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IN THE MATTER of the Resource Management  
Act 1991 

 
 

AND 
 
 

IN THE MATTER of Proposed Plan Change 148  

    to the Whangarei District Plan.  

RIGHT OF REPLY – COUNCIL REPORTING PLANNER, EVAN COOK   

MAY IT PLEASE THE COMMITTEE: 

Introduction 

 This is Part 2 of the Right of Reply (ROR) report. This part should be read in conjunction with the other 

Parts 1 – 11. This ROR has been prepared by Evan Cook on behalf of the Whangarei District Council 

(WDC) in response to matters raised at the hearing for Proposed Plan Change 148 (PC148) to the WDC 

Operative District Plan (WDP). 

 My Statement of Qualifications and Experience is provided in Part 1 of the section 42A Hearing Report 

(s42A). The opinions expressed in this ROR, are based on my qualifications and experience, and are 

within my area of expertise. If I rely on the evidence or opinions of another, my evidence will 

acknowledge that.  

 Attached to this ROR are: 

 Attachment 1: Right of Reply Recommended DGD Track Change Chapter 

 Attachment 2: Right of Reply Recommended UFD Track Change Chapter 

 Attachment 3: Right of Reply Recommended SUB Track Change Chapter 

 

Matters raised during the hearing 

 During the hearing, several questions and points of clarification were raised by the Hearing Panel that 

were not responded to during the hearing. The following tables addresses those matters. Also 

summarised in the tables are responses to evidence and information presented by the following 

submitters during the course of the hearing: 

Submitter Submission # 
Northland Regional Council (NRC) 264 
KiwiRail Holdings Ltd (KiwiRail) 265 
New Zealand Transport Agency (NZTA) 240 



2 
 

Kainga Ora Homes and Communities (Kainga Ora) 268 
The Director General of Conservation (DoC) 143 
Foodstuffs North Island Ltd (Foodstuffs) 225 
Atlas Concrete Ltd 129 
Southpark Corporation Ltd (Southpark) 154 and X359 
Transpower New Zealand Ltd (Transpower) 247 
Northport Ltd 132 
The New Zealand Refining Company Limited (Refining NZ) 260, X352 
Trustpower Limited 48 
C Newbold 187 
T Savage 214 
NIWA 77 
Parua Bay Residents and Ratepayers Association 139 
B Hall 83 and 12 
H Infanger and P Marty 286 
WDC Planning and Development Department (WDC Planning) 236 
Radio NZ 243 
Tauroa 160 
Heron 161 
Fonterra Limited 202 
Z Energy, Mobil Oil New Zealand Limited and BP Oil New Zealand Limited (The 
Oil Companies) 

101 

J Boyes 245 
New Zealand Defence Force 156 
Port Nikau Joint Venture (PNJV) 224 
Port Nikau Three Joint Venture (PNTJV) 142 
The University of Auckland 248 
Northpower Limited 127 
Summerset Villages Whangarei Limited (Summerset) 205 
Commercial Centres Ltd 210 
D Dow 70 
Puriri Park and Maunu Residents Society (Puriri Park Society) 301 
C Haines 106 
Patuharakeke Te Iwi Trust Board (PITB) 173 
B Hall 83 
A Jameson 291 
G McGregor 118 
J Irving 128 

 With respect to the matters not addressed within this ROR, no substantively new material or evidence 

is before me (beyond what was included in the original submissions) that prompts me to provide 

additional comment or revise my original recommendations. 

 Any changes that I recommend as a result of the ROR are highlighted in green in the revised track 

change version of the plan change provisions which are included as Attachments 1-3. Proposed 

changes previously recommended in the s42A report are still indicated with strikethroughs representing 

recommended deletions and underlined writing representing recommended additions.  

Error in S42A recommended provisions 

 It has come to my attention that two recommendations in Part 2 of the S42A report were not carried 

through to the track change version of the proposed provisions contained in Attachment 1 of the 42A 

report.  This recommendation was the deletion of the clauses specifying a maximum area for commercial 

and neighborhood centers respectively in SD-P26(6) and SD-P27(3).   
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Natural Hazards 

 NRC made submissions and DoC supported that submission with a further submission. 

 Mr Michael Day (NRC) and Mr Andrew Riddell (DoC) presented evidence at the hearing in relation to 

natural hazards. 

 Mr Day’s evidence set out that the WDP must give effect to section 6(h) of the Act, the New Zealand 

Coastal Policy Statement (NZCPS) and Regional Policy Statement (RPS). 

 He noted that the RPS provisions state that District Councils shall include finalised river flood hazard 

maps in district plans within two years of the RPS becoming operative and refers to a ‘gap’ in the plan 

where the hazard provisions of the NZCPS are not being implemented. 

 Mr Day considers that there is significant potential for development of land in hazard prone areas, 

especially in areas at risk from coastal inundation given the operative district plan does not include such 

maps, and that the flooding maps are out of date and based on soil type rather than modelling. 

 He suggests that interim policies should be included in the plan change that would apply until the 

Hazards plan change (PC90) is promulgated and suggests strengthening SD-P3 with additional 

wording. 

 A comprehensive plan change is required to introduce new mapping data to the hazard maps and review 

the existing Natural Hazards provisions of the District Plan (Chapters 17 and 56)    

 The natural hazards plan change (PC90) is a significant piece of work that will affect a large number of 

stakeholders.  It is part of the rolling review program.  WDC has been doing background work on a draft 

plan change and is aiming to notify next year, following consultation with affected communities.  There 

are currently gaps in the data that mean flooding information is incomplete for the district.   

 In my opinion it would be more efficient and effective to introduce the new flood maps comprehensively 

through a plan change This approach will provide for appropriate consultation that will reduce the risk 

of litigation in response to any changes. 

 I note that the most recent NRC flood map was only completed last year, with affected residents in the 

Waipu Catchment being notified by NRC in May.   

 I also note that NRC’s finalized flood maps only cover ‘priority’ rivers. In the Whangarei District this 

includes the Waipu, Ruakaka, Otaika, Hatea, and Nunguru rivers, and the Helena Bay stream 

catchments.  These flood maps are based on NRCs flood modelling. 

 In contrast the flood susceptible areas (FSA) in the WDP are based on the presence of alluvial soils, as 

a proxy for flood areas.  These maps have been through a Schedule 1 process before being included in 

the WDP.Generally, the WDC FSA’s cover a much broader area around streams and rivers than the 

NRC flood maps and also incorporate areas covered by NRCs coastal inundation maps, particularly 

around river mouths.  
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 In terms of changes to the objective and policies my view is that the SD provisions are appropriate 

should remain fairly general as a ‘backstop’.  Because the provisions are located in the SD section they 

apply to all areas, including outside mapped hazard areas.  My opinion is that more prescriptive 

provisions applying to specific areas in the hazards and risks chapter (under the National Standards) 

are better to be located in the hazards chapter.  In my opinion the existing hazard provisions in the WDP 

are sufficient to manage the risk of new development locating within hazardous areas until PC90 is 

notified. 

 This is also my opinion in relation to the submissions from DoC.  I consider that it is important that before 

hazards provisions are introduced extensive consultation with affected communities should be 

undertaken.   In my view inserting these provisions into the process through submission denies affected 

parties the chance to have their say, therefore in the interests of natural justice, I do not agree that 

additional provisions should be included in the SD chapter. 

 

Regionally Significant Infrastructure. 

 A number of parties made submissions in relation to the objectives and policies relating to regionally 

significant infrastructure.  This included Transpower, NZTA, Northport, KiwiRail, and Refining New 

Zealand. The main points of difference between the parties are in relation to the management of effects, 

the treatment of upgrading vs new infrastructure, and the ability to offset adverse effects. 

 Ms McLeod (Transpower) sets out in her evidence provisions in the NPSET that place obligations on 

decision-makers in the context of the Urban and Services Plan Changes.  Having reviewed the NPSET 

I note that the policies of the NPSET consider upgrading in different ways, depending on the scale of 

the upgrading.   

