direction set out in the
various plans and strategies discussed earlier in this evidence, in their
s32 report the Council state that when considering capacity for housing
development, the following matters were considered:
(a)

Plan-enabled development which may not yet be serviced by
infrastructure;

(b)

Areas in which existing infrastructure has ‘spare capacity’ to
support more development than the plan currently allows;
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Areas in which development would be commercially viable, taking
into account the current likely costs, revenue and yield of
developing.

7.2

Further, the Council recognise in their s32 report that they expect, and
have considered, increases in demand for housing from social housing
providers. Section 3.3.3 of the s32 report acknowledges the maximum
permitted densities in the District Plan may be a constraint for Kāinga Ora
(referred to as Housing New Zealand in the s32 report), in that it will limit
the ability to increase the supply of 1 and 2 bed dwellings. The Council
suggest that public housing providers respond to these constraints by
constructing minor residential units on sites (thus providing 2 dwellings
per site) and by building in Business zones.

7.3

The Council state that they have considered the capacity of existing
infrastructure in identifying areas for zoning, to ensure that there is
sufficient infrastructure to service future development.

7.4

After developing initial ‘draft zoning’ options, an analysis of ‘plan-enabled
capacity’ was carried out. The Council state that they considered zone
mapping and plan provisions for development, to determine how much
capacity the draft plan was creating for housing. When analysed
alongside future growth projections up to 2048, the Council determined
that the capacity enabled by the proposed USPCs would be sufficient to
meet future demand for housing.

8.

Identified Areas of Alignment between Kāinga Ora’s and Whangarei
District Council’s Approaches to zoning

8.1

Upon review of the documentation provided by the Council (e.g. the s32
reports accompany the notified USPCs, as well as the subsequent s42a
reports responding to submissions received), I consider there are
numerous areas of alignment between Council’s zoning principles and
their broader urban growth and consolidation outcomes, and those
principles applied by Kāinga Ora. Examples of such areas of alignment
include:
(a)

The rezoning requests are consistent with, and seek to support
the implementation of, the urban / residential growth outcomes set
out in the NRPS, including:
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Offering a choice in urban form and a range of choices in
densities, building types and transport options;

(ii)

Seeking to achieve urban consolidation – and in doing so
– minimise the need for urban expansion / development
into greenfield and rural areas; and

(iii)

Taking along term view of the quality urban form outcomes
the Council is seeking to achieve and recognising that
character is dynamic and evolving.

(b)

The rezoning requests are consistent with, and seek to support
the outcomes sought by Council through the ‘30/50 Growth
Strategy’ as well as the Draft Growth Strategy 2019, including:
(i)

Achieving urban consolidation in order to take advantage
of existing assets including council infrastructure, schools,
medical facilities and other services and amenities;

(ii)

Focussing

redevelopment

opportunities

within

Whangarei’s urban area to locations which are close to
town and neighbourhood centres, are located along main
public transport corridors and urban cycleways and benefit
from access to public open space; and
(iii)

Enabling a range of housing choices and improving
housing affordability to meet the needs to the Whangarei
community.

(c)

The rezoning requests are consistent with, and seek to implement
the USPCs Strategic Directions, including:
(i)

Avoiding inappropriate urban expansion of residential
development into the rural area and requiring new urban
development to be within or adjacent to urban areas;

(ii)

Improving access to alternative transport options and
enhancing the walkability of neighbourhoods; and

(iii)

Of specific relevance to the ‘Medium Density Residential
zone (the notified ‘High Density Residential’ zone), locating
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be appropriate:
•

Locations in proximity to commercial centres (e.g.
‘Local Centre’ and ‘Neighbourhood Centre’ zones)
and sufficient Open Space and Recreation zones;

•

Locations which are feasible for higher density
residential development; and

•

Locations which are well serviced by active
transport and public transport nodes.

9.

Identified Areas of Difference between Kāinga Ora’s and Whangarei
District Council’s Approaches to zoning

9.1

In general, I consider that the guiding planning principles and policy
context which have informed both Kāinga Ora’s rezoning requests, as well
as the approach taken by Council to their proposed zoning maps, are
similar in nature and are to a large extent aligned. Where the two
approaches diverge is in relation to how those principles are best given
effect to in spatial terms, particularly in relation to the application of the
three storey ‘Medium Density Residential’ zone sought by Kāinga Ora.

9.2

Kāinga Ora’s primary submission also sought to apply the Local Centres
(Local Commercial as notified) Zone to the Otangarei centre, including a
number of adjoining properties (rather than the proposed Neighbourhood
Commercial zoning identified in the notified USPC (now Neighbourhood
Centre)).

9.3

The Council’s s42a report recommends that Kāinga Ora’s proposed
rezoning be rejected on the basis of the following points:
(a)

Kāinga Ora’s submission does not clearly outline the rationale
behind the identification of areas suitable for rezoning. In
particular, the Council is unclear as to how Kāinga Ora have
identified the location of public transport corridors, and whether
criteria such as proximity to open space, flooding hazards and
reticulated infrastructure capabilities have informed the proposed
rezoning.
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The notified mapping has been assessed as providing sufficient
housing capacity to meet future demand; as such further rezoning
as proposed by Kāinga Ora is unnecessary.

9.4

In relation to point (a) above, this evidence has set out in detail why I
consider the rezoning requests sought by Kāinga Ora better give effect to
and implement the overarching strategic planning context and direction
set out in the NRPS, the ‘30/50 Growth Strategy’, the Draft Growth
Strategy 2019, the USPC Strategic Directions, the NPS:UDC as well as
the Proposed NPS:UD. In addition, Section 12 of this statement (below)
provides an overview, by geographic area, of the various supporting
‘centre’ services / facilities, public transport networks and wider social and
council infrastructure which supports Kāinga Ora’s requests for additional
enablement for medium density residential growth and development in
these specific locations.

Section 12 (below) also contains a specific

discussion and assessment in relation to the ‘Local Centre’ rezoning
request in relation to Otangarei centre.
9.5

In relation to point (b) noted by Council above, I refer to the economic
evidence of Mr Osborne (on behalf of Kāinga Ora) which notes that the
detailed capacity assessment work undertaken by the Council illustrates
the significant issue currently facing Whangarei’s residential market. The
identified level of feasible brownfield residential development in
Whangarei is minimal (14%) when compared to greenfield development,
with the feasibility of comprehensive redevelopment at a lower rate of less
than 0.09%. The evidence of Mr Osborne notes that this rate is due to
the low land values (increasing the proportional improvement value) in
Whangarei and the minimal impetus for the market to amalgamate sites.
The Kāinga Ora submission seeks to expand the extent of the Medium
Density Residential zone around appropriate centres and service
(including transport) locations. Mr Osborne considers the Kāinga Ora
submission seeks a more efficient use of this valuable residential land in
terms of the potential for more consolidated development within the
Whangarei urban area, to improve overall community access to the
amenities and other services available in these locations.

9.6

Mr Osborne concludes that, when considering both open market as well
as Kāinga Ora holdings, the Kāinga Ora submission has the potential to
increase the feasible infill (and proportionately significantly less
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dwellings. Given the location of the majority of this capacity (in proximity
to centres, public transport networks, open spaces, education and
recreation facilities) this could contribute an additional 25% to
Whangarei’s feasible development potential.
9.7

I agree with the statement of Mr Osborne that the submission provided by
Kāinga Ora is likely to result in an increase of residential capacity within
the urban area. I also consider that this increase in capacity will improve
the ability of the proposed USPC to meet the objectives of a consolidated
urban form around higher amenity and service areas, while providing
greater certainty within the residential market and reducing the pressure
for greenfield expansion / development.
Rationale for increasing spatial extent of two-storey and three-storey
zones

9.8

There is a need to continue to provide for and enable growth and
intensification in the Whangarei District, in particular to respond to the
requirements of the NPS:UDC. In my view, the proposed urban growth
approach and extent of rezoning proposed in the Kāinga Ora submission
is best provided for through residential intensification, such that new
development is located close to existing centres and public transport
networks – as opposed to occurring predominantly on greenfield land, or
land currently occupied by another use, as suggested by Council in the
‘30/50 Growth Strategy’.

9.9

The urban design evidence of Annette Jones (on behalf of Kāinga Ora)
provides further detail as to the benefits of residential intensification. Of
note, this evidence states that locating development in walkable
catchments from services and amenities improves residents’ access to
these services and promotes public transport usage.

9.10

While the Council’s notified zoning goes some way towards catering for
the future growth of the district, it predominantly does so through limited
application of the ‘Medium Density Residential’ zone, which appear to
capture only portions of the ‘intensification opportunity’ areas which are
identified on Maps 2 and 3 (referred to earlier in this evidence) of the Draft
Growth Strategy 2019.
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I consider that the spatial extent of these zones is not large enough to
provide for the outcomes sought in the Whangarei District. Whangarei is
currently dominated by low density development, and I consider that
increasing density in selected areas will better enable Whangarei’s
development potential by improving accessibility to key amenities and
services and encouraging the use of public transport. I therefore support
Kāinga Ora’s proposed rezoning approach.

9.12

It is unclear from my review of Council’s s32 and s42a reports, as to how
the Council have defined and selected the spatial extents for their
application of the ‘Medium Density Residential’ zones. The discussion
earlier in this evidence, as well as the urban design evidence of Annette
Jones, sets out the rationale behind Kāinga Ora’s rezoning requests
which are strongly aligned with well-established local and international
best practice approaches for providing for enablement of medium density
development within accessible walkable catchments to commercial
centres, public transport networks, open spaces and supporting
community services and facilities.
Section 32 / 32AA Evaluation Commentary

9.13

In respect of a Section 32 / 32AA evaluation of the proposed rezoning
approach, and the specific rezoning principles applied by Kāinga Ora
through their submission, I provide the following assessment and
commentary:
(a)

I consider Kāinga Ora’s rezoning approach / principles are the
most appropriate means to achieve:
(i)

The creation of effective and efficient, well-functioning
urban environments, which will provide for ongoing
development and change over time;

(ii)

The provision of sufficient development capacity to meet
the needs of people and communities, as well as future
generations. I consider the Kāinga Ora rezoning requests
seek to build-in to the Whangarei District Plan framework
a sustainable and resilient level of strategic planning for
the next 10-20+ years which will enable the District Plan to
provide for and respond to potential increased demand into
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Change processes to provide for such increased demand
in the future;
(iii)

Active enablement of development in urban environments
and providing for the benefits of intensification by allowing
for increased densities in areas where those benefits can
be best realised. I consider the zoning approach proposed
by Council does not go sufficiently far enough to enable
and provide for intensification within the Whangarei urban
area (as required under the Proposed NPS:UD 2019);

(iv)

Consolidation within Whangarei’s urban area to take
advantage

of

existing

assets,

including

council

infrastructure, schools, medical facilities and other
services and amenities. I consider Kāinga Ora’s rezoning
requests better enable the implementation of Council’s
‘urban consolidation’ growth direction, by providing for
increased

enablement

for

residential

growth

and

intensification in appropriate locations within the urban
area. Increased enablement for intensification within the
urban area will continue to reinforce and Council’s urban
consolidation strategy, by ensuring ample supply and
choice in housing choices – across a variety of price points
– and in so doing seek to reduce the demand for continue
sprawl of lifestyle development into the rural environment;
(v)

In that regard, and as outlined in my statement of evidence
on the zoning provisions, it is my opinion that with the
amendments sought by Kāinga Ora, the package of zone
provisions for the GRZ, MDRZ and LCZ will achieve quality
built form outcomes which manage the potential for
adverse effects on adjoining properties.

(b)

The potential benefits provided through Kāinga Ora’s rezoning
approach include:
(i)

Supporting the consolidation of residential growth and
development

within

urban

areas,

which

enable

infrastructure providers to better plan for future network
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footprint, where such investment in infrastructure can best
be realised;
(ii)

Providing benefits to the social and environment wellbeing
of the community be enabling opportunities to live, work
and play within their local neighbourhoods and in so doing
seek

to

support

Council’s

strategy

of

improving

accessibility to active travel modes, improved walking and
cycling provision, and reducing the dependence on private
vehicle trips, with associated environmental benefits such
as assisting to reduce carbon emissions over time.
(c)

The s32 report (and set out above at paragraph 7.2) states that
public housing providers can provide for future growth and
development by constructing minor residential units on sites (thus
providing 2 dwellings per site) and by building in Business zones.
In my view, this statement by Council illustrates a failures to
appropriately assess the potential costs and benefits of such an
approach, particularly in relation to the effects on the social and
economic wellbeing of public housing tenants.

For example,

enabling additional housing provision only through ‘ancillary /
secondary’ dwelling provision would not, as a function of the rule
requirements for minor units, in any way provide for an adequate
range and choice in housing types and sizes to meet a range of
differing housing needs). Furthermore, by directing such public
housing provision into business zones (and to locations where
Kāinga Ora have limited land holdings and therefore a limited
ability to redevelop), while seeking to prevent the ability to provide
for public housing provision within Whangarei’s residential
neighbourhoods (effectively treating public housing provision as
being undesirable within the residential environment) could have
potentially significant adverse effects on the wellbeing of public
housing tenants, in that they would effectively not be provided with
the same level of housing choices and options as the wider
Whangarei residential market.
(d)

In addition, I note that the recent establishment of Kāinga Ora,
under the Kāinga Ora-Homes and Communities Act 2019, has
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beyond those that previously applied to the Housing New Zealand
Corporation. Kāinga Ora’s functions require them to work across
the entire housing spectrum to build complete, diverse
communities that enable New Zealanders from all backgrounds to
have similar opportunities in life. This means not only will Kāinga
Ora play a key role in being a world class public housing landlord,
but they also has a role to play in leading and co-ordinating urban
development projects more broadly and assisting in the delivery
of well-functioning urban environments as a whole.
10.

The Purpose of Zoning

10.1

It is worthwhile, at this point, to briefly consider what the purpose of zoning
is, as a land-use management tool within the context of district planning.

10.2

Zoning is the key tool to set out, in a geographic sense, how different
types of land uses, in association with the built form of any development
necessary for those uses, are to be provided for across geographic areas.
It is a core tenet of how communities are able to provide for their social,
economic, cultural and environmental wellbeing that there is broad
guidance as to how and where people can undertake particular types of
activities across different parts of the region.

10.3

In the Whangarei context, the NRPS, the ‘30/50 Growth Strategy’ and the
Draft Growth Strategy 2019 provide the overarching, strategic outline of
how and where growth and change (in the way of consolidation within
Whangarei’s urban environment, with enablement for intensification and
redevelopment in appropriate locations) is anticipated to occur. In my
opinion, this overarching strategic direction is an important part of the
‘vision’ for what the pattern of sustainable development in Whangarei will
be, and how people within the district will be able to provide for their
wellbeing into the future.

10.4

Zoning of land is the fundamental mechanism within the District Plan to
identify the geographical areas of Whangarei which are best suited to
providing for differing levels of change and growth over time.

10.5

It is important to consider that zoning is not intended as an expression of
an existing or expected ‘reality’. Zoning should not simply consider the
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form. Rather, it sets a pattern of land use to provide for the social,
economic, cultural and environmental wellbeing of the community, both
now but more importantly for future generations.
10.6

However, how land is zoned will not necessarily dictate its use, or how it
is developed (it does not prescribe that change must happen, rather it
enables and prescribes what and how changes may occur). In many
instances, how a particular parcel of land is zoned may not lead to any
change in the existing use of that land – either in the short or long term.
A change in land use is a factor of the change that the owner of that land
implements. On the basis of the economic evidence of Mr Osborne (on
behalf of Kāinga Ora), and my own experience in land development
planning, I consider there are a number of factors that influence
landowners’ decisions as to whether or not they undertake a change in
land use. These factors include considerations of a landowner’s existing
use of land and investment in capital on land, the configuration and
characteristics of the land, or fragmentation of land ownership (if changes
in land use require site amalgamations) and the commercial viability of
undertaking development or redevelopment in certain locations. In
combination, these factors may mean that land is not used or developed
in the way which zoning provides for or anticipates in the short or even
medium term.

10.7

In this sense, zoning is a macro-spatial tool to geographically depict how
the growth and development of a city will change and progress over time
– in an integrated, holistic way. In the case of Whangarei, that is to enable
growth and intensification in appropriate locations as a means of
achieving the NRPS objectives and the USPC Strategic Directions,
including the enablement of a range of housing choices, densities,
building forms, as well as improved housing affordability.

10.8

As a result of the need to think strategically about the appropriate, longterm growth and development of a city, a pattern of zoning might look to
provide for growth and demographic changes facing a region by setting a
pattern for growth and change in certain locations – cognisant of the fact
that the realisation of that development may not eventuate for a further 5,
10, 15 or even 20+ years.
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It is therefore important to consider the application of zoning, not just to
provide for the expected or anticipated realisation of change simply within
the lifetime of the District Plan itself (e.g. the next 10-15 years), but also
the pattern of zoning applied across Whangarei over a longer term
horizon. It is important to consider and provide for growth and enablement
of development over the long term, and not just within the statutory life
cycle of a District Plan (generally 10-15 years), as not enabling enough
provision for growth and development in the planning framework for say
the next 10 years will embed and ingrain potential lost opportunities for
urban growth and development over the longer term (given that the land
which would be developed over the next 10 years, where a planning
framework provides limited enablement of growth, would be unlikely to be
redeveloped or be able to take up any additional enablement of
development potential provided through the next-generation District Plan
over the following 10 years).

10.10 I consider that the USPCs provide a unique opportunity to set the best
foundation for the longer-term growth of Whangarei and to achieve the
overarching direction envisioned by the NPS:UDC, and Proposed
NPS:UD, the NRPS, the ‘30/50 Growth Strategy’, the Draft Growth
Strategy 2019 and the USPC Strategic Directions. To do this, it is my
opinion that the intent of zoning and the pattern of Whangarei’s current
and future growth should be clearly and transparently set out now.
11.

Rezoning Summary

11.1

Under the notified USPCs the majority of Kāinga Ora’s dwellings were
zoned ‘Medium Density Residential’ (now proposed to be amended to be
the ‘General Residential Zone’). In accordance with the principles set out
earlier in this evidence, Kāinga Ora sought a review of the zoning of their
dwellings (and as well as surrounding residentially zoned land within the
existing urban area) to enable greater provision of housing choice
(including typology, scale and cost) and intensification in appropriate
locations across Whangarei. In general terms, Kāinga Ora sought a
reduction in the proportion of its landholdings to be zoned ‘General
Residential’ (the notified ‘MDR’ zone), and an increase in the proportion
of its landholdings to be zoned ‘Medium Density Residential’ (the notified
‘HDR’ zone). For clarity, Kāinga Ora’s submission has taken a principles
based approach which not only seeks zone changes to its own
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area which are consistent with Kāinga Ora’s rezoning principles.
11.2

I consider that it is necessary to provide additional zone changes, as set
out in the remainder of this statement, in order to provide for the level of
growth and intensification in Whangarei that will be required to deliver
upon the overarching direction envisioned by the NPS:UDC, and
Proposed NPS:UD, the NRPS, the ‘30/50 Growth Strategy’, the Draft
Growth Strategy 2019 and the USPC Strategic Directions, as well as to
provide Whangarei residents with greater housing choices into the future
to improve the affordability and quality of housing for all.

12.

Kāinga Ora Proposed Rezoning by Geographic Area

12.1

Earlier in this evidence I highlighted the key areas of difference between
Kāinga Ora’s approach to the application of zoning principles, and those
applied by the Council. It is important to reiterate that I agree with and
generally support the approach Council has taken to its ‘principles for
zoning’. The fundamental issue that remains in contention is the suitable
proximity measures for enablement of medium density residential growth
and development in proximity to ‘centres’, the public transport network,
social infrastructure and community facilities.

12.2

Therefore, for the purposes of this evidence statement, I seek to provide
examples of key areas where these differences are of particular relevance
to the rezoning requests sought by Kāinga Ora.

12.3

What follows is a brief summary of the key locations where the application
of Kāinga Ora’s rezoning principles identify that further amendments to
the zone extents proposed by Council are needed. Attachment A to this
statement provides a more detailed suite of area-specific assessments
which outline the key differences between the Council’s and Kāinga Ora’s
proposed zoning approaches in relation to each location. As noted above,
these ‘area assessments’ focus on how Kāinga Ora’s zoning principles
have been applied conceptually to particular areas, and provide a
summary of the various infrastructure, services, amenities and facilities
which I consider supports residential intensification and ‘urban
consolidation’ in these areas.
Kamo
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The Kamo area supports the provision of urban intensification and
consolidation, given the range of supporting services and amenities as
well as social and physical infrastructure which serves the local
community.

12.5

The Council have provided for a limited extent of ‘Medium Density
Residential’ (“MDR”) (the notified ‘HDR’ zone) and ‘General Residential’
(“GRZ”) (the notified ‘MDR’ zone) around the ‘Local Centre’ (“LCZ”) zoned
area (being the local centre of Kamo), however a wider spatial extent of
the MDR zone is sought in this location, consistent with Kāinga Ora’s
rezoning principles.

12.6

Consistent with these rezoning principles, Kāinga Ora have sought a
spatial extent of the MDR zone within a 800m (or approximately 10min)
walkable catchment of the local centre of Kamo, as well as within a 400m
(approximately

5m)

walkable

catchment

of

the

‘Neighbourhood

Commercial’ zoned (“NCZ”) area to the north east of the Kamo centre.
12.7

The following supporting amenities, facilities and infrastructure are
considered to support, and provide justification for, the rezoning sought
by Kāinga Ora in the Kamo area:
(a)

Kamo village has a diverse range of goods and services on offer,
including a post office and Supermarket, retail shops, food shops,
childcare services, health and medical services, legal services,
financial and business services, automotive trade and transport
services, and public services.

(b)

Within 1km of the Kamo Village there is Kamo Primary School,
Kamo Intermediate School and Kamo High School. The green
spaces available within 1km are Kamo Park, Granfield Place
Reserve, Hodges Park, Station Road Reserve, Barclay Scenic
Reserve, and Te Paka Cres Open Space area. These green
spaces also include the Kamo tennis club, Kamo rugby club, and
Kamo Bowling club.

(c)

In addition, the Kamo village has existing connections to
stormwater, wastewater and water infrastructure. The area also
benefits from public transport connections, with bus routes along
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and Fairway Drive.
Tikipunga
12.8

Tikipunga is one of the largest suburbs in Whangarei. The area supports
the provision of urban intensification and consolidation, given the range
of supporting services and amenities as well as social and physical
infrastructure which serves the local community.

12.9

The Council have provided for a limited extent of MDR (the notified ‘HDR’
zone) and GRZ (the notified ‘MDR’ zone) around the LCZ zoned area
(being the local centre of Tikipunga), however a wider spatial extent of the
MDR zone is sought in this location, consistent with Kāinga Ora’s rezoning
principles.

12.10 Consistent with these rezoning principles, Kāinga Ora have sought a
spatial extent of the MDR zone within a 800m (or approximately 10min)
walkable catchment of the Tikipunga local centre, as well as within a 400m
(approximately 5m) walkable catchment of a range of NCZ zones in the
wider area.
12.11 The following supporting amenities, facilities and infrastructure are
considered to support, and provide justification for, the rezoning sought
by Kāinga Ora in the Tikipunga area:
(a)

The main retail centre in Tikipunga is located along Paramount
Parade. Paramount Parade provides primarily for food and retail,
but also contains medical and real estate services. A Countdown
Supermarket is located on the Parade.

(b)

Within 1km of Paramount Parade is Te Kura Kaupapa Maori O Te
Rawhititroa, Totara Grove School, Tikipunga High School,
Tikipunga Kindergarten, Forest View Kindergarten and the Gifted
Kids Programme. A number of other services are located within
Tikipunga, including The Falls Estate Lifestyle Village and The
Palms Lifestyle Village.

(c)

The green spaces available within 1km of Paramount Parade are
Denby Reserve, Tikipunga Park, Beazley Park and Cobham Place
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Club and Whangarei Golf Club.
(d)

The Tikipunga area has existing connections to stormwater,
wastewater and water. Additionally, public transport connections
are available along Paramount Parade, Manapouri Street, Corks
Road, Heretaunga Street, Boundary Road and Kiripaka Road.

Otangarei
12.12 The Otangarei area supports the provision of urban intensification and
consolidation, given the range of supporting services and amenities as
well as social and physical infrastructure which serves the local
community.
12.13 The Council have provided for a spatial extent of General Residential
zone around the LCZ area in Otangarei, with no application of the MDR
zone (the notified ‘HDR’ zone). Kāinga Ora have sought the following
zone amendments:
(a)

Changing the notified NCZ zone area at Otangarei to a LCZ zone,
also with an increased spatial extent. The Kāinga Ora submission
initially sought the application of the LCZ at Otangarei of
approximately 2.57ha in total. Kāinga Ora’s now seeks a revised,
reduced extent of 1.49ha of LCZ (a map showing the revised
extent of LCZ zoning at Otangarei is appended as Attachment B);
and

(b)

Application of the MDR zone within proximity of the newly
proposed area of LCZ, consistent with Kāinga Ora’s rezoning
principles.

12.14 Consistent with these rezoning principles, Kāinga Ora’s submission
sought a spatial extent of the MDR zone within a 800m (or approximately
10min) walkable catchment of the newly proposed LCZ in Otangarei. In
addition, the Otangarei area is well serviced by the public transport
network, with the MDR zone also being proposed within a 200m
catchment extent from the public transport network.
12.15 In relation to the newly proposed LCZ at Otangarei, the economic
evidence of Tim Heath (on behalf of Kāinga Ora) outlines his view that the
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commercially realistic for commercial activities and appropriate to
accommodate other community, social and cultural land uses to create a
commercial and social ‘heart’ of the community. Mr Heath also notes that,
based on the redevelopment potential of Kāinga Ora’s land holdings there
is likely to be significantly more demand for commercial, social and
community services exhibited by the community in the future. Mr Heath
concludes that the newly proposed 1.49ha are of LCZ has a sound
economic and rational basis and would benefit the Otangarei community.
12.16 The Council’s s42a report rejects Kāinga Ora’s LZC rezoning request, and
raises concerns in relation to perceived uncertainty as to what could occur
in this area, including that there is a “real risk that the lack of control on
residential development in the LC(Z) would, on this site, result in higher
density residential development”.
12.17 Council appear to be suggesting that high density residential development
in this location, within a LCZ, would be an inappropriate outcome. I
disagree with this statement I consider that Council’s assessment has
failed to acknowledge that the notified provisions of the USPC will already
enable higher density residential development within the LCZ, with the
notified provisions of the LCZ enabling development up to three storeys
in height (11m), with the enablement of residential development above
the ground floor level, also with the subdivision rules of the proposed
USPC allowing for a minimum net site area for each allotment of 100m2.
12.18 In addition, Kāinga Ora have also proposed a number of amendments to
the bulk and location controls of the LCZ provisions, in particular the
introduction of new Height in Relation to Boundary and yard setbacks
rules, as well as corresponding restricted discretionary activity
assessment provisions which focus on achieving quality built form
outcomes which manage the potential for adverse effects to adjoining
properties.
12.19 Having regard to the matters outlined above, I support the application of
the newly proposed LCZ at Otanagrei.
12.20 In relation to Kāinga’s Ora’s rezoning request to apply the MDR zone
within an 800m walkable catchment of the newly proposed LCZ area, the
following supporting amenities, facilities and infrastructure are considered
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Ora in the Otangarei area:
(a)

Otangarei currently provides a small area of shops and supporting
services, including Te Kura o Otangarei (Primary School), Te Hau
Awhiowhio o Otangarei Health Trust and the Police. The
Kotahitanga Marae is also located with the Otangarei centre.

(b)

Open spaces and recreational facilities in the area include Denby
Reserve, Otangarei Reserve as well as the City Rugby Football
Club and associated playing fields.

(c)

Bus connections to the CBD are available throughout the
Otangarei area, along with walking and cycling linkages along the
shared path. Existing connections to wastewater, stormwater and
water supply infrastructure are also available.

Onerahi
12.21 The Onerahi area supports the provision of urban intensification and
consolidation, given the range of supporting services and amenities as
well as social and physical infrastructure which serves the local
community.
12.22 The Council have provided for a limited extent of MDR (the notified ‘HDR’
zone) around the LCZ zoned area in Onerahi however a wider spatial
extent of the MDR zone is sought in this location, consistent with Kāinga
Ora’s rezoning principles.
12.23 Consistent with these rezoning principles, Kāinga Ora have sought a
spatial extent of the MDR zone within a 800m (or approximately 10min)
walkable catchment of the local centre in Onerahi, as well as within a
400m (approximately 5m) walkable catchment of the NCZ zoned locations
at the southern end of Onerahi.
12.24 The following supporting amenities, facilities and infrastructure are
considered to support, and provide justification for, the rezoning sought
by Kāinga Ora in the Onerahi area:
(a)

Onerahi provides for a range of shops, including a New World
supermarket, restaurants and retail shops. Public services are
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- 49 also well provided for in the area, with a fire station, community
police station, medical centre and library all located in Onerahi.
(b)

Childcare facilities and schools are located in Onerahi. Green
spaces in the area include Onerahi Village Green, Onerahi Park,
Onerahi Bowling Club and Onerahi Football Club. Whangarei
Airport is located at the southern end of the peninsula.

(c)

Onerahi is the gateway to the growing land development occurring
at Whangarei Heads. Bus connections are available from the
peninsula north towards Whangarei Central, along Weir Crescent,
Church Street, Hill Street, Handforth Street, Pah Road, Raurimu
Ave, Ross Street, Nottingham Road, Onerahi Road and Old
Onerahi Road.

Kensington / Regent
12.25 The Kensington / Regent area supports the provision of urban
intensification and consolidation, given the range of supporting services
and amenities as well as social and physical infrastructure which serves
the local community.
12.26 The Council have provided for a limited extent of MDR (the notified ‘HDR’
zone) around the two LCZ zoned areas (being the two local centres of
Kensington and Regent), however a wider spatial extent of the MDR zone
is sought in this location, consistent with Kāinga Ora’s rezoning principles.
12.27 Consistent with these rezoning principles, Kāinga Ora have sought a
spatial extent of the MDR zone within a 800m (or approximately 10min)
walkable catchment of the two local centres of Kensington and Regent,
as well as within a 400m (approximately 5m) walkable catchment of a
range of NCZ zoned locations within the wider area.
12.28 The following supporting amenities, facilities and infrastructure are
considered to support, and provide justification for, the rezoning sought
by Kāinga Ora in the Kensington / Regent area:
(a)

The Kensington local centre provides a range of food and retail
shops, intermixed with carparking facilities and a large petrol
station. A large area is vacant due to the recent relocation of a
supermarket to the Regent local centre. The Kensington centre

AD-004386-292-738-V5

- 50 also contains Kensington Hospital, Whangarei’s primary private
hospital / health care facility.
(b)

Within 800m – 1,000m of the Kensington Centre is a wide variety
of education facilities (a kindergarten, a primary school as well as
two high schools), green spaces as well as a range of recreational
facilities.

(c)

The Regent local centre provides food and retail outlets, as well
as a range of religious centres / places of worship. There are also
two large supermarkets located at the top of Bank Street where
the transport network provides connections to the north (towards
Kamo and the rural hinterland) and northeast (to Glenbervie and
the Tutukaka coast).

