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1. Introduction 

         1.1 Overview 

 This forms Part 4 of the Section 32 (s32) evaluation report for the Urban Plan Changes. This part 

should be read in conjunction with the other Parts 1 – 11. The general introduction, statutory 

assessment and analysis of higher order policy documents are contained within Part 1. Strategic 

Direction objectives, policies and performance standards are evaluated within the s32 evaluation 

report for Plan Change 148. 

         1.2 The Proposed Plan Change  

 Plan Change 88C (PC88C) seeks to introduce a new Zone into the Operative Whangarei District Plan 

(WDP): Waterfront Zone (WZ).  The WZ proposes to replace portions of the existing Town Basin 

Environment (TBE) and to extend the existing TBE zone boundaries along portions of the Hīhīaua 

Peninsula, Riverside Drive and Port Road. PC88C will include: 

• A new ‘Waterfront Zone’ Chapter – with objectives, policies and rules for the Zone, including land 

use and subdivision provisions for the Zone. 

• Changes to the WDP Planning maps – denoting the WZ, and two Areas within it: the Waterfront 

Commercial Area and the Waterfront Mixed-use Area. 

• Consequential changes to the WDP.  

 PC88C includes a description of the proposed WZ to identify the environmental expectations and 

outcomes sought in the Zone through the proposed objectives, policies and rules. 

2. Background 

         2.1 Existing Environment 

 The open space and mixed-use environment located adjacent to the Hatea River and Whangarei’s 

City Centre has traditionally been referred to as the ‘Town Basin’. This area has been managed by the 

WDP through the TBE. Figure 1 below shows the Sub-Environments of the TBE. Under the 

Whangarei City Centre Plan 2017 (WCCP), this area is now being referred to as the ‘Waterfront’. 

PC88C seeks to manage activities, development and subdivision within the Waterfront.  
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Figure 1: WDP Environment Map Showing the Town Basin Sub-Environments 

 The Waterfront represents a significant destination for residents and local and international visitors 

alike. Developed in the 1990s, the Waterfront is an important and successful amenity and resource for 

Whangarei City. Currently the main uses of the area are passive recreation and a selection of tourist, 

retail and entertainment facilities. These activities are complimented by a diverse range of maritime 

activities taking place in the Waterfront. In the area surrounding the Waterfront there are existing 

commercial, industrial and residential activities, some of which support the maritime/tourism character 

of the Waterfront.  

 The Waterfront is rich in historical and cultural significance which is reinforced by the Victorian style 

buildings, maritime activities and various projects which promote the heritage of the area. Estuarine 

open spaces which access the waterfront and soft landscapes framed by a pedestrian and cycle loop 

around the Waterfront also contribute to the area’s unique character and sense of place. 

 Several catalyst projects which are expected to increase attraction to the Waterfront area are either 

planned or are being considered in various non-statutory documents.  It is expected that the qualities 

of the Waterfront will be recognised in the preparation and execution of any development as well as in 

the preparation and assessment of any resource consent application.  While successful development 

of the Waterfront is often driven by mechanisms beyond the District Plan and RMA processes, Council 

seeks to ensure that a cohesive development pattern emerges and that the values of this area are 

protected.  The District Plan needs to provide for the strategic vision of the area to ensure that the 

Waterfront can realise its full potential as a regional and national tourist destination.  
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        2.2 Resource Management Issues 

 Sections 2.2.1 – 2.2.4 discuss the following key resource management issues in relation to the 

Waterfront.  

• Fragmented planning approach 

• Maintenance and enhancement of character and amenity values 

• Guided development 

• Urban design outcomes 

2.2.1 Fragmented planning approach 

 Under the WDP, the TBE currently encompasses seven sub-environments and has its own policy 

chapter (Chapter 26). The seven sub-environments include the Lower Dent, Open Space, Town 

Basin, Riverside Drive, Up River, Ewing Road, and Western Town Basin Sub-Environments – see 

Figure 1 above. 

 Council’s 5 Year Review of the District Plan Efficiency and Effectiveness (August 2012) acknowledged 

that this approach may not be the most efficient in dealing with comprehensive development in the 

Town Basin. Rationalising the sub-environments will allow for a more comprehensive approach to 

development within the Town Basin while also assisting in simplifying and streamlining the WDP 

provisions.  

 Within Chapter 26 of the WDP, there are overarching policies for the TBE along with specific policies 

for each sub-environment. Many of these policies seek similar outcomes resulting in redundant 

policies that fail to clearly distinguish the intended outcomes of each sub-environment and result in 

superfluous assessments for resource consent applications.  

 PC88C has reviewed the zoning convention options available to address the current fragmented 

planning approach. As discussed below, PC88C aims to simplify and streamline the WDP provisions 

and provide a more appropriate planning framework for the Waterfront, together with the other zones 

in PC88.  

2.2.2 Maintenance and enhancement of character and amenity values 

 Under the WDP, the Waterfront is endorsed as an important and successful amenity and resource for 

Whangarei’s residents and visitors. Strategic documents, such as the Whangarei District Growth 

Strategy - Sustainable Futures 30/50 (30/50), seek to enhance the Waterfront by promoting it as an 

arts and cultural experience precinct.  

 The current provisions within the WDP have occasionally impeded the envisaged development of the 

Waterfront. For example, resource consent has been required for artworks, sculptures and playground 

equipment due to bulk and location infringements. Features such as these enhance the character and 

amenity within the Waterfront and require more permissive controls. Conversely, the current provisions 

are too permissive within some sub-environments (e.g. the Up River Sub-Environment provides for 

any activity, except for residential or industrial activities, as permitted activities). It is considered that 
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the TBE provisions require strengthening to ensure appropriate activities in appropriate locations and 

to ensure that potentially detrimental developments do not occur without appropriate assessment.  

2.2.3 Guided development 

 As stated above, successful development of the Waterfront is often driven by mechanisms beyond the 

District Plan and RMA process. Under the WDP, the current TBE provisions acknowledge this by 

permitting activities that are in accordance with an approved Reserve Management Plan (RMP) under 

the Reserves Act 1977 or a Conservation Management Strategy (CMS) under the Conservation Act 

1987. Additionally, Rule 43.5 provides two design concepts for the TBE as a general guide for future 

development and to inform the public of the style of development envisaged by the provisions of the 

District Plan – see images below: 

 

Figure 2: WDP Waterfront Concept Master Plan 
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Figure 3: WDP Waterfront Preliminary Concept Design 

 Currently there are no RMPs or CMSs relating to the TBE and consequently many activities that are 

envisaged in the TBE require resource consent. Instead of placing such reliance on RMPS and CMSs, 

a more appropriate approach is considered be to clearly state the activity status of certain activities 

while also permitting activities in accordance with an approved RMP or CMS. 

 The two concept plans are now fairly dated as they were prepared in 2002. The plans are not 

considered to be fit for purpose as they have been superseded by developments that have taken 

place. It is considered appropriate to replace these concept plans with more targeted provisions for the 

WZ to clearly guide future development of the area.  

2.2.4 Urban design outcomes 

 Sense of place is made up of a sense of belonging/attachment to a location, and physical and 

intangible elements of a place that contribute to its special character or ‘familiarity’. A strong sense of 

place is important for people to positively identify with where they live, and to attract visitors and 

businesses. A sense of place is also important for the promotion or ‘branding’ of a city and can 

strengthen stewardship towards the urban environment. Sense of place can be improved through 

urban design methods such as managing the design and scale of buildings, improving wayfinding and 

framing streets and view shafts. 

 Generally, there is a lack of urban design provisions in the TBE. Positive urban design outcomes are 

required if the Waterfront is to create an attractive environment for people to live, work and visit. 