 As part of the rolling review a Network Utilities chapter (NTW) was introduced to implement the NPSET 

and became operative in 2014.  This chapter contains district wide policy that applies specifically to the 

National Grid as distinct from RSI. 

 In particular, major upgrades are treated in the same way as new infrastructure (Policy 4), minor upgrade 

requirements and maintenance of established assets should be enabled (Policy 5), and substantial 

upgrades should be used as should be use as an opportunity to reduce existing adverse effects (Policy 

6).  

 The WDP defines Minor Upgrading of network utility operations with the requirement that existing 

support structures or structures are utilised, and that the effects after upgrading are of a similar scale, 

character, bulk, and form. Minor upgrading does not include additional structures or the replacement of 

structures with the effects that are not of a similar scale, character, bulk and form. 

 The RPS treatment of RSI applies to a wider range of activities than electricity transmission assets.  The 

RPS treats new infrastructure differently to the upgrading of RSI in Policy 5.3.3.  

 In section 22 of his evidence Mr Masefield provides a useful analysis of the objectives and policies of 

the RSI provisions in the RPS.  He considers that rather than being enabling the S42A amendments of 
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the proposed SD objectives and policies are restricting.  I agree with this analysis to a point, however I 

do not consider Mr Masefields proposed wording of the provisions give effect to the RPS.  In my opinion 

Mr Masefield’s provisions are too enabling in relation to some aspects and introduce new undefined 

terms, like Minor Regionally Significant Infrastructure activities.  

 I note that Policy 5.3.3(1)(a) places limits on RSI development in relation to some sensitive areas 

(natural character areas in the Coastal Environment, Significant Natural Areas, Outstanding Natural 

Landscapes and Features, and Historic Heritage).  The RPS has a complicated cascade of allowable 

effects in relation different features.   

 The Resource Areas in the District Plan address the requirements of Policy 5.3.3 in terms of the 

development, maintenance, and upgrading of infrastructure in mapped resource areas (Coastal Area 

and Landscape objectives and policies), however in relation to biodiversity and historic heritage, the 

relationship with RSI has not been addressed at this stage of the rolling review.   

 In relation to SD-P34 I recommend specifying that the policy only applies to minor upgrading.  Upgrading 

has the potential to increase effects and may have similar effects to new infrastructure.  For this reason, 

I consider that upgrading should be considered with new infrastructure under SD-P33, and that SD-P34 

should refer to operating, maintenance and minor upgrading, which is defined in the WDP.  

 Ms Hepplthwaite (NZTA) and made recommendations to the RSI objectives and policies to add the 

words ‘where practicable’ in relation to offsetting.  I do not agree with Ms Hepplethwaite that providing 

for offsetting in the policy makes offsetting mandatory, due to the word ‘or’ in the policy.  It only adds 

another tool the basket of methods to deal with adverse effects and in the context of enabling RSI policy, 

must be considered under s104(1)(ab) if offered.  

 Having considered the various submissions on these objectives and policies I consider that some minor 

amendments to the S42A provisions best give effect to the RPS.  These amendments are shown in 

Attachment 1.   

 

 

 

 

 

 

 



6 
 

Right of Reply for PC148-Strategic Direction and Subdivision (s42A Part 2) 
Submitter Summary of Submitter Information/Evidence Reporting Officer Recommendation 

Strategic Direction Overview(s42A Part 2, Section 5B.a, Subsection 33) 
Kainga Ora 
(268/2) 

Mr Masefield sought a number of changes to the Urban Form and 
Development overview.  The amendments are required to change the focus 
from the protection of existing residential amenity to a more enabling 
approach. 
 
 

I agree with the evidence provided by Mr Masefield1 in relation 
to the Rural plan changes and the newly established regime of 
land management in the Rural Area that seeks to reduce the 
fragmentation of land and avoid reverse sensitivity through 
restrictive subdivision and development provisions.   
 
I note that the restrictive rules mainly apply to the Rural 
Production Environment, while other rural zones including the 
Rural Living Environment, Rural Urban Expansion Environment, 
and Urban Transition Environment are more enabling and 
provide for different level of rural residential and peri-urban 
development.  I agree with Mr Masefield that the restrictions in 
the Rural Area need to be balanced by enabling provisions in 
other zones to encourage development in the most appropriate 
locations.  
 
However, I differ from Mr Masefield in terms of his suggestion 
that the Urban Area is unnecessarily constrained by the 
proposed provisions and will continue to force growth in to the 
Rural Area2.  I consider that residential, commercial or industrial 
development rules in the Rural Area are far more restrictive than 
the proposed urban zones.   
 
My opinion is that residential and commercial growth is 
appropriately provided for and enabled within the Urban and 
Services plan change (USPC), provided that activities seek to 
locate in a zone in which that activity is anticipated.  The extent 
to which each zone is enabling is set by the permitted activity 
thresholds, with strong policy that seeks to protect the amenity 
and character of each zone.  
 
I do not agree with Kainga Oras approach which in my view 
seeks to weaken the objectives and policies to allow 
unanticipated activities to locate in zones where they are 

                                                      
 
1 Para 5.6-5.7 
2 Para 5.8 
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Right of Reply for PC148-Strategic Direction and Subdivision (s42A Part 2) 
Submitter Summary of Submitter Information/Evidence Reporting Officer Recommendation 

unexpected.  In my view this creates uncertainty and 
undermines the zoning framework in the WDP. 
 
In terms of the changes the to UFD chapter overview I agree 
that the changes Mr Masefield proposes are appropriate and 
give recognition of the positive effects of development and the 
enablement of a range of building typologies to suit different 
people.   
 
I recommend that these changes be adopted as shown in 
Attachment 2. 

Transpower 
(247) 

Ms McLeod did not consider that the zone overview makes clear that the 
provisions in the strategic direction chapter have equal weight to other plan 
provisions.   
 

I am not opposed to changes to clarify how the provisions work.  
In my view this issue could either be addressed by making 
changes or highlighting the HPW section of the plan. 
 
I have recommended amendments to the DGD overview 
(Attachment 1). 

Strategic Direction Objectives (s42A Part 2, Section 5B.b) 
Kainga Ora 
(268/4) 

Mr Masefield seeks to split SD-O2 to provide for different approaches to 
land management in the Rural and Urban Areas.  This involves the 
protection of amenity values in the Rural Area while enabling appropriate 
use and development in the Urban Area. 
 
 

I agree with Mr Masefield’s suggestions and reasoning and 
recommend that SD-O2 be amended and a new objective 
relating to urban amenity added to the UFD chapter. 
 
I recommend amendments to the DGD and UFD chapters as 
shown in Attachments 1 and 2. 
 

Kainga Ora 
(268/5) 

Mr Masefield considers that SD-O3 should be amended 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. 

This objective seeks to guide how growth will be accommodated 
in the District and sets a rationale for providing for new 
subdivision and development using different zones.  Some 
zones are restrictive, and some enable development in 
appropriate areas.  Some of this growth will be achieved 
through intensification and I consider that this addition of this 
term to the objective is appropriate.  
 
I consider that it is important that the objective applies to both 
the Urban and Rural Areas and disagree with changing the title 
of the objective and the change from accommodate to enable.   
 
“Suburban nodes” is a term from Chapter 6 of the WDP and 
refers to Kamo, Onerahi, Hikurangi, Tikipunga, Otaika, Maunu, 
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Right of Reply for PC148-Strategic Direction and Subdivision (s42A Part 2) 
Submitter Summary of Submitter Information/Evidence Reporting Officer Recommendation 

Waipu and Parua Bay.  Given that Chapter 6 will be replaced as 
a consequential change to the USPC referring to Local Centres 
in the policy is in my view appropriate to clearly identify where 
intensification may take place.  
 