Education and open space / recreation

facilities for also located within 800m – 1,000m of the Regent local
centre.
(d)

In addition, the Kensington / Regent area is also connected to /
provided with supporting wastewater, stormwater and water
supply infrastructure. The area also benefits from public transport
provision, with bus services provided along Bank Street, Mill
Road, Waiatawa Road, Kamo Road, Mains Ave and Keyte Street.

Maunu
12.29 The Maunu area supports the provision of urban intensification and
consolidation, given the range of supporting services and amenities as
well as social and physical infrastructure which serves the local
community.
12.30 The Council have provided for a limited extent of MDR (the notified ‘HDR’
zone) and GRZ (the notified ‘MDR’ zone) around the LCZ zoned area in
Maunu, however a wider spatial extent of the MDR zone is sought in this
location, consistent with Kāinga Ora’s rezoning principles.
12.31 Consistent with these rezoning principles, Kāinga Ora have sought a
spatial extent of the MDR zone within a 800m (or approximately 10min)
walkable catchment of the local centre in Maunu.
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- 51 12.32 The following supporting amenities, facilities and infrastructure are
considered to support, and provide justification for, the rezoning sought
by Kāinga Ora in the Maunu area:
(a)

Shops located on Maunu Road include a foodmarket and retail,
medical services, childcare services and religious facilities.

(b)

Maunu Road is the beginning of State Highway 14, connecting to
Dargaville and surrounding rural and lifestyle block environments
which extend around the road to Mangatapere village. There are
public transport connections from Maunu to the west, towards
Mangatapere, and east towards Whangarei City.

(c)

Within 1km of Maunu Road there are a number of education
centres;

Horahora

Primary

School,

Horahora

Playcentre,

Bloomfield Special School and Resource Centre, Regent Training
Centre and Mokopuna Early Childcare Centre. Jubilee Park,
Horahora Park and Carruth Park are green spaces which are also
located within 1km of Maunu Road.
(d)

In addition, Maunu is also connected to / provided with supporting
wastewater, stormwater and water supply infrastructure.

Raumanga
12.33 The Raumanga area supports the provision of urban intensification and
consolidation, given the range of supporting services and amenities as
well as social and physical infrastructure which serves the local
community.
12.34 Consistent with these rezoning principles, Kāinga Ora have sought a
spatial extent of the MDR zone within a 800m (or approximately 10min)
walkable catchment of the local centre of Raumanga, as well as within a
400m (approximately 5m) walkable catchment of a NCZ zoned location
within the wider area.
12.35 The following supporting amenities, facilities and infrastructure are
considered to support, and provide justification for, the rezoning sought
by Kāinga Ora in Raumanga:
(a)

The Raumanga local centre provides a range of food and retail
shops, intermixed with carparking facilities and a large petrol
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and Tauora Street.
(b)

A range of educational facilities are located within 800m of the
local centre, including Manaia View School, Te Wananga o
Aotearoa and Northland Polytechnic. Open space areas are
located within 400m of the Local Centres zone.

(c)

Raumanga is located along State Highway 1. Public transport
connections from around Raumanga link to central Whangarei,
with bus routes along SH1, Tauroa Street, Southend Ave, Rewa
Rewa Road, Gumdigger Place, Arcus Street, High Street, Fairburn
Street, Kahiwi Street and Raumanga Heights Drive.

(d)

In addition, Raumanga is also connected to / provided with
supporting

wastewater,

stormwater

and

water

supply

infrastructure.
Marsden
12.36 The Marsden area supports the provision of urban intensification and
consolidation, given the range of supporting services and amenities as
well as social and physical infrastructure which serves the local
community.
12.37 The Council have provided for a limited extent of MDR (the notified ‘HDR’
zone) and GRZ (the notified ‘MDR’ zone) around the LCZ in Marsden, as
well as GRZ around the NCZ, however a wider spatial extent of the MDR
zone is sought in this location, consistent with Kāinga Ora’s rezoning
principles.
12.38 Consistent with these rezoning principles, Kāinga Ora have sought a
spatial extent of the MDR zone within a 800m (or approximately 10min)
walkable catchment of the local centre.
12.39 The following supporting amenities, facilities and infrastructure are
considered to support, and provide justification for, the rezoning sought
by Kāinga Ora in the Marsden area:
(a)

The Marsden local centre provides several cafes and food shops,
as well as religious centres/places of worship. Open spaces are
located within 400m of the Marsden Local Centres zone. The
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Local Centres Zone are targeted towards providing for marine
activities.
(b)

Marsden is located in close proximity to the Marsden Point Oil
Refinery, a significant source of employment for the Whangarei
region.

(c)

In addition, the Marsden area is also connected to / provided with
supporting

wastewater,

stormwater

and

water

supply

infrastructure.
Ruakaka
12.40 The Ruakaka area supports the provision of urban intensification and
consolidation, given the range of supporting services and amenities as
well as social and physical infrastructure which serves the local
community.
12.41 The Council have provided for a limited extent of GRZ (the notified ‘MDR’
zone) around the LCZ zoned area, however a wider spatial extent of the
MDR zone is sought in this location, consistent with Kāinga Ora’s rezoning
principles.
12.42 Consistent with these rezoning principles, Kāinga Ora have sought a
spatial extent of the MDR zone within a 800m (or approximately 10min)
walkable catchment of the LCZ in Ruakaka, as well as within a 400m
(approximately 5m) walkable catchment of a range of NCZ locations south
of the local centre.
12.43 The following supporting amenities, facilities and infrastructure are
considered to support, and provide justification for, the rezoning sought
by Kāinga Ora in the Ruakaka area:
12.44 Ruakaka has the attributes of a large suburban centre and functions to
support growth in the Marsden area. The Ruakaka town centre provides
a range of shops, including a supermarket, pharmacy, food stores, a gas
station and a bank.
12.45 Community services are also well provided for, with a medical centre,
school, police station, fire station and several places of worship all located
within 800m of the local centre. There are ample open space and green
AD-004386-292-738-V5
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Beach is within 1km of Ruakaka village shops.
12.46 There are existing connections to wastewater, water and stormwater in
Ruakaka.
13.

Conclusion

13.1

In conclusion, I am of the opinion that the amendments sought by Kāinga
Ora (as outlined in this evidence) are the most appropriate way in which
to implement the relevant policy framework and to give effect to the
relevant national direction.

Matthew Armin Lindenberg
18 November 2019
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Kamo

WDC notified zoning

WDC S42A report zoning

Kamo

57

Area Assessment
Opportunities
•

•

•
•

Kamo village has a diverse range of goods and services on offer, including a post office and
Supermarket, retail shops, food shops, childcare services, health and medical services, legal
services, financial and business services, automotive trade and transport services, and public
services.
Within 1km of the Kamo Village there is Kamo Primary School, Kamo Intermediate School and
Kamo High School. The green spaces available within 1km are Kamo Park, Granfield Place
Reserve, Hodges Park, Station Road Reserve, Barclay Scenic Reserve, and Te Paka Cres Open
Space area. These green spaces also include the Kamo Tennis Club, Kamo Rugby Club, and Kamo
Bowling Club.
Existing connections to stormwater, wastewater and water
Existing public transport connections

Constraints
•

Former mining activity

Key differences between Council zoning and Kāinga
Ora proposed zoning
•

Kāinga Ora proposed zoning

Increased extent of 3-storey medium residential zone

Tikipunga

WDC notified zoning

58

WDC S42A report zoning

Tikipunga

59

Area Assessment
Opportunities
•
•
•

•

•
•

One of the largest suburbs in Whangarei – ample services available to support growth
Paramount Parade is a centre which provides primarily for food and retail shops although does
contain medical services and real estate services.
Within 1km of Paramount Parade is Te Kura Kaupapa Maori O Te Rawhititroa, Totara Grove
School, Tikipunga High School, Tikipunga Kindergarten, Forest View Kindergarten and the Gifted
Kids Programme.
The green spaces available within 1km are Denby Reserve, Tikipunga Park, Beazley Park, and
Cobham Place Reserve. These green spaces also include Tikipunga Rugby Club and Whangarei
Golf Club.
Existing public transport connections
Existing wastewater, stormwater and water connections

Key differences between Council zoning and Kāinga
Ora proposed zoning
•

Kāinga Ora proposed zoning

Increased extent of 3-storey medium residential zone

60

Otangarei

WDC notified zoning

WDC S42A report zoning

61

Otangarei

Area Assessment
Opportunities
•
•
•
•
•
•

Existing connections to wastewater, stormwater and water
Existing bus route to CBD
Walking and cycling linkages along Shared Path
Small area of shops and services including Te Kura o Otangarei (Primary School), Te Hau
Awhiowhio o Otangarei Health Trust, Police and Superette
Marae and papakainga housing
Playing fields and City Rugby Football Club, Denby Reserve and Otangarei Reserve

Constraints
•
•

Stability area of high risk between Williams Jones Drive and Kiripaka Rd
There is a lack of current retail development in the area – likely due to the close proximity of
Otangarei to other suburbs ie Tikipunga and Kamo. Any future retail development would have
to compete with existing supermarkets and retail in surrounding suburbs.

Key differences between Council zoning and Kāinga
Ora proposed zoning
•Increased extent of 3-storey medium residential zone

Kāinga Ora proposed zoning

Onerahi (north)

62

Notified WDC zoning
WDC S42A report zoning

63

Onerahi (north)

Area Assessment
Opportunities
•
•
•

•
•

Existing connections to wastewater, stormwater and water
Onerahi provides public services including community police and library facilities with retail
shops and food shops. There are also medical services and childcare services.
Within 1km of Onerahi is Onerahi Primary School and Onerahi Kindergarten. The green spaces
available within 1km of Onerahi is the Onerahi Village Green and Onerahi Park. These green
spaces also include Onerahi Bowling Club, and Whangarei Underwater Hockey Club.
Existing bus route from Onerahi – Whangarei CBD
Gateway to Whangarei Heads

Constraints
•
•

Kāinga Ora proposed zoning

Some properties susceptible to flooding
Peninsula – may be limited opportunities to expand public transport connections.

Key differences between Council zoning and Kāinga
Ora proposed zoning
•
•

Increased extent of 2-storey medium residential zone
Increased extent of 3-storey medium residential zone

Onerahi (south)

Notified WDC zoning

64

WDC S42A report zoning (no change)

Onerahi (south)

65

Area Assessment
Opportunities
•
•
•
•
•
•

Existing connections to wastewater and water.
Existing bus route from Onerahi – Whangarei CBD.
Onerahi provides public services including community police and library facilities with retail shops and
food shops. There are also medical services and childcare services.
Within 1km of Onerahi is Onerahi Primary School and Onerahi Kindergarten.
The green spaces available within 1km of Onerahi is the Onerahi Village Green and Onerahi Park. These
green spaces also include Onerahi Bowling Club, and Whangarei Underwater Hockey Club.
Gateway to Whangarei Heads

Constraints
•
•
•

Close proximity to airport – noise effects
Some properties (at north-western side of peninsula) susceptible to flooding
Peninsula – may be limited opportunities to expand public transport connections.

Key differences between Council zoning and Kāinga Ora
proposed zoning
•

Kāinga Ora proposed zoning

Increased extent of 3-storey medium residential zone

Kensington / Regent

Notified WDC zoning

66

WDC S42A report zoning

Kensington/Regent

67

Area Assessment
Opportunities
•
•

•

•

•
•

Existing connections to wastewater, stormwater and water
Kensington provides food shops and retail shops intermixed with carparking facilities, housing, and a large petrol station.
A large area is vacant due to recent relocation of a supermarket to the Regent Local Commercial zone. It also contains
Whangarei’s large private Hospital.
Within 1km of Kensington is St Francis Zavier Catholic Primary School, Mairtown kindergarten, Whangarei Girls High
School and Whangarei Boys High School. The green spaces available within 1km are Pompellier Park, Nixon Street
Reserve, and Cairn Field Reserve. These green spaces also include Whangarei Athletics club, Whangarei gymnastics club,
Marist sports club, Rugby league northland, Sport northland, Whangarei netball centre, and Northland hockey
association.
Regent provides food shops and retail shops with a high number of different religious centres mixed with carparking
facilities and some housing. There are also two large supermarkets located at the top of Bank Street where the transport
network branches to go to Kamo and its rural hinterland, or northeast to Glenbervie and the Tutukaka coast.
Within 1km of Regent is Whangarei Girls High School, Whangarei Boys High School, and Whangarei Primary School. The
green space available within 1km is Rugby Park.
Walking and cycling linkages along Shared Path

Constraints
•
•
•

Kāinga Ora proposed zoning

Some properties susceptible to flooding
Form of these centres are linear following and dominated by the main arterial road to and from the CBD.
Heritage development constraints

Key differences between Council zoning and Kāinga Ora proposed
zoning
• Increased extent of 3-storey medium residential zone.

Maunu

WDC notified zoning

68

WDC S42A report zoning

Maunu

69

Area Assessment
Opportunities
•
•
•
•

Existing connections to wastewater, stormwater and water
Existing bus route from Maunu west towards Maungatapere, and east towards
Whangarei Central.
Maunu Road provides food shops and retail shops, medical services, childcare services,
and religious facilities with housing dispersed throughout the centre.
Within 1km of Maunu Road is Horahora Primary School and Horahora Playcentre,
Bloomfield Special School and Resource Centre, Regent Training Centre and Mokopuna
Early CE and Childcare Centre. The green spaces available within 1km are Jubilee Park,
Horahora Park, and Carruth Park. The Horahora Rugby Club and the Whangarei Squash
Club are also located within 1km.

Constraints
•
•
•

Stability some areas of high to moderate risk
Some properties susceptible to flooding along stream route
Form of this centre is linear following and dominated by the main arterial road to and
from the CBD.

Key differences between Council zoning and
Kāinga Ora proposed zoning

Kāinga Ora proposed zoning

•
•

Increased extent of 3-storey medium residential zone
Increased extent of 2-storey medium residential zone

Raumanga

WDC notified zoning

70

WDC S42A proposed zoning

Raumanga

71

Area Assessment
Opportunities
•
•
•

•
•

Existing connections to wastewater, stormwater and water
Amenities nearby – supermarket, post shop, schools and medical centre.
A range of educational facilities are located within 800m of the local centre, including Manaia View
School, Te Wananga o Aotearoa and Northland Polytechnic. Open space areas are located within 400m
of the local commercial zone.
Existing bus route from Raumanga to CBD
A large vacant area is situated at the corner of State Highway 1 and Tauroa Street, therefore potential to
expand.

Constraints
•
•
•

Close proximity to SH1 – noise effects
Stability high to moderate risk
Some properties susceptible to flooding

Key differences between Council zoning and Kāinga Ora
proposed zoning
•
•

Kāinga Ora proposed zoning

Increased extent of 3-storey medium residential zone
Increased extent of 2-storey medium residential zone

72

Marsden

WDC notified zoning

WDC S42A report zoning

Marsden

73

Area Assessment
Opportunities
•
•
•
•

Marsden Cove Local Centre is oriented around the marina with buildings fronting the waterways.
A range of retail, food and beverage and service activities exist onsite.
Open spaces around the waterfront area.
A large vacant areas therefore potential to expand
Marsden Point Oil Refinery is nearby and is a significant source of employment for the region.

Constraints
•
•
•
•

Flooding constraints
Majority of existing retail activity and service providers are oriented towards providing for
marine activities - so limited services/retail oriented towards residential living
No schools or supermarkets in Marsden
No existing public transport connections

Key differences between Council zoning and Kāinga
Ora proposed zoning
•

Kāinga Ora proposed zoning

Increased extent of 3-storey medium residential zone

74

Ruakaka

WDC notified zoning

WDC S42A report zoning

75

Ruakaka

Area Assessment
Opportunities
•

•

Ruakaka Village provides public services including community police and library facilities with
retail shops and food shops. There are also medical services, financial services and childcare
services dispersed throughout the centre.
Within 1km of Ruakaka Village is Bream Bay College, Ruakaka River and Ruakaka Beach.

Constraints
•
•

Competes with Waipu to the south, which has more ‘charm’ appeal, and has a granted resource
consent for a supermarket and commercial development.
Currently no public transport connections.

Key differences between Council zoning and Kāinga
Ora proposed zoning
•

Kāinga Ora proposed zoning

Increased extent of 3-storey medium residential zone.
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-11.

Summary Statement

1.1

My name is Blair Masefield. I am the Technical Director - Planning at
Lands and Survey (Whangarei) Ltd.

I have been engaged by Kāinga

Ora-Homes and Communities (“Kāinga Ora”) to provide evidence in
support of its primary and further submissions (as successor to Housing
New Zealand Corporation) to Whangarei District Council’s (“the Council”)
Proposed Plan Changes 82 A & B, 88, 88 A – J, 109, 115, 136, 143 – 145,
147 and 148 (“Proposed USPC”).
1.2

In summary, the key points addressed in my evidence are:
(a)

The direction of higher order Planning Documents including the
National Policy Statement for Urban Development Capacity 2016
(NPS:UDC), proposed National Policy Statement for Urban
Development

2019 (NPS:UD),

Northland Regional

Policy

Statement (NRPS) and the District Wide Growth Strategy 30/50
Sustainable Futures, to enable consolidation and intensification
around and within existing urban areas, which in turn enables the
protection of rural production, character and amenity directed
through the recently Operative Rural Plan Changes;
(b)

The tension in the Strategic Overview provisions caused by the
Proposed District Plan (“PDP”) structure combining objectives and
policies that broadly address both Rural and Urban Resource
Management, when the Strategic Direction for each area is
significantly different;

(c)

The effects of change, particularly in the Living zones, through
increased consolidation and intensification can be appropriately
managed through the application of high-quality urban design.
This approach addresses concerns about the impacts of change
on amenity and character, and enables a more directive rule
framework and activity status;

(d)

The effect of recent case law driving the need to temper provisions
that seek to ‘avoid’ and ‘protect’ existing features / characteristics
within urban zones identified as the location for consolidation /
intensification as such policy directives conflict with the zonal
intent for the changes that consolidation / intensification will bring;
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-2(e)

The consequential effects of Subdivisions in Urban Areas are wellknown1 and able to be identified in planning provisions. Identifying
the matters of control or discretion provides certainty to applicants
and processing planners on the relevant effects to consider and
manage / control. The activity status for subdivisions can be
Controlled and Restricted Discretionary to balance the need for
certainty with the ability for Council to decline an inappropriate
activity;

(f)

Linking the impact of the Services Chapters (Transport, Three
Waters and Earthworks) rule framework and activity status so that
Controlled activities in a zone, do not become a Restricted
Discretionary activity due to technical engineering related
provisions; and

(g)

The need to resolve whether Land Stability is a matter for this Plan
Change to address, or whether this the next part of the Rolling
Review process for Natural Hazards. If this needs to be addressed
now a narrowing of the matters the Earthworks chapter addresses
to just those related to Land Stability is required.

1

Such as the change in density, character and amenity effects, and necessary supporting

infrastructure
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Introduction

2.1

My name is Blair Masefield. I am the Technical Director - Planning at
Lands and Survey (Whangarei) Ltd. I hold a Bachelor of Regional and
Environmental Planning with Honours from Massey University.

2.2

I am a Full Member of the New Zealand Planning Institute and recipient
of a Best Practice award from this Institute. I have 15 years planning
experience in New Zealand and the United Kingdom.

2.3

I spent the majority of my practicing career employed by Beca Limited,
based in Auckland. I have been involved with a wide range of planningrelated matters ranging from the preparation of non-statutory planning
documents and strategies, submissions and evidence on District Plan
processes, to leading multi-disciplinary teams consenting complex
Infrastructure projects.

2.4

During my time in the UK, I was a member of the Bexley Borough Council
Policy Team where I assisted delivering the Erith Area Action Plan and
The Boroughs “Core Strategy” (Spatial Plan).

2.5

Lands and Survey Limited specialises in Land Development and provides
planning, surveying and engineering services to local government and
private clients. I lead a team delivering Subdivision projects for private
clients based primarily in Whangarei and Kaipara Districts and providing
consent processing services to Far North District and Auckland Unitary
Councils. I currently process all resource consents and Outline Plans
relating to the City Rail Link project on behalf of Auckland Council.

2.6

In my initial role as General Manager – Lands and Survey, I was
responsible for the project management of all subdivisions from Concept
through to Title. I have a thorough working knowledge of the RMA
subdivision process and how that process is influenced by planning
provisions and engineering standards, including on the feasibility of
developments.

2.7

I confirm that I am very familiar with the Whangarei District and Northland,
having grown up in Kerikeri, and lived and worked in Whangarei since
2016. I confirm that the evidence on planning matters that I present is
within my area of expertise and I am not aware of any material facts which
might alter or detract from the opinions I express.
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Code of Conduct

3.1

I confirm that I have read the Expert Witness Code of Conduct set out in
the Environment Court’s Practice Note 2014. I have complied with the
Code of Conduct in preparing this evidence and agree to comply with it
while giving evidence. Except where I state that I am relying on the
evidence of another person, this written evidence is within my area of
expertise. I have not omitted to consider material facts known to me that
might alter or detract from the opinions expressed in this evidence.

4.

Scope of Evidence

4.1

I have been commissioned by Kāinga Ora to prepare this statement of
evidence to address matters raised by and inform a section 32AA analysis
of the relief sought in Kāinga Ora’s primary and further submissions (as
successor to Housing New Zealand Corporation) to the Proposed USPC.

4.2

My evidence addresses submission points relating to Plan Change 148,
109, 136 and 147 of the Proposed USPC. The s42A report is split into
Parts 1 – 12. Of relevance to this evidence are the following:

4.3

(a)

Part 2 – Strategic Direction and Subdivision (PC148)

(b)

Part 9 – Services (PC109, 136, 147)

This evidence addresses Kāinga Ora’s submission points, and further
submission point on Plan Change 148, 109, 136, and 147, as they relate
to the Proposed USPC.

5.

Plan Change 148 – Strategic Direction

Kāinga Ora submission – philosophy
5.1

As a precursor to the substance of my evidence this section sets out the
approach taken in the Kāinga Ora submission, the planning principles or
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Regional or District documents2 that inform those principles or concepts:
(a)

The national direction evident in the NPS:UDC and developed in
the

proposed

NPS:UD

towards

enablement

of

urban

development. The NPS:UDC sets minimum standards (that can
be taken further), and while the NPD:UD modifies the approach it
reads as requiring an even longer term approach to provision of
development capacity.
(b)

The emerging focus of the NPS:UD on the identification and
promotion of future character/amenity of urban environments
rather than protection of existing amenity and the clear trend of
compact/efficient urban form and management of effects through
good urban design;

(c)

The directive of the NRPS toward integrating infrastructure with
development in a planned manner, in accordance with the
Regional Form and Development Guidelines and accepting of
changes to a sense of place and existing character where
anticipated by a District Growth Strategy;

(d)

The overriding theme of consolidation in the Whangarei District
Growth Strategy 30/50 Sustainable Futures (30/50) which directs
residential and commercial development away from Rural and
Coastal areas and focusses future growth around and within
existing urban areas and suburban nodes. This approach is
reinforced in the Draft National Policy Statement for Highly
Productive Land (NPS:HPL) and is particularly relevant to the
versatile soil corridors of Maunu, Three Mile Bush and Glenbervie
adjacent to the Whangarei urban areas;

(e)

The Draft Whangarei District Growth Strategy (2019) builds on the
approach of 30/50 by seeking to:

2

The relevance of these documents to the PDP and Kainga Ora’s submissions are

analysed more fully in Section 5 (Plan Change 88I – Living Zones) of the Whangarei Zone
provisions evidence of Mr Lindenberg.
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Enable housing and business land capacity to meet
demand;

•

Focus development in our urban area and growth nodes;

•

Enable housing choice and affordability to meet the needs
of our community; and

•
(f)

Integrate infrastructure to align with growth.

The Rural Development Strategy (RDS) supports the 30/50
Strategy and informed the recently operative Rural Plan Change
package3. These documents all respond to the issues of
rural/coastal residential development and commercial sprawl that
have led to fragmentation and loss of productive rural land and
contributed to reduced vibrancy and vitality of the City Centre;

(g)

The corollary of the 30/50, RDS, and rural plan change approach
to highly constrain residential and commercial development in
rural areas is the need for the Urban and Services Plan Change
Package (PDP) to enable the consolidation and intensification of
development in and around existing urban areas, and for the
provisions of the PDP to provide for the significantly different
outcomes expected and management approaches required for the
Rural and Urban area;

(h)

Recent caselaw has reinforced that good planning requires that
planning instruments provide clear directives as to what outcomes
are proposed to be achieved.

The use of very directive

terminology including “avoid”, “protect” and similar, must be
carefully applied so that it does not inadvertently undermine a
more general policy of enabling consolidation or intensification of
development in accordance with higher level planning documents;
(i)

Linked to this National, Regional and District directive for the
enablement and focussing of consolidation and intensification in
existing urban areas, is the importance of the rule framework and

3

Rural Environment Plan Changes 85A-D, and 86A and B, Operative 6 March 2019
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listed, it is most effective and efficient to assign Controlled or
Restricted Discretionary activity status to these activities. This
sends an enabling signal to the market while preserving the ability
to decline an inappropriate activity (in the case of restricted
discretionary activities). The risk of defaulting to Discretionary is,
again, to inadvertently undermine the more general policy of
enabling consolidation or intensification of development in the
Urban Area, in accordance with higher level planning documents;
5.2

From a Resource Management Act s32 / 32AA evaluation perspective, I
consider Kāinga Ora’s rezoning approach / principles are the most
appropriate means to achieve:
(a)

The creation of effective and efficient, well-functioning urban
environments,

which

anticipate

and

provide

for

future

development and change over time;
(b)

The provision of sufficient development capacity to meet the
needs of people and communities, as well as future generations,
and a better range and choice of housing, including affordable
options;

(c)

Active enablement of development in urban environments and
provision for the benefits of intensification by allowing for
increased densities in areas where those benefits can be best
realised;

(d)

Consolidation within Whangarei’s urban area to take advantage of
existing physical and social infrastructure, including council
infrastructure, schools, medical facilities and other services and
amenities;

(e)

The potential benefits provided through Kāinga Ora’s rezoning
approach include:
(i)

Supporting the consolidation of residential growth and
development

within

urban

areas,

which

enable

infrastructure providers to better plan for future network
upgrades / improvements, within a more contained urban
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be realised;
(ii)

Providing benefits to the social and environmental
wellbeing of the community by enabling opportunities to
live, work and play within their local neighbourhoods and
in so doing seek to support Council’s strategy of improving
accessibility to active travel modes, improved walking and
cycling provision;

(iii)

Providing clear signals to the development market through
provisions that define what is appropriate in particular
zones, and what is not, and providing rule frameworks that
minimise consenting risks for appropriate development;
and

(iv)

Protection of rural areas and productive soils from
inappropriate residential and commercial development
through adequate land supply and an enabling planning
framework to direct future growth and development into the
urban areas.

5.3

These are the general themes and comprise the lens through which
Kāinga Ora has framed the relief sought in its submission, which I support
in my evidence as set out in more detail below.

Submission Point 268.2 - Strategic Direction - Overview
5.4

Kāinga Ora’s primary submission sought to amend one of the significant
issues identified for the District that are addressed by the plan, so that
growth and development is enabled rather than managed, and the
importance of liveability, connectivity and affordability are recognised as
follows:
“Managing Enabling growth and development that is liveable, connected and
affordable.”

5.5

Council’s s42A report rejected this submission point, saying that this is
not a significant issue for the District at this time, and that the proposed
wording would alter the meaning of the issue which applies to commercial,
industrial and open space land, as well as residential development.
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The recently Operative Rural Plan changes focussed on the Rural Area.
One of the Significant Issues addressed through that plan change was the
issue of “Fragmentation of Rural Land”. In particular, this issue was
addressed by way of the new Rural provisions that prescribe a highly
restrictive subdivision rule and policy framework for rural residential and
commercial development. The only methods now enabling4 rural
residential development in the Rural Production zone, is by creating a
small title around an existing house in exchange for consolidation of 80ha
of rural land area or through significant indigenous habitat protection5.

5.7

This approach responds to the Rural Development Strategy and the
identified issue of rural residential and commercial development causing
perverse District outcomes, including rural fragmentation, creation of
reverse sensitivity effects and undermining the vibrancy and vitality of the
City Centre.

5.8

In my opinion, as part of the Proposed USPC process the District now
needs to balance this approach by enabling residential and commercial
growth in a consolidated and intensified manner within the urban
environment. This is a Significant Issue because if it is not enabled,
development pressure will continue to force growth into the rural area
where it is not anticipated, and / or the feasible supply of developable land
within the urban area may become un-necessarily constrained, leading to
affordability issues and continued commercial sprawl.

5.9

I consider that the approach taken in Kāinga Ora’s submission is
appropriate, which is to ensure that urban residential development is
enabled in a consolidated manner, and fragmentation of the rural land
area is managed (primarily through the now operative provisions of the
Rural plan changes. In response to Council’s s42A reasons for rejecting
the relief sought by Kāinga Ora and to provide for the different rural and
urban area outcomes, I propose that the Significant Issue of growth and
development can be split between Urban and Rural, as follows:

4

To the extent that a Discretionary activity is considered ‘enabling’

5

RPE.3.4.1 and RPE.3.4.3
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Enabling urban growth and development that is consolidated, connected,
compact, feasible and well designed;

o

5.10

Managing rural growth and development;

I have reviewed Attachment 1 to the Council’s Part 2 42A report
containing the track changed version of the “District Growth and
Development” Chapter and newly proposed “Urban Form and
Development” (“UFD”) Chapter. In principle I support the approach
proposed by the Council in so far as it addresses the issue I raise above
and below regarding the splitting management of rural and urban
development in the PDP.

5.11

My evidence below references the PDP text and structure and would
‘carry over’ to the proposed structure in Attachment 1 if that were to be
adopted by the Commissioners.

5.12

With regard to the “Issues” introduction to the UFD Chapter, which is
completely new, the “Issues” text is drafted with a strong focus toward the
protection of existing residential amenity, rather than an enabling
approach to appropriate consolidated urban development influenced by
quality urban design, which I consider to be inappropriate for the reasons
I set out above.

5.13

In my opinion, it is appropriate and necessary to characterise the issue in
a more balanced way that anticipates that residential amenity will change
over time. This approach is more consistent with the expectations of
higher-level documents including the National Policy Statement: Urban
Development Capacity 2016 and the draft National Policy Statement:
Urban Development. The changes I propose are as follows:
“Urban form refers to the physical layout and design of the city. Areas that are
considered ‘urban’ in the context of this chapter refers to residential, commercial,
and industrial zones. The way in which a district or city grows and its resulting
urban form, can have a significant impacts, both positive and adverse on its
environment, the quality of life for its residents and the economic well-being of
business.”
“This chapter contains the policy direction for the urban and industrial areas of
Whangarei District. Objectives and policies have been included to assist in the
management of urban growth that will provide enable a range of lifestyle options
and building typologies while recognising the constraints to development in the
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direction on the appropriate location, shape and form of future urban
development in the Whangarei District, providing for a range of lifestyle choices
and building typologies whilst minimising managing the impact of urban
development on existing activities and valued resources.”

Submission Points 268.3, 268.4, 268.5, 268.6, 268.7, 268.8, 268.9 and 268.10 –
Objectives and 268.11, 268.19, 268.22, 268.23 and 268.23 – Policies
5.14

Kāinga Ora’s primary submission supported the retention of Objectives
SD-O1, SD-O6, SD-O7, SD-O8, SD-O9, SD-O10, SD-O11, SD-O14, SDO15, SD-O16, SD-O17, SD-O18, SD-O19, SD-O20 and SD-O21, and
Policies SD-P1, SD-P7, SD-P11, SD-P14, SD-P17, SD-P18, SD-P22,
SD-P26, SD-P27, SD-P39.