PC88C considers different approaches to addressing urban design. 
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3. Proposed Waterfront Zone 

 The proposed WZ aims to enhance Whangarei’s Waterfront as a hub for recreation, culture and 

tourism and to provide for a range of mixed-use activities that support the Waterfront as a place to live, 

work and visit. The amenity values of the Waterfront are highly valued and the WZ aims to maintain 

and enhance the vibrancy, vitality and sense of place of the area. It is proposed to achieve these 

outcomes through zone mapping and a new suite of objectives, policies and provisions specific to the 

WZ. 

 The Waterfront is a unique area within Whangarei due to its proximity to the City Centre, Residential 

and Open Space Zones as well as the estuarine Hatea River and the Waiarohia Stream. Activities, 

subdivision and development need to be sensitively designed in the Waterfront to manage adverse 

effects on the more sensitive surrounding zones and activities, and adverse environmental effects and 

to maintain and enhance pedestrian connectivity and view shafts. 

 The proposed WZ is distinct from any other proposed zones as the issues and anticipated 

environmental results are unique.  It is proposed as a Special Purpose Zone (SPZ) developed in 

accordance with draft National Planning Standards 2018 (the Standards).  The criteria for introducing 

a SPZ specified in the draft Standards are that the proposed land use activities and anticipated 

development within the defined area: 

a. Are significant to the district or region 

b. Could not be enabled in by any other zone 

c. Could not be enabled by the introduction of an overlay, precinct, designation, development 

area or specific control.  

TABLE 1: SPECIAL PURPOSE ZONE CRITERIA ASSESSMENT 

Criteria Considerations 

A The Waterfront area is significant attraction for residents and visitors.  Catalyst 

projects that are significant to the Whangarei district and the Northland region 

are underway and anticipated in the area.   

B Other draft Standards Business zones were considered.  The City Centre Zone, 

Mixed-use, and Commercial zones are unable to achieve the quality urban 

design, town meets water and tourism focused outcomes that have been 

identified for the Waterfront area. 

C Other planning tools were considered: overlay, precinct, development area and 

specific controls had to be so detailed in such a specific matter to achieve the 

anticipated development that they constituted a separate zone.  Designation is 

not available as there is no appropriate requiring authority.  

 

 Some areas within the WZ are established and operating in a manner that is considered to be 

consistent with the anticipated outcomes for the Waterfront. For example, the area along Dent Street 

comprises restaurants, boutique shops, Claphams Clock Museum, the Hub Information Centre, 

playgrounds, sculptures, etc. Similarly, along Riverside Drive near Vale Road there are existing higher 
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density apartments and visitor accommodation. It is anticipated that these areas will experience 

minimal change as a result of the WZ zoning.  

 Other areas within the WZ comprise existing activities and/or built form that are not anticipated within 

the WZ. For example, activities along Port Road such as the industrial activities, motor vehicle sales 

and trade suppliers are not encouraged by the proposed WZ provisions. Additionally, the scale and 

nature of some of the industrial activities occurring within the Hīhīaua Peninsula and along Riverside 

Drive are not supported by the proposed WZ provisions as they are not compatible with the residential 

and commercial activities that are anticipated and encouraged by the proposed WZ. It is envisaged 

that these areas will experience incremental change due to the proposed WZ as noxious and lower 

amenity activities are gradually relocated outside of the zone to more appropriate locations, and new 

activities and buildings in the WZ contribute to higher urban design standards to enhance the amenity 

and character of the area.  

 With regard to zone mapping, it is proposed to rezone the operative Open Space, Up-River, Western 

Town Basin and Ewing Road Sub-Environments of the TBE to Open Space Zone through Plan 

Change 115. This leaves the Town Basin, Lower Dent and Riverside Drive Sub-Environments of the 

TBE. It is proposed to combine the Lower Dent and Riverside Drive Sub-Environments so that there 

are only two distinct areas within the WZ – the Waterfront Commercial Area and the Waterfront Mixed-

use Area – See Figure 4 below: 
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Figure 4: Proposed Waterfront Zone Areas 

 The Waterfront Commercial Area connects the Waterfront Zone to the City Centre Zone and provides 

for a range of activities including small scale retail, restaurants, passive recreation and cultural 

activities along with artisan craft industries. It is proposed that the Waterfront Commercial Area 

essentially replaces the operative Town Basin Sub-Environment area spatially reduced to match the 

existing development and to account for the consented Hundertwasser development. The criteria for 
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this area of the WZ is therefore primarily based on existing and consented developments and 

activities.  

 The Waterfront Mixed-use Area applies to the former Lower Dent and Riverside Drive Sub-

Environments and extends along Hīhīaua Peninsula, Riverside Drive and Port Road. It provides for 

residential, commercial and community activities along with maritime industrial activities of a scale, 

design and character compatible with sensitive activities. In order to determine whether or not an area 

is appropriate for the Waterfront Mixed-use Area the following criteria have been considered: 

TABLE 2: PROPOSED WATERFRONT MIXED-USE AREA ZONING CRITERIA  

Criteria Reason/Issue 

The area is adjacent to the 

Hatea River, Waiarohia Stream 

or the Open Space Zone. 

Only areas that are adjacent to (or across the road from) public open space or 

the Coastal Marine Area have been considered for the Waterfront Mixed-Use 

Area.  

The area is in proximity to Hatea 

Loop Walkway 

The Waterfront Mixed-use Area is intended to extend along the Hatea Loop 

Walkway and pedestrian access points, such as the Pocket Park, to reflect the 

development of the area.  

The area is well connected to 

convenient transport routes and 

major facilities 

The Waterfront Mixed-use Area is supportive of higher density residential 

activities and visitor accommodation and is therefore considered more 

appropriate adjacent to good transport routes such as arterial roads and major 

tourist facilities or assets such as Northland Events Centre and the Hatea Loop 

Walkway. 

 Strategic documents such as Whangarei 20/20 Plus (20/20 Plus), 30/50 and the WCCP were also 

used to guide the zone mapping of the WZ. These strategic documents are further discussed in Part 1 

of the s32 report.  

 The proposed approach to the mapping of the Waterfront also reflects the directions of the draft 

Standards. The draft Standards do not provide for ‘sub-environments’ and therefore the operative 

approach is not considered valid. One option was to apply multiple precincts to the TBE area to reflect 

the status quo provisions; however, this number of precincts results in complicated plan structure and 

provisions. By rezoning several of the TBE Sub-Environments to Open Space Zone there are only 

three Sub-Environments remaining. It is considered that the proposed approach of identifying two 

different Areas of the WZ and mapping them in the Waterfront chapter is less complicated than a 

precinct approach and assists in streamlining and simplifying the district plan. 

4. Section 32 Analysis 

         4.1 Appropriateness in Terms of Purpose of RMA 

 Council must evaluate in accordance with s32 of the RMA, the extent to which each objective 

proposed in PC88C is the most appropriate way to achieve the purpose of the RMA.  To confirm the 

appropriateness of the proposed objectives, sections 4.1, 4.2 and 4.3 of this report go on to assess 

whether the proposed objectives are the most appropriate way to achieve the purpose of the RMA, 

other higher order objectives proposed in the Strategic Direction Chapter and other higher order 

documents. The level of analysis undertaken in this report is appropriate to the scale of the proposal. 
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 As discussed in section 2.2 above there are several resource management issues present within the 

Waterfront area. PC88C seeks to revise the planning framework for Whangarei’s Waterfront to 

address these issues. Therefore, it is considered appropriate to introduce the proposed WZ to provide 

a more suitable planning framework for the area and address the current resource management 

issues.  Existing objectives are not considered to be effective in clearly stating the types of activities 

that are appropriate within the Waterfront, promoting residential activities or encouraging high quality 

urban design outcomes.  Therefore, new objectives are required. 

 PC88C proposes the following objectives, the reasons for which are detailed in Table 3: 

TABLE 3: S32 ASSESSMENT OF PROPOSED WZ OBJECTIVES  

Proposed WZ Objectives Reason/Issue 

WZ-O1 – Pedestrians and Cyclists  

Promote a safe, accessible and vibrant 

waterfront, which prioritises pedestrians and 

cyclists.  