I do not agree that a NC should be classed as a suburban node, 
justifying intensification around it. In many cases NCs are a 
single shop like a corner dairy.   
 
I recommend that the DGD objective be amended as shown 
in Attachment 1.  

Kainga Ora 
(268/6) 

Mr Masefield recommends changes to SD-O4 Sense of Place to specify 
that the objective applies to historic heritage values. 
 
 

In my opinion buildings, sites, features, and areas contribute to 
the sense of place of an area for reasons that can be wider than 
just their historic heritage values.  I stand by my 
recommendation in the S42a report and I do not recommend 
any changes to this objective.  
 
I note that while the changes I have recommended will make the 
overarching SD objectives more enabling, it may still be 
appropriate for some urban zones to seek to protect, maintain or 
enhance existing amenity values.  
 

Kainga Ora 
(268/7) 

Mr Masefield recommends changes to SD-O5 and SD-P2 to focus on a 
management approach. He also as recommends that SD-O5 and SD-O13 
are merged. 

In response to Transpower I have recommended a change to 
the title of the objective.  In terms of the wording of the 
Objectives and Policy I stand by my recommendations3 in the 
S42A report and do not recommend any changes based on 
Kainga Ora’s evidence. 

Transpower 
247 

Ms Mcleod recommended that SD-O5 seeks to avoid rather than remedy 
and mitigate land use conflicts 
 

I do not agree with Transpower’s suggested changes to SD-O5 
to remove the options to remedy or mitigate conflict between 
incompatible land uses. The SD chapter is a general chapter 
that applies across all zones.  In some circumstances it is 
appropriate that incompatible land uses are avoided and this is 
achieved by a specific direction to avoid in these zones for e.g. 
NTW or HI.  I note that this change was supported by NZTA 

                                                      
 
3 Part 2 S42a Report para 120 
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Right of Reply for PC148-Strategic Direction and Subdivision (s42A Part 2) 
Submitter Summary of Submitter Information/Evidence Reporting Officer Recommendation 

Kainga Ora 
(268/9) 

Mr Masefield recommends that SD-O13 Unanticipated Activities be moved 
to sit within the Rural Area objectives because it was introduced through the 
rural plan changes.  

This is incorrect, SD-13 is a new objective and applies to the 
Urban Area.  It reflects the direction of Sustainable Futures 
30/50 that seeks to prevent fragmented commercial and 
business development creeping into residential areas4.  
 
I do not recommend any changes as a result of this 
submission point.  

Kainga Ora 
(268/8) 

Mr Masefield recommends that SD-O12 be amended to refer to high quality 
urban design 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.   
 
He also proposes the following alternative wording for SD-P10 
 
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. 

I agree with Mr Masefield’s amendments to SD-O12.  I consider 
that they improve the objective and recommend that his wording 
be accepted.   
 
I do not agree with Mr Masefield’s proposed amendments to 
SD-P10.  My recommendations5 in the S42A report stand. 
 
I recommend that the DGD objective be amended as shown 
in Attachment 1.  I do not recommend any changes to the 
DGD policy. 

NZTA 
240 

Ms Hepplethwaite supported the changes proposed in the S42A report in 
relation to SD-O5, SD-O22 (now SD-O13 and SD-O14). 
 
She also suggested a number of changes to the provisions proposed in the 
S42A report in relation to SD-O13, SD-O23. 
 

Ms Hepplthwaite questioned the term unanticipated activity in 
SD-O13 and suggested alternative wording. This objective 
seeks to avoid commercial creep into residential zones or 
residential creep into industrial zones.  In my view the objective 
would apply to non-complying activities and give decision 
makers sufficient direction to decline such  applications when 
they are ‘ out of zone’.  In addition, each zone contains an 
overview that sets out expectations for that zone.  I do not agree 
with the changes Ms Hepplethwaite proposes as they would 
change the meaning of the objective. 
 
My recommendations in relation to RSI objectives are discussed 
above. 
 

                                                      
 
4 Sustainable Futures 30/50 Implementation Plan, Page 117 
5 Part 2 S42a Report, para 278 
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Right of Reply for PC148-Strategic Direction and Subdivision (s42A Part 2) 
Submitter Summary of Submitter Information/Evidence Reporting Officer Recommendation 

I do not recommend any changes as a result of this 
submission. 
 

Strategic Direction Policies (s42A Part 2, Section 5B.c) 
Kainga Ora 
(268/13) 

In relation to SD-P4 Mr Masefield notes that:  
“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 -
contexts, and contribute to a consolidated and compact form of 
development.” 

Mr Masefield seems to infer that the development opportunities 
within the Urban Area is limited by restrictive policies enabling 
minimal change and will drive development into the Rural Area.  
I disagree with this view.  In my opinion the urban zones are 
enabling for activities that are anticipated and compatible with 
other activities in the zone and set a level of development that 
the community expects and is comfortable with.   
 
When an application is lodged for a development that falls 
outside the parameters of a permitted activity and an 
assessment of policies is triggered, it is my opinion that the 
policy should be very clear to enable an assessment of whether 
the proposal is contrary to the policy or not.  I do not share the 
view that being consistent with the existing level of amenity 
precludes good quality design, it simply means that new 
activities must be in keeping with the character or level of 
development expected in that zone.   
 
I do not recommend any changes to SD-P4 as a result of 
this submission point.  

Kainga Ora 
(268) 

Mr Masefield recommends changes to SD-P5 - Sustainable Infrastructure,  
SD-P6 - Urban Expansion, SD-P9 Alternate Modes of Transport, SD-P10 
Urban Design to amend directive language of the policies. 

I stand by the S42A recommendations in relation to these 
points and do not recommend changes. 

NZTA 
(240) 

Ms Hepplethwaite presented planning evidence on behalf of the NZTA in 
relation to the SD chapter, in particular in relation to regionally significant 
infrastructure. 
 

Recommended changes to the RSI objectives and policies are 
discussed in the section above. 
 

NZTA 
(240) 

Ms Hepplethwaite supported the changes proposed in the S42A report in 
relation to SD-P5.   
 
She also suggested a number of changes to the provisions proposed in the 
S42A report in relation to SD-P2, and SD-P6 
 

I do not agree with the suggested changes to SD-P2.  The RPS 
is very clear in 5.1.1(e) that subdivision use, and development 
should be located designed and built in a planned and co-
ordinated manner which should not result in incompatible land 
uses in close proximity and avoids the potential for reverse 
sensitivity. 
 
The evidence presented at the hearing in relation to SD-P6 
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Right of Reply for PC148-Strategic Direction and Subdivision (s42A Part 2) 
Submitter Summary of Submitter Information/Evidence Reporting Officer Recommendation 

has not changed my opinion in relation to multi modal transport.  
I do not recommend any changes from the s42A 
recommendations. 
 
The evidence presented at the hearing in relation to SD-P7 
has not changed my opinion in relation to the leader wording of 
the policy, or cycle connections.  This may be appropriate within 
some zones but not all zones.   
 
The RSI policies are discussed above.  I do not agree with 
NZTA’s suggested changes to SD-P15 for the same reasons as 
discussed above in relation to offsets in SD-O23.  . 
 
Notwithstanding any other recommendations I have made 
in response to other submissions, I do not recommend any 
changes from the s42A recommendations. 
 

DoC 
143 

Mr Riddell presented evidence seeking changes to SD-O6 and an interim 
policy in the SD chapter to deal with earthworks around Kauri to prevent the 
spread of Kauri Dieback 
Mr Riddell considers that the provisions can be revised in future by the 
biodiversity plan change 
 
 

I have considered Mr Riddells proposed amendments including 
adding a policy to the SD section of the plan.  I agree that it 
would be tidier located in the SD than having multiple policies 
across different sections of the plan. 
 
There is however a question of scope given that DoC’s 
submission did not ask for changes to the  SD chapter.  I do 
oppose Mr Riddell’s recommendations however due to the 
scope issue I do not recommend that this change is accepted. 
 
