Submission #208

To:

Policy Department – Attention: Policy and Monitoring Department
Whangarei District Council
Private Bag 9023
Whangarei 0148
Email: mailroom@wdc.govt.nz

RE: Submission on Plan Changes 82A, 82B, 88, 88A-J, 109, 115, 136 147 & 148, and
Proposed Planning Map 71

1.

Details of persons making submission
Goal Holdings Ltd (GHL)
Ref: 15316.blh
C/- Reyburn and Bryant
Attention: Brett Hood
PO Box 191
WHANGAREI

2.

General statement
GHL cannot gain an advantage in trade competition through this submission. They
are directly affected by the plan change. The effects are not related to trade
competition.

3.

Background and context
GHL owns a 3.9485ha property located on the corner of Austin Road and SH14 in
Maunu. The property has extensive frontage to both these roads. A plan showing
the location of the GHL land is included with the supporting Section 32 Evaluation
report attached.

4.

The specific provisions of the Plan Change that this submission relates to are:
1.

All the plan changes, but particularly:


PC88 ‘Urban Plan Changes Technical Introduction’



PC88E ‘Local Commercial Zone’



PC88J ‘Precincts’



PC109 ‘Transport’



PC115 ‘Open Space Zones’
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PC136 ‘Three Waters’



PC148 ‘Strategic Direction and Subdivision’

2. Proposed Planning Map 71, and specifically the zone proposed for Lot 2 DP
513190.
3. The submission also relates to the consequential amendments to the
Operative District Plan text, including the definitions.
5.

GHL seeks the following amendments/relief:


That Lot 2 DP 513190 be zoned ‘Local Commercial’ with a Maunu Town Centre
Precinct overlay (MTCP), or alternative relief with similar effect.



Relief from compliance with provisions in Plan Changes 82A, 82B, 88, 88A-J,
109, 115, 136, 147, 148 where those provisions are inconsistent with the
objectives, policies, and rules intended for the MTCP.

6.

The reasons for the proposed relief are:
1.

The suburb of Maunu does not have (and has never had) a coherent
commercial area. While there are several commercial activities located
sporadically along SH14, there is no single commercial area capable of
providing for the needs of the existing and future Maunu residential area and
the rural land further to the west.

2.

The MTCP is of strategic importance. It is located in the centre of existing and
future residential development in Maunu. There is no other land available for
commercial development in Maunu. If the site is utilised for residential
purposes rather than commercial purposes, the opportunity to provide a heart
for the suburb will be lost, and future commercial development will likely need
to locate west of Cemetery Road (at least 2 km from the existing residential
area). This would be poor outcome from a spatial, efficiency, and sustainability
perspective.

3.

Traffic modelling has shown that existing and future residential development
on Austin Road will combine to result in a poor level of service at the
intersection of Austin Road and SH14. The MTCP will assist in alleviating these
impacts through the implementation of intersection improvement works such
as those advanced in the Section 32 evaluation report.
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4. The proposal will have social and economic benefits for Maunu residents. This
includes opportunities for social engagement, and less vehicle travelling time
to access essential goods and services.
5.

The proposal will reinforce the identity and sense of place for Maunu.

6. The proposal will reduce traffic movements on Maunu Road (SH14) where
Maunu residents will no longer need to travel elsewhere to access essential
goods and services.
7. The LC zone proposed in PC88 is inadequate to meet the existing and future
needs of Maunu for the following reasons:


The Maunu Children’s Health Camp (which makes up most of the proposed
LC for Maunu) is unlikely to be developed for commercial purposes.



The existing ‘Sciadopitys’ development (incorporating the Jolt Café) has
limited development potential beyond the existing resource consent
applicable to this property.



There are potential adverse traffic impacts associated with development of
the proposed LC under PC88, including the proximity of multiple local
roads exiting onto SH14, the existing Tui Crescent shops and associated
congestion, sight distances to the east at the eastern extent of the
proposed LC, and the close proximity of residential development.

8. The proposed MTCP better achieves the purpose of the RMA relative to
retaining the proposed Residential zone or rezoning the land LC without an
overlay.
9. The proposed MTCP provisions are more efficient and effective than the default
LC provisions in the context of Section 32 of the RMA.
7.

GHL wish the Whangarei District Council’s decision to address the above issues
by:
Rezoning Lot 2 DP 513190 ‘Local Commercial’ with a Maunu Town Centre Precinct
overlay (MTCP), or alternative relief with similar effect.

8.