This objective recognises that the Waterfront should cater to 

non-motor vehicles and that activities and subdivision should be 

designed to create a safe and accessible environment. The 

objective aims to enhance social and economic well-being within 

the community.  

WZ-O2 – Enabled Development  

Enable the development of the Waterfront Zone 

as a hub for tourism, recreation, arts and cultural 

activities.  

This objective recognises that these activities are already 

occurring within the WZ and encourages further development 

that is consistent with these themes. This helps achieve the 

higher order strategic and policy direction for the area.  

WZ-O3 – Land uses 

Support a range of land uses that complement 

the City Centre Zone and are compatible with 

surrounding Living and Green Space Zones. 

This objective seeks to highlight that the differing zones in the 

city are interrelated and that the overall package works together. 

Activities within the WZ need to support and work together with 

the outcomes sought within surrounding zones.  

WZ-O4 – Amenity and Character 

Protect and enhance the sense of place, 

amenity, character, cultural, heritage, ecological 

and recreational values unique to the Waterfront 

Zone.  

This objective seeks to preserve the qualities that make the 

Waterfront area unique.  This supports the Waterfront as a key 

destination for residents and visitors. 

WZ-O5 – Connections  

Protect and enhance the Waterfront Zone’s 

physical and visual connections with the coastal 

marine area and the City Centre. 

The overall success of the WZ is dependent on how 

development connects the water and the city. This helps to 

improve walkability and pedestrianization and achieves s6(d) of 

the RMA.  

WZ-O6 – Residential Activities 

Promote residential activities in the Waterfront 

Mixed-use Area. 

This objective highlights the intention of encouraging and 

enabling residential activities within the Waterfront Mixed-use 

Area to provide an appropriate policy framework that is 

consistent with higher order policy direction.  

 Part 2 of the RMA outlines the purpose and principles of the RMA. Table 4 demonstrates that the 

proposed WZ objectives achieve the purpose of the RMA. Several sections within Part 2 of the RMA 

are not relevant to PC88C. Additionally, with regard to s8, consultation with Tangata Whenua has 

been undertaken and no matters have been identified that would indicate that PC88C is inconsistent 

with s8.  
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  TABLE 4: LINKAGE OF PROPOSED WZ OBJECTIVES WITH PART 2 OF THE 

RMA 

  Proposed Waterfront Zone Objectives 

  
WZ-O1 WZ-O2 WZ-O3 WZ-O4 WZ-O5 WZ-O6 

R
M

A
 P

a
rt

 2
 S

e
c
ti

o
n

s
 

5(2)(a) - ✓ ✓ - - ✓ 

5(2)(c) - - - ✓ ✓ - 

6(a) - - - ✓ - - 

6(d) ✓ - - ✓ ✓ - 

6(e) - - - ✓ - - 

6(f) - - - ✓ - - 

7(b) - ✓ ✓ - - ✓ 

7(c) - - - ✓ ✓ - 

 Having assessed the proposed objectives against Part 2 of the RMA it is considered that they achieve 

the purpose of the RMA and promote sustainable management. 

        4.2 Appropriateness in Relation to Higher Order Documents 

 The provisions of higher order documents were considered in the formulation of the objectives and 

policies in PC88C.  Part 1 of the s32 report provides a comprehensive evaluation of the consistency of 

PC88 in relation to relevant higher order documents. Table 5 provides an overview of the proposed 

WZ objectives’ consistency with the relevant higher order documents.   

  TABLE 5: LINKAGE OF PROPOSED WZ 

OBJECTIVES WITH HIGHER ORDER DOCUMENTS 

  Proposed Waterfront Zone Objectives 

  WZ-O1 WZ-O2 WZ-O3 WZ-O4 WZ-O5 WZ-O6 

H
ig

h
e
r 

O
rd

e
r 

D
o

c
u

m
e
n

ts
 

Regional Policy Statement for Northland 

2016 
✓ ✓ ✓ - ✓ - 

Whangarei Long Term Plan 2018 ✓ ✓ - - - - 

Whangarei District Growth Strategy – 30/50 - ✓ ✓ - - - 

20/20 Plus Whangarei CBD Development 

Guide 
✓ ✓ ✓ ✓ ✓ ✓ 

Whangarei 20/20 Momentum ✓ ✓ ✓ - - - 

Whangarei Urban Growth Strategy - ✓ ✓ - - - 

Weekend and Night Time Economy Strategy - ✓ ✓ - - - 

Whangarei City Centre Plan ✓ ✓ ✓ ✓ ✓ ✓ 

Whangarei Urban Design Strategy ✓ - - ✓ - - 

Hīhīaua Precinct Plan ✓ ✓ ✓ ✓ ✓ ✓ 

 



14 

 

        4.3 Appropriateness in Relation to Strategic Direction Chapter 

 The proposed WZ objectives are subservient to the higher order district wide objectives set out in the 

Strategic Direction Chapter proposed under Plan Change 148 (PC148). The overarching Strategic 

Direction Chapter objectives and policies and their links to the proposed WZ objectives are shown in 

Table 6 below. This table illustrates that the objectives of the WZ are effectively linked to the overall 

objectives and policies of the Strategic Direction Chapter which have been assessed as being 

appropriate in terms of s32. 

TABLE 6: LINKING BETWEEN STRATEGIC DIRECTION CHAPTER AND WZ OBJECTIVES 

Proposed Strategic Direction 

Objective 

Proposed Strategic Direction 

Policies 

Proposed WZ Objectives 

SD-O1 Provide for differing character 

and amenity values by having a range 

of Zones with differing expectations.   

SD-P1 To manage effects on 

character and amenity values by 

providing for a range of Zones with 

differing expectations. 

WZ-O1 

WZ-O2 

WZ-O3 

WZ-O4 

WZ-O5 

WZ-O6 

 

 

 SD-P19 To provide for specific 

activities where special 

circumstances apply by identifying 

and zoning areas as special 

purpose zones. 

 SD-P28 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. 

That are well well connected to 

convenient transport routes and 

major facilities. 

SD-O9 Maintain and enhance 

accessibility for communities and 

integrate land use and transport 

planning. 

SD-P7 To manage an effective and 
efficient transport system by: 

1. Integrating and co-ordinating 
transport and land use planning. 

2. Improving access to alternative 
transport options. 

3. Enhancing the walkability of 
neighbourhoods. 

WZ-O1 

SD-O11 Ensure that there are 

sufficient opportunities for the 

development of residential and 

business land to meet demand. 

SD-P8 To ensure that there is 
sufficient residential and business 
development capacity by zoning 
land where development is feasible 
and: 

1. Is serviced with development 
infrastructure; or 

WZ-O6 
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2. Funding for development 
infrastructure is identified in the 
Long Term Plan. 

SD-O12 Promote safe, compact, 

sustainable and good quality urban 

design that responds positively to the 

local context.  

SD-P9 To support alternative modes 

of transport by promoting higher 

residential densities around nodes 

of suburban development and public 

transport infrastructure. 

WZ-O1 

WZ-O6 

 

SD-P10 To protect character and 

amenity by managing built form and 

encouraging best practice urban 

design. 

WZ-O4 

WZ-O5 

SD-O13 Manage, and where 

appropriate avoid the establishment 

of activities that are incompatible with 

existing uses or unanticipated in the 

zone. 

SD-P2 To manage the 

establishment and location of new 

activities to avoid conflicts between 

incompatible land uses. 

WZ-O3 

WZ-O6 

 

SD-P4 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. 

WZ-O2 

WZ-O4 

WZ-O5 

WZ-O6 

4.4 Appropriateness of Proposed Policies and Methods 

 A s32 assessment must determine whether the proposed provisions are the most appropriate way to 

achieve the proposed objectives by undertaking a cost benefit analysis of the economic, social, 

environmental and cultural effects of the provisions, including whether opportunities for economic 

growth and employment are reduced or increased.  The risk of acting or not acting where uncertain 

information exists must also be considered. Below is an assessment of the proposed provisions.  