I note that the draft NPS on biodiversity has now been released 
for consultation.  WDC has commenced drafting a biodiversity 
plan change (PC141) to review the existing biodiversity 
provisions as well as identifying SNA’s.   
 
I do not recommend any changes from the s42A 
recommendations. 
 

Transpower 
247 

Ms Mcleod recommended that the title of Reverse sensitivity – SD-O5 and 
SD-P2 include incompatibility. 
 

I am not opposed to the relief sought by Transpower to refer to 
both incompatible activities and reverse sensitivity in the title of 
the provisions and I have made amendments to the 
recommended provisions in Attachment 1. 
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Right of Reply for PC148-Strategic Direction and Subdivision (s42A Part 2) 
Submitter Summary of Submitter Information/Evidence Reporting Officer Recommendation 

 
I recommend amendments to the objective and policy as 
shown in Attachment 1. 
 

Transpower 
247 

Ms McLeod sets out in her evidence provisions in the NPSET that place 
obligations on decision-makers in the context of the Urban and Services 
Plan Changes.  She proposed a number of amendments to the RSI 
objectives and policies 
 

This is discussed in relating to the RSI provisions above. 

Southpark Southpark sought reference to Marsden Primary Centre in SD-O3. 
 
 

Chapter 6 of the WDP refers to a hierarchy of Urban Centers 
with the CBD as the primary focus and One Tree Point/Ruakaka 
as secondary node that complements the City Center but does 
not compete with it.  
 
Sustainable Futures 30/50 discusses developing a secondary 
city at Marsden Point/Ruakaka but clearly sets out that 
Whangarei city is the primary focus for commercial development 
in the district. 
 
The growth strategy and implementation plan recognises that 
commercial development will need to occur in 
Marsden/Ruakaka as the population grows, but does not 
elevate the development of one center over another, in fact the 
Implementation strategy states that it may be preferable to 
continue to develop the Ruakaka Town Centre (Action 2.2). 
 
Given the context of the rest of the Southpark submission, and  
Ms Shaw’s conclusions that the Southpark submission is based 
on trade competition it could be inferred that including a 
reference to Marsden Town Centre in the policy is an attempt to 
stifle development at the Ruakaka town centre through the 
resource consent process based on District Plan policy. 
 
In my view the panel correctly identified that the issue here is 
around the timing of the development.  In my view the Marsden 
Primary Centre is a long way before its time.  It based on a 
structure plan that is predicated on a population of 40000 
people. 30/50 projections are for approximately 5000 people by 
2061. There is not certainty that development will proceed on 
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Right of Reply for PC148-Strategic Direction and Subdivision (s42A Part 2) 
Submitter Summary of Submitter Information/Evidence Reporting Officer Recommendation 

the site, no vibrancy or vitality to protect, and consequently I do 
not recommend including a reference to Marsden Town 
Centre in the objective.  
 

Subdivision (s42A Part 2, Section C) 
Kainga Ora 
(268/125) 

Mr Masefield seek 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… 
 
He also recommends that the title of the policy be changed to Valued 
Features and Resources or similar, and notes that versatile soils and 
significant natural areas are included in the objective but not Policy SUB- 
P1. 

I do not support the changes to the wording of the Objective. 
While not all effects on all of the categories listed must be 
avoided each one has a level of protection under the RPS. 
 
I accept the point that not all of the items listed are natural 
features and I recommend that the objective be renamed 
“Valued features and resources”.   
 
I recommend that Versatile Soils and Significant Natural 
Areas be added to SUB-P1. 

Kainga Ora 
(268/127) 

Mr Masefield recommends changes to the first clause of SUB-P1 to delete 
the words ‘and reinforce’. 

In my opinion the policy is flexible enough to allow for the 
approval of small departures from the controlled activity 
subdivision standards but would restrict activities that are totally 
out of character with the existing development.  I stand by the 
recommendations in the S42 report and do not recommend any 
changes as a result of this submission point. 
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Questions from the commissioners 

 What is being protected in SD-O2  the existing or proposed amenity values or both? How will 

this apply to areas that are envisaged to change?  e.g. vacant land with an urban zone or a zone 

that envisages different outcomes to the existing uses. 

 Objective SD-O2 sought to protect the range of amenity values and character of different zones to 

provide different options and choices for different life stages and lifestyles.  Rather than protecting 

amenity in a particular zone it is intended to protect the differences between the range of zones. 

 Which policies are intended to achieve this SD-O4? 

 this objective links to SDP8 - Resource Areas.  It also underpins the policies in the separate resource 

area chapters (heritage, CA, ONF/ONL chapters) 

 Which policies achieve SD-O4? SD-P18 (now SD-P8) and SD-P16 (now SD-P33) refer to sites of 

significance to Māori and to relationship of iwi with ancestral sites, but no other policies address 

this.  

 The policies that achieve this objective are located in the Tangata Whenua and Historic Heritage 

sections of the WDP.  The Tangata Whenua section will be part of the next phase of plan changes in 

the Rolling Review. 

 In relation to SD-O5 are reverse sensitivity and incompatible land use two separate issues? How 

would conflict be remedied? 

 Reverse sensitivity and incompatible land uses are similar but separate issues and are managed 

differently in each zone. Reverse sensitivity mainly refers more sensitive uses (usually residential units) 

establishing near activities that are unable to internalise their effects.  This leads to complaints that can 

ultimately force restrictions on the original activity.  This is a common effect of sprawling development 

in the Rural Area and is managed by buffers identified around important industries/activities (e.g. 

Fonterra, quarries, SH1).  With incompatible land uses it does not matter which activity was established 

first.  one activity is a nuisance to the other.  This is usually managed through zoning, and the list of 

permitted activities vs activities that require consent. 

 The Hearing Panel asked if the title of SD-O7 should be 'Onsite and reticulated infrastructure', 

given the content of the objective? 

 In my view this would be a sensible amendment. 

 In relation to SD-P2 what should the policy response be to guide zoning and consideration of 

resource consents? 

 The policy response will be triggered by the activity status for activities in each zone e.g. industrial 

activities in residential zones and vice versa.  In my view the policy response should be in the first case 

to avoid reverse sensitivity issues, and if it is not possible to avoid, then remedy or mitigate. 
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 Is SD-P3 consistent with the RPS? Is there a gap in the policy and does it fully give effect to the 

objective? The first clause relates to hazards on people and property, yet the subclauses 1 and 

2 only relate to 'zoning land for more intensive development' and 'regionally significant and 

critical infrastructure'. What about subdivision, development or activities (such as earthworks) 

within these areas? 

 There are other hazard policies in the plan in the Natural Hazards chapter.  My view is that the scope of 

this policy is sufficient for the SD chapter, gives effect to the SD objective, and partially gives effect to 

the Hazard provisions in the RPS. 

 Is SD-P4 internally consistent with the other policies in this chapter? Policies for some of the 

zones envisage improvements to amenity rather than consistency with existing amenity levels. 

Is this policy needed or should each zone state whether the intended outcome is to improve, 

enhance, maintain, protect or provide an adequate level of amenity? Further, is it conceivable 

that some new industrial zones may reduce the existing level of amenity? Albeit they will provide 

a level of amenity consistent with what would be expected in industrial areas? 

 Policy SD-P4 gives effect to Objective SD-O2.  In my opinion it is appropriate that there are different 

expectations for amenity in the different zones, including some zones where the amenity may reduce 

following development.  If the Commissioners are of a mind to include a policy that sets out the 

expectations for each zones amenity I would not be opposed, however, I note that the policy links to the 

overview of each zone which generally set out the expectations.  In my view the main aspect is providing 

confidence for people who invest in an area in relation to what type of activities are able to develop 

around them. Strong policies with directive language achieve this when a discretionary or non-complying 

application is made, by giving decision maker the ability to decline inappropriate subdivision and 

development. 