5.15

Council’s s42A report accepted these submission points, without change.

5.16

I acknowledge and support Council’s recommendation.

Submission Points 268.4 and 268.5 - Rural and Urban Objectives
5.17

Kāinga Ora’s primary submission point on Objective SD-O2 Rural and
Urban Areas was partial support with amendments sought to reflect
maintenance rather than protection of amenity values and characteristics,
while enabling appropriate use and development as follows:
ProtectMaintain the range of amenity values and characteristics in the Rural Area
and the Urban Area while enabling appropriate use and development.

5.18

Council’s s42A report rejected this submission point, due to the need for
consistency with the recently operative Rural Plan Change objective
(RA.1.2.8). The Council considers that the objective is appropriate, and
the relief sought by Kāinga Ora would be a significant change to the
direction of the objective.

5.19

In my opinion this matter is directly related to the Significant Issues matter
discussed above. It is not appropriate for this objective to seek “protection”
of existing amenity values and characteristics in the urban area, where
the PDP should be anticipating and providing for change over time. In my
opinion, part of the difficulty that arises here is that the PDP has sought
to shoehorn the Strategic Direction objective for both the Rural and Urban
Areas of the District into one objective, where contrary outcomes are in
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is my opinion that SD02 needs to be split into two separate objectives.
This can be achieved by SD02 being specific to Rural Areas and SD03
being specific to Urban Areas (or split across the DGD and UFD
chapters). SDO2 would be retained as notified with the words “and Urban
Areas” deleted from the Plan Provision Reference.
5.20

Kāinga Ora’s primary submission point on Objective SD-O3 Growth
sought to include ‘intensification’ to consolidation when accommodating
future growth, and to include the name of the existing suburban nodes,
being Local and Neighbourhood Commercial Zones as follows:
SD-O3 – GrowthUrban Areas AccommodateEnable future growth through urban
consolidation and intensification of Whangarei City, existing suburban nodes
(local and neighbourhood commercial centres) and rural villages, to avoid urban
development sprawling into productive rural areas.

5.21

Council’s s42A report rejected this submission point as it was considered
that ‘consolidation’ provides for ‘intensification’ within as well as
development adjacent to existing urban development.

5.22

The Growth Strategy 30/50 is a non-statutory document which is currently
under review. Once the 2019 version of the draft Growth Strategy is
finalised the relevance of the 2010 version and the theme of
“consolidation” will recede because it is not currently referenced or used
in the Draft Growth Strategy.

5.23

The difference between growth through consolidation adjacent to existing
urban development, and growth through intensification within the existing
urban area appears to be the same difference between growth up and
growth out, as articulated in the draft National Policy Statement on Urban
Development (NPS-UD).

5.24

In my opinion, the District would benefit from the PDP including directive
and unambiguous provisions that include reference to intensification
along with consolidation in Objective SD-O3, as both forms of growth are
equally applicable for Whangarei District’s urban areas.

5.25

It is also my opinion that identifying the ‘suburban nodes’ around which
intensification is appropriate is necessary to deliver a directive objective
and avoid ambiguity for future applicants and processing officers. From
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draft USDP, I cannot identify locations other than the Local and
Neighbourhood Commercial zones where suburban intensification would
be appropriate or anticipated.
5.26

Therefore, I consider SD03 should be amended as sought by Kāinga Ora,
and set out in para 5.19 above.

Submission Point 268.6 - Historic Heritage
5.27

Kāinga Ora’s primary submission point on Objective SD-O4 Sense of
Place was to have an approach of encouraging protection due to the
wording inferring protection of amenity, as follows:
Identify and encourage protection of protect buildings, major structures, sites,
features and areas which are valued by the community and contribute to the
District’s unique identity and sense of place.

5.28

Council’s s42A report rejected this submission point on the basis that
consistency is required with the policy direction in the Historic Heritage
chapter, which became operative in 2016. The report considers that the
proposed changes would weaken and create ambiguity in this policy.

5.29

The outcome of Historic Heritage protection is not clear in the wording of
the objective heading or text. If this is the sole purpose of the objective,
then the words ‘Historic Heritage’ or similar need to be inserted to clarify
the Council’s intent. If the purpose of the objective is broader, then in my
opinion the way in which the objective can be interpreted to protect
existing levels of amenity that contribute to a sense of place needs to be
more clearly defined.

5.30

On the basis of the s42A explanation, I consider that the Plan Provision
Reference needs to be renamed “Historic Heritage”, and the plan
provision text amended as follows:
Identify and protect buildings, sites, features and areas which have significant
historic heritage values and that are valued by the community and contribute to
the District’s unique identity and sense of place.

Submission Point 268.7 - Reverse Sensitivity / Incompatible Activities
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Kāinga

Ora’s

primary

submission

point

on

Objective

SD-O5

Incompatible Activities was to have a management approach to
incompatible activities, rather than requiring “avoidance” of such effects.
In my opinion this would better reflect the nature of incompatibility of
activities (which can often not be avoided), as well as good planning
practice in light of recent caselaw that confirms that plan provisions should
be drafted carefully to mean what they say. Kāinga Ora also questioned
the need for Objective SD-O13 Unanticipated Activities, as both SDO5 and SD-O13 address the issue of incompatibility of uses or
development, and therefore could be merged, with a management
approach applied to all such incompatibilities.
5.32

Council’s s42A report rejected this submission point as their preference is
for the use of the terms – avoid, remedy or mitigate. Regarding SD-O5
and SD-O13, the report considers that while the two objectives cover
similar topics in relation to reverse sensitivity, there is a subtle difference
in that SD-O13 seeks to avoid locating unanticipated or ‘out of zone’
activities in the Urban Area. This is an important driver for the policy
direction across the new urban zones, therefore it was considered an
important difference and the report recommends that both objectives are
to remain separate. I note the Council proposes in Attachment 1 of the
Part 2 42A report amended wording to change “Incompatible Activities” to
“Reverse Sensitivity”.

5.33

I remain of the opinion that a management approach is most appropriate
for SD-O5 because planning inherently involves the balancing of what can
be conflicting matters. In this context, the objective as proposed by the
Council seeks an outcome that is not practicable and at times not
possible. It is therefore my opinion that this provision must seek to
manage

such

incompatibilities

rather

than

avoid

them

in

all

circumstances.
5.34

I also continue to support Kāinga Ora’s submission that the two objectives
be merged as they both deal with similar topics and to retain the Plan
Provision Reference as Incompatible Activities because that term
incorporates and is broader than the concept of reverse sensitivity. It is
noted SD-O5 and SD-P2 are proposed to be renamed “Reverse
Sensitivity” from “Incompatible Land Uses”.
P2 be reworded as follows:

AD-004386-292-851-V1

I consider SD-O5 and SD-

- 15 SD-O5 Incompatible Activities Reverse Sensitivity - Avoid, remedy or mitigate
Manage reverse sensitivity and incompatible land use conflict between
incompatible land use activities arising from new subdivision and development.
SD-P2 – Incompatible Land Uses Reverse Sensitivity
To manage the establishment and location of new activities and expansion of
existing activities to avoid manage reverse sensitivity and conflicts between
incompatible land uses.

Submission Points 268.9 – Unanticipated Activities
5.35

Regarding SD-O13, Council has rejected Kainga Ora’s primary relief to
delete this provision entirely and rely on SD-05 Incompatible Activities,
because objective SD-O13 was recently promulgated through the Rural
Plan Change process. If this is the sole reason for rejection, then in my
opinion this objective would sit well within the Rural Area objectives SD14 to SD19, to make it clear that it applies to the Rural Area.

5.36

The effect of SD-013 is that a non-complying activity status is preserved
for unanticipated activities that are proposed ‘out of zone’ (and these are
identified in the Activity Tables of each zone). This may cause a noncomplying activity to struggle against the objectives and policies ‘gateway’
test and only be ‘consentable’ if effects were minor. Due to the
fundamental policy shift of the PDP away from an effects-based regime
to a zonal and activities-based regime, it is important that those unique or
peculiar activities that may have adverse effects but can be appropriately
established in a zone, not be precluded from doing so.

5.37

The purpose of SD-O1 – SD-O13 is to set out the appropriateness of
activities across the district’s zones. The words “where appropriate avoid”
in SD-O13 are subjective and would rely on the whim of a processing
planner in the context of a particular application for consent. The
outcomes are therefore likely to be inconsistent across time and locations,
so it is my opinion that directly addressing unanticipated activities in the
Objectives and Policies is un-necessary and can be deleted from the PDP
provisions. Furthermore, if the unanticipated activity causes issues of
incompatibility or reverse sensitivity, this can be controlled through
consideration of SD-O5 and SD-P2.

Submission Point 268.8 - Urban Design
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Kāinga Ora’s primary submission point on Objective SD-O12 Urban
Design is to amend this objective so comprehensive regeneration and
development projects are not unduly discouraged by additional
consenting and information requirements.

The aim is to support

sustainable quality design, but this must be balanced with the existing
issues of housing affordability and demand. To that end, Kāinga Ora
sought the addition of ‘practicable’ sustainable ‘outcomes’ to this objective
as follows:
Promote safe, compact, practicable sustainable outcomes and good quality
urban design that responds positively to the local context.

5.39

Council’s s42A report rejects this submission point as Council considers
it would weaken the objective, giving applicants the opportunity to avoid
good quality urban design on the grounds that it would not be practicable.
The report does not support the inclusion of ‘outcomes’ into the objective
as it changes the focus of the objective from promoting good urban design
to promoting outcomes that are safe compact, sustainable and promote
good quality urban design.

5.40

It is my opinion that high quality urban design is a fundamental
requirement to manage the impacts of intensification and the creation of
a consolidated and compact urban form.

5.41

With the proposed activity status across the zones providing for Controlled
activity subdivisions and land use consents where minimum lot sizes are
maintained, the likelihood of this objective affecting the feasibility of this
form of development is low. Where Kainga Ora’s submission seeks a
Restricted Discretionary status in the Residential zones, this is proposed
to be accompanied by a Land Use led comprehensive development. The
application of good quality urban design will be important to support an
application for lot densities less than the controlled activity minimum. I
therefore support the intent of SD-O12.

5.42

Section 6 of the WDC Urban Design Strategy address the eight urban
design qualities, expectations, or elements of a good public environment
being: compact, connected, distinctive, diverse, attractive, appropriate,
sustainable, and safe. SD-O12 uses the terms safe, compact and
sustainable. It is unclear why the other five design qualities are not
incorporated.
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I note that Objective SD-O12 differs from the subsidiary Policy SD-P10.
SD-O12 refers to “good quality” and SD-P10 uses the works “best
practice”. WDC have produced the non-statutory Urban Design Strategy.
Throughout the document (Section 1.2, 2.2, 2.4, 5) it references “High
Quality Urban Design”. In my opinion the objective and policy wording
would reflect the Urban Design Strategy and both SD-O12 and SD-P10
would reference “high quality”.

5.44

In my opinion SD-O12 would set a high-level outcome for urban design,
and SDP10 would flesh out how that outcome is achieved. Proposed
wording is as follows:
SD-O12 Promote safe, compact, sustainable and good high quality urban design
that responds positively to the local context and the expected outcome for the
zone.
SD-P12 To protect character and amenity by managing built form and
encouraging best practice urban design manage changes in urban character and
amenity by applying high quality urban design that demonstrates how the
development will contribute to a compact, connected distinctive, diverse,
attractive, appropriate, sustainable and safe urban form.

5.45

Submission Point 286.10 – Regionally Significant Infrastructure Kāinga
Ora’s primary submission point on Objective SD-O22 Recognise
Benefits was to have ‘manage’ added to the objective about Regionally
Significant Infrastructure (RSI), so that an overall balance is achieved of
sustainable management and the importance of communities to be able
to provide for their on-going social, economic, cultural and environmental
wellbeing.

5.46

Council’s s42A report rejected this submission point as the amendment
proposed does not give effect to Regional Policy Statement Objective 3.7,
and that it is not a function of Council to ‘manage’ RSI.

5.47

In this instance I support the 42A position.

5.48

Kāinga Ora’s primary submission supported the retention of Objective
SD-023 Adverse Effects as proposed because of the importance of RSI
and the contribution it makes to the wellbeing of communities.

5.49

Council’s s42A report accepted in part Kainga Ora’s submission point, but
suggested to the Commissioners amendments to this Objective to provide
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by other submitters.
5.50

In this instance I support the 42A position.

Submission Points 268.11, 268.19, 268.22, 268.23 and 268.23 – Policies
5.51

Kāinga Ora’s primary submission supported the retention or partial
amends of Policies SD-P1, SD-P7, SD-P11, SD-P14, SD-P17, SD-P18,
SD-P22, SD-P26, SD-P27, SD-P39,

5.52

Council’s s42A report accepted these submission points.

5.53

I acknowledge and support Council’s recommendation.

Submission Point 268.12 – Natural Hazards
5.54

Kāinga Ora’s primary submission point on Policy SD-P3 Natural
Hazards was to follow the ‘minimise’ approach in Objective SD-O10
Hazards, and ‘manage’ the risk from natural hazards rather than ‘avoid’
and follows:
To avoid minimise any increaseing the of risk of natural hazards on people and
property by:
1. Avoiding Managing the zoning of land for more intensive development within
identified hazard prone areas.
2.Avoiding Managing the locating of regionally...

5.55

Council’s s42A report accepts in part this submission point as they
conclude the direction to avoid zoning may lead to some perverse
outcomes and may fully preclude the redevelopment of property in natural
hazard areas.

5.56

I support the reasoning of the 42A author because in some instances the
issue caused by a natural hazard can be resolved through an engineering
design response and precluding development due to natural hazards that
can be ‘designed out’ may lead to inefficient patterns of urban
development.

Submission Point 268.13 - Amenity
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Kāinga Ora’s primary submission point on Policy SD-P4 Amenity was
linked to the relief sought to the Overview text and throughout the
objectives and policies of the Strategic Direction and subsidiary Living
Zone chapters. The relief is based on my discussion above in relation to
SD-O3 and O3 which seeks that the anticipated change in character and
amenity of the urban zones that are identified to accommodate residential
and business land supply is reflected in the wording of the provisions, so
that the existing environment does not become an unintended constraint
to the anticipated change. The relief sought is:
To ensure that the scale and nature of new land use activities are complimentary
with theconsistent with the existing level of amenity and the stated overview for
the relevant zone, acknowledging that new land use activities will result in
changes to amenity over time.

5.58

As described above, this approach is consistent with the higher level
policy guidance, including the NPSUDC, and the need for plan provisions
to be clear and unambiguous regarding the outcomes sought.

5.59

Council’s s42A report rejects this submission point because some
residents in these areas have identified the value they place on the
existing environment.

5.60

I continue to support Kāinga Ora’s submission because it best gives effect
to the Rural Strategy and the 2010 Growth Strategy. As discussed above,
the District Plan seeks to deliver the outcomes sought in the District’s
strategic documents. The Whangarei District has already made the choice
to accept increased density of development within and adjacent to existing
urban areas in exchange for greater restriction of development in rural
areas.

5.61

Through the Rural plan change process, residential and commercial
development

has

been

tightly

constrained

in

the

rural

area.

Consequentially the Urban part of this rolling plan change process must
enable residential and commercial development. If it does not, there are
likely to be District Plan implementation issues as development seeks to
find a home within a planning framework that enables minimal change.
5.62

In my opinion, the way SD-P4 is currently worded, in conjunction with the
zone activity status framework proposed, it can be used to unreasonably
frustrate good urban design outcomes that respond to the local and site
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development. As explained in the themes of this evidence above, this
approach is inconsistent with the draft NPD:UDC and the NRPS which
both set an expectation that amenity will change over time.
Submission Points 268.16 and 268.24 - Feasible
5.63

Kāinga Ora’s primary submission point on Policy SD-P8 Housing and
Business Capacity and SD-P31 Medium-density, High-density and
Residential Zones sought clarity on the definition of ‘feasible’.

5.64

Council’s s42A report rejected this submission point as the term is defined
in the NPS-UDC and I support the position of the s42A report

5.65

In SD-P31 Kainga Ora’s submission sought the addition of ‘public
transport’ to the criteria for appropriate HDR zoning. The s42A report
proposes additional amendments in response to a submission by the New
Zealand Transport Agency that includes active modes as well as Public
Transport. In my opinion this additional change is appropriate and enables
this policy to be consistent with Policy SD-P9 which promoted HDR
around public transport infrastructure.

5.66

Consequentially it is my opinion that for consistency SD-P9 be amended
to reference both active and public transport infrastructure, as proposed
in the s42A report.

5.67

Kāinga Ora’s primary submission points on Policy SD-P5 Sustainable
Infrastructure, Policy SD-P6 Urban Expansion, Policy SD-P9
Alternate Modes of Transport, Policy SD-P10 Urban Design and my
opinion on the relief sought has been discussed above in relation to the
relevant Objectives these policies support, as follows:
Policy SD-P5 Sustainable Infrastructure
To avoid manage adverse effects on the sustainable provision of infrastructure
by ensuring that all subdivision and land use is appropriately designed, located
and constructed.
Policy SD-P6 Urban Expansion
To avoid manage inappropriate urban expansion by:
1. Ensuring that urban development occurs:
a. In a planned and coordinated manner.
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2. Requiring Encouraging new urban development to be consolidated
within or intensified consolidated adjacent to Urban Areas and rural
villages.
3. Avoiding urban development sprawling into the Rural Area
Policy SD-P9 Alternate Modes of Transport
To support alternative modes of transport by promoting higher residential
densities around nodes of suburban development (Local Commercial Zone and
Neighbourhood Commercial Zone) and public transport infrastructure.
Policy SD-P10 Urban Design
To protect maintain character and amenity by managing built form and
encouraging best practice urban design.

5.68

In my opinion I continue to support Kāinga Ora’s submission for the
reasons outline above being:
o

Avoid policies need to be reserved for exceptional issues and that
does not include provision of infrastructure or enabling urban
expansion in zones that anticipate that development;

o

Identifying the Local and Neighbour Commercial zones in the
policy framework provides appropriate direction; and

o

High Quality Urban Design is an appropriate tool to manage the
effects of urban consolidation and intensification.
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Plan Change 148 – Subdivision

Alignment on Overview, Objectives and Policies
6.1

Kāinga Ora’s primary submission point sought the Overview, Objectives
SUB-O1, O3, O5, Policies SUB-P2, P3 and P5, and Rules SUBR1 be
retained as proposed or sought minor amendments.

6.2

Council’s s42A report supported the retentions or amends as requested
by Kainga Ora, or proposed an alternate wording that in my opinion
satisfies the intent of the relief sought.

Submission Point 268.125 Natural Features
6.3

Kāinga Ora’s primary submission point sought to temper the protection
and enhancement aims of SUB-O2 by insertion of the wording “where
appropriate” and “maintenance” as follows:
Subdivision provides for the protection (where appropriate), and enhancement,
or maintenance of the Districts…

6.4

Council’s s42A report rejected this on the basis that some of the matters
listed are required by higher level planning documents6 to have effects
avoided on those values.

6.5

There are nine matters listed and, in my experience, only three of them
are linked to ‘avoid’ provisions in the NZCPS and RPS, being Outstanding
Natural Features, Landscapes and Character. In my opinion the heading
of the Objective “Natural Features” does not appropriately reflect the
content of the objective in it current form. Some of the matters are artificial
rather than natural. “Valued Features and Resources” or similar would
seem a more appropriate heading.

6.6

Because only a third of the matters listed are associated with avoid
policies, I support the relief sought by Kainga Ora and if the
Commissioners were minded toward better clarification of the objective’s
intent, I would further support renaming of the objective to rename it
‘Valued Features and Resources’ or similar.

6

For example the New Zealand Coastal Policy Statement
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My position also aligns with the wording of Policy SUB-P1 that seeks to
avoid, remedy or mitigate adverse effects on seven of the listed matters.
I note that it is unclear why versatile soils and significant natural areas are
included in SUB-O2 and not carried down into SUB-P1.

Submission Point 268.127 – Zone, Overlay and District Wide Policies
6.8

Moving to the relief sought in SUB-P1 by Kainga Ora’s primary
submission to insert the words “and reinforce” into the Policy, as follows
To enable subdivision where it meets the...designed to: a. Reflect the
patterns of development that are compatible with and reinforce the role,
function and predominant character of the zone...

6.9

Councils s42A report rejects this deletion because:
“In my opinion the policy as notified seeks to enable subdivision that is
consistent with existing patterns of development, i.e. maintains the
existing lot sizes. The amendment proposed would in my opinion change
the policy to enable subdivision that is compatible with, but not necessarily
consistent with, existing lot sizes in each zone and would enable
subdivision that may be much smaller than what a community expects in
their area.”

6.10

This strikes to the core of my evidence on the Strategic Direction chapter
and my discussion above in relation to SD-P4 – Amenity. The District has
made a strategic choice to consolidate future residential and commercial
land development in and around existing urban areas. If the outcome of
this policy is to deliver no change in existing lot sizes, then the policy is
inconsistent with the Growth Strategy, and the intent of the NPS:UDC,
and is unlikely to achieve consolidation. On this basis I support the relief
sought by Kainga Ora.

Submission Point 268.133 and 135-138 - Activity Status
6.11

Kāinga Ora’s primary submission point sought the Rules SUB-R3 and R4,
be deleted and reviewed to be consistent with the National Planning
Standards. The submission also sought the addition of a restricted
discretionary activity under SUB-R2, 5, 6 and 7 where the controlled
activity minimum lot sizes are not met based on the proposed new Rule
SUB-R14 that required an RDA subdivision to be in accordance with an
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development application). Due to the number of pages it would require,
and the subsequent relief that I recommend below, I do not restate here
the primary relief sought within Kāinga Ora’s original submission.
6.12

Council’s s42A report is silent on this relief sought and Attachment 1
shows no change to the provisions as notified, except for minor text
changed to reflect the new zone names. Advice from Council s42A author
is that these provisions were addressed in the zone s42A report. I have
reviewed the zone s42A reports and the authors response to activity
status appears to be that if a subdivision cannot achieve matter of control,
then its effects must be so wide ranging as to require a Discretionary
activity status.

6.13

Council appears to have a philosophical plan making approach of utilising
a Controlled and Discretionary activity framework, with a few exceptional
Non-complying / Prohibited activity rules. This approach is reflected in the
recent Rural Plan Changes Provisions. In my opinion, while this may be
an appropriate approach in the rural area, it does not provide the most
efficient and effective use of scarce urban land resources.

6.14

In my experience as a consultant, the proponents of land developments
(from institutional developers to a one-off 2-lot subdivision) see a clear
‘step change’ in risk profile between a restricted discretionary activity
consent and a discretionary activity consent. From a Council perspective
(noting that I act as a land use and subdivision consent processing officer)
there are benefits to a restricted discretionary activity framework, where
the matters of discretion are listed and clearly set out, of delivering the
most effective and efficient consenting process.

6.15

Having a clear set of matters to address and resolve provides clarity to
applicants and processing planners. Discretionary activity consents
become subjective, ambiguous and can be approached inconsistently by
Councils across time. This can lead to an inefficient and less effective
consenting process.

6.16

If the objective and policy framework is clear on the expected outcomes
for the zone, then an inappropriate activity can be declined as an RDA.
As an example, I recently acted on behalf of a submitter opposing an RDA
land use consent under the Operative Whangarei District Plan. A
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upheld in the Environment Court.
6.17

I support use of the full spectrum of activity status to address district
issues. As stated above, the District Plan needs to enable consolidation
around and intensification within the urban areas of Whangarei to
implement the District Growth Strategy, Rural Development Strategy and
Urban Design Strategy. Utilising a Discretionary activity for any
development that exceeds the controlled activity minimum lots sizes is a
coarse approach that prevents the application of high quality urban design
to demonstrate how a development can be designed so that it is
appropriate to the local context and achieves the anticipated outcome for
a zone.

6.18

I support the relief sought by Kainga Ora to provide an RDA subdivision
consent Rule in the Subdivision Chapter where that subdivision is in
accordance with an approved land use consent for a comprehensive site
development. This approach enables a gradation of planning risk to be
applied to brownfield land developments, which are often more
challenging to achieve ‘feasibility’ than greenfield developments, and
appropriately encourage consolidation through intensification.

6.19

A Land Use led subdivision process has been incorporated into the
Auckland Unitary Plan. The Lands and Survey Auckland planning team
(who I support through reviews and advice) process consents on behalf
of Auckland Council and prepare subdivision applications for private
clients. I can’t provide percentages, but our perception is that most
subdivisions within the existing Auckland urban areas are now land use
led.

6.20

On further consideration of the relief sought, I am of the opinion that a
clear distinction can be applied to the appropriate, effective and efficient
use of the Controlled, Restricted Discretionary and Discretionary activity
status as follows:
o

Controlled for a subdivision that is seeking to comply with the
minimum lot size in a zone;
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Restricted Discretionary for a subdivision seeking less than the
Controlled minimum lot size in a zone but is in accordance with
an approved Land Use consent;

o

Discretionary where a vacant lot subdivision is seeking less than
the Controlled minimum lot size in a zone.

6.21

On this basis I recommend that the intent of the proposed new Rule in the
primary relief, can be incorporated into provision SUB-R2 as follows and
that the wording “Activity Status when undertaken in accordance with an
approved Land Use consent under SUB-R2: Restricted Discretionary”
added into SUB-R3 to SUB-R7 as set out in Attachment 1:

Submission Points 268.135 to 268.137 – Lot Sizes
6.22

Kāinga Ora’s primary submission point sought the Rules SUB-R5 and R6,
be amended to reduce the minimum controlled activity lot sizes and
change the internal lot dimensions to a rectangle, rather than a square or
circle shape as follows:
SUB R5
1. Every allotment:
a. Has a net site area of at least 450m² 400m2 for subdivisions involving
parent sites of less than 1ha, or 320m2 for subdivisions involving parent
sites greater than 1ha.
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c. Can contain a circle with a diameter of 14m, or a square of at least 12m
by 12m. For vacant lots: Must be able to contain a rectangle of 8m by 15m
to accommodate a building that complies with all applicable standards of
the Zone.

SUB-R6
1. Every allotment:
a. Has a net site area of at least 300m² for subdivisions involving parent sites
of less than 1ha, and 240m2 for subdivisions involving parent sites of 1ha or
greater.
b. Has a minimum frontage width of 12m.
c. Can contain a circle with a diameter of 12m, or a square of at least 10m by
10m. For vacant lots: Must be able to contain a rectangle of 8m by 15m to
accommodate a building that complies with all applicable standards of the
Zone.

6.23

The basis for this relief, which I support, is that the lot size and
configurations have a direct impact on the form of development that can
occur on the resultant lots. In their notified form the provision will in my
opinion perpetuate an urban form of development that is predominantly
single house.

6.24

Mr Lindenberg discusses this issue in detail in his evidence on the
provisions of the General and Medium Density Residential zones and on
the basis of the reasons he sets out, I am of the opinion that the relief
sought by Kāinga Ora is necessary to enable the rule framework of the
PDP to best achieve the objectives of both the General Residential and
Medium Density Residential zones to provide for and enable the delivery
of a range of residential densities and housing types.
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Plan Change 109 – Transport Zone

6.25

Overall there is general alignment between Kainga Ora and the Council
on the appropriateness of managing adverse transport effects from
subdivisions and development. As a result of the submissions and s42A
processes, further alignment has occurred. Most importantly has been the
Councils acceptance of Transport related effects being known and able
to be managed through a restricted discretionary rule framework. In my
opinion this change addresses most of the relief sought by Kainga Ora on
the TRA provisions7.

6.26

I also wish to acknowledge support for the Councils position in relation to
the additional noise provision that the NZTA and Kiwirail propose that
seek to place the burden of noise and vibration management arising from
the State Highway and Rail Networks, on property owners within 100m of
these corridors8.

6.27

In my experience on major infrastructure projects the obligation to
manage noise and vibration effects rests with the source not the receiver.
Both of these parties are Requiring Authorities and are afforded the
powers to designate (under the RMA) and compulsorily acquire (under
the PWA) land, if required to enable mitigation of adverse operational and
construction effects.

6.28

The coarseness of the provisions sought by these parties make them an
inefficient and ineffective method to manage effects that are not related
to the management of the Districts Transportation network, which this
Chapter seeks to achieve. The most efficient and effective method to

7

Submission Points 268.140 – Objectives TRA-O1-O3, O5 and O6, 268.143 – Policies

TRA-P3, P5, P9, P10 and P14, 268.141-142, 144-148 – Policies TRA-P1, TRA-P2, TRAP4, TRA-P7, TRA-P8, TRA-P11, and TRA-P13, Points 268.149, 268-151-154 – Activity
Status – Rules TRA-R2-R3, TRA-R5-R8, and TRA-R11-R14, Point 268.161 –
Transportation Appendix 1B, Point 268.163 – Transportation Appendix 1E, Point 268.163
– Transportation Appendix 1E
8

Housing NZ x382
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project basis.
6.29

The areas of residual differences relate to the following matters that this
section of my evidence will focus on:
•

Reliance on the word consolidation in the overview / issues
section;

•

Discretionary activity status for subdivisions under TR-R14;

•

triggers for Integrated Transport Assessments in TRA-R15 and
TRA-R16;

•

Discretionary activity status for ITA’s in TRA-R16;

•

Discretionary activity status for new roads or major road upgrades
in TRA-R17; and

•

approach to managing parking and access in the Appendices

Submission Point 268.139 - Overview
6.30

Kāinga Ora’s primary submission point on Overview was to include
‘compact’ and ‘connectivity’ when describing the District and its
communities, and to ensure transport is flexible for diverse living choices
as follows:
…The transport vision for Whangarei is a safe and efficient transport network
that promotes a range of transport choices and supports the vitality, and liveability
and connectivity of the District and its communities.
…Whangarei’s future growth expectation is for consolidated and compact urban
development. Planning for growth in a consolidated and compact manner allows
transport priorities to be established and transport infrastructure to be more
efficiently provided. Consolidated and compact development and responsible
landuse planning can also promote a variety of transport methods, including
walking, cycling and public transport, and can help reduce the reliance on private
motor vehicles within the District…
…Parking and loading management is crucial are important to the safe and
efficient functioning of the transport network. It is important that parking and
loading is provided and managed in a manner that supports the efficient use of
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choices…

6.31

Council’s s42A report accepted in part this submission point
recommending some of the suggested amendments, but not including
‘compact’ as this was considered to be covered by ‘consolidated’, as used
by the Whangarei Growth Strategy and the Sustainable Futures 30/50.

6.32

The reliance of these plan changes on the Whangarei Growth Strategy
and the Sustainable Futures 30/50 has been covered in my evidence on
the Strategic Direction Chapter and for this reason I continue to support
Kāinga Ora’s submission.

Submission Points 268.149 – Activity Status
6.33

Kāinga Ora’s primary submission point was to change the activity status
from Discretionary to Restricted Discretionary for all TRA rules.

6.34

Council’s s42A report accepted in part these submission points and
changed the activity status for these rules except for TRA-R14
Subdivision. For TRA-R14 the report considered that wider discretion is
required when there is non-compliance with the Permitted activity
thresholds of this rule.