4 4.1 Proposed policies 

 The proposed WZ objectives seek to ensure that a suitable range of activities are provided for in the 

WZ and that development is appropriately designed so that the vibrancy and vitality of the WZ are 

protected and enhanced. These objectives are achieved through the application of policies and 

methods, in this case the use of land use and subdivision rules. 

 The policies proposed for inclusion (see Proposed Plan Changes Text and Maps) are considered to 

achieve the objectives by: 

• Identifying the character and amenity that is anticipated within the WZ and requiring that particular 

regard be given to the area’s unique character during development and subdivision.  

• Providing for a range of land use activities focussed on art, culture, recreation and tourism. 

• Managing the scale and design of buildings to achieve quality urban design outcomes and ensure 

that sunlight and pedestrian access to public spaces is protected. 
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• Ensuring residential activities are supported and directed towards appropriate locations to 

increase the number of residents living in proximity to employment and recreational opportunities 

and to improve the safety and amenity of the WZ. 

• Protecting the characteristics and values that are unique to the Waterfront, including view shafts 

of Parihaka and visual and physical connections to the Coastal Marine Area.  

 The proposed policies are considered the most appropriate for achieving the objectives and provide a 

coherent basis for the methods and rules in the the WZ chapter. The use of clear and direct policies 

also aligns with the policy driven approach applied to the WDP rolling review. Table 7 below 

demonstrates that the policies proposed for the WZ implement the proposed WZ objectives, and that 

the methods implement the proposed WZ policies: 

TABLE 7: LINKING OF PROPOSED WZ PROVISIONS  

Proposed WZ Objective Proposed WZ Policies Proposed WZ Methods 

WZ-O1 – Pedestrians and Cyclists  

Promote a safe, accessible and vibrant waterfront, which 

prioritises pedestrians and cyclists.  

WZ-P1, P3 – P8 WZ-R3-7, SUB-R7, 

mapping 

WZ-O2 – Enabled Development  

Enable the development of the Waterfront Zone as a hub for 

tourism, recreation, arts and cultural activities.  

WZ-P1, P2 WZ-R1, WZ-R11, R14 – 

R41 

WZ-O3 – Land uses 

Support a range of land uses that complement the City Centre 

Zone and are compatible with surrounding Living and Green 

Space Zones. 

WZ-P2, P3, P8 WZ-R5, R11 – R41  

WZ-O4 – Amenity and Character 

Protect and enhance the sense of place, amenity, character, 

cultural, heritage, ecological and recreational values unique to 

the Waterfront Zone.  

WZ-P1 – P5, P7 WZ-R2 – R10, SUB-R7 

WZ-O5 – Connections  

Protect and enhance the Waterfront Zone’s physical and visual 

connections with waterways the coastal marine area and the 

City Centre. 

WZ-P3, P4, P6 WZ-R6 – R8, SUB-R7, 

mapping 

WZ-O6 – Residential Activities 

Promote residential activities in the Waterfront Mixed-use 

Area. 

WZ-P8 WZ-R12, R13 

 An alternative option to the proposed policies was to rely on the existing higher order policies in Part D 

of the WDP. However, the existing policies are not considered to be effective in clearly stating the 

types of activities that are appropriate within the Waterfront, promoting residential activities or 

encouraging high quality urban design outcomes.  Therefore, the existing policies present additional 

costs and risk compared to the proposed policies.  

4.4.2 Proposed WZ Boundaries 

 Spatial mapping is considered to be an appropriate method of achieving the objectives of the WZ as it 

identifies where the proposed objectives and provisions do and do not apply.  In order to assess the 

appropriateness of the proposed spatial extent of the WZ in achieving the objectives of the WZ the 

following three options were evaluated:  
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• Option 1: Status Quo: Retain the current spatial extent of the Town Basin Environment and 

rezone these areas to WZ while retaining each sub-environment as a precinct.  

• Option 2: Map the WZ based on the criteria identified in section 3 above. (Plan change option) 

• Option 3: Map the Waterfront area with a mix of the Business Zones provided for by PC88 (i.e. 

do not have a Waterfront Zone).  

 Evaluation of these alterative options have been summarised in Table 8: 

TABLE 8: SECTION 32 ASSESSMENT OF MAPPING OPTIONS 

 Costs Benefits 

Option 1: 

Status 

Quo  

Environmental 

The current TBE boundaries do not 

appropriately encompass the Hatea Loop 

Walkway area and do not give effect to 

higher order policy direction.  

7 different sub-environments applying to a 

small area of adjoining or adjacent of land 

results in inconsistent environmental 

outcomes for areas that are relatively similar.  

Economic 

Reduced opportunities for WZ activities 

compared to Option 2 (e.g. cultural, tourism 

and recreation etc.) as the zoning would 

apply to a smaller area.  

Social           

Complicated policy framework with 7 sub-

environments.  

Cultural                                                    

None identified. 

Environmental, Social and Cultural 

None identified. 

Economic 

Larger land supply for activities that are enabled by 

other Business zones as areas along Herekino 

Street and Port Road would not be zoned within the 

WZ. 

Option 2: 

Map WZ 

based on 

criteria in 

section 3  

Environmental and Cultural 

None identified. 

Economic  

Existing activities along Herekino Street and 

Port Road that are not consistent with the 

outcomes sought in the WZ are likely to 

require consent for any expansion. 

Social 

New zoning pattern and approach for 

community to adapt to.  

Environmental 

The Waterfront Mixed-use Area extends along 

Hīhīaua Peninsula and Port Road to improve 

amenity and discourage noxious activities where 

land has been identified as being appropriate for 

mixed-use development.  

Economic and Social 

Proposed WZ boundaries are considered to improve 

walkability and connectivity between the 

waterfront/loop area and the adjacent Business, 

Living and Green Space Zones. This can help 

enable economic growth. 

Extending the WZ boundaries encourages higher 

amenity mixed-use activities within these areas to 

support the higher order policy direction for the 

Waterfront area. This provides greater certainty to 

developers and helps encourage the incremental 

amenity change that is anticipated for the area.  

Cultural       

None identified.                                            
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Option 3: 

Do not 

map a WZ  

Environmental and Cultural 

The policy framework and description of the 

waterfront area would not be appropriately 

addressed by the general Business Zones. 

This could diminish the cultural, recreational, 

and open space character of the Waterfront 

area. 

Economic 

The general Business Zones do not provide 

for an appropriate mixture of activities and 

would not represent the existing activities or 

provide for the anticipated outcomes for the 

area.  

Social           

In order to achieve the appropriate outcomes 

for the Waterfront area the general Business 

Zones would need either multiple Zones or 

multiple precincts overlaying the underlying 

provisions. This would result in a complicated 

planning framework (similar to the status 

quo) and would not simplify or streamline the 

WDP. 

Environmental, Social and Cultural 

None identified. 

Economic 

The general Business Zones are more permissive 

for certain activities and could reduce consenting 

costs.  

 Efficiency Effectiveness  

Option 1 This option involves 7 sub-environments 

which has resulted in complicated WDP 

provisions and inconsistent outcomes. 

This option is not effective as it limits the 

development potential of the WZ and does not 

reflect the spatial extent of the existing Hatea Loop 

or high order policy direction.  

Option 2 This option would efficiently consolidate 

Waterfront activity in more suitable locations 

and would streamline the operative 

provisions and zoning patterns.  

This option would effectively discourage 

incompatible activities from the WZ and provide for 

better connections between the Waterfront and the 

City Centre. This option would also appropriately 

recognise the extent of the Hatea Loop Walkway 

and provide appropriate zoning adjacent to this key 

asset.  

Option 3 In order for this option to be effective there 

would need to be numerous precincts 

applied on top of the underlying zones. This 

approach would not be efficient as it would 

lead to a complicated planning and zoning 

framework, as for the status quo. 