 Is SD-P9 consistent with the mandatory direction 3 in National Planning Standard 8. Zone 

Framework Standard? 

 Special purpose zones are included for the Airport, Port and Hospital. my view is that they meet the 

criteria.  There may be an argument that they could be managed through another zone with precincts 

however they seem to fit neatly into a SPZ. 

 Is clause 1 of SD-P14  intended to enable large scale retail activities, or is it meant to refer to 

'trade retail' or trade suppliers? 

 The clause is intended to refer to trade suppliers. 

 In relation to SD-P16 Do all items on the list have to be met?  

1. Would this allow the identification of new centres?  Is the word 'existing ‘required?  

2. Do all existing and will all proposed Local Centres have active street frontages? 

 In my opinion not all items should be required to be met. The policy seeks to provide guidance on what 

the best zoning for an area may be, so the criteria can assist when choosing which zone is the most 

appropriate. The word ‘existing’ would preclude the identification of new LC's if all criteria had to apply. 
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This does not really work for a vacant site that could develop in future.  Generally, all existing LC have 

an active street frontage and in my view this is the ideal outcome for the zone. The zone has been 

applied at Paramount Parade, Tikipunga, and Ruakaka which are more of a shopping centre format, 

and to vacant land at Maunu and Raumunga (Southdale). 

 In reference to SD-P21 Do you see the General Residential Zone as a zoning which may be used 

where the area has an existing character which it is desirable to retain?  If yes, does there need 

to be a bullet point to reflect this? 

 Robert Burgoyne responded to a similar question in paragraph 49 of Part 6 of this ROR. SD-P21 is 

intended to be a ‘zoning criteria policy’ and would be most relevant when considering future plan 

changes, whether public or private. In these cases, it is likely that areas being considered for rezoning 

would not have an existing residential character. In my opinion it is appropriate in the future for the GRZ 

to be able to be applied to areas that are not currently residential where residential capacity is required 

to give effect to the NPS-UDC.  

 In relation to SD-P22-24 we recall that it was confirmed in response to another question at the 

hearing that not all Open Space Zone land is publicly owned land.  If this is the case should the 

introductory paragraph confirm this (although we note that it does include the word 'primarily'). 

 In my opinion that is the reason it is important to include the word primarily in the Policy.  There are very 

few parcels of privately owned Open Space but they do exist, for example, the Caledonian Park in 

Waipu. 

 Is SD-O15 giving effect to RPS Policy 5.3.3? 

 I have proposed amendments to SD-O15.  In my opinion the policy as amended gives effect to RPS 

Policy 5.3.3.  

 Is SD-P33 giving effect to RPS Policy 5.3.3? 

 The focus of this policy is on 5.3.3(1).  I have proposed amendments to SD-O33.  In my opinion the 

policy as amended gives effect to RPS Policy 5.3.3  

 Is SD-P34 giving effect to RPS Policy 5.3.3 and is there duplication/overlap with SD-P33 as both 

now refer to upgrading? 

 This Policy addresses 5.3.3(2). I have proposed amendments to SD-O34.  In my opinion the policy as 

amended gives effect to RPS Policy 5.3.3.  

 Most of the objectives and policies that give direction on location, shape and form are in the 

Growth and Development Chapter. Does the split between these two chapters need looking at? 

 Potentially the objectives and policies could be rearranged.  The S42A report recommended splitting 

the former SD chapter into two sections following the release of the National Standards.  The policies 

relating to the Urban Area have been moved into the UGD chapter.  If the commissioners consider that 

there is a better way of organising the SD section I would not be opposed to an alternative format. 
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 In UFD-O3 1. What is meant by 'unanticipated activities'? Discretionary and non-complying 

activities could be argued to be anticipated, given they have been identified in the zone rules. 2. 

Which policies achieve this objective? Does the grouping of objectives and policies require 

further consideration? 

 Unanticipated activities is supposed to refer to activities that are not expected in that zone i.e. an 

industrial activity in a residential zone.  Unanticipated activities will generally be non complying activities 

rather than discretionary.  NZTA presented evidence on this point and I have not recommended any 

changes however the panel may consider alternative wording may be more appropriate.   If the panel 

considers that there is a policy gap that needs addressing, they may wish to consider bringing a policy 

similar to SD-P2 from DGD to UFD chapter.   

 Which objective is UFD-P2 supporting? 

 In my opinion the policy supports UFD-O2 and SD(DGD)-O9. 

 Is UFD-P3 intended to apply to all urban zones or just the zones where a greater level of amenity 

is expected? 

 The policy is intended to apply to all zones although some zones will have lower expectations of amenity. 

 In relation to SUB-02 Is it possible to protect and enhance at the same time? 

 In my opinion it is possible depending on what the focus of protection is.  For instance, enhancing habitat 

of threatened native fauna is likely to also protect it.  For something like an archaeological site or versatile 

soils it may be possible to protect it but not necessarily enhance it through subdivision.  

 Should the heading of SUB-O5 be revised? 

 I recommend that the panel consider deleting minimise as that word has been removed from the policy 

in favour of avoid remedy or mitigate.  I recommend that the objective could be renamed ‘Managing 

Adverse Effects and have made the amendment in Attachment 3. 

 Is SUB-P1 giving effect to all of the matters in objective 2? Is clause 4 giving effect to the RPS? 

In particular policies 4.6.1 and 5.1.1?  Also, is Clause 1 referring to the existing or proposed 

predominant character of the zone? 

 This matter has been raised by Kainga Ora and I have recommended that 

Significantsignificantsignificant natural areas and highly versatile soils be added to the policy. The policy 

partially gives effect to RPS 4.6.1 however subdivision in the CA or ONL/ONF will trigger an assessment 

under the policies specific to the resource area affected, and these recently operative provisions give 

effect to the RPS.  The policy also partially gives effect to 5.1.1 which is a broad policy in the RPS 

covering urban design, infrastructure, reverse sensitivity, versatile soils, sense of place, and character. 

 In relation to SUB-R1 should TRA-R14 and TWM-R3-6 all be in this chapter? Also, is the 

controlled status impossible to achieve, given TRA and TWM rules all classify subdivision as 

restricted discretionary?  Clause 2 - how can a subdivision 'comply' with matters of 

control/discretion? 
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 In my opinion SUB-R1 provides guidance on how to interpret the subdivision rules.  The SUB rules 

contain the subdivision rules for zones.  The TRA chapter is a district wide chapter that applies across 

all zones.  The WDP contains various other district wide chapters that also contain subdivision rules, for 

example the Coastal Area and Outstanding Natural Landscape Chapters.  I do not consider that the 

TRA subdivision rules need to be included in the SUB chapter. 

 The TWM chapter does classify all subdivisions as RDA.  The matters of discretion are very limited and 

only apply to TWM issues.  This means that subdivisions cannot meet controlled activity status. There 

have been submissions on this point. 

 In relation to SUB-R2, no other rules have matters of control or discretion in the How the Plan 

Works Chapter. As HPW-9 only relates to subdivision should this be moved to SUB-R2? 

 Most of the subdivision rules for the zones in the SUB chapter contain a guidance note that will assist 

plan users by directing them to the HPW section. In my view it is important that subdivision applications 

consider the provisions across the whole plan, including district wide provisions, and the HPW chapter.  

I do not consider it is necessary to locate the subdivision HPW provisions into the SUB chapter. 

 In relation to SUB-R3 Clause 2a; is this the 50% retained under Clause 1?  Does this need to be 

specified, or in practice does it have to be this area? 

 Yes, this provides for the balance lot which is 50% of the parent lot and is protected via a no-build 

covenant.  The Large Lot Residential Zone is an existing zone in the WDP that has been converted into 

the new format without changing the zone rules.  