6.35

I continue to support Kāinga Ora’s submission because the reasonable
range of Transport matters that a subdivision would need to address are
known and are articulated in the Rules TRA1-13 and the matters of control
in TRA-R14 and these have all been altered by Council to a restricted
discretionary activity status.

6.36

TRA-R14 identifies four narrow matters where a controlled activity status
would not be appropriate being 1. when a site contains an indicative road
or strategic road protection area; 2. Non-compliance with TRA-R5 – R6;
3. More than 3 ROW users in the RUEE zone; and 4. More than 8 ROW
users in all other zones. Addressing these four matters in addition to the
matters of control, would appropriately comprise the matters of discretion
and enable an RDA status.

6.37

Further, the proposed default Discretionary activity status would cause
many subdivisions to become Discretionary despite being Controlled or
Restricted Discretionary under the relevant zone provisions. As I have set
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appropriate development that contributes to a consolidated and compact
urban form and supports intensification around Centre zones.
6.38

In my opinion the matters of discretion for TRA-R14 are:
•

The matters of control;

•

The matters of discretion for TRA-R5 and TRA-R6; and

•

The extent to which the subdivision impacts on the future ability to
form a road or access within an indicative road or strategic road
protection area, and any mitigations to not preclude that future
formation.

And the wording of TRA-R14 would read as follows:

Submission Point 268.155-156 and 158-159 – Transportation Rules TRA-R15,
TRA-R16 and Transportation Information Requirement TRA_REQ1 and REQ2
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Kāinga Ora’s primary submission point was for TRA-R15 Restricted
Discretionary Integrated Transport Assessments (ITA) to be amended
so that the trigger for when an ITA is required is based on increased
carparking or the total number of dwellings, rather than the size of the
parent site, and TRA-R16 Discretionary Integrated Transport
Assessments be deleted as an ITA can be undertaken as a Restricted
Discretionary activity. This relief sought for TRA-R15 was:
TRA-R15
Where:
1. Any activity (or activities) that requires an increase of more than 50 car parking
spaces in accordance with Appendix 1 within a parent allotment or allotments
that existed at [Operative Date].
2. Any subdivision of an allotment that existed at [Operative Date] which will
provide for, or has capacity under this Plan to accommodate more than 100
dwellings. where the area of the parent allotment is equal to or larger than:
a. 1,000m2 within the Rural (Urban Expansion) Zone where any allotment will be
connected to Council reticulated water, wastewater and stormwater services.
b. 5,000m2 within the High-density Residential Zone.
c. 1ha within the Medium-density Residential Zone or Rural Village Residential
Zone.
d. 4ha within the Residential Zone.
e. 6ha within the Low-density Residential Zone

6.40

Council’s s42A report rejected these submission points, considering that
basing the need for an ITA on land area is much clearer and easier to
understand than relying on Plan enabled development and recommended
the retention of the Discretionary ITA.

6.41

These provisions seek to manage adverse Transport effects on the
network as a result of large developments. The intensity of effects
generated by a development is most accurately derived from the actual
generation of traffic (which is linked to the number of parking spaces and
dwellings to be provided), not the development potential of the land area.
I have calculated the approximate yield from the land areas referenced in
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6.42

Using the nominated parking space numbers of 50 and 100, and the
feasible yield of additional dwellings of 20 and 40 in TRA-R15 and TRAR16 respectively, in my opinion both these provisions can be retained by
renaming

“TRA-R15

Medium

Scale

Integrated

Transport

Assessments” and “TRA-R16 Large Scale Integrated Transport
Assessments”. The subsidiary TRA REQ1 and REQ2 then direct the
appropriate matters for each ITA to consider as Restricted Discretionary
activities, based on the scale of the development. The same matters of
discretion in TRA-R15 would be included in TRA-R16, as follows:

9

Based on 80% of a site being available for dwellings and using the higher densities

proposed by Kāinga Ora
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6.43

On the basis of these provision modifications, it is my opinion that the ITA
provisions would most effectively and efficiently manage adverse
Transport effects on the network resulting from medium and large-scale
developments, whilst still enabling appropriate urban development.

Submission Point 268.157 – Transportation Rule TRA-R17 and Transportation
Information Requirement TRA_REQ3
6.44

Kāinga Ora’s primary submission point was for TRA-R17 Construction
of Any New Public Road or Service Lane and TRA-REQ3 Information
Requirement to be deleted as there are no specific rule requirements for
this rule.

6.45

Council’s s42A report rejected this submission point and recommended
that this rule is retained, this is because of a change in approach for
managing the construction of new public roads and service lanes. Rather
than through compliance with the Environmental Engineering Standards
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document to the District Plan, therefore construction compliance will be
achieved through TRA-R17 and TRA-R18 (for major upgrades to existing
roads).
6.46

Attachment 2 to Part 9 of the Councils s42A report contains the proposed
provisions for TRA-R17 and REQ3. For the reasons I set out in relation to
TRA-R14 and because many multi-lot urban subdivision will provide
access via a new Public Road, and / or upgrade to an existing, I consider
that the appropriate activity status for TRA-R17 and TRA-R18 is
Restricted Discretionary and the matters of discretion are contained in
REQ3. On this basis TRA-R17 and R18 would be reworded as follows:

Submission Point 268.160 – Transport Appendix 1, Table 1
6.47

Kāinga Ora’s primary submission point was for TRA-Appendix 1 Table
TRA 1 Minimum On-Site Car and Bicycle Parking Requirements to be
amended so the approach to parking requirements is not based on
multiple car parks per dwelling. Instead, Kāinga Ora considers a more
appropriate approach is to require the provisions of no more than a
minimum of 1 car park space, and no minimum for studio and 1-bedroom
units. This is to achieve an efficient use of urban land, and to provide for
intensification and multi-unit development in the High and Medium
Density residential zones, as shown below:
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6.48

Council’s s42A report accepted in part this submission point,
recommending some amendments to this parking Table but still requiring
at least 1 space for any residential unit in the MDZ.

6.49

I do not consider that the recommended amendments in the s42A report
adequately address the intent of Kāinga Ora’s submission. I support the
primary submission point because the spatial (mapped) extent of the
zones are in proximity to Centres, amenities and public transport
networks. Requiring additional parking results in inefficient use of scarce
urban land and reinforces use of the private motor vehicle, which can
undermine the viability of the public transport network.

Submission Point 268.164 – Transportation Appendix 2D
6.50

Kāinga Ora’s primary submission point was for TRA Appendix 2D
Performance Standards for Private Access to be deleted, reviewed
and amended to align the access requirements with the number of car
parking spaces proposed by a development, rather than the number of
dwellings. This is because the number of car parks proposed to be
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appropriate vehicle access widths and dimensions. As guidance, Kāinga
Ora submit the Auckland Unitary Plan requirements for vehicle crossings
and private access, which provide an appropriate suite of standards that
could be utilised in the Whangarei District Plan.
6.51

Council’s s42A report rejected this submission point, considering that
TRA Appendix 2D is appropriate as proposed.

While the Report

acknowledges Kāinga Ora’s submission point, they consider that the only
material outcome would be in High and Medium Density Residential
zones, where 5-8 one-bedroom residential units are proposed on a private
access, the lesser urban standards would apply. The Report considered
that an amendment is not required to TRA Appendix 2D for this specific
instance, which would in turn create inconsistencies with Council’s
Engineering Standards.
6.52

I support Kainga Ora’s primary submission as a significant portion of the
District’s Urban Area is proposed to be rezoned Medium-Density
Residential and therefore this may enable a greater portion of this land
area to be feasibly developed and contribute to consolidation and
intensification around Centres. The relief sought is included in Attachment
1.

6.53

Additionally, the reference to Council’s Engineering Standards is
irrelevant because Council has been deliberate in removing any reference
in the PDP to the Engineering Standards
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7.

General Comment
7.1

Overall there was alignment between Kainga Ora and the Council on the
appropriateness of managing the efficient and effective provision of Three
Waters Infrastructure to adequately service District Growth and
Development through the notified provisions of the PDP, except for the
rule activity status.

7.2

As a result of the submissions and s42A processes, alignment has
increased on some provisions10, but further misalignment has occurred
on other provisions due to other submitters’ relief sought being accepted
in whole or in part by the Council.

Submission Points 268.171 and 268.172 – Activity Status of Rules TWM-R3-R5
and TWM-R6 and R7
7.3

Unlike the Transport provisions, the s42A author has proposed
amendment of the Rules so that development and subdivisions become
restricted discretionary activities where the matters of control are not
complied with. It is unclear why the author has concluded that Transport
related matters are sufficiently understood to enable a RDA status, but
Three Waters matters are not.

7.4

In my experience, the provisioning of sites with Three Waters services is
an engineering exercise to demonstrate network capacity, followed by
site-specific design to provide adequate servicing of lots/units. The
relevant matters for Council to consider are all identified in the provisions,
especially in the Information Requirements TMW-REQ1, REQ2 and
REQ3.

7.5

In addition, the activity status as notified, causes every Controlled activity
subdivision under the zone provisions to default to a Restricted

10

I agree with the relief proposed in relation to Submission Point 268.166 –

Objectives TWM-O1, O3 and O5, Point 268.167 – Policies TWM-P1, P2, P5, P7
and P8, Point 268.169 – Policy TWM-P9 and Point 268.170 – Rule TWM-R2
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acknowledge the s42A authors points that the cost of a Restricted
Discretionary consent is equivalent to a Controlled, however there is a
higher level District Plan integrity matter to address here. It is misleading
for a District Plan to provide direction to the market that a certain threshold
of development is a controlled activity and will be granted, and then
subversively trump that directive through a backdoor provision relating to
a technical engineering matter of infrastructure provision.
7.6

For these reasons it is my opinion that the primary relief sought by Kainga
Ora on the activity status of the TWM Rules remains the most efficient
and effective method to appropriately manage the servicing of Three
Waters Infrastructure to the Districts future growth and development,
while enabling growth and development in a consolidated manner. This
relief is set out in Attachment 1.

Submission Points 268.165 – Overview, 268.168 – Policy TWM-P3 Capacity, and
268.167 – Policy TWM- P4
7.7

Kāinga Ora’s primary submission sought to have the Overview and TWMP4 Future Development retained as proposed, and Policy TWM-P3
Capacity be deleted in full because it was inconsistent with the Overview
Statement.

7.8

Council’s s42A report retained the Overview, recommended changes to
the Overview and TWM-P3 to address the inconsistency, and modified
TWM-P4 to reference “anticipated development permitted within the
zone” rather than “planned and future development” based on the
rationale set out in the submission of F Morgan11.

7.9

In regard to TWM-P3, while I support the intent of the s42A rewording to
clarify the issue raised by Kāinga Ora’s primary submission, in my opinion
the wording has the potential to frustrate the enablement of appropriate
subdivision and development, where capacity may not currently be
sufficient. I proposed the following additions to address this issue:

11

Submission 229 pp36
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- 40 To manage the scale and design of subdivision and development where
connection is provided proposed to public reticulated three waters waters
networks to ensure that there is sufficient capacity in the reticulated networks,
and or where necessary require upgrades extensions to the public reticulated
networks to enable appropriate subdivision and development.

7.10

I consider that the recommended amendments to TWM-P4 in the s42A
report remains inconsistent with the intent of Kāinga Ora’s submission
because there is no rationale in F Morgan’s submission, simply the use of
the words now used in the s42A report. Linking the provision of three
waters provision to only that permitted in a zone does not achieve the
intent of the HPS:UDC or draft NPS:UC. This wording risks an underdelivery of supply of infrastructure to enable planned and future
development and therefore I support the policy be retained as notified as
follows:
To ensure that reticulated three waters infrastructure is designed to
accommodate planned and future anticipated development permitted within the
zone.

Plan Change 147 – Earthworks12

8.

General Comment
8.1

The purpose of this chapter is managing earthworks associated with
subdivision to ensure sites are suitable for development and instability. In
my opinion the basis for imposing this control is related back to RMA
Section 106 matters.

8.2

Section 106 reads:
Consent authority may refuse subdivision consent in certain
circumstances
(1)
A consent authority may refuse to grant a subdivision consent, or may
grant a subdivision consent subject to conditions, if it considers that—

12

This covers submission points 268.174-179
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- 41 (a) there is a significant risk from natural hazards; or
(c) sufficient provision has not been made for legal and physical access
to each allotment to be created by the subdivision.
(1A)
For the purpose of subsection (1)(a), an assessment of the risk from
natural hazards requires a combined assessment of—
(a) the likelihood of natural hazards occurring (whether individually or in
combination); and
(b) the material damage to land in respect of which the consent is sought,
other land, or structures that would result from natural hazards; and
(c) any likely subsequent use of the land in respect of which the consent
is sought that would accelerate, worsen, or result in material damage of
the kind referred to in paragraph (b).
8.3

A detailed review of this chapter has led me to the opinion that the most
effective and efficient approach to the management of land stability
associated with subdivision is to incorporate this matter into the
Subdivision Chapter as is the case in the Operative plan, or defer
addressing these matters until the Natural Hazards provisions are
introduced via that part of the Rolling Plan review process.

8.4

Natural Hazards were the subject of the 2017 RMA reforms. Through this
process “Sections 106 and 220 of the RMA have been amended to
broaden the range of natural hazards to be considered, to reflect the
definition of ‘natural hazards’ in section 2 of the Act (as follows):
Any atmospheric or earth or water related occurrence (including earthquake,
tsunami, erosion, volcanic and geothermal activity, landslip, subsidence,
sedimentation, wind, drought, fire or flooding) the action of which adversely
affects or may adversely affect human life, property, or other aspects of the
environment.
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- 42 The intent of this change is to ensure that all natural hazards are
considered in decisions and conditions on subdivision consent
applications.13”
8.5

S106 matters relating to legal and physical access are contained in the
Subdivision and Transport chapters, but are also addressed in the
proposed Earthworks Chapter via R1.1.2.b. Matters relating to natural
hazards are the focus of the next stage of the Rolling Plan Change review,
and include management of effects from Land Stability.

8.6

The provisions now proposed in Attachment 4 to the Part 9 S42A report
do not clearly link to s106 or Land Stability matters. Through the
submission and s42A process, the management of Historic Heritage and
Kauri Die Back have been added to the “Issue” and “Rule” provisions but
have no support of reference in the objective or policies.

8.7

The chapter as drafted also causes all subdivisions to require a Land Use
consent. This is un-necessarily and inefficient when the premise for the
provisions is a s106 subdivision matter that can be addressed through a
subdivision consent.

8.8

Furthermore, there is no rationale provided by Council on why land
stability is a particular risk that requires incorporation in the plan now,
compared the range of other significant natural hazards Council is obliged
to manage under s106 that have been deferred to the next rolling plan
change review.

8.9

For these reasons it is my opinion that the Chapter be deleted in its
entirety. The heritage and kauri die back provisions are most appropriately
located elsewhere as they are not related to land stability or s106 matters.
If land stability from earthworks is a matter that needs addressing now
(rather in the next rolling review) these provisions can be moved to the
subdivision chapter, where they currently reside in the Operative plan.

8.10

If the Commissioners are minded to retain this chapter, I support the
proposed changes in activity status and can support the provisions as

13

MfE

Resource

Legislation

Amendments

2017

–

Fact

Sheet

10

https://www.mfe.govt.nz/sites/default/files/media/Fact%20Sheet%2010_%20New%20matters%20to%20consi
der%20for%20resource%20consents%20and%20designations.pdf

AD-004386-292-851-V1

- 43 proposed in the s42A, subject to the deletion of the following, as set out
in Attachment 1:
o

Issues: “, and that instability hazards and adverse effects on
heritage values and New Zealand kauri trees are managed.”

o

Rules: EARTH R1.1a, 1b and 1c., and;

o

Matters of control: 2 and 3

Conclusion
In conclusion, I am of the opinion that the amendments sought by
Kāinga Ora (as outlined in this evidence) are appropriate and will
assist in improving the consistency, usability and interpretation of
provisions within the Proposed Whangarei District Plan Urban
Services Plan Changes, including how provisions are interpreted and
implemented by both plan users and Council alike.

Blair Taylor Masefield
18 November 2019
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Attachment 1:

Strategic DirectionDistrict
Growth and Development
Chapter (SDDGD)
Overview Issues
This chapter contains the key strategic approach to development that will to address
significant resource management issues of importance to the District. Thise chapter contains
overarching objectives and policies that will guide decision making at a strategic level in
relation to urban and rural growth and development, the management of open space and
recreation zones, and Regionally Significant Infrastructureindustries. It also sets out how
Māori Resource mManagement provisions in Part 2 of the RMA Resource Management Act
(1991) will be implemented through the District Plan. plan.
The objectives and policies seek to address sSignificant resource management issues for the
Whangarei District. that are addressed by the plan Significant resource management issues
for the Whangarei District which include the following:
•

Managing Enabling appropriate residential growth and development that is
consolidated, compact, feasible and well designed;
•
Managing commercial, industrial and open space growth and development;
•
Recognise the importance of liveability, connectivity and affordability;
•
Managing existing and future development in areas subject to environmental
risks;
•
Protection of natural heritage (landscapes, biodiversity and natural features);
•
Issues of significance to Mana Whenua;
•
Protection of built and cultural heritage;
•
Cumulative effects of development on the coastal environment;
•
Fragmentation of the rural environment;
•
The protection of and efficient development, operation and maintenance of
infrastructure.
•
The protection of strategic business and industry.
The following Objectives and Policies apply when changing and implementing the District
Plan and should be considered in addition to the objectives and policies in the relevant zone
as well as any District wide policies that apply. The zoning policies (Policies 8-29) in particular
apply when considering the most appropriate zone for a piece of land. The Objectives and
Policies should be considered in addition to the objectives and policies in the relevant zone,
as well as any District wide provisions that apply.

Objectives
SD-O1 – Range of
Zones

Provide for differing character and amenity values by having a range
of Zones with differing expectations.

SD-O2 – Rural and

Protect the range of amenity values and characteristics in the Rural
Area and the Urban Area

Urban Areas
S42A Recommended Track Changes October 2019
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SD-O3 – Growth

AccommodateEnable future growth through urban intensification and
consolidation of
Whangarei City, existing suburban nodes (local and neighbourhood
commercial centres) and rural villages, to avoid
urban development sprawling into productive rural areas.

SD-O4 – Sense of
Place Historic
Heritage

Identify and protect buildings, major structures, sites, features and
areas which are valued by the community and contribute to the
District’s unique identity and sense of place.

SD-O5 –
Incompatible
Activities Reverse
Sensitivity
SD-O6 – Indigenous
Biodiversity

Avoid, remedy or mitigate Manage reverse sensitivity and
incompatible land use conflict between incompatible land use
activities arising from new subdivision and development.

Identify and protect the values and attributes of indigenous biological
diversity (Significant Natural Areas) and maintain the extent and
diversity of other indigenous biodiversity.

SD-O7 – Reticulated
Infrastructure

Provide efficient and effective onsite and reticulated infrastructure
in a sustainable manner and co-ordinate new land use and
development with the establishment or extension of infrastructure
and services.

SD-O8 – Cultural
Values

Ensure that growth and development takes into account Māori
cultural values.

SD-O9 – Land Use
and Transport

Maintain and enhance accessibility and safety for communities and
integrate land use and transport planning.

Planning
SD-O10 – Hazards

Minimise the risks and impacts of natural hazard events on people,
property and infrastructure.

Policies
SD-P1 – Range of
Zones

To manage effects on character and amenity values by providing for
a range of Z zones with differing expectations.

SD-P2 – Incompatible
Land Uses Reverse
Sensitivity

To manage the establishment and location of new activities and
expansion of existing activities to avoid manage reverse
sensitivity and conflicts between
incompatible land uses.

SD-P3 – Natural
Hazards

To avoid manage increasing the risk of natural hazards on people and
property by:
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Avoiding Managing the zoning land for more
development within identified hazard prone areas.

intensive

Avoiding locating regionally significant and critical infrastructure
within identified hazard zones unless there is a functional or
operational need for its location.
SD-P4 – Amenity

To ensure that the scale and nature of new land use activities are
complimentary consistent with the existing level of amenity and the
stated overview for the relevant zone, acknowledging that new land
Use will result in changes to amenity over time.

SD-P5 – Sustainable
Infrastructure

To avoid manage adverse effects on the sustainable provision of
infrastructure by ensuring that all subdivision and land use is
appropriately designed, located and constructed.

SD-P6 – Urban
Expansion

To avoid manage inappropriate urban expansion by:

SD-P7 – Transport
System

To manage an effective and efficient transport system by:

Ensuring that urban development occurs:
a. In a planned and coordinated manner.
b. Where appropriate infrastructure and services can be
provided.
Requiring Encourage new urban development to be
consolidated intensified within or adjacent to Urban Areas and
rural villages.
Avoiding urban residential development sprawling into the
Rural Area and Heavy Industrial Zone.

Integrating and coordinating transport and land use planning.
Improving access to alternative transport options.
Enhancing the walkability of neighbourhoods.

SD-P18 – Resource
Areas

SD-P 19 – Special
Purpose Zones

To identify and protect biodiversity, outstanding landscapes and
features, the natural character of the coastal environment,
heritage features, and sites Sites of significance Significance to
Māori from inappropriate subdivision and development by
mapping resource areas, and applying rules to protect the values,
attributes, characteristics and qualities of these areas.
To provide for specific activities or areas where special
circumstances apply by identifying and zoning areas as Special
Purpose Zones.
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SD-P 2 10– City Centre
Zone

To ensure that the viability, vibrancy and activity of the City Centre is
maintained and enhanced by applying the City Centre Zone to a
limited area:

SD-P 2 11– Shopping
Centre Zone

SD-P 2 12–
Commercial Zone

SD-P 2 13– Mixed -u U
se Zone

In the core of Whangarei City where a consolidated centre is
maintained.
With high amenity values and active frontages at ground floor.
Where existing uses and development support a vibrant and
pedestrianised environment.
To provide for compatible larger general retail activities by applying
the Shopping Centre Zone where:
The combined existing net retail area exceeds 2,000m².
The net floor area for existing retail activities has a minimum
average of 450m².
Three or more existing retailers are located at a single existing
‘destination’ shopping centre.
Multiple brands are present.
The shopping centre can be planned, managed and developed as
a single facility.
Shared common public facilities (such as parking, restrooms, rest
areas, pedestrian network) are provided.
The City Centre Zone is within 1km of the shopping centre.
To provide for a mix of commercial, business and small scale
industrial activities without materially reducing the economic potential
of other Business Zones by applying the Commercial Zone in
locations where:
There is a range of existing commercial, business and small scale
industrial activities.
Good transport access is available.
The area is within 1km of the City Centre Zone.
There is a low to moderate presence of active frontages at ground
floor.
There is a low presence of residential and retail activities.
The criteria for other Business Zones are not met.
To improve the amenity adjacent to the City Centre and provide
opportunities for residential activities while minimising potential
reverse sensitivity conflicts by providing for the Mixed -u Use Zone in
locations that:
Are adjacent to the City Centre Zone.
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Are adjacent or in proximity to key arterial transport routes or
the Waterfront Zone.
Have an existing presence of active frontages at ground
floor. Have an existing level of amenity that is compatible
with residential activities.
SD-P 214– Light
Industrial Zone

To provide for small scale industrial activities and larger scale trade
retail activities by providing for the Light Industrial Zone in locations
that:
Contain an existing range of industrial and large scale
retail activities.
Are in proximity to major transport routes.
Enable adverse effects on proximate Living Residential
and Green Open Space and Recreation Zones to be
avoided. Have minimal existing active frontages at ground
floor. Have a supply of medium to large sized sites.
Are in proximity to key resources and infrastructure.

SD-P 215 – Heavy
Industrial Zone

SD-P 216 – Local
Commercial Centre
Zone

To enable noxious and large scale industrial activities to operate,
expand and establish by providing for the Heavy Industrial Zone in
locations that:
Contain an existing presence of large scale industrial activities.
Are in proximity to major transport routes.
Are not adjacent to Living Residential Zones.
Have no existing active frontages at ground floor.
Have an existing supply of large sized sites.
Are in proximity to key resources and infrastructure.
Will not compromise significant natural, historical or cultural
features.
To maintain the community focal point and provide convenient
business and service activities by applying the Local Commercial
Centre Zone in locations that:
Contain a range of existing small scale commercial and community
activities to support the surrounding residential community.
Have predominately active street frontages and strong pedestrian
networks.
Are not identified as hazard prone.
Are not located within 500m of the City Centre Zone and maintain
the viability of the City Centre Zone.
Have an identified demand for business, service and community
activities for the surrounding residential community.
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Occupy a maximum total contiguous land area not exceeding 6ha.
SD-P 2 17 –
Neighbourhood
Commercial Centre
Zone

SD-P 218– Waterfront
Zone

SD-P 2 19– Airport
Zone

To maintain the community focal point and provide convenient
business and service activities by applying the Neighbourhood
Commercial Centre Zone in locations that:
Contain a range of existing small scale commercial and community
activities to support the surrounding residential community.
Have predominately active street frontages and strong pedestrian
networks.
Occupy a maximum total contiguous land area not exceeding 1ha.
To provide a mixed-use environment while protecting and promoting
the maritime, open space, recreation and tourism themes of the
Waterfront by applying the Waterfront Zone in locations:
Adjacent to the Open Space Zone, Hatea River or Waiarohia
Stream.
In proximity to the Hatea Loop Walkway.
That are well well connected to convenient transport routes and
major facilities.
To recognise and provide for Whangarei Airport as regionally
significant infrastructure by applying the Airport Zone in locations
where there is a functional need to support airport operations.

SD-P320– Hospital
Zone

To recognise the regionally significant nature of the Whangarei
Hospital and provide for the wide range of existing and future
medical facilities and supported activities by applying the Hospital
Zone in the locations of Whangarei Hospital and associated
medical facilities.

SD-P321– Mediumdensity General, Highdensity Medium
Density, and Low
Density and Large Lot
Residential Zones

To provide for a range of residential activities to accommodate
the population growth of Whangarei District by applying:
The Medium-density General Residential Zone in locations that:
a. Are contiguous with existing Living Residential Zones in
Whangarei City or Ruakaka/Marsden Point.
b. Feature sufficient, safe and accessible transport networks
roading access to accommodate increased development.
c. Are not identified as hazard prone.
d. Do not comprise highly versatile soils, Outstanding Natural
Landscapes or Features, High or Outstanding Natural
Character, significant indigenous vegetation or high
concentrations of archaeological sites.
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e.
f.
g.

Are serviced by Council’s reticulated three waters
infrastructure with sufficient capacity available.
Will not materially increase the potential for
reverse sensitivity effects in the Rural Area.
Will not compromise the rural character of an area.

The High-density Medium Density Residential Zone in
locations that:
a.
b.
c.
d.

Meet the criteria under SD-P321.1.
Are in proximity to commercial centres and sufficient Green
Open Space and Recreation Zones.
Are feasible for higher density residential development.
Are well served by active transport and public transport
modes.

The Low Density Residential Zone in locations that:
a.
b.
c.

d.
e.
f.

Are contiguous with existing Living Residential Zones on the
fringe of Whangarei City.
Are not identified as significantly hazard prone.
Do not comprise highly versatile soils, Outstanding Natural
Landscapes or Features, High or Outstanding Natural
Character, significant indigenous vegetation or high
concentrations of archaeological sites.
Do not compromise the future expansion of urban growth.
Will not materially increase the potential for
reverse sensitivity effects in the Rural Area.
Will not compromise the rural character of an area.

The Low Density Large Lot Residential Zone in locations that:
a.
b.
c.
d.
e.
f.
g.
h.

Are contiguous with Residential Zones and Rural Urban
Expansion Zone on the fringe of Whangarei City.
Are predominantly of rural character.
Are not identified as significantly hazard prone.
Do not comprise Outstanding Natural Landscapes
or Features or significant indigenous vegetation.
Have existing low density of clustered
residential development with a rural outlook.
Do not compromise the future expansion of urban growth.
Will not materially increase the potential for
reverse sensitivity effects in the Rural Area.
Will act as a transition from the Urban Area to the
Rural Area.
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SD-P 322–
Conservation Natural
Open Space Zone

SD-P 323– Sport and
Active Recreation
Zone

To protect and enhance natural, ecological, landscape, cultural and
heritage values of the District by applying the Conservation Natural
Open Space Zone in locations primarily publicly owned and operated
and:
Categorised as the following New Zealand Reserve Association
categories - unmanaged natural park areas, unmanaged
recreation and ecological linkages, and unmanaged green space.
That plays a special role in educating residents and visitors and
providing recreation opportunities.
Where generally, the natural elements and unmodified nature of
the area gives it a sense of wilderness and isolation.
That help to preserve and define Whangarei’s natural character
and provide a connection to our natural heritage.
Where the management emphasis for the area is the
conservation and protection of natural resources.
Where levels of development, facilities and management range
from none to medium.
Where there are minimal buildings and structures, ensuring a
largely undeveloped area and open expanse of land.
To provide for a range of sport and active recreation opportunities by
applying the Sport and Active Recreation Zone in locations primarily
publicly owned and operated and:
Categorised as the following New Zealand Reserve Association
Park Categories: sport and recreation, civic spaces, public
gardens, and cultural heritage.
Primarily used for organised activities including events and
indoor and outdoor organised sports.
Containing cultural and historical buildings and major structures
and provide for heritage conservation.
Area used for commemoration, mourning and remembrance.
Containing gardens developed to a high standard with collections
of plants and landscaping for relaxation, contemplation,
education, amenity/intrinsic value.
Used by local, district and regional population and visitors,
includes venues for regional and national events.
That have a medium to high levels of development, facilities and
management.
That contain buildings and structures to support active
recreation, and or civic recreation, such as grandstands, sports
and community buildings, toilets and changing facilities.
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SD-P 324– Open
Space Zone

To establish a network of quality open spaces providing for informal
recreation by applying the Open Space Zone in locations primarily
publicly owned and operated and:

SD-P 325– Rural
Production Zone

Categorised as the following New Zealand Reserve Association
Park Categories: neighbourhood green space, managed
recreation and ecological linkages, and managed natural park
areas.
Primarily used for outdoor informal recreation and community
use.
Used predominately by local residents.
Where levels of development, facilities and management range
from low to medium.
Featuring limited buildings and structures that support the use of
the public space, such as barbeques and picnic facilities,
playgrounds, skate parks, informal hard courts, shelters, toilet
and changing facilities, and small-scale community buildings.
Where expected social interaction within the area is medium
levels.
To identify areas as Rural Production Zone to provide for the
protection of productive rural land resources to enable a diverse
range of rural production activities , and activities that support rural
production activities and rural communities, and to maintain
biodiversity and rural character, where:
There is a prevalence of:
a. Existing production land use.
b. Significant ecological and biodiversity values, such
as indigenous bush and wetlands.
Larger land parcels are prevalent and the area is not
compromised by significant clusters of rural living built
development.
An area is not:
a. Located on the fringe of Whangarei City between the urban
and rural environments
b. Suitable to provide for the future reticulated expansion of the
Whangarei City Residential Zones.
c. The criteria for the Rural Urban Expansion Zone and the
Rural Living Zone are not met.