If this option were to include numerous precincts on 

top of the underlying zonings to modify the 

provisions, then it is considered that it would be 

effective, but not as effective as the tailored WZ.. 

Economic Growth and Employment Opportunities 

All options provide for a similar level of economic growth and employment opportunities as the Waterfront would 

be zoned as a combination of the available zones under any option. Each zone would enable a different range of 

activities, but each would provide economic growth and employment opportunities. With regard to the NPS:UDC, 

Option 2 provides sufficient land supply for the activities enabled by the WZ provisions (see section Part 1 of the 

s32). 

Risk of acting and not acting if there is uncertain or insufficient information 

Option 1 The risk associated with Option 1 is moderate as retaining the current spatial extent of the TBE 

zoning could limit development. By not extending the zoning along Hīhīaua Peninsula and Port Road 

there is risk that the outcomes envisaged adjacent to the Hatea Loop Walkway would not be 

achieved.  

Option 2 The risk associated with Option 2 is low as the proposed rezoning provides clear direction for the 

future development of the waterfront area and is consistent with higher order policy direction. 
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Option 3 If this option were to include numerous precincts on top of the underlying zonings then the risk would 

be similar to Option 2. However, there is the risk that the precinct approach would be too complicated 

and would lead to additional consenting costs.  

 

 As shown in Table 8, Option 2 (the proposed plan change) is considered to be the most appropriate 

spatial method of achieving the objectives of the WZ as it will best reflect patterns of existing land use 

and development while also providing land supply for the on-going development of the Waterfront and 

creating a compact and walkable area where the city meets the water. 

4.4.3 Proposed WZ Rules 

 The proposed provisions in the WZ are assessed below.  The proposed provisions are grouped by 

topic. The evaluation of the provisions includes the identification of alternative options and an 

assessment of the costs, benefits, efficiency and effectiveness of the proposed provisions and the 

risks of acting and not acting. 

Building Height 

 The proposed WZ objectives seek to enable the development of the Waterfront as a hub for tourism, 

recreation, arts and cultural activities while protecting the amenity and character of the area and the 

visual and physical connections to surrounding zones and features. To achieve this, multi-storey 

developments need to be provided for while also managing building heights. Pre-notification 

consultation feedback identified a strong interest within the public to manage shading from buildings to 

ensure there is sunlight access within the Waterfront.  

 Proposed Rule WZ-R2 manages building height within the WZ. The proposed maximum building 

height within the Waterfront Commercial Area and the Waterfront Mixed-use Area is 11m.  This 

represents a reduction of permitted building height in some parts of the Waterfront Zone, but sets a 

consistent permitted building height across the zone and is very close to the status quo. 

 The status quo provisions of the TBE permit a building height of 11m in the Waterfront Commercial 

Area and 15m within the Waterfront Mixed-use Area, unless the building is within 30m of MHWS 

where the maximum height would be 11m. 

 Proposed Rule WZ-R5 manages the internal floor-to-ceiling height of buildings by requiring a minimum 

3.5m floor-to-ceiling height at ground floor and a minimum 2.7m floor-to-ceiling height above ground 

floor. There are currently no floor-to-ceiling height rules in the TBE. However, the Hīhīaua Precinct 

Plan recommended that minimum floor-to-ceiling heights be implemented to provide natural light and 

ventilation to buildings, create a sense of spaciousness, and allow flexibility for future change of use.  

 Alternatives considered were: 

• Option 1: Retain the status quo heights.  

• Option 2: Increase height limit to 15m across the entire proposed WZ. 

• Option 3: Have no building height controls in the WZ. 
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• Option 4: Decrease height limit to 11m across the entire proposed WZ and introduce a minimum 

floor -to-ceiling height (Plan change option). 

 Evaluation of these alterative options have been summarised in Table 9. 

TABLE 9: SECTION 32 ASSESSMENT OF BUILDING HEIGHT OPTIONS 

 Costs Benefits 

Option 1: 

Status 

Quo  

Environmental 

None identified. 

Economic 

Increased consenting costs compared to 

Options 2 and 3.  

Social and Cultural        

None identified.                                           

 

Environmental 

Status quo has effectively managed adverse 

environmental effects in relation to building height. 

Economic  

Status quo building heights have sufficiently 

enabled development within the Waterfront and 

ensured that larger buildings are appropriately 

assessed through the resource consent process.  

Social and Cultural                                                    

View shafts to Parihaka and sunlight access are 

protected. 

Option 2: 

Increase 

building 

height to 

15m   

Environmental 

Buildings up to 15m could increase shading 

and building dominance within and around 

the Waterfront. 

Economic 

None identified. 

Social and Cultural        

View shafts to Parihaka and sunlight access 

would not be as well protected as Option 1. 

Environmental, Social and Cultural 

None identified. 

Economic 

Increasing the building height to 15m would enable 

an additional storey within the Waterfront 

Commercial Area without the need for resource 

consent.  

  

Option 3: 

No 

maximum 

building 

heights 

Environmental, Social and Cultural 

Without a maximum building height, there is 

the potential for adverse effects in relation to 

shading, human scale of development and 

compromised view shafts to Parihaka. 

Economic 

None identified. 

Environmental, Social and Cultural 

None identified. 

Economic 

Increased development opportunities with no height 

restrictions.  

Option 4: 

Reduce 

Building 

Height to 

11m 

Environmental 

None identified. 

Economic 

Increased consenting costs compared to 

Options 1, 2 and 3.  

Minimum building and floor-to-ceiling heights 

may increase costs for development.  

Social and Cultural        

None identified.                                           

 

Environmental 

This option would more effectively manage adverse 

environmental effects in relation to building height 

and better assist achieving aspirations for the WZ.   

This option would apply a consistent building height 

provision while also implementing minimum floor-to-

ceiling heights to achieve additional positive 

outcomes. 

Economic  

Status quo building heights have sufficiently 

enabled development within the Waterfront and 

ensured that larger buildings are appropriately 

assessed through the resource consent process.  

Floor-to-ceiling heights preserve flexibility for future 

change of use. 

Social and Cultural                                                    

View shafts to Parihaka and sunlight access are 

protected. 
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 Efficiency Effectiveness  

Option 1 The status quo is considered to be an 

efficient and clear method of managing 

building heights.   

The status quo is effective in managing building 
height to protect amenity and sunlight access.  

Option 2 Option 2 is considered to be and efficient ad 

clear method of managing building heights.   

Option 2 is not as effective as Option 1 in manging 
adverse effects from building heights as it is 
considered appropriate to assess buildings over 
11m in some locations within the WZ.  

Option 3 Option 3 is considered to be efficient as it 

would streamline the WZ provisions. 

Option 3 would not be effective in managing building 
height as it would rely on other factors outside of the 
district plan to limit the scale of buildings and 
encourage incentives. 

Option 4 Option 4 is considered to be efficient as it 

would streamline the WZ provisions. 

The status quo is effective in managing building 
height to protect amenity and sunlight access. 
Implementing a minimum floor-to-ceiling height will 
help ensure flexible use of buildings.  Option 4 is 
more effective than Option 1 to protect amenity, 
sunlight access and the effect of changing land uses 
in the WZ. 

Economic Growth and Employment Opportunities 

Option 3 provides the most economic growth and employment opportunities by not managing building height. 

Option 2 provides slightly more economic growth than Option 1.  Option 4 is similar to Option 1.  It is slightly more 

restrictive, but will better protect the values of the WZ consistently.  This will better ensure that the values that 

make the WZ an economically desirable location are protected.  Consent can still be sought for buildings 

exceeding 11m and buildings can be designed to meet the rules, so it is not considered that the proposed 

provisions are overly restrictive. 

Risk of acting and not acting if there is uncertain or insufficient information 

There is no known risk due to insufficient information.  

 Option 4 (Plan change option) is considered to be the most appropriate method. Option 4 will achieve 

the expectations for the WZ and achieve the proposed WZ objectives. 