GHL wish to be heard in support of their submission at a hearing if one is held.
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_____________________
Brett Hood
Planning Consultant

On behalf of Goal Holdings Ltd
Dated this 3rd day of July 2019.
Attachments: 1. Draft ‘Maunu Town Centre Precinct’ provisions.
2. Section 32 Evaluation Report.
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PREC1 – Maunu Town Centre Precinct (MTCP)

Overview
The Maunu Town Centre Precinct (MTCP) applies to land on the corner of Austin Road and SH14. It is a hybrid
version of the Local Centre Zone (LC). Like the LC, the MTCP is intended to meet the needs of the growing
population in Maunu and the land to the west by providing for commercial, community and residential activities.
However, the MTCP provisions have been tailored to provide for the specific characteristics of the environment
in this location, as distinct from the other proposed LC zones. The modified provisions of the MTCP are designed
to provide a distinctive sense of place and identity for Maunu.
The MTCP is intended to be the future heart of Maunu. It will provide for activities such as supermarkets, a range
of retail goods and services, small scale office activities and some community, recreation and health services.
The MTCP is strategically located, recognising that as Maunu continues to expand towards the west, it will
eventually be in the centre of the existing and future residential area. Due to a range of geographic and tenure
related constraints, the MTCP is the only viable option for a compact and contiguous commercial centre in close
proximity to existing and future residential development.
The MTCP has a specific suite of objectives and policies. The objectives and policies of the underlying LC zone do
not apply to development in the MTCP.
The rules of the underlying LC zone and district-wide matters rules apply, except where amended by the MTCP
rules. apply in addition to any relevant provisions of a precinct unless stated otherwise. As stated in Rule HPWR1.2, where an activity is subject to a precinct rule and the activity status of that activity in the precinct is different
to the activity status in the zone or in the district-wide matter rules, then the activity status in the precinct takes
precedence over the activity status in the zone or district-wide matter rules, whether that activity status is more
or less restrictive.

Objectives
MTCP-O1 – Community
identity

Create and maintain a community focal point and sense of place for the existing and

MTCP-O2 – Scale and
intensity

Development is of a scale and intensity that is in keeping with the amenity values
of the locality, and particularly those values that contribute to sense of place.

MTCP-O3 Range of
Activities

Provide for mixed use development, including commercial, community and

planned future Maunu residential area and the rural community to the west.

residential activities that:

(a) Provides for the community’s social and economic needs;
(b) Improves community access to goods, services, community facilities, and
opportunities for social interaction;

(c) Manages adverse effects on the environment;
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(d) Does not undermine the vitality and viability of the City Centre.
(e) Creates high levels of internal amenity through good quality urban design.
MTCP-O5 Discouraged
Activities

Discourage industrial activities within the MTCP to maintain the MTCP amenity

MTCP-O6 Commercial
Sprawl

Contain commercial activities within the MTCP.

and character.

Policies
MTCP-P1 – Character and
Amenity

Recognise the following attributes as contributing to the character and amenity
values of the MTCP:
Historic stone walls incorporated into the development.
An active urban environment with a mix of type and scale of activities.
Quality landscaping and public spaces.
A scale of built development commensurate with the prominence and visual
effects of the development.
Relatively constant levels of noise during the daytime associated with traffic
and commercial activities.
A moderate degree of privacy for residential activities within and surrounding
the site.
Adequate and multi-purpose carparking within the site.
Access to daylight.
No exposure to noxious odour or noise associated with industrial activities.
High levels of vehicle traffic particularly during daytime hours.

MTCP-P2 – Range of
Activities

Enable activities to service the local convenience needs of the surrounding
residential area and the rural area to the west, including retail, commercial
services, office, and food and beverage by:
Encouraging residential activities, supermarkets, smaller scale retail activities,
offices, tourist related activities, restaurants, cafes, bars and entertainment
facilities.
Recognising the positive contribution that supermarkets make to centre
vitality and function, and the functional and operational requirements of
these activities.
Avoiding rural production and industrial activities (excluding small scale
artisan industrial activities), large department stores, bulk goods and trade
related retail.
Limiting large scale, destination-based community activities which do not
enhance the vibrancy of the MTCP.

MTCP-P3 – Mixed Use

To encourage mixed use development by providing for residential activities
primarily located above ground floor commercial uses.
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MTCP-P4 - Active
frontages to internal
pedestrian areas

To require active frontages to internal pedestrian areas to strengthen the
interrelationship between buildings and the public realm.

MTCP-P4 – Ground Floor
Residential Units

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

MTCP-P5 – Residential
Amenity

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

MTCP-P6 – Transport and
parking

Manage adverse effects on the safe and efficient operation of the transport
network by:
(a)

Encouraging transport solutions that cater for existing and future residential
development on Austin Road, and that avoid, remedy, or mitigate adverse
effects on SH14.
(b) Ensuring adequate off-street parking is provided to avoid the need for onstreet parking.
(c) Encouraging the multi-purpose use of parking spaces, including pick up and
drops offs associated with Maunu School, and other community events.