SD-P 326– Rural
Living Zone

To identify areas as Rural Living Zone to provide for a variety of rural
living opportunities in the District without materially reducing the
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potential of the Rural Area for productive use of land by providing
for the Rural Living Zone in locations that:
Have an existing average allotment density between 2 and 4ha.
Demonstrate a predominantly rural living character.
Are not identified as hazard prone area.
Are not identified as an Outstanding Natural Landscape or
Feature, Significant Indigenous Vegetation or Habitat, or
an Outstanding Natural Character Area.
Do not gain direct access from an unsealed through road
with significant volumes of traffic.
Are located within close proximity to community facilities, such
as schools.
Are not located in close proximity to existing
reticulated infrastructure.
Will not materially increase the potential for reverse
sensitivity effects in the Rural Area.
Do not materially reduce the potential for soil-based rural
production activities on land with highly versatile soils or
land with established rural production activities.
SD-P 327– Strategic
Rural Industries Zone

To identify the Strategic Rural Industries Zone in locations where
established Strategic Rural Industries operate and to limit the
addition of new locations through the statutory plan change process
where it can be demonstrated that activities:
Are consistent with the District Plan definition of ‘Strategic Rural
Industries’.
Have valid operational reasons to require a SRIZ Strategic Rural
Industries Zone.
Contribute positively to the economy of the District.
Provide local employment opportunities.
Can meet and fund local infrastructure requirements.
Incorporate appropriate mitigation and management methods
designed to ensure environmental effects are acceptable in the

SD-P 328– Rural
Village Zone

area in which the activities are proposed to be located.
To identify areas suitable for consolidated residential ( RVRZ Rural
Village Residential Sub-Zone), commercial ( RVCZ Rural Village
Centre Sub-Zone) and industrial ( RVIZ Rural Village Industry Sub
Zone) development within rural villages in locations that:
Are contiguous with existing Rural Village Zone.
Are predominantly comprised of land uses and character
consistent with the Rural Village Zone.
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Are not identified as hazard prone.
Do not comprise high Land Use Capability Class soils,
Outstanding Natural Landscapes or Features, High or
Outstanding Natural Character or significant
indigenous vegetation.
Are located in close proximity to existing
reticulated infrastructure.
Do not compromise the long-term development potential of
the rural village.
Have an identified demand for residential and/or commercial
land to meet the projected growth requirements over the lifespan
of the District Plan.
SD-P 3 29– Rural
(Urban Expansion)
Zone

To identify areas as Rural (Urban Expansion) Zone that:
Are contiguous with Residential Zones on the fringe of
Whangarei City.
Are predominantly comprised of existing rural residential
character.
Legitimise the zoning of existing clusters of rural residential
development.
Are not identified as significantly hazard prone.
Do not comprise Outstanding Natural Landscapes or Features or
significant indigenous vegetation.
Have existing lot density of less than 2 ha. hectares .
Are predominately suitable for future reticulated urban expansion
of Whangarei City.
Do not compromise the future expansion of urban growth.
Will not materially increase the potential for reverse sensitivity
effects in the Rural Area.

Objectives – Open Space Area and Recreation
SD-O 2 11– Sufficient
Open Space

Provide sufficient quality open space for the social and cultural wellbeing of a growing population.

SD-O 2 12– Range of
Open Space

Provide a range of open space land in the District to enable
recreational, cultural, community, conservation, and educational use.
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Policies – Open Space Area and Recreation
SD-P130– Open
Space Linkages

To increase the functionality and effectiveness of the open space
network by ensuring that linkages (including walking and cycling
linkages) are created between new and existing areas of open
space through subdivision design.

SD-P1431– Range of
Open Space and
Recreation Zones

To identify and manage the range of Open Space and Recreation
Zones to provide for active sport and recreation, conservation
and open space.

Objectives – Regionally Significant Infrastructure
SD-O 2213–
Recognised Benefits
Identification and
Protection
SD-O14 –
Recognised Benefits
SD-O 2315– Adverse
Effects

Identify and protect Rregionally Ssignificant Iinfrastructure and
recognise the benefits it provides.
Regionally Significant Infrastructure is identified and protected.
The benefits of Regionally Significant Infrastructure are recognised
and provided for.
Avoid remedy, or mitigate or offset adverse effects of the
development, operation, and maintenance and upgrading of
R regionally S significant I infrastructure.

Policies – Regionally Significant Infrastructure
SD-P1532– Benefits
of Regionally
Significant
Infrastructure

To have regard to the social, economic and cultural benefits of
Regionally Significant Infrastructure by enabling the it’s ongoing
operation, maintenance, development and upgrading of
Rregionally Ssignificant Iinfrastructure where adverse effects can
be avoided, remedied, or mitigated or off-set.

SD-P1633– Adverse
Effects of New or
Upgraded Regionally
Significant
Infrastructure

To manage adverse effects created by new or upgraded network
utilities and Rregionally Ssignificant Iinfrastructure by:
Avoiding adverse effects, or allowing adverse effects that
have been avoided remedied, and mitigated or off-set to the
extent that they are no more than minor; and
Ensuring damage to or loss of the relationship of iwi with
ancestral sites, sites of significance, wāhi tapu, customary
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Strategic DirectionDistrict
Growth and Development
Chapter (SDDGD)
activities and or taonga is avoided or otherwise agreed to by
the affected iwi or hapū.
SD-P 17 34– Adverse
Effects of Existing
Regionally Significant
Infrastructure

To manage adverse effects from the operation, maintenance and
upgrading of existing network utilities and R regionally S significant
I infrastructure by:
Allowing adverse effects that are not significant while the
maintenance or upgrading is being undertaken.
Requiring that any permanent adverse effects are the same or
similar to the adverse effects that existed before the maintenance
or upgrading was undertaken.

Objectives – Rural Area
SD-O1 4 6– Productive
Functions

Protect the long-term viability of the productive functions of rural land
in a manner that delivers economic benefit and sustains the
environment.

SD-O157– Rural Area
Land Uses

Provide for a range of appropriate land uses in the Rural Area,
including rural production activities, residential, rural residential,
rural lifestyle, commercial, industrial, strategic rural industries,
activities ancillary to farming or forestry and mineral extraction
activities in appropriate areas.

SD-O168– Viability of
Productive Functions

Avoid adverse effects on the viability of the productive functions
of rural land in the Rural Area resulting from ad hoc or scattered
residential, rural residential and rural living subdivision and
development.

SD-O1 79– Rural
Living

Consolidate rural living subdivision and development by zoning
appropriate areas as RLZ Rural Living Zone.

SD-O 1820– Rural
Residential
Development

Provide for areas of rural residential development on the fringe of
Whangarei City while ensuring that these areas can accommodate
future urban growth.

SD-O 1921– Rural

Provide for managed growth of rural villages.

Villages
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Strategic DirectionDistrict
Growth and Development
Chapter (SDDGD)
Policies – Rural Area
SD-P 1135–
Residential Activities

To protect highly versatile soils from activities which would materially
reduce the potential for soil-based rural production activities.

SD-P 1236 –
Development Scale
and Design

To manage the cumulative effects of onsite wastewater discharge in
the RVRZ, RLZ and RUEZ Rural Village Residential Zone, Rural
Living Zone and Rural (Urban Expansion) Zone by requiring site
specific design and any other evidence and/or mitigation measures
necessary to demonstrate that the effects of wastewater disposal
can be adequately addressed.
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Urban Form and Development
Chapter (UFD)
Issues
Urban form refers to the physical layout and design of the city. Areas that are considered
‘urban’ in the context of this chapter refers to residential, commercial, and industrial zones.
The way in which a district or city grows and its resulting urban form, can have a significant
impacts both positive and adverse on its environment, the quality of life for its residents and
the economic well-being of business.
The location and form in which urban development occurs in the District affects how
efficiently services can be provided and amounts of energy consumed. Inefficient design in
terms of lay-out and density can lead to an environment that is less sustainable in physical
and social terms. Energy efficiency and conservation measures can be implemented by
residential, commercial and industrial activities, and will slow the depletion of non-renewable
energy resources.
This chapter contains the policy direction for the urban and industrial areas of Whangarei
District. Objectives and policies have been included to assist in the management of urban
growth that will enable provide a range of lifestyle options while recognising the constraints
to development in the District. One of the overarching objectives of this chapter is to
provide strategic direction on the appropriate location, shape and form of future urban
development in the Whangarei District, providing for a range of lifestyle choices whilst
minimising managing the impact of urban development on existing activities and valued
resources
Objectives – Urban Area Form and Development
SD-O11 UFD-O1–
Residential and
Business Demand
SD-O12 UFD-O2–
Urban Design

Ensure that there are sufficient opportunities for the development of
residential and business land to meet demand.

SD-O13 UFD-O3–
Unanticipated
Activities

Manage, and where appropriate avoid the establishment of activities
that are incompatible with existing uses or unanticipated in the zone.

Promote safe, compact, sustainable and good quality urban design
that responds positively to the local context Promote high quality
urban design that responds positively to the local context and the
expected outcome for the zone.

Policies – Urban Area Form and Development
SD-P8UFD-P1–
Housing and
Business Capacity

To ensure that there is sufficient residential and business
development capacity by zoning land where Ddevelopment
is feasible and:
Is serviced with development infrastructure; or
Funding for development infrastructure is identified in the
Long Term Plan.

Urban Form and Development
Chapter (UFD)
SD-P9 UFD-P2–
Alternative Modes of
Transport
SD-P10 UFD-P3–
Urban Design

To support alternative modes of transport by promoting higher
residential densities around nodes of suburban development (Local
Commercial Zone and Neighbourhood Commercial Zone) and
active or public transport infrastructure.
To protect character and amenity by managing built form and
encouraging best practice urban design To manage change in the
urban character and amenity by applying high quality urban design to
demonstrate how the development contributes to a compact,
connected distinctive, diverse, attractive, appropriate, sustainable and
safe urban form.
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Track Changed Recommended Provisions
Subdivision

AD-004386-292-851-V1

Attachment 1:

Subdivision Chapter (SUB)
Overview Issues
Subdivision is the process of dividing a site or building into one or more additional sites or
units, or changing an existing boundary location. The way a site is subdivided, including its
size and shape, is important as it not only determines the quality and character of
development, but also impacts on adjacent sites and the future use of the land. Subdivision
affects the natural and physical environment and by introducesing long-term development
patterns that cannot be easily changed.
Large-scale and greenfield subdivisions should be designed in an integrated a way
that contributes to sense of place, supports connectivityely to the surrounding neighbourhood,
and provides well-designed, accessible, sunny and safe open spaces.
Subdivision of land within overlays (Resource Areas) is subject to additional subdivision rules
and standards in the relevant overlay chapter (e.g. Outstanding Natural Features and
Landscapes, Historic Heritage, Coastal Area, Natural Hazard Areas).
Provision of infrastructure and services with the subdivision of land is achieved by compliance
with district wide chapters such as Transport and Three Waters Management.
Māori land is exempt from the subdivision provisions of the Resource Management Act 1991
and must be undertaken through the Māori Land Court.
Objectives
SUB-O1 – Zone,
Overlay and District
Wide Objectives
SUB-O2 – Natural
Valued Features
and resources

Land is subdivided to achieve the objectives of each relevant zone,
overlays and district wide provisions.
Subdivision provides for the protection (where appropriate), and
enhancement, or maintenance of the
District’s:
a. 1. Highly versatile soils.
b. 2. Outstanding Natural Features.
c. 3. Outstanding Natural Landscapes.
d. 4. Coastal Area.
e. 5. High Natural Character.
f. 6. Outstanding Natural Character.
g. 7. Significant Natural Areas.
h. 8. Sites of Significance to Māori.
i. 9. Historic Heritage.

SUB-O3 –
Community Needs

Land is subdivided in a manner that provides for the changing needs
of people and communities, and for future generations. the
community.

SUB-O4 –
Infrastructure

Subdivision and development provides for the efficient and orderly
provision of services and infrastructure.
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Subdivision Chapter (SUB)
SUB-O5 – Minimise
Adverse Effects

Subdivision is designed to minimise avoid, remedy or mitigate any
adverse effects on the environment and occurs in a sequenced and
coherent manner.

Policies
SUB-P1 – Zone,
Overlay and District
Wide Policies

To enable subdivision where it meets the relevant zone, overlay and
district wide policies, where subdivision and development is
designed to:
a.1. Reflect the patterns of development that are compatible with
and reinforce the role, function and predominant character of the
zone.
b.2. Maintain the integrity of the zone with lot sizes sufficient
to accommodate intended land uses.
c.3. Respond positively to and is integrated with the surrounding
context.
d.4. Appropriately avoid, Rremedy or Mmitigate adverse effects on:
i. a. Outstanding Natural Features.
ii. b. Outstanding Natural Landscapes.
iii. c. Coastal Area.
iv. d. High Natural Character.
v. e. Outstanding Natural Character.
vi. f. Sites of Significance to Māori.
viii. g. Historic Heritage.

SUB-P2 – Existing
Development

To provide for subdivision:
a. 1. That creates sites to recognise existing development.
Around existing development.
b. 2. Where it enables the creation of sites for uses that are in
accordance with an approved land use resource consent.
c. 3. Where there is compliance with district wide, overlay and
zone rules.

SUB-P3 – Boundary
Adjustment

To provide for minor boundary adjustments which enable a more
efficient and effective use of land where there is compliance with
district -wide, overlay and zone rules.

SUB-P4 - Minor
Residential Unit

To protect amenity and character by avoiding the subdivision of
minor residential units from principal residential units where resultant
allotments do not comply with minimum lot size and residential
density.

SUB-P5 –
Infrastructure

To achieve efficient and effective provision of services and
infrastructure by ensuring subdivision is new allotments are capable
of being provided with adequate services and infrastructure.
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Subdivision Chapter (SUB)
Rules
SUB-R1

Any Subdivision

Shall comply with all relevant Overlay, Resource Area and District Wide
subdivision and land use rules.
Shall comply with all relevant Matters of Control and Matters of Discretion
detailed in the How to Use the Plan Works Chapter.
In the following Zones, shall refer to the relevant zone chapter for subdivision
rules:

SUB-R2

a.

Rural Production Zone.

b.

Rural Living Zone.

c.

Rural Village Zone.

d.

Strategic Rural Industryies Zone.

e.

Ruakaka Equine Zone.

f.

Marsden Primary Centre.

Any Subdivision
Activity Status: Controlled
Where:

All Zones

The land contains a Site of
Significance to Māori, or an area of
historic heritage and the proposed
boundaries are located to ensure that
the whole Site of Significance to
Māori or area of historic heritage is
entirely within one of the allotments
produced by the subdivision.

Activity Status when compliance as
a Controlled activity not achieved:
1. In accordance with an approved
Land Use consent:
Restricted Discretionary
Matters for discretion:
(a) The effect of the design and
layout of the proposed sites
created.
Assessment criteria:
(a) The extent to which the design
and layout of the proposed sites
will result in new or increased
non-compliance with any
relevant district-wide or zone
rules
(b) The extent to which appropriate
provision is made for
infrastructure.

The land contains existing buildings
or major structures and the
boundaries
of
the
proposed
allotments result in compliance with
the relevant zone permitted activity
building and major structure
setback,
building
coverage,
impervious surface, outdoor living
courts, and height in relation to
2. Otherwise than in accordance an
boundary rules.
approved Land Use consent:
Discretionary
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Subdivision Chapter (SUB)
All zZones
other than
RUEZ,
RLZ. RPZ,
RVIZ
,RVCZ
SRIZ., HIZ
and LIZ

RUEZ

a. Every allotment is provided with
an underground connection or
easements to secure connection to
a reticulated electrical supply
system at the boundary of the
allotment.
b. A connection, or the ability to
connect to a wireless, above ground
or underground telecommunications
system.

a. Every allotment is provided with a
connection, or easements to secure
connection, to a reticulated electrical
supply system at the boundary of
the net site area of the allotment.

b. A connection, or the ability to
connect to a wireless, above ground
or underground telecommunications
system.

RPZ &
RLZ

a. Every allotment is provided with
the ability to connect, or easements
to secure the ability to connect, to an
electrical supply system at the
boundary of the allotment.
b. A connection, or the ability to
connect to a wireless, above ground
or underground telecommunications
system.

SRIZ,
RVCZ,
RVIV,
HIZ, LIZ

Every allotment is provided with a
connection to a reticulated electrical
supply system at the boundary of
the allotment; and;
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The electrical supply is underground
where new roads are to be formed
within the subdivision or the existing
electrical supply is underground.

All Zones

All Zones

An below underground electrical
supply system is provided where the
subdivision is within an Outstanding
Landscape Area or Outstanding
Natural Character Area.

The most efficient route for electrical
supply to any allotment(s) is across
other allotments or other land owned
by the subdivider, and easements
are provided to secure the route.

Matters over which control is reserved:
Matters listed in the How the Plan
Works Chapter.

SUB-R3

Subdivision in the Low Density Large Lot Residential Zone
Activity Status: Controlled

Activity Status when
compliance as a Controlled
Where:
activity not achieved 1.
50% of the total allotment area (excluding Where proposed in
public road, access ways and impervious accordance with an
approved Land Use consent:
areas) shall be retained indefinitely:
Restricted Discretionary
a. By legal protection such as covenant,
consent notice or encumbrance that
precludes building principal residential
Activity Status when compliance
units and minor residential units.
as a Restricted Discretionary not
achieved: Discretionary
b. As a contiguous area.
The maximum allotment size does not
exceed 2,500m2, except that:
a. 1 allotment may be larger.
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Subdivision Chapter (SUB)
b. Any allotment may be larger where that
allotment in its entirety is subject to a
conservation covenant, Reserve Act
covenant or similar restriction.
Every allotment connected to a reticulated
sewerage system has a minimum net site
area of at least 500m2.
The yield of a subdivision shall not exceed
one allotment per 5,000m2 of net site area.
Every allotment shall identify a building
area within 50m of an existing building or
proposed building area within the Low
Density Large Lot Residential Zone.
Every allotment contains an identified
building area of at least 100m2 within which
a residential unit can be built so that there
is compliance as a permitted activity with
the zone rules.
Every allotment can contain a circle with a
diameter of 16m, or a square of at least
14m by 14m.

Matters over which control is reserved:
1. Matters listed in the How the Plan
Works chapter.

SUB-R4

Subdivision in the Low Density Residential Zone
Activity Status: Controlled

Activity Status when
compliance as a Controlled
Where:
activity not achieved 1. Where
Every allotment:
proposed in accordance with
a. Where the allotment is vacant an approved Land Use
cContains an identified building area of consent: Restricted
Discretionary
at least 100m2 within which a
residential unit can be built so that
there is compliance as a permitted
activity with the Low Density Activity Status when compliance as
a Restricted Discretionary not
Residential Zone rules.
achieved: Discretionary
b. Has a net site area of at least 2,000m².
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c. Can contain a circle with a diameter of
16m, or a square of at least 14m by
14m.
Matters over which control is reserved:
1. Matters listed in the How the Plan
Works chapter.

SUB-R5

Subdivision in the Medium Density General Residential and Neighbourhood
Commercial Centre Zone
Activity Status: Controlled
Where:
Every allotment:
a. Has a net site area of at
least 450m² 400m2 for
subdivisions involving parent
sites of less than 1ha, or
320m2 for subdivisions
involving parent sites greater
than 1ha.
b. Has a minimum frontage width of
14m in the Neighbourhood Centre
Zone.
c. Can contain a circle with a
diameter of 14m, or a square of at
least 12m by 12m. For vacant lots:
Must be able to contain a rectangle
of 8m by 15m to accommodate a
building that complies with all
applicable standards of the Zone.
Where the allotment is in the General
Residential Zone and is vacant, contains
an identified building area of at least

100m2 within which a residential unit
can be built so there is compliance as a
permitted activity with the General
Residential Zone rules.
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Matters over which control is reserved:
1. Matters listed in the How the Plan
Works Chapter.
2. The likely location of future buildings
and their potential effect on the
amenity of the locality.
3. The location and design of allotments
to enable efficient use of land.

SUB-R6

Activity Status when
compliance as a Controlled
activity not achieved 1. Where
proposed in accordance with
an approved Land Use
consent: Restricted
Discretionary

Activity Status when compliance as
a Restricted Discretionary not
achieved: Discretionary

Subdivision in the High Medium Density Residential Zone

Attachment 1:

Subdivision Chapter (SUB)
Activity Status: Controlled

Activity Status when
compliance as a Controlled
Where:
activity not achieved 1. Where
Every unit title allotment created under proposed in accordance with
the Unit Titles Act 2010 has a net site an approved Land Use
consent: Restricted
area of at least 50m².
Discretionary
Every allotment:
a. Has a net site area of at
least 300m² for subdivisions
involving parent sites of less
than 1ha, and 240m2 for
subdivisions involving parent
sites of 1ha or greater.
b. Has a minimum frontage width of
12m.
c. Can contain a circle with a
diameter of 12m, or a square of at
least 10m by 10m. For vacant lots:
Must be able to contain a rectangle
of 8m by 15m to accommodate a
building that complies with all
applicable standards of the Zone

Activity Status when compliance as
a Restricted Discretionary not
achieved: Discretionary

Where the allotment is vacant, contains
an identified building area of at least
100m2 within which a residential unit
can be built so there is compliance as a
permitted activity with the Medium
Density Residential Zone rules.

Matters over which control is reserved:
1. Matters listed in the How the Plan
Works Chapter.
2. The likely location of future buildings
and their potential effect on the amenity
of the locality.
3. The location and design of allotments
to enable efficient use of land.
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SUB-R7

Subdivision in the City Centre, Mixed Use, Waterfront or Local Commercial
Centre Zones
Activity Status: Controlled

Activity Status when
compliance as a Controlled
Where:
activity not achieved 1. Where
Every unit title allotment created under proposed in accordance with
the Unit Titles Act 2010 has a net site an approved Land Use
consent: Restricted
area of at least 50m².
Discretionary
Every allotment has a:
a. Net site area not less than 100m².
Activity Status when compliance as
a Restricted Discretionary not
achieved: Discretionary

Attachment 1:

Subdivision Chapter (SUB)
b. Frontage no less than 6m, or 12m in
the case of a corner allotment.
c.

Frontage no greater than 30m, or
60m in the case of a corner allotment.

Matters over which control is reserved:
1. Matters listed in the How the Plan
Works Chapter.
2. Physical and visual linkages provided
between allotments and surrounding
public places.

SUB-R8

Subdivision in the Commercial Zone
Activity Status: Controlled
Where:

Activity Status when compliance
not achieved: Discretionary

Every unit title allotment created under
the Unit Titles Act 2010 has a net site
area of at least 50m².
Every allotment has a:
a. Net site area not less than 300m².
b. Frontage no less than 15m, or 30m in
the case of a corner allotment.

Matters over which control is reserved:
1. Matters listed in the How the Plan
Works chapter.

SUB-R9

Subdivision in the Light Industryial Zone
Activity Status: Controlled
Where:

Activity Status when compliance
not achieved: Discretionary

Every allotment has a net site area
greater than 500m².
Matters over which control is reserved:
1. Matters listed in the How the Plan
Works Chapter.
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2. The location and design of
allotments to ensure that they are
suitable for future industrial activities.

SUB-R10

Subdivision in the Light Heavy Industryial Zone
Activity Status: Controlled
Where:

Activity Status when compliance
not achieved: Discretionary

Every allotment has a net site area
greater than 8,000m².
Matters over which control is reserved:
1. Matters listed in the How the Plan
Works Chapter at the HPW-R7a-v.
2. The location and design of
allotments to ensure that they are
suitable for future industrial activities.

SUB-R11 Subdivision by way of bBoundary aAdjustment in the Open Space, Sport and
Active Recreation and Conservation Natural Open Space Zones
Activity Status: Controlled
Where:

Activity Status when compliance
not achieved: Discretionary

No additional allotments are created.
Matters over which control is reserved:
1. Matters listed in How the Plan
Works Chapter.

SUB-R12

Subdivision in the Shopping Centre, Port, Airport or Hospital Zones
Activity Status: Discretionary

SUB-R13
Low
Density
Large Lot
Residential
Zone

Subdivision within aAreas sSubject to a ‘nNo rResidential uUnit' rRestriction
Activity Status: Prohibited
Where:
Any proposed allotment or part of any proposed allotment is within an area
subject to any form of covenant, consent notice or encumbrance that
precludes building principal residential unit and minor residential unit.
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Transport (TRA)
Overview Issues
The transport network in Whangarei is essential in facilitating the accessibility and efficient
functioning of the District and the Region. The transport network includes public and private
roads, access ways, service lanes, active and public transport lanes and on and off site
parking and loading areas. The network provides for the movement of people and goods
throughout the District, creates a service corridor for network utility operators, and is a public
space that people can identify with and use to interact. The transport vision for Whangarei is
a safe and efficient transport network that promotes a range of transport choices and
supports the vitality, and liveability and connectivity of the District and its communities.
Historic scattered patterns of development have led to a high dependency on private motor
vehicles for transportation needs and have caused inefficiencies in providing transport
network improvements. Similarly, ad hoc development has often led to fragmented and
inefficient transport infrastructure. The interrelationship between transport and land use
planning is therefore fundamental to achieving Whangarei’s transport vision.
Whangarei’s future growth expectation is for consolidated and compact urban development.
Planning for growth in a consolidated and compact manner allows transport priorities to be
established and transport infrastructure to be more efficiently provided. Consolidated and
compact development and responsible landuse planning can also promote a variety of
transport methods, including walking, cycling and public transport, and can help reduce the
reliance on private motor vehicles within the District.
While the District Plan promotes alternative modes of transportation and reduced
dependency on private motor vehicles, there are positive effects in providing mobility through
private motor vehicle usage will continue to be provided for. Therefore, it is important to
establish clear standards and expectations for the transport network, and promote its safe,
efficient, accessible and convenient use. Where potential future transport infrastructure needs
are identified, indicative roads and strategic road protection areas are mapped to provide for
and safeguard future transport needs.
The establishment, maintenance and use of transport network assets such as parking areas,
footpaths, cycleways and roads can cause adverse effects on the surrounding environment
such as reducing amenity values, increasing impervious surfaces and increasing noise levels.
The transport network and transport infrastructure can contribute positively or negatively to an
area. Therefore, urban design should be considered when constructing transport network
assets while also balancing Whangarei’s practical transportation needs.
The management of Pparking and loading management is important crucial to the safe and
efficient functioning of the transport network. It is important that parking and loading are is
provided and managed in a manner that supports the efficient use of land, and is compatible
with surrounding amenity, and is flexible for diverse living choices. Car parking can also be
managed to have an influence on reducing private motor vehicle use.
The safe and efficient operation of the transport network can be adversely affected by
adjacent land use activities, development and subdivision. Activities or subdivisions which
may result in too many accesses or may generate higher amounts of traffic than
anticipated must be well integrated with the transport network to manage adverse effects.
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Objectives
TRA-O1 – Transport
Network

Provide and maintain a safe, efficient, accessible and sustainable
transport network while avoiding, remedying or mitigating adverse
effects on the environment, adjoining land uses and the surrounding
amenity and character.

TRA-O2 – Integrate
Transport and Land
Use Planning

Integrate land use and transport planning to ensure that land use
activities, development and subdivision maintain the safety and
efficiency of the transport network.

TRA-O3 – Active and
Public Transport

Encourage and facilitate active transport and public transportation.

TRA-O4 – Safety and
Efficiency

Provide suitable and sufficient vehicle crossings, access, parking,
loading and manoeuvring areas that do not adversely affect
contribute to the safe, effective efficient functioning of the transport
network.

TRA-O5 – Urban
Design

Design and locate transport infrastructure in a manner that is
consistent with the which contributes to amenity and quality urban
design outcomes anticipated for the zone.

TRA-O6 – Future
Growth

Ensure that future growth can be supported by appropriate transport
infrastructure.

Policies
TRA-P1 – Design,
Construction and
Maintenance

To design, construct and maintain roads, cycleways, walkways,
public transport infrastructure, car parks and pedestrian access in a
manner that:
1. Provides a safe and efficient transport network.
2. Enables and balances the efficient provision of network utility
infrastructure while providing for suitable and
streetscape amenity including lighting and landscaping.
3. Has regard to the future capacity and growth of the transport
network.
4. Is multi-modal and provides for the needs of all users, as
appropriate for the surrounding environment and the function of
the road within the transport network hierarchy accommodates
a range of users where appropriate.
5. Avoids no exit roads where through roads and connected
networks can be designed, particularly in commercial
and industrial areas.
6. Provides pedestrian and cyclist access to connect roads and
public spaces where they would offer a significantly shorter
walking route.
7. Ensures access to multiple allotments is constructed to an
acceptable standard and vested as a public road where
appropriate.
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8. Appropriately manages stormwater to ensure the risk of flooding
is not increased and water quality is maintained.
TRA-P2 – Roads

Only a Allow new public roads or major roading upgrades to public
roads where the location and design of the road:
1. Provides for the needs of all users, as appropriate for the
surrounding environment and the function of the road within the
transport network hierarchy.
2. Minimises adverse effects on surrounding sensitive activities,
including severance effects and streetscape amenity.
3. Maintains or enhances the safety and efficiency of the transport
network.
4. Does not compromise, and where possible provides, connections
to surrounding areas, particularly for buses, pedestrians, and
cyclists.
5. Provides sufficient area for landscaping and tree planting in
appropriate areas while balancing the need to maintain safety
and provide underground services and footpaths.
6. Contributes to positive urban design outcomes within the Urban
Area.

TRA-P3 – Transport
Network Capacity

To manage the scale and design of subdivision and development by:

TRA-P4 – Integrated
Transport
Assessments

To avoid remedy or mitigate adverse effects on the adjacent and
wider transport network by requiring Integrated Transport
Assessments for large scale developments and subdivisions.

TRA-P5 – Active
Transport

To promote active transport by facilitating cycle and pedestrian
connectivity within new subdivisions and developments and, where
appropriate, to existing developments, reserves and other public
spaces.

TRA-P6 – Dust
Nuisances

To avoid dust nuisances in the Urban Area and improve amenity and
accessibility by implementing formation standards for access and
parking whilst managing stormwater.

TRA-P7 – Access and
Intersections

To ensure that access and intersections are designed and located so
that:

1. Ensuring that there is sufficient capacity within the transport
network to cater for the proposal.
2. Requiring subdividers and developers to meet the costs of any
Requiring upgrades and/or extensions to the transport network
which are directly attributed to measurable the impacts of the
subdivision or development at the cost of the subdivider or
developer.

1. Good visibility is provided.
2. Vehicle manoeuvres and public and active transport modes are
appropriately accommodated.

S42A Recommended Track Changes October 2019

Page 3

Transport (TRA)
3. They are sufficiently separated so as not to adversely affect the
free flow of traffic.
TRA-P8 – Vehicle
Crossings and Access

To require vehicle crossings and associated access to be designed
and located to protect amenity and ensure safe and efficient
movement to and from sites for vehicles, pedestrians and cyclists by
managing:
1. Separation distances between vehicle crossings.
2. Separation distances from intersections, railway crossings and
pedestrian crossing facilities.
3. Vehicle crossing sight distances.
4. The number of vehicle crossings per site.
5. The design, formation and construction standards of crossings
and access.

TRA-P9 – Car
Parking

To specify minimum on-site car parking space requirements while
allowing allow for reduced on-site parking spaces where appropriate
based on:
1. Surrounding transport infrastructure.
2. Proximity to the City Centre, Local Commercial Centre or
Neighbourhood Commercial Centre Zones.
3. The provision of additional amenities on-site.
4. The ability to mitigate car parking spillover effects.

TRA-P10 – Parking
and Loading

To require parking and loading areas and access to be designed and
located to ensure safe movement on-site and safe ingress and
egress of vehicles, pedestrians and cyclists by managing:
1.
2.
3.
4.
5.