Active Frontages and Connections 

 The proposed WZ objectives seek to prioritise pedestrians and protect amenity and visual and 

physical connections. One way this can be achieved is by requiring active frontage, which is proposed 

to be defined as: 

means uses/buildings that have a visual connection with the street level (usually from a ground floor) and 

entrances from the street. It will involve a degree of clear glazing but does not need to be fully glazed. The 

design should imply to users on the street that there is proximity and interaction between them and people 

within buildings. 

 Proposed Rules WZ-R6 and R8 manage active frontage and pedestrian connections by controlling 

building frontages and fences.  

Building Frontages 

 Proposed Rule WZ-R6 requires clear glazing at ground floor and manages the location of public 

entrances. The TBE does not have any building frontage rules. It has been identified through 

consultation and research that there is a need for more urban design controls within the WZ, 

particularly with regard to ground floor active frontage. The proposed rules have been informed by 

best practice urban design and are intended to protect and enhance active frontage while not being 
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overly restrictive. The rules also require buildings to interact with the Coastal Marine Area (CMA) as 

public entrances must be situated to face the CMA and waterways in certain locations.   

 It was considered to require consent as a restricted discretionary activity for all new buildings and to 

require an urban design assessment to be provided. This would help ensure buildings are designed 

appropriately and assessed through the resource consent process. However, it became clear that a 

restricted discretionary activity with no thresholds stated would not provide sufficient clarity for plan 

users or planners assessing resource consents. Therefore, it is considered that there needs to be rule 

thresholds established to provide guidance. The thresholds could be set as restricted discretionary 

minimums; however, it is considered more appropriate to provide a permitted baseline as this enables 

greater economic growth and development opportunities while managing adverse effects and 

requiring consideration of active frontages and connections in building design. The proposed active 

frontage and connection rules have been proposed in other zones proposed as part of the Urban Plan 

Changes and are considered appropriate within the WZ as well.  

Fences 

 Proposed Rule WZ-R8 seeks to manage the height and design of fences, particularly along road 

boundaries and near the CMA. Within the operative TBE, 2m is the maximum height of fences within 

2m of a boundary. There are also restrictions on barbed wire, broken glass or any form of 

electrification. High fences can detract from amenity and reduce the feeling of openness.  It is 

considered appropriate to maintain a 2m height limit. More restrictive and less restrictive provisions 

were evaluated. However, higher fences can lead to adverse shading effects and adverse effects on 

streetscape and active frontage whereas lower fences can reduce privacy levels. The current 

provisions have operated efficiently and effectively and are considered appropriate to retain. 

 The Kamo Walkability Environment introduced additional provisions requiring fences near road 

boundaries to be visually permeable above a height of 1m. This improves passive surveillance of the 

road while also clearly defining the separation of public and private space and protecting residential 

privacy. These rules are considered appropriate within the WZ and are proposed in WZ-R8. Diagrams 

are also proposed to be included to assist with rule interpretation.  

Building Setbacks and Height-in-Relation to Boundary 

 Rule WZ-R3 proposes a 3m building setback from Living and Green Space Zones and a 27m setback 

from Mean High Water Springs (MHWS). Proposed Rule WZ-R4 seeks to manage height in relation to 

boundary (HIRB) adjacent to Living and Green Space Zones.  

 The proposed building setbacks retain the TBE status quo, but reduce the setback from MHWS from 

27m to 10m. It is considered that the status quo has operated efficiently and effectively and 

appropriately manages adverse effects on adjacent zones, but does not account for the fact that 

buildings need to be in proximity to MHWS within the WZ. The proposed setback of 10m ensures that 

sufficient space is retained for future walkways/esplanade areas while still enabling development 

within allotments and acknowledging exiting development.  
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 Alternatives were considered for this provision, including requiring restricted discretionary consent for 

all buildings or stating no building setbacks. However, there is no identified justification to amend the 

status quo provisions (apart from the MHWS setback) and the benefits of the proposed provisions are 

considered to outweigh the costs.  

 The WDP currently imposes rules relating to daylight angles within the TBE (WDP Rule 43.4.4). The 

intent of this rule is considered appropriate to retain in the WZ provisions. However, there has been a 

lack of clarity regarding this rule due to the complexity of Appendix 11 in the WDP.  The proposed 

HIRB rule will provide more clarity in interpretation and implementation and is therefore considered to 

be more effective and efficient than the status quo. 

Building Coverage 

 There is currently a maximum building coverage of 50% within the Town Basin, Riverside Drive and 

Dent Street Sub-Environments of the TBE. The level of building coverage on an allotment is 

considered a significant factor in the open character of an environment. Building coverage is 

considered very important in defining the overall amenity of the area, and controls on building 

coverage reflect the need for careful management. The status quo has operated efficiently and 

effectively and therefore proposed Rule WZ-R7 proposes to retain the status quo. 

 It was considered to not state any maximum building coverage within the WZ or to state a maximum 

impervious area instead. However, stating a maximum building coverage is considered more 

appropriate as it manages the overall bulk of buildings. This ensures that there are opportunities to 

provide visual and physical links between the CMA and public places. There is no identified 

justification to amend the status quo provisions and the benefits of the proposed provisions are 

considered to outweigh the costs.  

Car Parking 

 The operative TBE requires formed car parking spaces to be further than 2m from road boundaries 

and 27m from MHWS. This helps to improve amenity and walkability within the TBE by not 

encouraging cars to park over and impede footpaths. This also retains land adjacent to MHWS for 

uses other than car parking. These provisions have operated efficiently and effectively and are 

considered appropriate to retain within proposed Rule WZ-R9.  

Outdoor Areas of Storage  

 The WDP currently manages outdoor areas of storage or stockpiles to limit their size and manage 

discharges and adverse effects that may arise. However, the wording of the operative rules has 

created issues in the ability to monitor and enforce them and is not considered efficient. Proposed 

Rule WZ-R10 aims to retain the intent of the WDP storage and stockpile provisions, but improve on 

the wording to make it clearer.  

 Alternatives considered were to retain the status quo or to delete all storage and stockpile rules. The 

plan change option is considered more efficient than the status quo as it can be more easily 
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interpreted and enforced, and is more effective than no rules as the issue would then be unmanaged 

and could have adverse amenity effects within the WZ. 

Information Requirements 

 It is proposed to require an urban design assessment for any activities that do not comply with 

proposed Rules WZ-R2 – R10. This information requirement seeks to encourage the use of Council’s 

Urban Design Guidelines and to promote best practice urban design. It is considered that stating an 

information requirement is helpful in providing guidance to applicants and ensuring that any adverse 

effects are appropriately assessed. 

Definition Grouping Activities 

 Part 1 of the s32 discusses the new definitions proposed under Plan Change 88. Many of these new 

definitions are activity based definitions which have been categorised into ‘definition groupings’. Table 

10 below provides an assessment of the plan change option for the proposed WZ rules relating to 

each definition grouping activity and the alternatives considered. Part 1 of the s32 assesses the 

residential and business capacity enabled through PC88, and the proposed rules across the proposed 

zones have been assessed as being appropriate in terms of residential and business capacity.  
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TABLE 10: SECTION 32 ASSESSMENT OF PROPOSED RULES FOR DEFINITION GROUPING ACTIVITIES  

Activity Proposed Plan Change Option Other Options Considered Costs of Plan Change Option Benefits of Plan Change Option 

Rural Production Activities 

Farming  Prohibited • Permit all rural production 
activities 

• Enable limited selection of rural 
production activities (e.g. farming 
and seasonal activities).  

• Not able to apply for consent for rural 
production activities. 

•  

• Sets clear expectations for community 
that rural production activities will not 
occur in WZ. 

• Improves amenity within WZ and 
retains land for more appropriate uses. 

• Rural production activities are required 
to locate in more appropriate Zones. 