 This question applies to SUB-R6, SUB-R7 and Sub-R8. Is there an inherent inconsistency 

between clauses 1 and 2? The definition of allotment includes 'c) any unit on a unit plan'. If unit 

meets clause 1, it cannot also meet either part of clause 2. Also is there a lack of consistency 

between the zone rules that allow creation of one bedroom units of 45sqm, yet the unit on a unit 

plan is required to be a minimum of 50sqm. 

 Yes, there appears to be an inconsistency in the rule due to the definitions.  The Panel may wish to 

change the wording in the clause 2 that controls allotment size, to clarify that it excludes unit titles.  In 

my opinion WDC Planning’s submission seeking amendments to the definitions section provides scope 

to make this change.   

 In SUB-R7 Clause 2b; is this 2 x 6m for the corner allotment or is some other combination which 

equal 12m OK? 

 This rule has been carried over from the existing Business 3 Environment rules in the WDP (Rule 

74.3.3).  I am unaware of any issues that have been created through the application of the rule in the 

past.  The Panel may wish to amend the wording to clarify the rule and ensure that the minimum of 6m 

on each road frontage is provided for corner sites.     
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Conclusions and Recommendations 

 After carefully considering the evidence received in relation to each topic, I recommend that PC148 be 

amended to the extent detailed in the table above and as illustrated in Attachments 1-3. 

 The revised provisions [Attachments 1-3] have been detailed and compared above against viable 

alternatives in terms of their costs, benefits, efficiency and effectiveness and risk in accordance with the 

relevant clauses of s32AA. Overall, it is considered that the revised provisions represent the most 

efficient and effective means of achieving the RMA and PC148.  

 I have read and concur with any recommendations from other parts of this ROR that result in 

amendments to PC148 to the extent illustrated in Attachments 1-3. 

 

Author  

 

Evan James Cook  
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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 in the district., 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 includeing the following: 

• Managing growth and development; 

• 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.   For the purpose of 

plan implementation (including the determination of applications for resource consent and 

notices of requirement for designations), the Objectives and Policies may provide guidance 

on what the related objectives and policies are seeking to achieve in relation to the significant 

resource management issues and all District Plan objectives and policies are to be 

considered together with no fixed hierarchy existing between them.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.   
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SD-O2 – Rural and 

Urban Areas 
Protect the range of amenity values and characteristics in the Rural 

Area and the Urban Area. 

SD-O3 – Growth Accommodate future growth through urban consolidation and 

intensification of Whangarei City, existing suburban nodes (Local 

Centre Zones) and rural villages, to avoid urban development 

sprawling into productive rural areas. 

SD-O4 – Sense of 

Place 
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 

Incompatible activities 

and Reverse 

Sensitivity 

Avoid, remedy or mitigate conflict between incompatible land use 

activities from new subdivision and development. 

SD-O6 – Indigenous 

Biodiversity 
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 – Onsite and 

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 

Planning 

Maintain and enhance accessibility and safety for communities and 

integrate land use and transport 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 Zzones with differing expectations. 
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SD-P2 – Incompatible 

Land Uses 

Incompatible Activities 

and Reverse 

Sensitivity 

To manage the establishment and location of new activities and 

expansion of existing activities to avoid conflicts between 

incompatible land uses. 

SD-P3 – Natural 

Hazards 
To avoid increasing the risk of natural hazards on people and 

property by:  

1. Avoiding Managing the zoning land for more intensive 

development within identified hazard prone areas. 

2. 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 

consistent with the existing level of amenity and the stated overview 

for the relevant zone. 

SD-P5 – Sustainable 

Infrastructure 
To avoid 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 inappropriate urban expansion by: 

1. Ensuring that urban development occurs: 

a.    In a planned and coordinated manner. 

b.    Where appropriate infrastructure and services can be 

provided. 

2. Requiring new urban development to be consolidated within or 

adjacent to Urban Areas and rural villages.  

3. Avoiding urban residential development sprawling into the Rural 

Area and Heavy Industrial Zone. 

SD-P7 – Transport 

System 
To manage an effective and efficient transport system by: 

1. Integrating and coordinating transport and land use planning. 

2. Improving access to alternative transport options. 

3. Enhancing the walkability of neighbourhoods. 

SD-P18 – Resource 

Areas 
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 
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areas, and applying rules to protect the values, attributes, 

characteristics and qualities of these areas. 

SD-P19 – Special 

Purpose Zones 
To provide for specific activities or areas where special 

circumstances apply by identifying and zoning areas as Special 

Purpose Zones.  

SD-P210– 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: 

1. In the core of Whangarei City where a consolidated centre is 

maintained.  

2. With high amenity values and active frontages at ground floor.  

3. Where existing uses and development support a vibrant and 

pedestrianised environment. 

SD-P211– Shopping 

Centre Zone 
To provide for compatible larger general retail activities by applying 

the Shopping Centre Zone where: 

1. The combined existing net retail area exceeds 2,000m².  

2. The net floor area for existing retail activities has a minimum 

average of 450m².  

3. Three or more existing retailers are located at a single existing 

‘destination’ shopping centre. 

4. Multiple brands are present. 

5. The shopping centre can be planned, managed and developed as 

a single facility. 

6. Shared common public facilities (such as parking, restrooms, rest 

areas, pedestrian network) are provided. 

7. The City Centre Zone is within 1km of the shopping centre. 

SD-P212– 

Commercial Zone 
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:  

1. There is a range of existing commercial, business and small scale 

industrial activities. 

2. Good transport access is available. 

3. The area is within 1km of the City Centre Zone. 

4. There is a low to moderate presence of active frontages at ground 

floor. 

5. There is a low presence of residential and retail activities. 

6. The criteria for other Business Zones are not met. 
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SD-P213– Mixed-uU 

se Zone 
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-uUse Zone in 

locations that: 

1. Are adjacent to the City Centre Zone. 

2. Are adjacent or in proximity to key arterial transport routes or the 

Waterfront Zone. 

3. Have an existing presence of active frontages at ground floor. 

4. Have an existing level of amenity that is compatible with 

residential activities. 

SD-P214– 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:  

1. Contain an existing range of industrial and large scale retail 

activities.  

2. Are in proximity to major transport routes. 

3. Enable adverse effects on proximate Living Residential and 

Green Open Space and Recreation Zones to be avoided. 

4. Have minimal existing active frontages at ground floor. 

5. Have a supply of medium to large sized sites. 

6. Are in proximity to key resources and infrastructure. 

SD-P215 – Heavy 

Industrial Zone 
To enable noxious and large scale industrial activities to operate, 

expand and establish by providing for the Heavy Industrial Zone in 

locations that:  

1. Contain an existing presence of large scale industrial activities.  

2. Are in proximity to major transport routes. 

3. Are not adjacent to Living Residential Zones. 

4. Have no existing active frontages at ground floor.  

5. Have an existing supply of large sized sites. 

6. Are in proximity to key resources and infrastructure. 

7. Will not compromise significant natural, historical or cultural 

features. 

SD-P216 – Local  

Commercial Centre 

Zone 

To maintain the community focal point and provide convenient 

business and service activities by applying the Local Commercial 

Centre Zone in locations that: 

1. Contain a range of existing small scale commercial and community 

activities to support the surrounding residential community. 
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2. Have predominately active street frontages and strong pedestrian 

networks. 

3. Are not identified as hazard prone. 

4. Are not located within 500m of the City Centre Zone and maintain 

the viability of the City Centre Zone. 

5. Have an identified demand for business, service and community 

activities for the surrounding residential community. 

6. Occupy a maximum total contiguous land area not exceeding 6ha. 

SD-P217 – 

Neighbourhood 

Commercial Centre 

Zone 

To maintain the community focal point and provide convenient 

business and service activities by applying the Neighbourhood 

Commercial Centre Zone in locations that: 

1. Contain a range of existing small scale commercial and community 

activities to support the surrounding residential community. 

2. Have predominately active street frontages and strong pedestrian 

networks. 