Parking and loading space dimensions and gradient.
The location and identification of car parking and loading spaces.
Manoeuvring space within the site.
The formation and construction standards of parking areas.
The design and layout of parking areas.

TRA-P11 – Bicycle
Parking

To require safe and secure bicycle parking spaces and end-of-trip
facilities for activities with high numbers of employees, students or
residents, except where not appropriate.

TRA-P12 – Charging
Stations

To reduce emissions and enhance the sustainability of Whangarei’s
transport network by requiring providing:
1. Electric vehicle charging stations where high numbers of on-site
car parking spaces are provided.
2. Underground electrical conduit for new large car parking areas.

TRA-P13 –
Landscaping

To require landscape planting where uncovered on-site car parking
is provided to improve visual amenity, accessibility navigability and
stormwater management.

TRA-P14 – Indicative

To identify indicative roads and strategic road protection areas based

Roads and Strategic

on long term growth projections, and to require development and
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Road Protection
Areas

subdivision to have regard to effects on any indicative road or
strategic road protection area.

TRA-P15 – Transport
Network Hierarchy

To identify and apply a transport network hierarchy to ensure that the
functions of transport network assets are recognised and protected
in the management of land use and subdivision.

TRA-PNew1– Rail
Level Crossings

To support the safe, effective and efficient operation of the transport
network by discouraging new vehicle and new pedestrian rail level
crossings.

Rules
TRA-R1

Any Activity Not Otherwise Listed in This Chapter

All
Zones

Activity Status: Permitted
Where:
1. Resource consent is not required under any rule of the District Plan.
2. The activity is not prohibited under any rule of the District Plan.

Parking
TRA-R2

Required Spaces and Dimensions

All
Zones

Activity Status: Permitted
Where:
1. All off-street car parking spaces,
loading spaces, bicycle parking
spaces, end-of-trip facilities and
associated manoeuvring areas are
provided and constructed in
accordance with TRA Appendix 1.
Note:
1. Lighting requirements for parking
and loading spaces are contained
within the LI Chapter.

TRA-R3

Location and Identification

All
Zones

Activity Status: Permitted
Where:
1. All car parking spaces and loading
spaces are:
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Activity Status when compliance not
achieved: Restricted Discretionary
Matters of discretion:
1. Location, size and design of
parking and loading areas.
2. The number of parking and loading
spaces.
3. Scale, management and operation
of the activity as it relates to its
demand for parking.
4. The safety and efficiency of the
transport network for vehicles,
pedestrians and cyclists.

Activity Status when compliance not
achieved: Restricted Discretionary
Matters of discretion:
1. Location, size and design of
parking and loading areas.
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a. Not located on any footpath,
access, manoeuvring or
outdoor living court area.
b. Not located within any Strategic
Road Protection Area.
c. Permanently marked or
delineated, except where
they are: in the case of any

2. The safety and efficiency of the
transport network for vehicles,
pedestrians and cyclists.

i. Associated with a
residential unit which is not
part of a multi unit
development.
ii. Associated with the
loading area for the fuel
delivery vehicle or car
parking spaces at a pump
of a service station.
iii. Located in the Rural
Production Zone, Natural
Open Space Zone or
Open Space Zone.
TRA-R4

Gradient

All
Zones

Activity Status: Permitted
Where:
1. All car parking spaces, loading
spaces and associated
manoeuvring areas do not have a
gradient steeper than:
a. 1 in 16 for surfaces at 900 to the
angle of the parking.
b. 1 in 20 for surfaces parallel to
the angle of the parking.

Activity Status when compliance not
achieved: Restricted Discretionary
Matters of discretion:
1. Location and design of parking,
loading and manoeuvring areas.
2. The safety and efficiency of the
transport network for vehicles,
pedestrians and cyclists.

Vehicle Crossings and Access
TRA-R5

Design and Location

All
Zones

Activity Status: Permitted
Where:
1. Any The vehicle crossing and
access is are provided and
constructed in accordance
with TRA Appendix 2.
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Activity Status when compliance not
achieved with TRA-R5.1 – 3: Restricted
Discretionary
Matters of discretion:
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2. The vehicle crossing is not
fronting a state highway National
or Regional road.
3. Any unused vehicle crossings are
reinstated to match the existing
footpath and kerbing.
4. The vehicle or pedestrian crossing
is not over a railway corridor.
Note:
1. A vehicle crossing permit may
be required.

TRA-R6

Setbacks

All
Zones

Activity Status: Permitted
Where:
1. Any The new vehicle crossing is
located at least:
a. 30m from a railway level
crossing.
b. 8m from a dedicated pedestrian
crossing facility ( e.g. including
pedestrian crossing, mid-block
pedestrian signals, refuge
islands and traffic signalled
intersections).
c. 2m from a separate vehicle
crossing.

1. Location, size and design of vehicle
crossings and access.
2. The safety and efficiency of the
transport network for vehicles,
pedestrians and cyclists.
3. The extent to which the safety
and efficiency of railway and road
operations will be adversely
affected.
Activity Status when compliance
not achieved with TRA-R5.4: NonComplying

Activity Status when compliance not
achieved: Restricted Discretionary
Matters of discretion:
1. Location, size and design of vehicle
crossings and access.
2. The safety and efficiency of the
transport network for vehicles,
pedestrians and cyclists.

Manoeuvring Space
TRA-R7

Requirements for On-Site Manoeuvring Space

All
Zones

Activity Status: Permitted
Where:
1. All car parking, loading spaces and
associated manoeuvring areas
provide sufficient on-site
manoeuvring space:
a. To ensure that no vehicle is
required to reverse either onto,
or off, the site, except for front
sites where:
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Activity Status when compliance not
achieved: Restricted Discretionary

Matters of discretion:
1. Location, size and design of vehicle
crossings, manoeuvring and
access.
2. Location, size and design of
parking and loading spaces.
3. The safety and efficiency of the
transport network for vehicles,
pedestrians and cyclists.
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i.

ii.

Access is gained from an
Access or Low Volume
Road; and
Less than 3 car parking
spaces are required under
TRA Appendix 1 on-site.

b. That enables vehicles
occupying a car parking space
or loading space to have ready
access to the road at all times,
without needing to move any
other vehicles occupying other
car parking spaces or loading
spaces, except for:
i.
ii.

iii.

Parking associated with an
individual residential unit.
Staff parking areas
associated with an
individual activity; or
Parking for vehicles being
serviced at a Repair and
Maintenance Service or
Rural Centre Service
Activity.

c. To ensure that that vehicles
using or waiting to use fuel
dispensers, ticket vending
machines, remote ordering
facilities and devices, entrance
control mechanisms, or other
drive-through facilities do not
queue into the adjoining road or
obstruct entry to or exit from
the site.
d. For every car parking space, to
accommodate the 90th
percentile car tracking curves in
Figure TRA 1 so that only one
reverse manoeuvrer is required
to manoeuvrer in or out of any
car parking space.
e. For every loading space, to
comply with the tracking curves
set out in the NZTA guidelines:
RTS 18: NZ on-road tracking
curves for heavy vehicles
S42A Recommended Track Changes October 2019
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(2007) so that only one reverse
manoeuver is required to
manoeuver in or out of any
loading space.
Note:
1. Acceptable means of compliance
with access, parking and
manoeuvring design can be found
in the Whangarei District Council
Engineering Standards.

Figure TRA 1: Standard Car Tracking Curve

Note: The turning radius shown is the minimum and is not appropriate for speeds greater
than 10km/hr.
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Sealing and Formation Standards
TRA-R8

Crossings, Access and Parking Areas

All
Zones

Activity Status: Permitted
Where:
1. Any vVehicle crossings accessing
a sealed road is are sealed for the
first a minimum distance of 10m
from the road boundary to a
standard not less than that of the
adjoining road surface.
2. On-site access and parking areas
(including loading and manoeuvring
areas) are formed, drained and
sealed with a permanent allweather surface in the following
instances:

Activity Status when compliance not
achieved: Restricted Discretionary

Matters of discretion:
1. Location, size and design of vehicle
crossings, manoeuvring and
access.
2. Location, size and design of
parking and loading spaces.
3. The safety and efficiency of the
transport network for vehicles,
pedestrians and cyclists.
4. Dust nuisance.
5. Adverse effects on amenity.
6. Stormwater management.

a. Urban Zone sites.
b. Rural (Urban Expansion)
Zone sites with an area less
than 2,000m2.
c. Rural Village Zone sites.
d. Strategic Rural Industries Zone
sites.
e. Any accessway serving
more than 5 principal
residential units.
f. Where the gradient exceeds
12.5%.

Strategic Road Protection Areas and Indicative Roads
TRA-R9

Setbacks

All
Zones

Activity Status: Permitted
Where:
1. All buildings and major structures
(excluding minor buildings) are set
back at least 0.5m from a strategic
road protection area as detailed in
TRA Appendix 4.
2. Sensitive activities at ground floor
are set back at least 2m from a
strategic road protection area as
detailed in TRA Appendix 4.
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Activity Status when compliance not
achieved: Restricted Discretionary
Matters of discretion:
1. Location, size and design of
buildings and activities.
2. The safety and efficiency of the
transport network.
3. Effects on the future growth or
expansion of the transport network.
4. Alternative routes to achieve the
indicative road outcome.
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3. No buildings or major structures
(excluding minor buildings) are
located within 10m of an indicative
road as shown on the Planning
mMaps.

Landscaping
TRA-R10

Road Boundary Landscaping

All Zones Activity Status: P
except for
Where:
the Heavy
Industrial 1. Any ground level car parking
areas, except those associated
and
with a residential activity, between
Strategic
a building and the road boundary
Rural
provide a minimum 2m wide
Industries
landscaping strip with a minimum
Zones
plant height of 0.9m and a
maximum plant height of 1.15m
(excluding any tree planting)
between the parking area and the
road boundary (excluding any area
for vehicle crossings).

TRA-R11

Landscaping Within Parking Areas

All Zones
except for
the Heavy
Industrial,
Rural
Production
and
Strategic
Rural
Industries
Zones

Activity Status: Permitted
Where:
1. Any All uncovered ground level car
parking areas:
a. Of 20 – 200 adjacent car
parking spaces provides
landscaping within or adjacent
to the parking area to a
minimum of 510% of the total
parking area.
b. Of more than 200 adjacent car
parking spaces provides
landscaping within or adjacent
to the parking area to a
minimum of 17.5% of the total
parking area.
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Activity Status when compliance
not achieved: D

Activity Status when compliance not
achieved: Restricted Discretionary

Matters of discretion:
1. Location, size and design of
parking and loading areas.
2. Safety and efficiency for vehicles,
pedestrians and cyclists.
3. Amenity and character.
4. Stormwater management.
5. Navigability for pedestrians.
6. The number of parking spaces.
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TRA-R12

Tree Planting Within Parking Areas

All Zones
except for
the Heavy
Industrial,
Rural
Production
and
Strategic
Rural
Industries
Zones

Activity Status: Permitted
Where:
1. Any All uncovered ground level
parking areas where at least 20
car parking spaces are required by
TRA Appendix 1 provide s at least
1 tree for every 20 car parking
spaces and each tree:
a. Is planted within or adjacent to
the parking area.
b. Has a minimum height of 4m
above ground level at maturity.
c. Has a minimum canopy shade
coverage of 30m2 at maturity.
within or adjacent to the parking
area for every 20 car parking
spaces with:

Activity Status when compliance not
achieved: Restricted Discretionary
Matters of discretion:
1. Location, size and design of
parking and loading areas.
2. Safety and efficiency for vehicles,
pedestrians and cyclists.
3. Amenity and character.
4. Stormwater management.
5. Navigability for pedestrians.
6. The number of parking spaces.

a. A tree species with a minimum
height of 4m and minimum
canopy shade coverage of
30m2 at 20 years.
b. A root area with a minimum
area of 9m2 and a minimum
dimension of 3m and minimum
depth of 1m.
Compliance Standards for Rules TRAR110 – R12:
1. For the purpose of calculating total
parking area, only the areas used
for parking spaces and access
aisles along parking spaces shall
be included. Not included in the
parking area calculation are
service roads, pedestrian
footpaths, loading/unloading
areas, and perimeter landscape
areas.
2. TRA-R10-R12 do not apply to
multi-storey standalone car
parking facilities.
Note for Rules TRA- R110 – R12:
1. Further guidance on best practice
landscaping in car parks is
contained in Whangarei’s Urban
Design Guidelines.
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Electric Vehicle Charging Stations
TRA-R13

Number Requirements

All Zones

Activity Status: Permitted
Where:
1. Any All parking areas, except those
associated with a residential activity, where
50 or more car parking spaces are required
by TRA Appendix 1 provide s at least 1
electric vehicle charging station per every
50 required car parking spaces.
Compliance Standard:
1. Any electric vehicle parking space
associated with the charging stations
counts towards the total number of required
parking spaces in TRA Appendix 1.

Activity Status when
compliance not achieved:
Restricted Discretionary
Matters of discretion:
1. Location, size and design
of parking and loading
areas.
2. The number of parking
spaces.
3. The provision of electric
vehicle charging stations
and supporting
infrastructure.

Subdivision
TRA-R14

Subdivision
Activity Status: Controlled
Where:

All Zones

All Zones

1. The site does not contain an indicative road
or a strategic road protection area.
Subdivision results in all sites having
2.
access and crossings which comply with
TRA-R5 – R6.

Rural
(Urban
Expansion)
Zone

All Zones
except for
the Rural
(Urban
Expansion)
Zone

Activity Status when
compliance not
achieved: Discretionary
Restricted Discretionary
Matters of discretion:
1.
2.

3. Subdivision results in:
a. A shared access which serves no more
than 3 allotments or 3 principal
residential units.
b. No more than 1 right of way
being created.

3.

4.

4. Subdivision results in a shared access
which serves no more than 8 allotments or
8 principal residential units.
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5.

The matters of control
Location, size and design
of vehicle crossings and
access.
The safety and efficiency
of the transport network
for vehicles, pedestrians
and cyclists.
The extent to which the
safety and efficiency of
railway and road
operations will be
adversely affected.
The safety and efficiency
of the transport network
for vehicles, pedestrians
and cyclists.
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Matters of Ccontrol:
6.
1. Effects on the road network The need for
forming, upgrading or extending roads in
the vicinity due to increased traffic from
the subdivision.
2. The need for traffic control measures on
roads due to increased traffic from the
subdivision.
32. The need for footpaths, kerb and channel
on roads in the vicinity, including for
stormwater management.
43. The adequacy of the access for the
anticipated use.
54. The ability of the access to contain required
services.
65. Traffic safety and visibility.
7. The need for acceleration and deceleration
lanes.
86. Type, frequency and timing of traffic.
97. Access design, and number and location of
vehicle crossings.
108.Design and construction of any bridges or
culverts.
119. The construction and maintenance of new
vehicle crossings or alterations to existing
vehicle crossings where proposed as part
of the subdivision.
1210. Where relevant, tThe provision, location,
design, capacity, connection, upgrading,
staging and integration of transport
infrastructure.
1311. Pedestrian and cycle connections to
public roads from existing reserves and/or
pedestrian accessways, especially where
the connection will provide a significantly
shorter walking distance.
1412. Design of pedestrian and cycle
connections to ensure ease of use,
accessibility and safety.
1513. In the Rural (Urban Expansion) Zone,
the protection of land within the proposed
allotments to allow access and linkages to
adjacent allotments for future transport
infrastructure.

The extent to which the
subdivision impacts on the
future ability to form a road
or access within an
indicative road or strategic
road protection area, and
any mitigations to not
preclude that future
formation.

Notes:
1. Refer to Rules TRA-R15 – R16 for any
Integrated Transport Assessment
Requirements as part of a subdivision.
2. Acceptable means of compliance can be
found in the Whangarei District Council
Engineering Standards.
S42A Recommended Track Changes October 2019
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Integrated Transport Assessments
TRA-R15

Restricted Discretionary Medium Scale Integrated Transport Assessments

All Zones

Activity Status: Restricted Discretionary
An integrated transport assessment is required wWhere:
1. Any The activity (or activities) that requires an increase of more than 50 car
parking spaces in accordance with TRA Appendix 1 within a parent allotment
or allotments that existed at [Operative Date].
2. Any The subdivision is of an allotment that existed at [Operative Date]
which will provide for, or has capacity under this Plan to accommodate
more than 20 dwellings. and where the area of the parent allotment is
equal to or larger than:
a. 1,000m2 within the Rural (Urban Expansion) Zone where any
allotment will be connected to Council reticulated water, wastewater
and stormwater services.
b. 5,000m2 within the High-density Medium Density Residential Zone.
c. 1ha within the Medium-density General Residential Zone or Rural Village
Residential Zone.
d. 4ha within the Low Density Residential Zone.
e. 6ha within the Low-density Large Lot Residential Zone.
Matters of discretion:
1. Effects on the sustainability, safety, efficiency, effectiveness and
accessibility convenience of the immediately adjacent transport network.
2. Required improvements, alterations or extensions to the immediately
adjacent transport network to mitigate adverse effects (including at level
crossings).
3. The need for pedestrian and cyclist connections to adjacent destinations.
4. Adverse effects on streetscape and amenity.
5. Recommendations and proposed mitigation measures of the Integrated
Transport Assessment and any further information provided through the
consent process.
Compliance Standard:
1. TRA-R15.2 does not apply for any allotment where consent has previously
been granted for the allotment under Rule TRA-R15.2.
Note: Any aApplications shall comply with information requirement TRA-REQ1.

TRA-R16

Discretionary Large Scale Integrated Transport Assessments

All Zones

Activity Status: Restricted Discretionary

An integrated transport assessment is required wWhere:
1. Any The activity (or activities) that requires an increase of more than 100 car
parking spaces in accordance with TRA Appendix 1 within a parent allotment
or allotments that existed at [Operative Date].
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2. Any The subdivision is of an allotment that existed at [Operative Date]
which will provide for, or has capacity under this Plan to accommodate
more than 50 dwellings. and where the area of the parent allotment is
equal to or larger than:
a. 1ha within the High-density Medium Density Residential Zone.
b. 2.5ha within the Medium-density General Residential Zone or Rural
Village Residential Zone.
c. 8ha within the Low Density Residential Zone.
Matters of discretion:
1. Effects on the sustainability, safety, efficiency, effectiveness and
accessibility convenience of the immediately adjacent transport network.
2. Required improvements, alterations or extensions to the immediately
adjacent transport network to mitigate adverse effects (including at level
crossings).
3. The need for pedestrian and cyclist connections to adjacent destinations.
4. Adverse effects on streetscape and amenity.
5. Recommendations and proposed mitigation measures of the Integrated
Transport Assessment and any further information provided through the
consent process.
Compliance Standard:
1. TRA-R16.2 does not apply for any allotment where consent has previously
been granted for the allotment under Rule TRA-R16.2.
Note: Any aApplications shall comply with information requirement TRA-REQ2.

TRA-R17

Construction of Any New Public Road or Service Lane

TRA-R18

Any Major Roading Alteration to an Existing Public Road

All Zones

Activity Status: Restricted Discretionary

Matters of discretion:
1. The extent to which the information requirements in TRA-REQ3 are
adequately addressed
Note: Any application shall comply with information requirement TRA-REQ3.

Rule Requirements
TRA-REQ1

Information Requirement –Integrated Transport Assessments

1. Any application pursuant to TRA-R15 shall include an Integrated
Transport Assessment prepared by a suitably qualified professional, and
which shall include the following:
a. A description of the site characteristics, existing development, existing
traffic conditions and trip generation, immediately adjacent land uses,
proposed activity and its intensity.
b. An assessment of the features of the existing transport network,
including the following (where relevant to the proposal):

i.
ii.
iii.
iv.
v.
vi.
vii.

Existing access arrangements, on-site car parking and crossing
locations.
Existing internal vehicle and pedestrian circulation.
Existing walking and cycling networks.
Existing public transport service routes and frequencies
including bus stops and lanes.
Hours of operation for non-residential activities.
The adjacent transport network road hierarchy and the safety of the
transport network in the immediate vicinity including crash history if
relevant.
The location and type of any existing level crossings in the locality.

c. A description of the estimated number of trips which will be generated
by each transport modes (public transport, walking, cycling and
private vehicles, including heavy vehicles).
d. An assessment of the suitability of the proposal for all users within the
development and connecting to the adjacent transport network. This
shall include assessments of:
S42A Recommended Track Changes October 2019
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i.

The accessibility of the development for public transport and how
the design of the development will encourage public transport use
by considering the attractiveness, safety, distance and suitability of
the walking routes to the nearest bus stop.
ii. The accessibility of the development for pedestrians and cyclists
and how the design of the development will encourage walking
and cycling to nearby destinations such as reserves, other public
spaces and commercial or community facilities.
iii. Any safety implications that may detract from walking or
cycling to/from the development.
iv. The accessibility of the development by private motor vehicles
and the suitability of the proposed access and use of the site with
respect to the efficient and effective functioning of the transport
network.
e. An evaluation of the effects of the development on the immediately
adjacent transport network, including:
i. Impacts on the operation of public transport infrastructure, and
any vehicle and pedestrian/cyclist conflicts likely to arise from
vehicle movements to and from the development.
ii. The impacts that any additional vehicle movements are likely to
have on the capacity and operation of the adjacent road
network, including any intersections and level crossings.
iii. For heavy vehicle trips per day, whether there are any effects
from these trips on roading infrastructure.
iv. Where the development will directly impact the state highway, a
summary of consultation with the New Zealand Transport Agency.
v. The impacts of construction traffic where a development will
require a significant amount of construction work.
f.

An assessment of how the transport network will be designed to
accommodate infrastructure and services, stormwater, lighting,
landscaping and street trees. For larger scale non-residential
developments this should include consideration of underground
electrical supply system for electric vehicle charging stations.
g. Identification of any necessary mitigation measures that will be required
to address any impacts on the transport network, including:
i. Potential mitigation measures needed both within the proposed
development and on the immediately adjacent transport
network surrounding the development including any
improvements, upgrades, alterations or extensions to the
transport network (including at level crossings).
ii. Any mitigation required to achieve convenient and safe operation
of access points and loading areas for all users.
iii. How the design and layout of the proposed activity maximises
opportunities, to the extent practical, for travel other than by private
car.
iv. Where appropriate, the use of Crime Prevention Through
Environmental Design principles and techniques to mitigate
any safety issues for pedestrians or cyclists.
v. A description of measures that will be put in place to
mitigate against the effects of the construction process.
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vi.

A summary of the ITA Integrated Transport Assessment including
key findings and implications that the development will have for
transport including any proposed mitigation measures.

Note:
1. For further guidance on Integrated Transport Assessments refer to
Appendix A of New Zealand Transport Agency Research Report No.422,
“Integrated Transport Assessment Guidelines”, Abley et al, November
2010.

TRA-REQ2

Information Requirement
1. Any application pursuant to TRA-R16 shall include an Integrated Transport
Assessment prepared by a suitably qualified professional , and which shall
include the following:
a. The details required under TRA-REQ1. A description of the site
characteristics, existing development, existing traffic conditions and trip
generation, surrounding land uses, proposed activity and its intensity,
and future development potential of the site.
b. An assessment of the features of the existing transport network,
including the following (where relevant to the proposal):
i. Existing access arrangements, on-site car parking and crossing
locations.
ii. Existing internal vehicle and pedestrian circulation.
iii. Existing walking and cycling networks.
iv. Existing public transport service routes and frequencies including
bus stops and lanes.
v. Hours of operation for non-residential activities.
vi. The adjacent transport network road hierarchy and the safety of the
transport network in the vicinity including crash history if relevant.
vii. The location and type of any existing level crossings in the locality.
c. A description of the estimated number of trips which will be generated
by each transport mode (public transport, walking, cycling and private
vehicles, including heavy vehicles).
d. An assessment of the suitability of the proposal for all users within the
development and connecting to the adjacent transport network. This
shall include assessments of:
i. The accessibility of the development for public transport and how the
design of the development will encourage public transport use by
considering the attractiveness, safety, distance and suitability of the
walking routes to the nearest bus stop.
ii. The accessibility of the development for pedestrians and cyclists and
how the design of the development will encourage walking and
cycling, particularly to nearby destinations such as reserves, other
public spaces and commercial or community facilities.
iii. Any safety implications that may detract from walking or cycling
to/from the development.
iv. The accessibility of the development by private motor vehicles and
the suitability of the proposed access and use of the site with
respect to the safe, efficient and effective functioning of the transport
network.
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e. An evaluation of the effects of the development on the
surrounding transport network, including:
i. Impacts on the operation of public transport infrastructure, and
any vehicle and pedestrian/cyclist conflicts likely to arise from
vehicle movements to and from the development.
ii. The impacts that any additional vehicle movements are likely to
have on the capacity and operation of the adjacent road
network, including any intersections and level crossings.
iii. For heavy vehicle trips per day, whether there are any effects from
these trips on roading infrastructure.
iv. Where the development will directly impact the state highway, a
summary of consultation with the New Zealand Transport Agency.
v. The impacts of construction traffic where a development will
require a significant amount of construction work.
f. An assessment of how the transport network will be designed to
accommodate infrastructure and services, stormwater, lighting,
landscaping and street trees. For larger scale non-residential
developments this shall include consideration of underground electrical
supply system for electric vehicle charging stations.
g. Identification of any necessary mitigation measures that will be required
to address any impacts on the transport network, including:
i. Potential mitigation measures needed both within the proposed
development and on the transport network surrounding the
development including any improvements, upgrades, alterations or
extensions to the transport network (including at level crossings).
ii. Any mitigation required to achieve convenient and safe operation of
access points and loading areas for all users.
iii. How the design and layout of the proposed activity maximises
opportunities, to the extent practical, for travel other than by private
car.
iv. Where appropriate, the use of Crime Prevention Through
Environmental Design principles and techniques to mitigate
any safety issues for pedestrians or cyclists.
v. A description of measures that will be put in place to mitigate against
the effects of the construction process.
vi. A summary of the Integrated Transport Assessment including key
findings and implications that the development will have for
transport including any proposed mitigation measures.
h. An overview of the transport implications of existing land uses and any
land use characteristics that affect the proposal, in the wider
surrounding area, that will affect assessment of the proposal. This
shall consider projected growth predictions and predicted annual
average daily traffic.
i. An assessment of the traffic volumes on the surrounding wider
transport network near serving the development and any intersections
that will be affected by the proposal. Include consideration of the
existing peak-hour congestion near the site, level of service, turning
volumes, and comparisons between peak and interpeak conditions.
j. A description of any proposed transport upgrades or changes within the
vicinity of the proposed development such as known intersection or
road upgrades, cycle infrastructure, parking restrictions or public
transport upgrades or changes. If the proposed development is to be
S42A Recommended Track Changes October 2019
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staged this description shall consider how the proposal will
correspond with planned transport upgrades.
k. An assessment of the proposal’s consistency with relevant strategic
documents including the Blue/Green Network Strategy for Whangarei
City, the Walking and Cycling Strategy and the Whangarei Transport
Strategy.
l. An assessment of the overall suitability of the site to accommodate
the proposed activity and its transportation effects in a manner that is
consistent with relevant District and Regional transport policies and
objectives.
Note:
1. For further guidance on Integrated Transport Assessments refer to
Appendix A of New Zealand Transport Agency Research Report No.422,
“Integrated Transport Assessment Guidelines”, Abley et al, November
2010.

TRA-REQ3

Information Requirement – New Roads and Major Roading Alterations to an
Existing Public Road
1. Any application pursuant to TRA-R17 – R18 shall include a detailed
assessment including the following:
a. The details required under TRA-REQ2.
b. A roading layout plan, including:
i.
ii.
iii.
iv.
v.
vi.
vii.
viii.
ix.
x.

The provision of landscaping and street trees.
The provision of on-street parking.
The provision of street lighting and amenities (e.g. benches, bus
shelters, etc.).
Geometric design.
Drainage design.
Road marking and signage.
Traffic calming devices.
Utility service locations.
Sight distance plans.
Clear distinction between public and private assets.

c. Consideration of the sufficiency of space within the legal road
reserve for proposed and potential future street trees, landscaping
and/or underground and overhead services and structures.
d. An assessment of traffic volumes and vehicle operating speeds.
e. An assessment of how the road design is compatible with the
character and amenity of the surrounding environment taking into
account urban design and Crime Prevention Through
Environmental Design principles.
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TRA – Appendix 1
Appendix 1A. Minimum On-site Car and Bicycle Parking Requirements
Car parking and bicycle parking spaces shall be provided on-site in accordance with Table TRA
1 for sites outside of the car parking exemption area detailed in Appendix 1F.
Table TRA 1. Minimum on-site car and bicycle parking requirements
Activity

Required Car Parking Spaces

Required Bicycle
Parking Spaces

Residential Activities
Principal Residential Unit

1 per unit No minimum for studio and 1
Nil
bedroom units within the High-density
Medium Density Residential Zone 1 per 1 – 2
or more bedroom units in the High-density
Residential Zone all other zones 2 per
23+bedroom unit in all other zones 1 per
dwelling in all other zones

Minor Residential Unit

1 per unit No minimum

Nil

Multi-unit dDevelopment

1 per unit within the High-density Medium
Density Residential Zone
1 per studio or single1 bedroom unit in all
other zones
2 per 2+two or more bedroom residential
units in all other zones

Long stay: 1 per unit
without a dedicated
garage
Long stay: 1 per
residential unit without a
dedicated garage, for
developments of 20 or
more residential units.
Short stay: 1 per 20
residential units.

No minimum for studio and 1 bedroom
units in the High-density Residential and
Medium-density Residential Zones.
1 per 2 or more bedroom units in the Highdensity Residential and Medium-density
Residential Zones.
1 per dwelling in all other zones.
Plus 1 visitor car parking space for every 4
residential units provided
Supported Residential Care
Home

0.3 spaces per bed

Long stay: 1 per
employee

Retirement Village

1 space per individual retirement village unit

Long stay: 1 per 15
employees

Plus 0.3 visitor/staff spaces per individual
retirement village unit and hospital bed
Commercial Activities
Motor Vehicle Sales

1 per 20 vehicle display spaces,
Plus 1 per additional 50m2 GFA

Retail

Long stay: 1 per 15
employees

Trade Suppliers,
1 per 60m2 GFA,
Garden Centres,
Plus 1 per 100m2 of outdoor storage
Marine Retail and Hire
Premises
Grocery Store

1 space per 25m2 GFA

Other Retail (less than 1 space per 30m2 GFA
600m2 GFA)
Other Retail (greater
than 600m2 GFA)

1 space per 60m2 GFA

Long stay: 1 per 15
employees
Short stay: 1 per 400m2
GFA

TRA – Appendix 1
Appendix 1D. Minimum End-of Trip Facilities Requirements
Where long stay bicycle parking spaces are provided, for offices, education facilities and
hospitals, end-of-trip facilities shall be provided on- site in accordance with Table TRA 4, except
for residential activities.
Table TRA 4. Minimum on-site end-of-trip facilities requirements
Number of lLong sStay
bBicycle pParking sSpaces
oOn-sSite

Minimum nNumber of
sShowers

5 – 50

2

501 – 100

4

Every additional 100 spaces

Minimum nNumber of
cChanging rRooms

2

2 additional
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Appendix 2D. Performance Standards for Private Access
Private access shall be designed and constructed in accordance with Table TRA 9.
Table TRA 9. Private access requirements
Number of
Maximum
Principal
length
Residential
(m)
Units

Minimum
Legal
Width (m)

Minimum Carriageway
Width (m)
Unsealed Surfacing
shoulder
width

Total

Footpath
Width (m)

Maximum
gradient

Crossfall

Urban
2-4

5-8

50m

100m

4.0

6.0

1x
3.0

-

1x
4.5

-

3.01

4.5

-

1x
0.95

12.5% for the
first 5m from
the road
boundary
and 22.2%
for the
remainder
restricted to
straight
sections

3%

12.5% for the
first 5m from the
road boundary
and 22.2% for
the remainder

3%
where
sealed;

Rural
2
3-5
6-8

-

4.0

2x
0.25

1x
3.0

3.51

6.0

2x
0.25

1x
4.0

4.5

10.0

2x
0.25

2x
2.75

6.0

-

6% where
unsealed

Notes:
1.
“Urban” includes sites within:
a.
The Rural (Urban Expansion) Zone where the net site area is less than 2,000m2.
b.
Any Urban Area Zone.
c.
The Rural Village, Strategic Rural Industries or Ruakaka Equine Zones.
d.
Any Green Open Space and Recreation Zone adjacent to any of the above.
2.
“Rural” includes sites within:
a.
The Rural (Urban Expansion) Zone where the net site area is equal to or greater than
2,000m2.
b.
The Rural Production or Rural Living Zones
c.
Any Green Open Space and Recreation Zone adjacent to any of the above.
3.
The New Zealand Fire Service Firefighting Supplies Code of Practice SNZ PAS 4509:2008
and NZ Building Code C/ASI contain guidance on an adequate access to water supply for
firefighting purposes.
Compliance Standards:
1.
Where a public sewer pump station or fire hydrant is located within, or accessed via a private
accessway, the minimum total carriageway width shall be 4.0m.
2.
Where a private accessway contains public wastewater reticulation the legal width shall be
increased
by
1.11m.
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TRA – Appendix 2
3.
4.
5.