Plantation forestry  

Intensive livestock 
farming 

Farm quarrying  

Seasonal activity  

Industrial Activities 

General Industry Non-Complying • Prohibit all industrial activities  

• Permit activities except for 
noxious or offensive activities 
such as panel beating, metal 
working, motor vehicle 
manufacturing, sewage disposal, 
etc. which are non-complying. 

• Not able to apply for consent for 
landfill and waste management 
facilities. 

• Non-complying activities would have 
associated consenting costs and 
possibility of being declined. 

• Larger artisan industrial activities and 
marine industrial activities would 
require consent. 

• Artisan industrial activities may 
generate adverse effects as there is 
an industrial aspect to the activity.  

• Industrial activities are generally 
required to locate in more appropriate 
zones which would avoid adverse 
effects from industrial activities and 
retain WZ land for more appropriate 
activities that are more consistent with 
the objectives. 

• Improved amenity of WZ by avoiding 
adverse effects from inappropriate 
industrial activities. 

• Small scale artisan industrial activities 
and marine industry would be provided 
for which would be consistent with the 
intent and objectives of the WZ. 
However, the proposed rules manage 
the scale and nature of these activities 
to ensure they are appropriate.  

Manufacturing 
and storage 

Repair and 
maintenance 
services 

Waste 
management 
facility 

Prohibited 

Landfill 

Marine industry Restricted Discretionary 

Artisan industrial 
activities 

Permitted with maximum GFA of 
300m2 

Residential Activities 

Supported 
Residential Care 

Non-Complying • Permitted 

• Permitted with effects based 
controls 

• Consenting costs associated with 
non-complying activity status.  

• Supported residential care is not 
considered appropriate for the WZ due 
to accessibility issues, costs and 
amenity for residents.  Supported 
residential care would be encouraged 
to locate in more appropriate zones. 

Residential Unit Permitted in the Waterfront 
Mixed-use Area with controls for 
minimum internal areas and 
outdoor living courts. Notification 
exemption is provided. 
 

• Permitted with outdoor living court 
controls only. 

• Permitted with additional effects 
based controls such as outlook 
space and habitable room 

• Additional controls for residential 
units to comply with. 

• Some urban design issues would not 
be actively managed by the District 
Plan. 

• The District Plan would continue to be 
enabling and supportive for inner city 
residential activities. 

• Additional urban design controls to 
ensure on-site amenity for residents is 
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Minor Residential 
Unit 

Non-Complying in the 
Waterfront Commercial Area.  

orientation and requirement to 
locate above ground floor.  

• WZ has a strong focus on active 
frontage at ground level and the 
proposed rules would not restrict 
residential units at ground floor in the 
Waterfront Mixed-use Area. 

• Potential for reverse sensitivity with 
residential activities in proximity to 
noisy or late night activities. 

• Consenting costs associated with 
residential units in the Waterfront 
Commercial Area. 

protected, while not being overly 
restrictive. 

• Consistent with WZ objectives, higher 
order policy direction and higher order 
documents. 

• The Waterfront Commercial Area land 
is retained for non-residential 
experience based activities. 

• Residential units could locate at ground 
floor in the Waterfront Mixed-use Area 
to provide more flexibility for 
development.  

Commercial Activities 

Motor Vehicle 
Sales 

Non-Complying • Provide for these activities as 
either permitted or discretionary 
with a suite of effects based 
controls. 

• Prohibit these retail activities 

• Consent would be required for these 
retail activities with policies that 
would not be strongly supportive. 

• Existing activities would rely on 
existing use rights and would require 
consent beyond existing use rights. 

• Plan change option allows for 
consent to be applied for, which could 
result in some these activities 
establishing in the WZ and having 
adverse effects if the policies do not 
appropriately manage this. 

• Consistent with WZ objectives, higher 
order policy direction and higher order 
documents. 

• Improved amenity of WZ by 
discouraging these retail activities 
which often have negative character 
and amenity effects. 

• WZ land is retained for more suitable 
activities and these retail activities are 
encouraged to locate in more 
appropriate zones.  

• Less restrictive than the option of 
prohibiting these activities.   

Garden Centres 

Trade Suppliers 

Drive Through 
Facilities  

Hire Premise 

Service Stations 

Funeral Home 

Grocery Store Permitted in the Waterfront 
Mixed-use Area where the 
activity is on ground floor and 
has a maximum GFA of 600m2 
 

Non-Complying in the 
Waterfront Commercial Area. 

• Permitted across entire WZ 

• Non-complying across entire WZ 

• Consenting costs for larger scale 
grocery store in the Waterfront 
Mixed-use Area and for any grocery 
stores in the Waterfront Commercial 
Area. 

• Existing activities would rely on 
existing use rights and would require 
consent beyond existing use rights. 

• Providing for smaller scale grocery 
stores in the Waterfront Mixed-use 
Area helps support the intended mixed-
use environment for the area and 
would support existing and future 
residents. 

• Requiring grocery stores to locate on 
ground floor retains above ground 
levels for residential uses.  

• Ensures that any larger scale grocery 
stores would be appropriately 
assessed to ensure adverse effects are 
managed. 

• Grocery stores are not consistent with 
the existing or intended use of the 
Waterfront Commercial Area and 
therefore the non-complying activity 
status is considered appropriate.  
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Marine Retail Permitted in the Waterfront 
Mixed-use Area where the 
activity is at ground floor. 
 

Non-Complying in the 
Waterfront Commercial Area. 

• Permitted across entire WZ 

• Permitted with additional effects 
based rules (e.g. GFA limits, 
traffic movements, etc.) 

• Non-complying or discretionary 
across entire WZ 

• Consenting costs in the Waterfront 
Mixed-use Area where the rules are 
not complied with. 

• Consenting costs in the Waterfront 
Commercial Area for any activity.  

• Existing activities would rely on 
existing use rights and would require 
consent beyond existing use rights. 

• Consistent with WZ objectives, higher 
order policy direction and higher order 
documents. 

• Enabling marine retail and commercial 
services within the Waterfront Mixed-
use Area supports the mixed-use 
environment and, for marine retail 
particularly, supports the character of 
the WZ.  

• Requiring these activities to locate on 
ground floor in the Waterfront Mixed-
use Area retains above levels for 
residential uses.  

• These activities are not consistent with 
the existing or intended use of the 
Waterfront Commercial Area and 
therefore requiring consent is 
considered appropriate. Commercial 
services are considered more 
compatible Marine Retail with the 
Waterfront Commercial Area which is 
reflected in the discretionary / non-
complying activity status difference. 

Commercial 
Services 

Permitted in the Waterfront 
Mixed-use Area where the 
activity is on ground floor. 
 

Discretionary in the Waterfront 
Commercial Area. 

General Retail Permitted in the Waterfront 
Mixed-use Area where the 
activity is on ground floor. 
 

Permitted in the Waterfront 
Commercial Area with a 250m2 . 
GFA limit. 

• Permitted within Waterfront 
Commercial Area. 

• Discretionary within the 
Waterfront Mixed-use Area 

• These activities would not be actively 
managed by the proposed WZ rules. 
Other effects based rules and district 
wide provisions would need to 
manage any adverse effects in the 
Waterfront Mixed-use Area. 

• Larger activities would require 
resource consent. 

• Potential for reverse sensitivity with 
sensitive activities in proximity to 
noisy or late night activities. 

• Consistent with WZ objectives, higher 
order policy direction and higher order 
documents. 

• Enabling for activity and experience 
based land uses while managing effect 
. 

• Active frontage controls would manage 
the ground floor design of buildings. 

• Requiring these activities to locate at 
ground floor in the Waterfront Mixed-
use Area retains above levels for 
residential uses.  

• GFA limit ensures fine grain within WZ 
is retained. 

Food and 
Beverage Activity 

Entertainment 
Facilities 

Visitor 
Accommodation 

Permitted in the Waterfront 
Mixed-use Area. 
 

Discretionary in the Waterfront 
Commercial Area. 