3. Occupy a maximum total contiguous land area not exceeding 1ha. 

SD-P218– Waterfront 

Zone 
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: 

1. Adjacent to the Open Space Zone, Hatea River or Waiarohia 

Stream. 

2. In proximity to the Hatea Loop Walkway. 

3. That are well well connected to convenient transport routes and 

major facilities. 

 SD-P219– Airport 

Zone 
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– Medium-

density General, High-

density 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: 

1. The Medium-density General Residential Zone in locations that: 

a. Are contiguous with existing Living Residential Zones in 

Whangarei City or Ruakaka/Marsden Point. 
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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. 

e. Are serviced by Council’s reticulated three waters 

infrastructure with sufficient capacity available. 

f. Will not materially increase the potential for reverse 

sensitivity effects in the Rural Area. 

g. Will not compromise the rural character of an area. 

2. The High-density Medium Density Residential Zone in locations 

that: 

a. Meet the criteria under SD-P321.1. 

b. Are in proximity to commercial centres and sufficient Green 

Open Space and Recreation Zones. 

c. Are feasible for higher density residential development. 

d. Are well served by active transport and public transport 

modes. 

3. The Low Density Residential Zone in locations that: 

a. Are contiguous with existing Living Residential Zones on the 

fringe of Whangarei City. 

b. Are not identified as significantly hazard prone. 

c. 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. 

d. Do not compromise the future expansion of urban growth.  

e. Will not materially increase the potential for reverse 

sensitivity effects in the Rural Area. 

f. Will not compromise the rural character of an area. 

4. The Low Density Large Lot Residential Zone in locations that: 

a. Are contiguous with Residential Zones and Rural Urban 

Expansion Zone on the fringe of Whangarei City. 

b. Are predominantly of rural character. 

c. Are not identified as significantly hazard prone. 

d. Do not comprise Outstanding Natural Landscapes or 

Features or significant indigenous vegetation. 
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e. Have existing low density of clustered residential 

development with a rural outlook. 

f. Do not compromise the future expansion of urban growth. 

g. Will not materially increase the potential for reverse 

sensitivity effects in the Rural Area. 

h. Will act as a transition from the Urban Area to the Rural 

Area. 

 SD-P322– 

Conservation Natural 

Open Space 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: 

1. Categorised as the following New Zealand Reserve Association 

categories - unmanaged natural park areas, unmanaged 

recreation and ecological linkages, and unmanaged green space. 

2. That plays a special role in educating residents and visitors and 

providing recreation opportunities.  

3. Where generally, the natural elements and unmodified nature of 

the area gives it a sense of wilderness and isolation. 

4. That help to preserve and define Whangarei’s natural character 

and provide a connection to our natural heritage. 

5. Where the management emphasis for the area is the 

conservation and protection of natural resources. 

6. Where levels of development, facilities and management range 

from none to medium.  

7. Where there are minimal buildings and structures, ensuring a 

largely undeveloped area and open expanse of land. 

 SD-P323– Sport and 

Active Recreation 

Zone 

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: 

1. Categorised as the following New Zealand Reserve Association 

Park Categories: sport and recreation, civic spaces, public 

gardens, and cultural heritage. 

2. Primarily used for organised activities including events and 

indoor and outdoor organised sports. 

3. Containing cultural and historical buildings and major structures 

and provide for heritage conservation. 

4. Area used for commemoration, mourning and remembrance. 

5. Containing gardens developed to a high standard with collections 

of plants and landscaping for relaxation, contemplation, 

education, amenity/intrinsic value. 

http://unitaryplan.aucklandcouncil.govt.nz/Pages/Plan/Book.aspx?exhibit=ProposedAucklandUnitaryPlan
http://unitaryplan.aucklandcouncil.govt.nz/Pages/Plan/Book.aspx?exhibit=ProposedAucklandUnitaryPlan
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6. Used by local, district and regional population and visitors, 

includes venues for regional and national events. 

7. That have a medium to high levels of development, facilities and 

management. 

8. That contain buildings and structures to support active 

recreation, and or civic recreation, such as grandstands, sports 

and community buildings, toilets and changing facilities. 

 SD-P324– 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: 

1. Categorised as the following New Zealand Reserve Association 

Park Categories: neighbourhood green space, managed 

recreation and ecological linkages, and managed natural park 

areas. 

2. Primarily used for outdoor informal recreation and community 

use. 

3. Used predominately by local residents. 

4. Where levels of development, facilities and management range 

from low to medium. 

5. 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. 

6. Where expected social interaction within the area is medium 

levels.  

 SD-P325– Rural 

Production Zone 
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: 

1. There is a prevalence of:  

a. Existing production land use. 

b. Significant ecological and biodiversity values, such as 

indigenous bush and wetlands.     

2. Larger land parcels are prevalent and the area is not 

compromised by significant clusters of rural living built 

development. 

3. An area is not: 

a. Located on the fringe of Whangarei City between the urban 

and rural environments 

http://unitaryplan.aucklandcouncil.govt.nz/Pages/Plan/Book.aspx?exhibit=ProposedAucklandUnitaryPlan
http://unitaryplan.aucklandcouncil.govt.nz/Pages/Plan/Book.aspx?exhibit=ProposedAucklandUnitaryPlan
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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-P326– 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 

potential of the Rural Area for productive use of land by providing for 

the Rural Living Zone in locations that: 

1. Have an existing average allotment density between 2 and 4ha. 

2. Demonstrate a predominantly rural living character. 

3. Are not identified as hazard prone area. 

4. Are not identified as an Outstanding Natural Landscape or 

Feature, Significant Indigenous Vegetation or Habitat, or an 

Outstanding Natural Character Area. 

5. Do not gain direct access from an unsealed through road with 

significant volumes of traffic. 

6. Are located within close proximity to community facilities, such as 

schools. 

7. Are not located in close proximity to existing reticulated 

infrastructure. 

8. Will not materially increase the potential for reverse sensitivity 

effects in the Rural Area. 

9. 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-P327– 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: 

1. Are consistent with the District Plan definition of ‘Strategic Rural 

Industries’. 

2. Have valid operational reasons to require a SRIZ Strategic Rural 

Industries Zone. 

3. Contribute positively to the economy of the District. 

4. Provide local employment opportunities. 

5. Can meet and fund local infrastructure requirements. 

6. Incorporate appropriate mitigation and management methods 

designed to ensure environmental effects are acceptable in the 

area in which the activities are proposed to be located. 
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Objectives – Open Space Area and Recreation 

 SD-P328– Rural 

Village Zone 
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:  

1. Are contiguous with existing Rural Village Zone. 

2. Are predominantly comprised of land uses and character 

consistent with the Rural Village Zone. 

3. Are not identified as hazard prone. 

4. Do not comprise high Land Use Capability Class soils, 

Outstanding Natural Landscapes or Features, High or 

Outstanding Natural Character or significant indigenous 

vegetation. 

5. Are located in close proximity to existing reticulated 

infrastructure.  

6. Do not compromise the long-term development potential of the 

rural village.  

7. Have an identified demand for residential and/or commercial land 

to meet the projected growth requirements over the lifespan of 

the District Plan. 

 SD-P329– Rural 

(Urban Expansion) 

Zone 

To identify areas as Rural (Urban Expansion) Zone that: 

1. Are contiguous with Residential Zones on the fringe of 

Whangarei City. 

2. Are predominantly comprised of existing rural residential 

character. 

3. Legitimise the zoning of existing clusters of rural residential 

development. 

4. Are not identified as significantly hazard prone. 

5. Do not comprise Outstanding Natural Landscapes or Features or 

significant indigenous vegetation. 

6. Have existing lot density of less than 2 ha. hectares. 

7. Are predominately suitable for future reticulated urban expansion 

of Whangarei City. 

8. Do not compromise the future expansion of urban growth. 

9. Will not materially increase the potential for reverse sensitivity 

effects in the Rural Area. 
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SD-O211– Sufficient 

Open Space 
Provide sufficient quality open space for the social and cultural well-

being of a growing population. 