Where a private accessway contains public water reticulation the legal width shall be
increased by 0.6m.
For curved private accesses, the gradient is measured along the inside radius.
The maximum change of grade for a breakover angle on any private access is 10% and the
maximum change of grade for a departure angle on any private access is 17% - see Figure
TRA 5 below.

Figure TRA 5. Maximum change of grade for private access
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Location of site
frontage
(T149)

(T150)

(T151)

Number of
parking
spaces served
Residential Serves 1 or 2
zone
parking spaces

Minimum width of Maximum width Minimum formed access
crossing at site of crossing at site width
boundary
boundary
2.75m
3.0m
2.5m
provided it is
contained
within a
corridor
clear of
buildings or
parts of
buildings
with a
minimum
width of 3m
Serves 3 to 9 3.0m (one way)
3.5m (one way)
3.0m
parking spaces
provided it is
contained
within a
corridor
clear of
buildings or
parts of a
building with
a minimum
width of
3.5m
Serves 10 or
5.5m (two way)
6.0m (two way)
5.5m
more parking
This may be
(providing
spaces
narrowed to 2.75m
for two-way
if there are clear
movements)
sight lines along
the entire access
and passing bays
at 50m intervals
can be provided

Table E27.6.4.4.1 Gradient of vehicle access
Access type
Maximum gradient
(T156A)
Vehicle access serving one residential rear 1 in 4 (25 per cent)
site
(T157)
Vehicle access serving any other residential 1 in 5 (20 per cent)
activities (including rear sites)
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Attachment 1.4
Track Changed Recommended Provisions
Three Waters

AD-004386-292-851-V1

Three Waters
Management (TWM)
Overview Issues
The Three Waters Management (TWM) Chapter implements provisions to manage the impact
of landuse and subdivision on water resources and services, namely stormwater, wastewater
and water supply:
•

•

•

Stormwater systems manage the quality and quantity of stormwater runoff to
minimise flood damage and to protect people, land, infrastructure and the
receiving environment from adverse effects.
Wastewater systems collect and convey wastewater for subsequent
treatment and disposal. This will normally consist of either connection to the
reticulated wastewater network, or on-site treatment and disposal (either
individual or communal in nature).
A water supply is necessary to ensure that a sufficient quality and quantity of
water is available to all properties.

Adequate provision must be made for three waters services when subdividing land to
enable the anticipated use of that land and manage potential adverse effects. Subdividers
are encouraged to consider efficient, low impact infrastructure designs when preparing
applications. Larger scale developments and subdivisions may require an Integrated Three
Waters Assessment.
Where a public reticulated three waters network with sufficient capacity is available,
connection to it is required when undertaking subdivision where connection is practicable.
Connection is also encouraged where this would be a logical extension of the public
reticulated network. Successfully implemented and managed reticulated three waters
networks have significant economic, social, environmental and cultural benefits and should
be protected as regionally significant infrastructure.
Where a connection is not available to the public reticulated network is not available or
practicable or where a reticulated network does not have sufficient capacity, an alternative
private non-reticulated system will be required when undertaking subdivision. It is
important that private systems are appropriately designed to protect the health and
wellbeing of residents as well as the health of the receiving environment both on-site and
within the surrounding area.
In addition to the District Plan, Whangarei District Council Bylaws may impose controls and
restrictions on three waters management. Consent may also be required from the Northland
Regional Council with regard to stormwater, wastewater and water supply.

Objectives
TWM-O1 –
Connections

Ensure that connections to public reticulated three waters networks
is are provided for within a reticulated areas Reticulated Stormwater
Areas, Reticulated Wastewater Areas, and Reticulated Water Supply
Areas.
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Three Waters
Management (TWM)
TWM-O2 –
Reticulated Networks

Maintain the effectiveness, efficiency and sustainability of reticulated
three waters networks.

TWM-O3 – Integrated
Infrastructure

Plan and provide for three waters infrastructure in an integrated and
comprehensive manner.

TWM-O4 – Private
Systems

Ensure that private three waters systems are provided where
connections are not provided to public reticulated networks.

TWM-O5 – Adverse
Effects

Minimise adverse effects from stormwater and wastewater on
people, property, infrastructure, the receiving environment and
cultural values.

Policies
TWM-P1 – Three
waters Infrastructure

To ensure that three waters resources are appropriately managed by
requiring subdivision and development to provide three waters
infrastructure that:
Is coordinated, integrated and compatible with the existing
infrastructure and capacities.
Enables the existing public reticulated network to be expanded or
extended to adjacent land where that land is within a Reticulated
Stormwater Area, Reticulated Wastewater Area or Reticulated
Water Supply Area suitable for future reticulated development .

TWM-P2 –
Reticulated Areas

To sustainably and efficiently manage three waters resources by
avoiding private three waters systems where connection to the public
reticulated network is practicable or where failure to connect may
compromise the future extension of the reticulated network in a
Reticulated Stormwater Area, Reticulated Wastewater Area or
Reticulated Water Supply Area.

TWM-P3 – Capacity

To manage the scale and design of subdivision and development
where connection is provided proposed to public reticulated three
waters networks to ensure that there is sufficient capacity in the
public reticulated networks, and or where necessary require upgrades
and/or extensions to the public reticulated networks to enable
appropriate subdivision and development.

TWM-P4 – Future
Development

To ensure that reticulated three waters infrastructure is designed to
accommodate planned and future anticipated development permitted
within the zone.

TWM-P5 – Vested
Assets

To require vested assets, and connections to vested assets, to be
designed and constructed in a manner that protects the ongoing
operation, maintenance and upgrading of that asset.
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Management (TWM)
TWM-P6 – Private
Systems

To ensure that where connection to a public reticulated three waters
network is not available or practicable that provision can be made
for:
A water supply.
The treatment, disposal, and where appropriate attenuation, of
stormwater in a way that does not lead to significant adverse
effects on or off site.
Management of wastewater via:
a. An on-site wastewater treatment system; or
b. Approval to connect to a private wastewater system.

TWM-P7 – Flooding

To reduce the risk of flood hazards or increased upstream and
downstream flood levels resulting from stormwater discharges.

TWM-P8 – Integrated
Three Waters
Assessments

To require Integrated Three Waters Assessments for large scale
developments to:

TWM-P9 –
Infrastructure

To require subdividers and developers to meet the fair and
reasonable costs of any upgrades or extensions of public reticulated
three waters infrastructure which are attributed to the impacts of the
subdivision or development.

Manage Provide three waters infrastructure in an integrated and
comprehensive manner.
Enable and recognise the benefits of green infrastructure and low
impact and water sensitive design.

Rules
TWM-R1

Any Activity Not Otherwise Listed in This Chapter

All
Zones

Activity Status: Permitted
Where:
Resource consent is not required under any rule of the District Plan.
The activity is not prohibited under any rule of the District Plan.

Stormwater
TWM-R2

Impervious Areas

All
Zones

Activity Status: Permitted
Where:

Activity Status when compliance not
achieved: Discretionary

Any impervious area complies with
the requirements under rule TWMR3.
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Three Waters
Management (TWM)
TWM-R3

Subdivision

All Zones

Activity Status: Restricted Discretionary Controlled
Where:

Activity Status when
compliance not
achieved: Discretionary

All allotments are designed and located so that
provision is made for:
a. The collection, treatment and disposal of
stormwater that meets the following
requirements:
i.

There will not be an increase in peak
discharge flow rates to receiving
environments.
ii. In Flood Susceptible Areas, the postdevelopment 1% Annual Exceedance
Probability (AEP) storm event flow rates is
limited to 80% of the pre-development 1%
AEP event flow rates.
iii. Outside Flood Susceptible Areas, the postdevelopment 2% and 5% AEP storm event
flow rates is limited to 80% of the predevelopment 1% AEP event flow rates.
iv. Any attenuation required by TWMR3.1(a)(ii)-(iii) is able to accommodate an
additional 20% for climate change.
v. The primary stormwater system is capable
of conveying a 50% AEP storm event
(+20%) where the system is a piped
network with no surcharge.
vi. The primary stormwater system is capable
of conveying a 20% AEP storm event
(+20%) where the system is a piped
network allowing a discharge within 0.3m
of the lid level.
vii. The secondary stormwater system is
capable of conveying the 1% AEP storm
event (+20%) within a defined path to
ensure that surface water will not enter
buildings (excluding detached garages).
viii. The stormwater system will not connect or
overflow to any wastewater system.
ix. The stormwater system is designed and
constructed for an asset life of at least 50
years.
b. Connection to a public reticulated stormwater
network where the allotment is located within a
reticulated stormwater area.
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Three Waters
Management (TWM)
Matters of Ddiscretion Control:
Adverse effects on existing reticulated
stormwater networks.
The capacity of existing reticulated stormwater
networks and whether the servicing needs of
the proposal require upgrades to existing
infrastructure.
Feasibility of connection to and logical extension
of the existing reticulated stormwater networks.
Adverse effects on the surrounding environment
and neighbouring properties from the collection,
treatment and disposal of stormwater.
The efficient provision of services to the land
being subdivided and to nearby land that might be
subdivided in the future.
Note:
Acceptable means of compliance for the provision,
design and construction of stormwater
infrastructure is contained within the Whangarei
District Council Engineering Standards.

Wastewater
TWM-R4

Subdivision

All Zones

Activity Status: Restricted Discretionary Control
Where:
All allotments (excluding any allotment for access,
roads, utilities and reserves) are designed and
located so that provision is made for:

Activity Status when
compliance not
achieved:
Discretionary

a. Collection, treatment and disposal of
wastewater.
b. Connection to a public reticulated wastewater
network where the allotment is located within a
reticulated wastewater area.
Matters of discretion control:
Adverse effects on existing reticulated wastewater
networks.
The capacity of existing reticulated wastewater
networks and whether the servicing needs of the
proposal require upgrades to existing infrastructure.
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Three Waters
Management (TWM)
Feasibility of connection to and logical extension
of the existing reticulated wastewater networks.
Provision of wastewater collection, treatment and
disposal.
Adverse effects on the surrounding environment
and neighbouring properties from the collection,
treatment and disposal of wastewater.
The efficient provision of services to the land
being subdivided and to nearby land that might be
subdivided in the future.
Note:
Acceptable means of compliance for the provision,
design and construction of infrastructure is
contained within the Whangarei District Council
Engineering Standards.
Water Supply
TWM-R5

Subdivision

All Zones

Activity Status: Restricted Discretionary Control
Where:
All allotments (excluding any allotment for access,
roads, utilities and reserves where no irrigation is
required) are designed and located so that provision
is made for:

Activity Status when
compliance not
achieved:
Discretionary

a. A water supply.
b. Connection to a public reticulated water supply
network where the allotment is located within
a reticulated water supply area.
Matters of discretion control:
Adverse effects on existing reticulated water
supply networks.
The capacity of existing reticulated water supply
networks and whether the servicing needs of the
proposal require upgrades to existing infrastructure.
Feasibility of connection to and logical extension
of the existing reticulated water supply networks.
Provision of suitable drinking water.
The efficient provision of services to the land
being subdivided and to nearby land that might be
subdivided in the future.
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Management (TWM)
Integrated Three Waters Assessments
TWM-R6

Subdivision

All Zones

Activity Status: Restricted Discretionary Control
Where:
Any The subdivision results in 8 or more additional allotments (excluding lots
for the purposes of reserves, network utilities or transport corridors) from
one parent allotment which existed at [Operative Date].
Matters of discretion control:
Recommendations, proposed mitigation measures and conditions of the
Integrated Three Waters Assessment and any further information provided
through the consent process.
Note: Any application shall comply with information requirement TWM-REQ3.

TWM-R7

Land uUse

Business
Zones

Activity Status: Controlled
Where:
Any The activity increases the
impervious area within a site by 1,000m2
– 5,000m2 from what existed at
[Operative Date].
Matters of C c ontrol:
Adverse effects on environmental and
cultural values form from the
management and discharge of
stormwater and wastewater.
The provision of integrated low impact
design or green infrastructure solutions
to minimise adverse effects.
Opportunities for multipurpose
infrastructure (i.e. stormwater reserves
that function as walking tracks).
The ability of three waters infrastructure
to service potential future development
within the site.

Activity Status: Restricted
Discretionary
Where:
Any The activity increases the
impervious area within a site
by more than 5,000m2 from
what existed at [Operative
Date].
Matters of discretion:
Recommendations, proposed
mitigation measures and
conditions of the Integrated
Three Waters Assessment
and any further information
provided through the consent
process.
Note: Any application shall
comply with information
requirement TWM-REQ3.

Note: Any application shall comply with
information requirement TWM-REQ3.
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Three Waters
Management (TWM)
Rule Requirements
TWM-REQ1

All Zones

Information Requirement – Connection to Public Reticulated Three Waters
Networks
Any consent application where connection will be provided to public
reticulated three waters network(s) is proposed shall include an
assessment detailing (where relevant):
a. Provision made for connections to public reticulated three waters
networks.
b. Confirmation from Council that sufficient capacity exists within public
reticulated three waters networks to service the proposed
development.
c. Any upgrades and/or extensions to existing public reticulated three
waters infrastructure that are proposed or necessary.
d. Consideration of the elevation of each proposed lot to establish a
service envelope where that lot is able to be serviced without the
need for on-site pumping. Reference shall be made to any part of
the lot that is outside the service envelope.
e. Land and infrastructure to be vested in the Council.

TWM-REQ2
All Zones

Information Requirement – On-site Three Waters Management
Any consent application where connection will not be provided to public
reticulated three waters networks is not proposed is required to show the
details and layout of the proposed three waters system(s) including
(where relevant):
a. In a Reticulated Stormwater Area, Reticulated Wastewater Area or
Reticulated Water Supply Area reticulated areas, demonstration as
to why connection to the public reticulated three waters network is
not proposed or is not practicable.
b. In a Reticulated Stormwater Area, Reticulated Wastewater Area or
Reticulated Water Supply Area reticulated areas, an assessment
of any effects on the practicability of future expansion of the public
reticulated network, and any mitigation measures proposed (e.g.
easements required to enable future expansion).
c. Evidence that the proposed wastewater, stormwater or water supply
system can either complyies with the permitted activity standards of
the Northland Regional Plan or a regional consent has been obtained
or is concurrently being applied for.
d. A site plan detailing the overall proposed development, showing
existing contours in areas proposed for development of three waters
infrastructure, and any overland flow-paths, rivers, wetlands, water
bores etc. which exist pre-development in the subject property and
in adjoining properties.
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Management (TWM)
e. Where any buildings or structures are located within overland
flow-paths, rivers, wetlands, water bores, etc. demonstration of
how the development will maintain their capacity to convey flows.
f. Details of an effluent disposal area and reserve area and provision
for ongoing maintenance and operation of the proposed wastewater
system.
g. Proposed stormwater attenuation and/or water quality treatment
system(s), including location, preliminary sizing and associated
works (e.g. landscaping, road construction).
h. Demonstration (by drawings, calculations and reports) that
the requirements of rule TWM-R3.1(a) can be achieved.
i. Details of water demand (flow and pressure) and suitable drinking
water sources.
j. Copies of any correspondence or written approvals from private
persons or Council departments in relation to the proposed
stormwater system, and confirmation of how any conditions of those
approvals will be met.
k. Where a private communal three waters system is proposed, details
of a formal legal mechanism (e.g. proposed easements) by which
each allotment owner is individually and severally responsible for the
maintenance and performance of the system and ongoing
ownership of the disposal area
Notes:
Additional information on details to be provided is contained within the
Whangarei District Council Engineering Standards.
Evidence of a satisfactory water supply will be assessed as part of the
building consent application. Applicants are advised to consult with the
New Zealand Fire Service, Northland Health and the Northland
Regional Council, and to refer to the Drinking Water Standards for New
Zealand 2005 (Revised 2008).
TWM-REQ3
All Zones

Information Requirement– Integrated Three Waters Assessments
Any application under rules TWM-R6 – R7 shall include an Integrated
Three Waters Assessment which details:
a. How the proposal is consistent with the recommendations,
measures and targets of any relevant Council approved
Catchment Management Plan.
b. An assessment of any potential effects (including cumulative
effects) of the development in relation to the site, any adjoining
sites, the wider catchment and cultural values.
c. Information on how wastewater (including trade waste) will be
managed to minimise any impacts on the reticulated network or
from on-site discharges.
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d. The provision of water supply, wastewater disposal and/or
stormwater disposal reticulation through the proposed development
or subdivision to a standard necessary to provide adequate
reticulation to adjacent land zoned for reticulated development.
e. Any low impact design, or green infrastructure or water sensitive
design solutions that are proposed, what benefits these will
provide, and how they will be operated and maintained to ensure
ongoing water efficiency benefits.
f. Consideration of opportunities to integrate three waters
infrastructure and informal or passive recreation opportunities.
g. Any proposed conditions.
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Earthworks (EARTH)
Overview Issues
The Earthworks Chapter manages earthworks associated with subdivision to ensure that
sites are suitable for development, and that instability hazards and adverse effects on
heritage values and New Zealand kauri trees are managed.
Whangarei District has varied geology, soil type and ground water levels. This combined with
variable climatic conditions creates a risk of natural hazards of land instability hazards.
Generally, where there are steep slopes, little vegetation and high rainfall, land is likely to be
subject to erosion and movement. Some land formations, including caves and sinkholes, are
inherently unstable and constitute a major hazard.
Land instability suitability issues can be created or exacerbated by inappropriate earthworks.
Earthworks are a necessary part of subdivision and development, but need to be managed
to ensure that the risk of natural hazards and land instability are is avoided, remedied or
mitigated and that adverse effects on heritage values and New Zealand kauri trees are
managed.
The Earthworks Chapter manages earthworks associated with subdivision to ensure that
sites are suitable for development and hazards are managed. The objectives, policies and
rules set out below apply to earthworks undertaken in anticipation of, or as part of, a
subdivision and apply in addition to the provisions for the underlying zone and any relevant
District Wide and Resource Area provisions. In addition to the District Plan, consent may also
be required for earthworks are also regulated under the Regional Plan.
Objectives
EARTH-O1 – Land
Instability

Minimise the risk of land instability and manage compaction when
undertaking earthworks associated with subdivision.

Policies
EARTH-P1 – Adverse
Effects

To avoid where practicable, or otherwise remedy or mitigate, adverse
effects associated with land instability and compaction by managing
earthworks associated with subdivision design and layout .

EARTH-P2 – Risk

To design and undertake earthworks associated with subdivision to
minimise potential risks to people, property and the environment from
land instability.

Rules
EARTH-R1 Earthworks Associated with Subdivision
All Zones

Activity Status: RD Controlled

Where:
The Eearthworks associated with
subdivision do not occur within:

S42A Recommended Track Changes October 2019

Activity Status when
compliance not achieved: D
Restricted Discretionary
Matters of discretion:

Page 1

Earthworks (EARTH)
a. Change the natural range of water
levels or the natural eco-system of
flora and fauna in any indigenous
wetland.
Occur within a A Site of
Significance to Māori.
b. or within 10m of any archaeological
site.
c. Three times the radius of
the canopy root zone of a
New Zealand Kauri tree
(agathis australis).
A 100m2 building area for a residential
unit is identified within each allotment.
Access to the identified building area
is identified within each allotment.
A site suitability report prepared by a
suitably qualified and experienced
professional (e.g. Chartered
Professional Engineer) is provided
which certifies that:
a. A 100m2 building area within
each allotment is suitable to
construct a building either:
i. In accordance with NZS
3604/2011; or
ii. With specific engineering design
of foundations.
b. Access to the certified building
area within each allotment is
suitable to construct.

The matters of control listed
in EARTH-R1.
Effects on heritage values.
The potential increased risk of
instability based on the
location, layout and design of
the subdivision.
The likelihood of a hazard
arising from an unstable
land event and the likely
extent of any damage.
Any exacerbation of an existing
land instability hazard or
creation of a new land
instability hazard and possible
effects on public health and
safety and other property.
The proposed use of, necessity
for and design of hard
engineering solutions for land
instability hazards.
The ability to design, construct
and maintain future buildings,
structures and access so that
they are resilient to land
instability hazards.
The need for a site
suitability report or
geotechnical assessment.

Matters of control:
Effects on the stability and safety
of surrounding land, buildings and
structures, including infrastructure.
Protocol for accidental discover of
kōiwi, archaeology and artefacts of
Māori origin.
Appropriate methods to avoid, or
where avoidance is not possible,
contain or control the spread of plant
pathogens.
Building and access location, scale
and design.
The adequacy of the site suitability
report and any further information
provided through the consent process
and any conditions, recommendations
and development restrictions.
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Discretion is restricted to:
The potential increased risk of
instability based on the location, layout
and design of the subdivision.
The potential effects and management
of vegetation clearance, excavation or
fill and disposal of stormwater or
wastewater.
The likelihood of a hazard arising from
an unstable land event and the likely
extent of any damage.
Any exacerbation of an existing land
instability hazard or creation of a new
land instability hazard and possible
effects on public health and safety and
other property.
The proposed use of, necessity for and
design of hard engineering solutions
for land instability hazards.
The ability to design, construct and
maintain future buildings, structures
and access so that they are resilient to
land instability hazards.
The adequacy of the site suitability
report and any recommendations.
Note:
Acceptable means of compliance for
the scale and design of earthworks site
suitability report are is contained within
the Whangarei District Council
Environmental Engineering Standards.
Rule Requirements
EARTH-REQ1 Information Requirement
All Zones

Any application under EARTH-R1 shall:
a. Provide a site suitability report prepared by a suitably qualified and
experienced professional (e.g. Chartered Professional Engineer) to
certify that:
i. A 100m2 building area within each allotment is suitable to
construct a residential unit, either:
a) In accordance with NZS 3604/2011; or
b) With specific engineering design of foundations.
ii. Access to the certified building area within each allotment
is suitable to construct.
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Earthworks (EARTH)
b. Identify on the scheme plan the building area certified in
EARTH-REQ1.1(a)(i).
A site suitability report certifying EARTH-REQ1.1(a)(i)(a) shall include the
following:
a. Details of a walk-over inspection of the site and surrounding land.
b. Assessment of aerial photographs taken at various times to provide
insight into the local geomorphology and evidence of any previous
instability.
c. Review of geological data (e.g. maps, bulletins, etc.).
d. Assessment of local information about stability/instability of the
ground.
e. Assessment of existing data about the soil and rock profile. Where no
data exists, subsurface investigations are required.
f. Examination of the soil profile to confirm that the soil is in-situ and not
colluvium (slide debris).
g. Examination of the existing survey records for evidence of
movement (slippage or erosion).
h. An opinion stated by a suitably qualified and experienced
professional as to the suitability of the land for development (including
an assessment of the effects of development such as excavation,
filling, removal of vegetation, stormwater or effluent wastewater into
or over the area).
i. Definite conclusions and recommendations on any development
restrictions.
A site suitability report certifying EARTH-REQ1.1(a)(i)(b) shall include the
following:
a. Topographic survey or slope profiles.
b. A description of the geology and geomorphology of the area, including
comment on the areas surrounding the proposed subdivision.
c. Definition of the nature and continuity of the strata over the whole area
of land which is proposed to be developed (buildings, access and
services) and to a depth below which slipping is most unlikely, by
means of test pit and/or drilling and/or augering (unless existing
exposures are adequate).
d. Assessment of the relative strength and the sensitivity of the soil in
each stratum in which, or interface on which, sliding is practicable.
e. Assessment of likely groundwater levels and piezometric pressures in
the strata during extreme infiltration conditions.
f. An opinion stated by a suitably qualified and experienced professional
as to the stability and suitability of the land for development, including
the stability of the whole slope (upon which the site may only form a
part of) and the effects of the development (such as excavation,
filling, removal of vegetation, disposal of stormwater or effluent
wastewater into or over the area) on the whole slope.
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Earthworks (EARTH)
g. Definite conclusions and recommendations on any development
restrictions, specifically addressing section 106 of the Resource
Management Act.
A site suitability report certifying EARTH-REQ1.1(a)(ii) shall include the
following:
a. Any potential stability effects of access alignment, design and
construction, including on the stability of identified building areas
and any existing buildings.
b. Definite conclusion and recommendations on any access
development restrictions, specifically addressing section 106 of the
Resource Management Act.
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1.

INTRODUCTION

1.1

My full name is Philip Mark Osborne. I am an economic consultant for the company
Property Economics Ltd, based in Auckland.
Experience

1.2

My qualifications include Bachelor of Arts (History/Economics) (1994), Masters in
Commerce (1997), a Masters in Planning Practice (2002) from the University of
Auckland and I have provisionally completed my doctoral thesis in developmental
economics.

1.3

I have 16 years’ experience advising local and regional councils throughout New
Zealand in relation to economic impacts, industrial and business land use issues as
well as strategic forward planning. I also provide consultancy services to a number of
private sector clients in respect of a wide range of property issues, including economic
impact assessments, commercial and industrial market assessments, and forecasting
market growth and land requirements across all property sectors.
Involvement in the Proposal

1.4

I have been commissioned by Kāinga Ora-Homes and Communities (“Kāinga Ora”)
to prepare this statement of evidence to address matters raised by and inform a section
32AA analysis of the relief sought in Kāinga Ora’s primary and further submissions (as
successor to Housing New Zealand Corporation) to Whangarei District Council’s
(“WDC”) Proposed Plan Changes 82 A & B, 88, 88 A – J, 109, 115, 136, 143 – 145,
147 and 148 (“the Urban and Services Plan Changes” and “USPC”).
Code of Conduct

1.5

I confirm that I have read the Expert Witness Code of Conduct set out in the
Environment Court’s Practice Note 2014. I have complied with the Code of Conduct
in preparing this evidence and agree to comply with it while giving evidence. Except
where I state that I am relying on the evidence of another person, this written evidence
is within my area of expertise. I have not omitted to consider material facts known to
me that might alter or detract from the opinions expressed in this evidence.
Scope of Evidence

1.6

My evidence will address the following:
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(a)

The economic objectives of the USPC;

(b)

Kāinga Ora’s submission;

(c)

Residential efficiency and density and centres;

(d)

Residential capacity and feasibility differentials; and

(e)

The economic appropriateness of the Kāinga Ora submission to meet Strategic
and Growth objectives.

2.

EXECUTIVE SUMMARY

2.1

It is my economic opinion Kāinga Ora’s submission has the potential to better achieve
the objectives of the WDP and DWDGS by encouraging resource efficiency, improving
the utilisation of infrastructure, providing diversity of housing choice and advancing the
Whangarei community’s overall wellbeing due to:
(a)

The potential inability for the market to supply sufficient intensified feasible
capacity and diversity under the current USPC provisions;

(b)

An increase of less than 5% in feasible infill or redevelopment capacity under
the ‘draft’ Plan;

(c)

The provision of an additional 25% of potential feasible infill capacity under the
submission;

(d)

The provision of greater residential diversity within the lower sectors of the
Whangarei housing market;

(e)

The provision of increased certainty regarding the long-term urban form
outcome;

(f)

The provision of greater confidence and certainty within the market regarding
the effectiveness of the consolidated form direction;

(g)

Reducing the potential for pressure to development additional greenfield sites;
and

(h)

Increasing the provision of a diverse range of affordable and public housing
options.

AD-004386-292-852-V2

3.

WHANGAREI DISTRICT PLAN AND PROPOSED USPC

3.1

From an economic perspective I support the overall strategic direction of the
Whangarei District Plan (“WDP”) and the proposed USPC including the integration of
land use activities and infrastructure, as well as the provision of sufficient capacity of
business and residential-zoned land to support market growth.

3.2

The key strategic objectives sought by the plan and other supporting documents
achieved through the management of growth include:
(a)

Enable housing and business land capacity to meet demand (Draft Whangarei
District Growth Strategy 2019 (“DWDGS”));

(b)

To focus development in our urban and growth nodes (DWDGS);

(c)

Enable housing choice and affordability to meet the needs of our community
(DWDGS);

(d)

‘Accommodate future growth through urban consolidation of Whangarei City,
existing suburban nodes and rural villages, to avoid urban development
sprawling into productive rural areas. enhancing quality of life for individuals
and communities’ (SD – O3 WDP);

(e)

‘Maintain and enhance accessibility for communities and integrate land use and
transport planning’ (SD-O9 WDP);

(f)

To optimise the efficient use of the existing urban area;

(g)

To optimise the efficient use of existing and new infrastructure, particularly
significant infrastructure; and

(h)
3.3

To maintain Māori communities, cultures and values.

These high-level objectives are crucial in understanding the relief sought by Kāinga
Ora to the USPC.

3.4

The WDP identifies the need to provide for choices, not only in terms of lifestyle, but
also in terms of location. This is a key social objective for the community. The
provision of choice is important not just for business location, but for the wellbeing of
the entire community.
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3.5

The provision of a compact / efficient urban form within the WDP seeks to efficiently
utilise not only the land resource, but existing and new infrastructure. This objective
holds significant economic merit and is also supported.

3.6

In terms of the Kāinga Ora’s submission there are several key themes evident in the
relevant issues, objectives and policies of the WDP and USPC that, while supported
in terms of their direction, Kāinga Ora believes will not be sufficiently meet by the
provisions and proposed extent of zones within the proposed USPC as currently
drafted. In terms of this evidence these key themes include:
(a)

The ability for the USPC to enable people and communities to provide for their
social and economic wellbeing;

(b)

The optimisation of development opportunities for Kāinga Ora and the District
that are consistent with the DWDGS;

3.7

(c)

The provision of housing choice and affordability; and

(d)

The efficient use of land.

In providing for these objectives, the USPC has identified areas of potential capacity
both through urban consolidation and the provision of additional greenfield
development opportunities.