• Permitted across entire WZ 

• Permitted with additional effects 
based rules (e.g. GFA limits, 
traffic movements, etc.) 

• Discretionary across entire WZ 

• Visitor accommodation would not be 
actively managed in the Waterfront 
Mixed-use Area. Other effects based 
rules and district wide provisions 
would need to manage any adverse 
effects.  

• Consistent with WZ objectives, higher 
order policy direction and higher order 
documents. 

• Supportive of the tourism themes within 
the Waterfront Mixed-use Area. 

• Visitor accommodation is not 
consistent with the existing or intended 
use of the Waterfront Commercial Area 
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• Potential for reverse sensitivity with 
visitor accommodation in proximity to 
noisy or late night activities. 

• Consenting costs in the Waterfront 
Commercial Area.  

and therefore the discretionary activity 
status is considered appropriate.  

Community Activities 

Recreational 
Facilities 

Permitted in the Waterfront 
Mixed-use Area where the 
activity is on ground floor. 
 

Non-Complying in the 
Waterfront Commercial Area. 

• Permitted across entire WZ 

• Permitted with additional effects 
based rules (e.g. GFA limits, 
traffic movements, etc.) 

• Non-complying or discretionary 
across entire WZ 

• Consenting costs in the Waterfront 
Mixed-use Area above ground floor. 

• Consenting costs in the Waterfront 
Commercial Area for any activity.  

• Existing activities would rely on 
existing use rights and would require 
consent beyond existing use rights. 

• Consistent with WZ objectives, higher 
order policy direction and higher order 
documents. 

• Enabling these activities supports the 
mixed-use environment and would 
support existing and future residents.  

• Requiring these activities to locate on 
ground floor in the Waterfront Mixed-
use Area retains above levels for 
residential uses.  

• These activities are not consistent with 
the existing or intended use of the 
Waterfront Commercial Area and 
therefore requiring consent is 
considered appropriate.  

Educational 
Facilities 
 

Place of 
Assembly  

Permitted in the Waterfront 
Mixed-use Area where the 
activity at on ground floor. 
 

Permitted in the Waterfront 
Commercial Area with a 250m2. 
GFA limit. 

• Permitted. 

• Discretionary within the 
Waterfront Mixed-use Area 

• These activities would not be actively 
managed by the proposed WZ rules. 
Other effects based rules and district 
wide provisions would need to 
manage any adverse effects.  

• Consenting costs for places of 
assembly above ground floor in the 
Waterfront Mixed-use Area. 

• Consenting costs for places of 
assembly above GFA limit. 

• Consistent with WZ objectives, higher 
order policy direction and higher order 
documents. 

• Enabling for recreational and 
experience based land uses while 
managing effects. 

• Active frontage controls would manage 
the ground floor design of buildings. 

• Requiring these activities to locate at 
ground floor in the Waterfront Mixed-
use Area retains above levels for 
residential uses.  

Emergency 
Service 

Non-Complying • Discretionary with effects based 
controls (e.g. GFA limits, traffic 
movements, etc.). 

• Consenting costs associated with 
emergency services and care 
centres. 

• Existing activities would require 
consent for extensions beyond the 
GFA threshold. 

• Not able to apply for consent for 
hospitals. 

• WZ land would be retained for higher 
amenity activities that are more 
consistent with WZ objectives. 

• Consent would be required to ensure 
that if emergency services or care 
centres established that they would be 
carefully designed and operated.  

• These activities would be encouraged 
to locate in more appropriate zones. 

Care Centre 

Hospital Prohibited 
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Efficiency and Effectiveness 

 It is considered that the proposed suite of rules for the definition grouping activities are efficient and 

effective for the following reasons: 

• The proposed rules provide a clearer expectation for the community and developers as to what 

types of activities are anticipated within the WZ. 

• The proposed rules are more effective than the status quo in managing adverse effects and 

achieving positive outcomes, as the WDP has a minimal level of control of activities and design 

in the TBE.   

• The proposed rules provide for a permitted threshold of activities, in line with the WZ objectives, 

so that consent requirements are not restrictive. 

Economic Growth and Employment Opportunities 

 Rules managing the definition grouping activities can have significant effects on economic growth and 

employment opportunities as they can dictate where certain business sectors can and cannot operate 

without consent. It is considered that the proposed WZ rules provide for an appropriate range of 

activities to enable growth and employment while also protecting the amenity and character of the WZ. 

The fact that the proposed rules are more restrictive for certain activities than the status quo is 

considered to be beneficial for economic growth and employment opportunities as this will improve WZ 

amenity and in turn encourage more investment and development. 

 As demonstrated in Part 1 of the s32 report an assessment of capacity for various business sectors 

has identified that sufficient capacity has been provided across the District. 

Risk of Acting and Not Acting if there is Uncertain or Insufficient Information 

 There is no known risk due to insufficient information. 

Conclusion 

 The proposed subdivision rules PC88C are considered to be the most appropriate. 

Subdivision 

 The WDP provides for subdivision in the TBE as a controlled activity where the net allotment area of 

an allotment is at least 100m2 and the minimum allotment frontage is 6m, or 12m in the case of a 

corner allotment.  

 The WZ proposes to retain the status quo of the TBE across the entire WZ, and include a maximum 

frontage for every allotment of 30m, or 60m in the case of a corner allotment. The maximum frontage 

is proposed to achieve a fine grain character within the WZ and manage the potential for large 

uninterrupted allotments and/or buildings to establish which could adversely affect walkability. The 

subdivision rules are proposed to be located in the proposed Subdivision Chapter (see PC148), but 

have been assessed within this part of the s32 report.  
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 A number of alternatives have been evaluated in relation to subdivision in the WZ. The first option is to 

have no provisions, with all subdivision being permitted. This option is considered inappropriate as 

access and servicing arrangements would not be evaluated by Council and allotments could 

potentially be created that could not be built on. Another option was to require discretionary or 

restricted discretionary consent for all subdivision in the WZ. However, this is considered to be overly 

restrictive and not proportional to the effects being managed.  

 It is considered that the proposed minimum lot sizes and frontage requirements are enabling as they 

do not create unreasonable consenting costs and are consistent with the proposed WZ objectives in 

achieving a walkable area next to Whangarei’s City Centre and the CMA. Table 11 below 

demonstrates the appropriateness of the proposed provisions. 

TABLE 11: S32 ASSESSMENT OF SUBDIVISION PROVISIONS  

Costs Benefits 

Environmental, Social and Cultural 

None identified. 

Economic 

Increased consenting costs to exceed maximum 

frontage lengths. 

Environmental and Social 

Helps create a pedestrian-centric environment with fine 

grain street frontages. 

Economic 

Improves walkability within the WZ which in turn can 

encourage more investment and generate more 

economic activity. 

Cultural 

None identified. 

Efficiency  Effectiveness 

Rules are clear and considered to efficient and ensure 

that allotments are of a sufficient size to be efficiently 

developed.  

Rules effectively achieve the proposed WZ objectives 

relating to walkability.  

Economic Growth and Employment Opportunities 

The proposed rules are not considered to have significant impacts on economic growth and employment but do help 

promote walkability and encourage a mixture of smaller scale activities.  

Risk of acting and not acting if there is uncertain or insufficient information 

 There is no known risk due to insufficient information. 

5. Conclusion 

 Pursuant to s32 of the RMA, the proposed WZ objectives have been analysed against Part 2 of the 

RMA and the relevant provisions of higher order plans and policy documents. It is considered that the 

proposed objectives are the most appropriate way to achieve the purpose of the RMA. 

 The proposed provisions have been detailed and compared against viable alternatives in terms of their 

costs, benefits, efficiency and effectiveness and risk in accordance with the relevant clauses of s32 of 

the RMA. The proposed provisions are considered to represent the most appropriate means of 

achieving the proposed objectives and of addressing the underlying resource management issues 

relating to Whangarei’s Waterfront. 