SD-O212– Range of 

Open Space 
Provide a range of open space land in the District to enable 

recreational, cultural, community, conservation, and educational use.  

 

 

 

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-O2213– 

Recognised Benefits 

Identification and 

Protection 

Identify and protect Rregionally Ssignificant Iinfrastructure and 

recognise the benefits it provides. 

Regionally Significant Infrastructure is identified and protected.  

SD-O14 – 

Recognised Benefits 
The benefits of Regionally Significant Infrastructure are recognised 

and provided for. 

SD-O2315– Adverse 

Effects 
Avoid remedy, or mitigate or offset Manage adverse effects of arising 

from the development, operation, and maintenance and upgrading of 

rRegionally Ssignificant Iinfrastructure. 

 

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 
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Ssignificant Iinfrastructure where adverse effects are avoided, 

remedied, or mitigated or off-set as far as practicable. 

SD-P1633 New or 

Upgraded Regionally 

Significant 

Infrastructure 

To manage effects created by new or upgraded network utilities and 

Rregionally Ssignificant Iinfrastructure by:  

1. 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  

2. Ensuring damage to or loss of the relationship of iwi with 

ancestral sites, sites of significance, wāhi tapu, customary 

activities and or taonga is avoided or otherwise agreed to by 

the affected iwi or hapū. 

SD-P1734–Adverse 

Effects of Existing 

Regionally Significant 

Infrastructure 

To manage adverse effects from the operation, maintenance and 

Minor Uupgrading of existing network utilities and Rregionally 

Ssignificant Iinfrastructure by:  

1. Allowing adverse effects that are not significant while the 

maintenance or upgrading is being undertaken.  

2. 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-O146– 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-O179– Rural 

Living 
Consolidate rural living subdivision and development by zoning 

appropriate areas as RLZ Rural Living Zone. 
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SD-O1820– 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-O1921– Rural 

Villages 
Provide for managed growth of rural villages. 

 

 

 

Policies – Rural Area 

SD-P1135– 

Residential Activities 
To protect highly versatile soils from activities which would materially 

reduce the potential for soil-based rural production activities. 

SD-P1236 – 

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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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 provide enable a range of lifestyle options and building typologies 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 

and building typologies whilst minimising managing the impact of urban development on 

existing activities and valued resources 

 

Objectives – Urban Area Form and Development 

SD-O11UFD-O1– 

Residential and 

Business Demand 

Ensure that there are sufficient opportunities for the development of 

residential and business land to meet demand. 

SD-O12UFD-O2– 

Urban Design 
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-O13UFD-O3– 

Unanticipated 

Activities 

Manage, and where appropriate avoid the establishment of activities 

that are incompatible with existing uses or unanticipated in the zone. 

UFD-O4 – Urban 

Amenity 
Maintain the range of amenity values and characteristics of the 

Urban Area while enabling appropriate use and development 

 

Policies – Urban Area Form and Development 
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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: 

1. Is serviced with development infrastructure; or 

2. Funding for development infrastructure is identified in the Long 

Term Plan. 

SD-P9UFD-P2– 

Alternative Modes of 

Transport 

To support alternative modes of transport by promoting higher 

residential densities around nodes of suburban development and 

active or public transport infrastructure. 

SD-P10UFD-P3– 

Urban Design 
To protect character and amenity by managing built form and 

encouraging best practice urban design. 
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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 

Land is subdivided to achieve the objectives of each relevant zone, 
overlays and district wide provisions. 

SUB-O2 – Natural 
Valued Features and 
Resources 

Subdivision provides for the protection and enhancement 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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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. 
      h  Significant Natural Areas 
       i  Highly Versatile Soils 
 

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. 
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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.  

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: 

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. 
 

SUB-R2 Any Subdivision 

 

 

 

All Zones 

 

 

 

 

 

 

 

 

 

 

Activity Status: Controlled  

Where:  

 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. 

 

 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, 

Activity Status when compliance not 
achieved: Discretionary  
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All zZones 
other than 
RUEZ, 
RLZ. RPZ, 
RVIZ 
,RVCZ 
SRIZ., HIZ 
and LIZ 

 

 

 

 

 

RUEZ 

 

 

 

 

 

 

 

RPZ & 
RLZ 

 

 
 
 
 
 

impervious surface, outdoor living 
courts, and height in relation to 
boundary rules. 

 

 

 

 

 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.  

 

 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. 
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SRIZ, 
RVCZ, 
RVIV, 
HIZ, LIZ 

 

 

 

 

 

 

All Zones 

 

 

 

 

All Zones 

 

 

 Every allotment is provided with a 
connection to a reticulated electrical 
supply system at the boundary of 
the allotment; and; 

 

 The electrical supply is underground 
where new roads are to be formed 
within the subdivision or the existing 
electrical supply is underground. 

 

 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  

Where:  

 50% of the total allotment area (excluding 
public road, access ways and impervious 
areas) shall be retained indefinitely: 

a. By legal protection such as covenant, 
consent notice or encumbrance that 

Activity Status when compliance 
not achieved: Discretionary  
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precludes building principal residential 
units and minor residential units. 

b.  As a contiguous area. 

 The maximum allotment size does not 
exceed 2,500m2, except that: 

a.  1 allotment may be larger.  

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  

Where:  

 Every allotment: 

a. Where the allotment is vacant 
cContains an identified building area of 

Activity Status when compliance 
not achieved: Discretionary  
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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. 

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. 

 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. 

 
Matters over which control is reserved: 
1. Matters listed in the How the Plan 

Works Chapter. 
2. The ability likely location of future 

buildings and access to comply with the 

Activity Status when compliance 
not achieved: 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 
Residential Zone rules.  

b. Has a net site area of at least 2,000m². 

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. 
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relevant district wide and zone rules 
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 Subdivision in the High Medium Density Residential Zone 

 Activity Status: Controlled  

Where:  

 Every unit title allotment created under 
the Unit Titles Act 2010 has a net site 
area of at least 50m². 

 Every allotment: 

a. Has a net site area of at least 
300m². 

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. 

 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 ability likely location of future 
buildings and access to comply with the 
relevant district wide and zone rules and 
their potential effect on the amenity of 
the locality. 

3. The location and design of allotments to 
enable efficient use of land. 

Activity Status when compliance 
not achieved: Discretionary  
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SUB-R7 Subdivision in the City Centre, Mixed Use, Waterfront or Local Commercial 
Centre Zones 

 Activity Status: Controlled  

Where:  

 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 100m². 

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.  

Activity Status when compliance 
not achieved: Discretionary  

 

 

SUB-R8 Subdivision in the Commercial Zone 

 Activity Status: Controlled  

Where:  

 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. 

Activity Status when compliance 
not achieved: Discretionary  
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SUB-R9 Subdivision in the Light Industryial Zone 

 Activity Status: Controlled  

Where:  

 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. 

2. The location and design of allotments 
to ensure that they are suitable for 
future industrial activities. 

Activity Status when compliance 
not achieved: Discretionary  

 

 

SUB-R10 Subdivision in the Light Heavy Industryial Zone 

 Activity Status: Controlled  

Where:  

 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.9 

2. The location and design of allotments 
to ensure that they are suitable for 
future industrial activities.  

Activity Status when compliance 
not achieved: Discretionary  

 

 

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:  

 No additional allotments are created. 

Matters over which control is reserved: 

1. Matters listed in How the Plan Works 
Chapter. 

Activity Status when compliance 
not achieved: Discretionary  
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SUB-R12 Subdivision in the Shopping Centre, Port, Airport or Hospital Zones 

 Activity Status: Discretionary 

 

SUB-R13 Subdivision within aAreas sSubject to a ‘nNo rResidential uUnit' rRestriction 

Low 
Density 
Large Lot 
Residential 
Zone 

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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