3.8

It is Kāinga Ora’s contention that the likely potential market response to these changes
as currently proposed is not the most appropriate means by which to meet the
aforementioned objectives.

4.

PROPOSED USPC ABILITY TO MEET OBJECTIVES

4.1

In considering the ability for the provisions of the USPC to meet the stated objectives
it is critical to have regard to the likely direction and level of market response to these
provisions.

4.2

In seeking to meet the objectives of the WDP and DWDGS by providing for limited but
additional residential development in and around primary commercial and transport
nodes the USPC, in my opinion, does not give due consideration to the potential for
Kāinga Ora’s land holdings (and its potential capacity) to meet some of the District’s
needs over the short – medium term through higher density residential development.
Such development can also provide many of the economic efficiencies and benefits
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underlying the higher density development proposition espoused by Whangarei
Council in the WDP and DWDGS.
4.3

Of concern is the likely market response around timing of residential development in
these ‘nodes’ and the adverse implications this could have on undermining the
assessed residential capacity within these nodes over the timeframe of the WDP.

4.4

The likely market response generating this concern is the reality that short-term
residential development is unlikely to be developed to the future assessed capacity
given that development will be of an appropriate scale to meet the market at the time
of development (i.e. the land resource will not be developed to satisfy the future market
potential, but rather to simply satisfy the need for short term economic viability of the
development).

4.5

Commercial economic realities around the ‘life’ of such residential development (i.e.
probably 50 years plus as a minimum) means that such development would remove
the site’s ability to be redeveloped within this timeframe. The implications of this is that
the theoretical capacity would be undermined and have no real potential for the market
to deliver residential densities as envisaged within the life of the WDP. This could have
the effect of actually amplifying residential demand and capacity in areas outside the
primary nodes (primarily greenfield sites) due to lack of supply and residential
opportunities within the primary nodes.

4.6

Building on this theme further in terms of housing typology, the market response from
the aforementioned outcome is likely to deliver a wider range of housing typologies
than that likely to be derived from the market outcomes of the USPC. This would
provide a wider spectrum of choice for consumers in terms of housing typology and by
default sale price points, particularly at the lower–middle price bands within the market.
This would assist in development of the provision of a product type required to more
appropriately meet the social demand and needs of the market, particularly over the
short-medium term.

4.7

Associated with this theme also, or a by-product of the likely market outcome, is the
likely reduced ability for site agglomeration within primary nodes. This further lowers
the development potential, feasibility and capacity to develop higher density residential
product within the primary nodes. In effect the outcome would lessen the likelihood
and enablement of higher density development.
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4.8

An additional downstream consequence of the likely market outcome outlined above
is that the absorption of greenfield land for residential development will be at a faster
rate than both anticipated or desired. Under such a scenario the proportional split
between redevelopment/infill and greenfield development is likely to be rebalanced
with the greenfield proportion increasing to a level such that it could undermine any
redevelopment potential. This position is highlighted in the Whangarei Housing and
Business Assessment (“HBA”) which illustrates the potential for redevelopment (and
infill) is significantly compromised by the extremely low relative land prices exhibited in
Whangarei1. This land price already impacts on the relative competitiveness between
greenfield and brownfield development with infill rates falling between the operative
and draft plans and feasibility rates for redevelopment under 1%.

4.9

This could have significant implications for infrastructure development around the city
and Whangarei District Council’s capital expenditure programmes over the long term.
This also increases the risk profile to Whangarei District Council significantly in terms
of potential capital expenditure and increases the level of investment uncertainty for
both the market in terms residential location and Whangarei District Council in respect
of capital expenditure investment requirements over the medium to long term to
accommodate anticipated residential demand.

4.10

This outcome also increases the cost of residential development as a result of higher
Whangarei District Council development contributions required to accommodation
higher greenfield development and growth than envisaged and likely ‘factored into’
longer term infrastructural investment (and maintenance), and lowers economic and
land use efficiencies due to a less compact urban form.

5.

KAINGA ORA SUBMISSION

5.1

Kāinga Ora currently accommodates over 200,000 residents in approximately 69,000
properties nationwide. Within the Whangarei context it manages a portfolio of over
1,400 properties which accounts for nearly 4.5% of the occupied Whangarei residential
market.

5.2

A fundamental objective of Kāinga Ora (with regard to this evidence) is to ‘improve the
diversity and effectiveness of housing in Whangarei to meet the changing needs of our

1

Table 18, page 42 Whangarei HBA. Section 32 Report PC88 – Report Urban Technical Introduction,
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communities and align the state housing portfolio with demographic trends and
demand’.
5.3

I note that since the lodgement of Kāinga Ora’s (formerly Housing New Zealand)
submission to the USPC, that the Kāinga Ora – Homes and Communities Act 2019
has been passed, which flags a much broader role for Kāinga Ora in facilitating urban
redevelopment processes. I understand that additional clarity in terms of the scope of
that role, and the processes involved, in likely to be comprised in a new bill to be placed
before the House in the near future. The reason I mention this is to provide context for
the broader relief sought in the Kāinga Ora submission, and to make clear that while
the delivery of outcomes in respect social and affordable housing on Kāinga Ora land
holdings is an important aspect of the submission it is also directed at facilitating
redevelopment outcomes by and/or for the market on private land also.

5.4

The WDP and USPC will ultimately influence Kāinga Ora’s ability to deliver an
adequate and appropriate level of social and affordable housing to meet the needs of
the Whangarei community. Kāinga Ora seeks to help meet the WDP and DWDGS
objectives of providing for growth in a quality compact urban form and efficiently utilise
its own resources in meeting the other community needs, as well as facilitating growth
on private land as referred to above.

5.5

The Kāinga Ora submission, as it relates to my evidence, identifies concerns regarding
the ability for the proposed USPC to efficiently and appropriately supply residential
housing product to the market that provides for the community’s wellbeing. This
concern stems from the ability for identified areas of intensified development to supply
timely, appropriate and sufficient capacity to meet demand in a manner that also
considers affordable and economically efficient housing requirements.

5.6

This evidence seeks to provide an understanding from a high level economic view
point of the potential market responses resulting from the direction of the USPC and
its ability to meet the strategic objectives and directions regarding a compact form and
consolidation that are set out in the plan and DWDGS.

6.

INTENSIFIED RESIDENTIAL DEVELOPMENT AND CENTRES

6.1

From an economic viewpoint residential zoning is a crucial tool in directing residential
growth and development to achieve greater degrees of efficiency and certainty in terms
of public and private investment. The level of flexibility and capacity indicated by
zoning also impacts upon housing fundamentals such as choice and affordability.
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6.2

While this instrument is necessary to achieve these levels of certainty it does not in
itself generate the level of development that the provisions would suggest. The market
is also driven by social and economic factors including:

6.3

•

Tenure

•

Demand

•

Acceptance of Risk

•

Knowledge of ‘Best’ Fit

•

Capital to Improvement Ratios

•

Construction Costs

•

Construction Restraints

•

Fragmented Ownership

•

Inaccessibility to Capital Funds

•

Least Path of Resistance: the development of least risk may not result in the
greatest level of capacity realisation

•

Future market expectations

While these market factors determine the market response to zoning, zoning itself
plays a significant role in the efficient and effective geospatial distribution of residential
activity. This is a fact that is crucial to the objectives of the WDP, and in particular the
Medium/High-density Residential Zones.

6.4

A key consideration in the objectives for the residential zones is the utilisation of
appropriate land around centres (and rapid and frequent service networks) to provide
efficient access to centre services and increase Whangarei’s housing supply. In
considering these objectives, it is important to understand what, if any, impact rezoning
will have on them. As identified above this goes beyond the act of applying a zone to
an area of land and must consider the potential market response and therefore the
practical outcome of rezoning.

6.5

The ability for the proposed plan to accommodate future residential growth in the
existing urban areas hinges on its ability to function as a catalyst for residential
development of greater density. In order for the market to accept this product there
need to be several overt factors in play.

The driving force behind the market’s

acceptance is clarity over future demand. In order to achieve this clarity it is important
that the intensified product attains a competitive advantage in the market through high
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quality product and associated amenity. Accompanied by this potential change in
dwelling preference must be a development viability for the product itself.
6.6

The rezoning of higher density residential areas in Whangarei must therefore consider,
the accessibility and associated amenity of the locations and the development viability
relating to the market variables that are likely to exist.

6.7

For rezoning to achieve this level of accommodation it must provide appropriate levels
of redevelopment choice in appropriate locations while still delivering certainty to the
market.

6.8

An important consideration in evaluating the merits of the Kāinga Ora proposal is the
potential economic benefits (balanced against potential risks) provided to the centres
in providing increased opportunity for a greater residential yield with respect to dwelling
numbers around the centre network of the District.

6.9

The enabled capacity (outlined further in the proceeding sections) indicates potential
for approximately 15,000 theoretical infill and redeveloped dwellings. This figure falls
to just over 2,200 feasible this represents less than 17% of future demand
requirements if all dwellings in these locations are developed.

6.10

Spreading the potential for 2,200 dwellings across the centre network means any one
centre is unlikely to experience a significant population boost to a level where it would
provide a material economic boost to the centre. This in my opinion represents a
missed market opportunity within the USPC provisions.

6.11

From an economic perspective, many centres across Whangarei’s network are
struggling to perform their role and function successfully in the market and provide a
quality retail offer an environment that meets consumer expectations in today’s
environment, competition, changing retail formats, and evolution in the way retailers
offer goods and services to the market has altered shopping patterns markedly over
the last 10-15 years. This is not necessarily a ‘bad thing’, simply a reflection of ‘normal’
market workings in a competitive consumer goods sector.

6.12

This has diminished the relevance of many (typically older) centres in Whangarei and
depleted their economic and employment base in many instances, as well as the
economic return from public investment in infrastructure and services in these centres.

6.13

The Kāinga Ora proposal provides an opportunity for the market to deliver increased
volume of higher density residential development in the High Density Residential
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zones around centres to a level where it would provide a greater economic benefit to
a centre’s performance and the communities it primarily services economic and social
wellbeing. This is in relation to increased sales performance, larger population base
in surrounding centre locales, increased local employment opportunities, increased
accessibility to public transport infrastructure, increased market efficiencies, increased
return on investment on public expenditure (particular upcoming public transport
initiatives), etc.
6.14

The Kāinga Ora proposal of 400m to 800m walking catchments for Medium/Higher
Density Residential development opportunities provides additional capacity closer to
areas with the highest levels of amenity, services and infrastructure (centres) rather
than suburban environs around the city.

6.15

Additional to this is the increased market flexibility of the dwelling typologies that are
likely to be developed, and increased opportunity and certainty for the market, to
deliver higher residential densities close to the city’s main centre and public transport
networks.

6.16

To balance this consideration there is a need to consider the economic risks
associated with enabling a greater provision of higher density residential development
around centres. From an economic perspective there is potential for higher density
residential development to occur marginally further away from the centre initially.
However, providing potential for development within 400m of an existing centre, even
if the development first occurs at the edge of that 400m, is preferable in my opinion to
the alternative of development within greenfield locations given such a small proportion
of the USPC proposed / anticipated infill and/or redevelopment is commercially viable
to develop.

6.17

The potential risk of not extending the zone as sought by Kāinga Ora is the likely
outcome of a more dispersed development pattern (and the associated economic cost
/ inefficiencies), and Council’s WDP and DWDGS objectives concerning residential
consolidation around centres not being realised. Having a greater volume of higher
density dwellings (and therefore people) within close proximity to centres represents a
significantly better economic outcome for Council, developers, the community and the
centres themselves.
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7.

WHANGAREI DISTRICT ENABLED AND FEASIBLE CAPACITY ESTIMATES

7.1

Considerable work has been undertaken by Council to assess the potential residential
development capacity provided by the WDP, both operative and draft.

This

assessment illustrates the level of residential capacity enabled by the Plan and the
level that can be feasibly provided by the market under current conditions (as per the
NPS UDC requirements).
7.2

Table 1 and 2 below outline the summary tables provided in the Whangarei HBA2. The
context of these in terms of demand is relative to the longterm demand (plus the NPS
15% buffer requirement) for dwellings in the District estimated at approximately 13,050.

2

Tables 19 and 20, Pages 43 and 44, Whangarei HBA
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Table 1: Housing Capacity under the Operative Whangarei District Plan
Plan Enabled Capacity (Net Added Dwellings)

District Plan Enviornment

Greenfield Capacity

Infill +
Redevelopment
Capacity

Infill Capacity

Feasible Capacity (Net Added Dwellings)

Greenfield + Infill +
Redevelopment (Maximum
Capacity)

Infill +
Redevelopment
Infill Capacity Capacity

Greenfield Capacity

Greenfield + Infill+
Redevelopment (Maximum
Capacity)

Living 1

5,139

4,766

5,234

10,373

2,931

334

344

Living 2

-

132

269

269

-

49

50

50

Living 3

1,317

123

125

1,442

1,317

14

14

1,331

Business 1

8
-

754
141

1,279
497

1,287
497

8
-

64

64

8
64

Business 2

-

499

1,075

1,075

-

58

67

67

Business 3

-

510

1,489

1,489

-

84

84

84

136
545

12

12

136
557

545

-

-

545

-

-

-

-

-

-

Kamo Walkability

Rural (Urban Expansion) (non serviced)
Urban Transition UTE
Town Basin

-

Nikau Point

520

5

5

-

Waterfront Enviornment (draft only)

Living 1

7,145

6,937

9,980

17,650

4,801

603

623

5,949

474

680

726

1,200

474

33

34

508

-

129
36

167
119

167
119

-

19
4

19
4

19
4

Business 2
Business 3

400

Marsden Primary Centre
Future Marine Enviornment (operative only)
Ruakaka Equine Enviornment

-

200
250

200
250

474

845

1,012

2,336

474

56

57

-

147

265

265

-

29

29

29

2,631
370

2,693
124

2,838
124

5,469
494

2,007
370

1,347
31

1,362
31

3,369
401

Rural Village Centre
Rural Village Residential (serviced)
Rural Village Residential (non-serviced)
Rural Totals
District Totals

400

-

Future Enviornment (operative only)

Ruakaka Totals

-

520

Town Basin

City Totals

3,275

1,381

3,001

2,964

3,227

6,228

2,377

1,407

1,422

3,799

10,620

10,746

14,219

26,214

7,652

2,066

2,102

11,129
42.5%

Share of capacity that is feasible

Table 2: Housing Capacity under the Whangarei Draft Plan
Plan Enabled Capacity (Net Added Dwellings)

District Plan Enviornment
Kamo Walkability
Port Nikau
Rural (Urban Expansion) (non serviced)
Urban Transition UTE
Urban Residential Enviornment
Medium Density Residential Enviornment
Large Lot residential Enviornment
Local Centre Enviornment

Infill +
Redevelopment
Infill Capacity Capacity

Greenfield Capacity

Feasible Capacity (Net Added Dwellings)

Greenfield + Infill +
Redevelopment (Maximum
Capacity)

19

808

1,337

-

-

-

136
545

12

12

5,774

4,957

55

534

1,177
-

Greenfield Capacity

1,356

Infill +
Redevelopment
Capacity

Infill Capacity

Greenfield + Infill+
Redevelopment (Maximum
Capacity)

19

-

-

19

-

-

-

-

136
557

545

-

-

545

6,358

12,132

3,127

410

422

3,549

1,528

1,583

55

120

122

177

119
186

121
682

1,298
682

1,177
-

14
44

14
46

1,191
46

City Core Enviornment

-

56

265

265

-

22

22

City Fringe Enviornment

-

154

362

362

-

68

68

520
5
280

Nikau Point
Town Basin
Waterfront Enviornment (draft only)

22
68
520
5
280

City Totals

7,706

6,826

10,665

19,176

4,923

678

694

6,422

Urban Residential Enviornment

2,088
-

928
140

1,072
314

3,160
314

2,088
-

46
33

52
35

2,140
35

-

-

-

-

-

-

-

Local Centre Enviornment

-

Marsden Primary Centre

400

400

Future Enviornment (operative only)

250

250

Future Marine Enviornment (operative only)
Raukaka Equine Enviornment
Ruakaka Totals
Rural Village Centre
Rural Village Residential (serviced)
Rural Village Residential (non-serviced)
Rural Totals
District Totals

2,088

1,068

1,386

4,124

2,088

79

87

-

147

265

265

-

29

29

29

2,631
370

2,693
124

2,838
124

5,469
494

2,007
370

1,347
31

1,362
31

3,369
401

3,001

2,964

3,227

6,228

2,377

1,407

1,422

3,799

12,795

10,858

15,278

29,528

9,388

2,164

2,203

13,046

Share of capacity that is feasible
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2,825

44.2%

7.3

The pertinent changes include:
•

Plan enabled capacity has increased by 3,200 dwellings

•

Feasible capacity has increased by 1,900 (including the 80 net additional units
on the waterfront)

•

The overall feasibility has risen

•

Greenfield capacity has increased by nearly 2,200 of these 80% are feasible

•

Infill / redevelopment has increased by 1,050 of these less than 10% are
feasible (98 / 112 infill and only 3 of the remaining 950 redevelopment are
feasible)

•
7.4

Only 5% of the additional feasible development is brownfield

These figures illustrate the significant issue currently facing Whangarei. The level of
feasible brownfield residential development in Whangarei is minimal (14%) compared
to greenfield, with comprehensive redevelopment at a lower rate of less than 0.09%.
As indicated earlier in my evidence this rate is due to the low land values (increasing
the proportional improvement value) in Whangarei and the minimal impetus for the
market to amalgamate sites. When coupled with the competitive nature of greenfield
development the likely uptake rate of this intensification is likely to be significantly
lower.

7.5

The Kāinga Ora submission seeks to expand the High and Medium Density zones
around appropriate centres and service (including transport) locations.

This

submission seeks a more efficient use of this valuable residential land in terms of the
potential for more intensive development, improve overall community access to
amenity and other services.
7.6

The changes proposed by Kāinga Ora result in significant zone shifts and result in
additional enabled residential infill and redevelopment capacity. For the purposes of
this evidence an assessment has been undertaken on the Operative, Proposed and
Kāinga Ora provisions. Additionally, the properties held by Kāinga Ora have been
excluded from standardised feasibility analysis due to the alternate conditions this
organisation faces for development when compared to the market as a whole (e.g.
ability to amalgamate sites, significant economies of scale, longterm expectations and
objectives).
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7.7

Table 3 below outlines some of the key differences in enabled capacity for the areas
which would be impacted by the Kāinga Ora submission, excluding properties held by
Kāinga Ora themselves. The reason for exclusion of these properties is that the
feasibility modelling for Kāinga Ora represents additional opportunities due to its ability
to amalgamate sites for example.

7.8

This table illustrates total infill and redevelopment potential for the identified Kāinga
Ora areas. The shift in enabled capacity is primarily driven by the change in zone from
either medium density zone (under the proposed Plan) or a residential zone to high
density zones.
Table 3: Additional Enabled Capacity under Kāinga Ora Submission

Net Change under
Kāinga Ora Submission
High-density Residential Zone
14,140
Medium-density Residential Zone
-10,983
Residential Zone
-58
Total
3,099
Source: Beca

7.9

Based on an assessment undertaken by Beca the proposed zones changes (excluding
Kāinga Ora properties) are expected to increase infill and redevelopment enabled
capacity by just over 2,800 dwellings (excluding sites considered ‘greenfield’). It is
clear from the Whangarei HBA assessment that redevelopment capacity has an
extremely low feasibility rate (due to the low underlying land values). As such the
composition of this enabled capacity is important.

7.10

At a site level it is expected that approximately 2,300 of the above capacity can occur
with infill development.

7.11

Appendix 1 outlines the process Property Economics have undertaken to assess the
level of capacity that is feasible under current market conditions. This indicated that
in the general market an additional 330 units would be feasible. While nominally this
appears low, in terms of the currently feasible dwellings under the HBA (2,203) this
increase represents a nearly 15% increase. This in itself represents a more intensified
position rather higher amenity and service areas within Whangarei.

7.12

Additional, Kāinga Ora’s capacity has been assessed separately due to the
aforementioned differences in feasibility indicators (primarily driven by the
amalgamation of sites). This in itself provides for greater enabled capacity.
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7.13

Currently Kāinga Ora has approximately 1,253 dwellings within the spatial extent of
land affected by its submission. As proposed by Council these sites could develop a
total of 2,150 dwellings an increase of some 900 additional dwellings. Given specific
feasibility conditions this would allow Kāinga Ora to supply an additional 146 dwellings
to the market.

7.14

If the relief sought by Kāinga Ora is granted, the enabled capacity of its existing
properties would rise to 3,900 dwellings an increase of nearly 2,650. Although Kāinga
Ora feasibility assessment considers longer term development options (30 years)
under current conditions the Kāinga Ora portfolio could yield an additional 400
dwellings.

7.15

Overall, when considering both open market and Kāinga Ora holdings, the Kāinga Ora
submission has the potential to increase the feasible infill (and proportionately
significantly less redevelopment) capacity within the submission area by nearly 550
dwellings. Given the location of the majority of this capacity this could contribute an
additional 25% to the District’s feasible intensified development potential.

8.

POTENTIAL ECONOMIC BENEFITS FROM KAINGA ORA SUBMISSION

8.1

A key (although not the sole) consideration in the relief sought by Kāinga Ora is its
ability as a property owner and public housing provider to meet the high level WDP
and DWDGS objective of a quality and diverse compact urban form.

8.2

Having considered the potential feasible outcomes resulting from the USPC in terms
of adequate and appropriate supply of residential product it is important to consider
how Kāinga Ora’s relief can more appropriately meet this need.

8.3

There are a variety of economic benefits that relate to the higher-level objectives that
are likely to result from Kāinga Ora’s relief including but not restricted to:
•

Increasing land use efficiencies;

•

Improving access to higher amenities and servicing;

•

Improving Kāinga Ora’s ability to produce an integrated diverse higher
density product;

•

The efficiency gains from a highly motivated land owner with agglomerated
sites;

•

The potential impact on the provision of social housing within the District;
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8.4

•

The long-term perspective of land owners increasing marginal densities
thereby meeting capacity rather than motivated by 'quick' market turnover;

•

Potential to increase underlying land values in appropriate locations
catalysing redevelopment rather than just greenfield options;

•

Utilising existing infrastructure capacities;

•

Greater levels of locational choice;

•

Providing more diverse lower cost housing options; and

•

Reducing the potential for a centres’-based land banking situation in certain
locations.

As a significant property owner Kāinga Ora is in a relatively unique position with regard
to its ability to help facilitate the high-level objectives of the plan. Its ability to aggregate
sites in an efficient and timely manner provides additional certainty to the market in
terms of the ability to achieve the stated intensification objectives as well their viability.

8.5

Kāinga Ora’s operational and development decisions are not based around a standard
development timeframe but seek to maximise land efficiencies with longer term
considerations. It is this approach that increases the propensity for sites to reach their
development capacity rather than that capacity being undermined by short term
motivations.

8.6

The submission provided by Kāinga Ora is likely to result in an increase of residential
capacity within the urban area. This increase improves the ability of the plan to meet
the objectives of a more efficient, consolidated and intensified urban form around
higher amenity and service areas, while providing greater certainty within the
residential market and reducing the pressure for greenfield development.

8.7

Diverse locational and lifestyle choice are clear considerations within the WDP and
DWDGS. An issue raised in the preceding section relates to the risk of the current
USPC limiting the housing choices, especially for affordable housing.

An overly

restrictive plan has the potential to not only curtail overall capacity within the residential
market, but also ‘pigeonhole’ new social and affordable housing development to
specific locations. While it is agreed that these locations typically exhibit greater
degrees of efficiency relating to transportation and accessibility etc., it is important both
from a social and economic perspective that flexibility is provided to the community in
the form of choice.
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8.8

Choice is also important from a development perspective with areas of intensification,
often restricting development participants and thereby producing situations of
development stagnation and potential land banking.

8.9

Finally, Kāinga Ora’s submission provides for a specific sector of the residential
housing market, albeit not exclusively. While the provision of affordable housing has
received significant attention more recently, social housing is a key consideration for a
community’s overall economic and social wellbeing. The provision of this housing
need is dynamic with Government seeking to provide the private sector with the
opportunity to supply this demand, including through the broader “facilitation” role that
is envisioned for Kāinga Ora going forward. However, Kāinga Ora also plays, and will
continue to play, a pivotal role in the supply of this market. In this market Kāinga Ora
offers a diversity of product that is likely to be reduced in a market that will seek the
lowest cost options.

9. CONCLUSION
9.1

The WDP and DWDGS have some very clear objectives relating to the supply of
residential housing and the consolidation of residential activity around centres and
service provision. These objectives seek to encourage resource efficiency, improve
the utilisation of infrastructure, provide diversity of choice and advance the Whangarei
community’s overall wellbeing.

9.2

It is my economic opinion that the provision of greater capacity sought by the Kāinga
Ora submission represents an improved position to meet the objectives of the District
due to:
(a)

The potential inability for the market to supply sufficient intensified feasible
capacity and diversity under the current USPC provisions;

(b)

An increase of less than 5% in feasible infill or redevelopment capacity under
the ‘draft’ Plan;

(c)

The provision of an additional 25% of potential feasible infill capacity under the
submission;

(d)

The provision of greater residential diversity within the lower sectors of the
Whangarei housing market;

(e)

Provides increased certainty regarding the long-term urban form outcome;
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(f)

Provides greater confidence and certainty within the market regarding the
effectiveness of the consolidated form direction;

(g)

Reduces the potential for pressure to development additional greenfield sites;
and

(h)

Increases the provision of a diverse range of affordable and social housing
options.

9.3

It is my opinion that Kāinga Ora’s submission has the potential to better achieve the
objectives of the WDP and DWDGS as set out in this evidence.

PHILIP MARK OSBORNE
19 NOVEMBER 2019
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APPENDIX ONE
Theoretical Capacity
Property Economics have been provided the sites within Whangarei that provided for infill, or
comprehensive redevelopment. Theoretical residential capacity was calculated by Beca
utilising proposed (both under the Council position and Kāinga Ora submission) theoretical
District Plan policy settings and GIS modelling.
Feasible Capacity Modelling
A high-level overview of the model utilised by Property Economics in determining the feasible
residential capacity for Whangarei is outlined in the flow chart in Figure 1 below, with detailed
descriptions of each stage of the process given following.
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Figure 1: Property Economics Residential Feasibility Model Overview

Source: Property Economics
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Land and Improvement Value per SQM
Using the ratings of Whangarei District Council, the land value per sqm and improvement
value per sqm is calculated. This is then summarised by suburb, size and typology to give the
average per sqm value for various types of dwellings.
By splitting the valuation into land and improvement value, it accounts for variations of both
sizes e.g. a large dwelling on a small piece of land compared to the same size dwelling on a
larger piece of land.
Values are not the same across each suburb (due to differing structures and quality), and thus
it is required to give the per sqm value for each suburb individually. Also, the per sqm rate for
land and improvement value are shown not to be consistent across all sizes. For example, a
larger dwelling has on average a lower per sqm improvement value than a smaller one. This
inverse relationship between size and per sqm value is the same for both land value per sqm
and building value per sqm.
Due to limited availability of ratings data for apartment typologies, nominal values were used
for a range of apartment sizes, with capital value determined by interpolating between these
points, and scaling based on the average rating data across a suburb.
A limitation identified during the modelling process was that by applying a percentage increase
on the site-specific land value through the process of subdivision, meant that sites with a
proportionally high underlying land value resulted in an impractical subdivided land value on
a per sqm basis. This was identified as a specific problem for sites with underlying commercial
land values.
As a solution, the maximum residentially zoned land value per sqm identified within the ratings
database was used as a maximum limit for the land value per sqm after subdivision. This
removed the impact of sites with underlying commercial land values resulting in impractically
high profitability, and thus feasible yield.

Average Suburb Age
Using the same ratings database, the average age of dwellings is determined for each suburb.
This is undertaken in order to adjust the building value for each suburb based on values of
houses from each decade. The data shows that there is a relationship between the age of a
building and its per sqm improvement value. Therefore, finding the average age and
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distribution (of the built product) in a suburb allows the building values to be appropriately
adjusted. Note, this adjustment was performed in ‘bands’, with decades updated accordingly,
rather than applying an average across the suburb. This step is important due to the fact that
the application of sales data is based on a significant proportion of older stock and does not,
therefore, appropriately value new builds.

Sales vs Capital Value (CV)
A statistically significant sample dataset of recent sales in Whangarei was used to find the
difference between the average sales price and the most recent valuation. This is to ensure
the capacity modelling utilises the most up to date values data critical to the determination of
current day feasible capacity.
Given the nominal level of sales over this period of time in Whangarei, it was deemed
appropriate to supplement this dataset with site-specific updated valuation samples for each
suburb. Based on a representative sample from each suburb in Whangarei, the average
increase of sales price over the recent valuation is then determined. There exists a relationship
between the suburb and this average increase, and thus the percentage increase is expressed
per suburb. This average increase of sales over CV is then applied in the model to update the
to reflect current market value.

Construction Costs
Suburb based differentials between constructions costs for new dwellings were found by
analysing the value of recent building consents granted within Whangarei. The historical
building consent data shows that the average value of building consents varies across suburb
within Whangarei, indicating the variety of product quality that is built.
Because of this, a table of average building consent per sqm by suburb was extracted from
the building consent data in order to represent the average construction costs in a suburb.
This is then used in the model as the construction costs of building a new dwelling. Note, this
is only used for standalone and terraced dwellings, as apartments have been modelled using
nominal capital values. Due to data restrictions some suburbs were grouped by quality for
this purpose. This, once again, neutralises suburb based sales data where these average
sales are based on higher quality (and therefore more expensive) builds.
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Other Development Costs
As well as construction costs, a number of other costs have been incorporated in to the
feasibility model on a per dwelling basis. Some of the key costs are outlined below. Other
costs are identified in Figure 1 but also include commercial interest at 8% p.a. and a 10%
contingency on total costs (risk).

COMPREHENSIVE
COSTS

Standalone

Terraced

Apartm ent

INFILL COSTS

Standalone

Terraced

Apartm ent

Dem o Cost (per sqm )

$

100

$

100

$

100

Dem o Cost (per sqm )

$

-

$

-

$

-

Landscaping

$

3,125

$

3,750

$

750

Landscaping

$

3,125

$

3,750

$

750

Civil Work

$

20,000

$

15,000

$

5,000

Civil Work

$

20,000

$

15,000

$

5,000

Drivew ay

$

20,000

$

6,600

$

3,300

Drivew ay

$

20,000

$

6,600

$

3,300

Telephone

$

4,500

$

2,500

$

2,000

Telephone

$

4,500

$

2,500

$

2,000

Pow er

$

6,000

$

6,000

$

2,250

Pow er

$

6,000

$

6,000

$

2,250

Water and Wastew ater

$

16,500

$

7,500

$

7,500

Water and Wastew ater

$

16,500

$

7,500

$

7,500
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Feasibility Modelling Outputs
Property Economics has assessed the variables outlined above in the Whangarei market and
run feasible capacity models across the range of locations, land values, improvement values,
and land value changes. A key component of the market’s willingness to develop infill is the
relationship between a site’s land value, fixed subdivision costs and the identifiable ‘uptake’ in
value (sqm) through subdivision.
Feasibility is run for both a developer and owner occupier or a developer, with the capacity
representing the most profitable. This is an important difference as motivations and capital
outlay are often different. These figures have removed all ‘double ups’ i.e. where multiple
instances were tested on a specific site and represent the most profitable scenario for that
site.
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