MTCP-P7 – PedestrianCentric Environment

Require development to be of a quality and design that contributes positively to
pedestrian amenity, movements, safety and convenience for people of all ages
and abilities.

MTCP-P8 – Zone Interface

To maintain amenity and character by managing built development and the
interface between the MTCP and Residential Zones, having specific regard to
dominance, overlooking, and shading.

MTCP-P9 – Discouraged
Activities

To protect the amenity values of the locality by avoiding activities which have
noxious, offensive, or undesirable qualities from locating within the MTCP.

MTCP-P10 – Scale of
Development

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

MTCP-P11 – Vitality and
Viability of City Centre

To avoid adverse effects on the vitality and viability of the City Centre and Mixed
Use Zones by ensuring expansion of the LC is provided only at a scale appropriate
to the needs of the surrounding residential areas.

Rules
MTCP-R1

Any Activity
Activity Status: P
Where:
Resource consent is not required under any rule of the Local Commercial Zone or any other
District Plan rules, unless otherwise stated in the MTCP:
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The activity is not prohibited under any rule in the District Plan.

MTCP-R2

Building Frontages
Activity Status: P
Where:

Activity Status when compliance not achieved:
D

No continuous blank wall with an area
greater than 25m2 is visible from site
frontage.
No roller door is situated along the site
frontage.

MTCP-R3

Building facades and verandahs
Activity Status: P
Where:
On building façades containing the main
pedestrian access:

Activity Status when compliance not achieved:
D

(a) At least 65% of the ground floor
building façade is clear glazing; and
(b) There is a verandah:
Along at least 90% of the frontage
of the building.
(ii) That is at least 3m and no more
than 4m above the footpath.
(iii) That has a minimum width of
1.5m and a maximum width of
2.5m.
(iv) That has a maximum facia height
of 0.5m.
(i)

MTCP-R4

Shared Boundary with a Residential Zone
Activity Status: P
Where:
Any site boundary which is shared with a
Residential Zone is planted with trees or
shrubs to a minimum height of 1.8m and a
minimum depth of 1m, except within 5m

Activity Status when compliance not achieved:
D
[Note: This rule could default to the equivalent
LC rule if the terminology is tidied up].
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of a road boundary where the minimum
height is 1.2m.
MTCP-R5

Hours of Operation
Activity Status: P
Where:
Any activity (other than a residential
activity) which operates or is open for
visitors, clients, deliveries or servicing
outside of the hours of 0600 - 2200, where
the activity is located closer than 50m
from a boundary with a Living Zone.

MCTP-R6

Activity Status when compliance not achieved:
D
[Note: This rule could default to the equivalent
LC rule if the residential activity exclusion is
added]

Car Parking
Activity Status: P
Where:

Activity Status when compliance not achieved:
D

Car parking is provided in accordance with
the Transport chapter of the District Plan.
(Clarification: Car parking is permitted
between buildings and road boundaries
within the MTCP).
MTCP-R7

Grocery store (excluding supermarkets)

MTCP-R8

Health Care Facilities

MTCP-R9

Commercial Services

MTCP-R10

Food and Beverage Activity
Activity Status: P

MTCP-R11

Retail (excluding supermarkets)
Activity Status: P
Where:
Other activities do not exceed 500m2
GFA for each individual activity.

Activity Status when compliance not achieved:
D
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MTCP-R12

Supermarkets
Activity Status: P
Where:
Supermarkets do not exceed 2,500m²
GFA.

Activity Status when compliance not achieved:
RD
Matters for discretion:
(i) The effects of the operation of the activity
on the existing and expected future amenity
values of the surrounding area and any
practicable mitigation measures that would be
appropriate to manage those effects; and
(ii) The design and location of parking areas
and vehicle access and servicing arrangements;
and
(iii) The need to provide for the functional
requirements of the activity.

MTCP-R13

Drive through restaurants
Activity Status: RD
Matters for discretion:
(i) the effects arising from the numbers of
people and all vehicles using the site; and
(ii) the effects of the operation of the
activity on the existing and expected future
amenity values of the surrounding area and
any practicable mitigation measures that
would be appropriate to manage those
effects; and
(iii) the design and location of parking areas
and vehicle access and servicing
arrangements; and
(iv) the effects of location, design and
management of storage and servicing
facilities, including the adequacy of access
for service vehicles (including waste
collection).

MTCP-R14

New Vehicle Crossing Over a Footpath
Activity Status: RD
Matters for discretion:
(i)

Pedestrian safety.
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(ii) The practical need to gain access over a footpath.
(iii) Traffic efficiency and circulation.
(iv) The protection of stone walls (where practicable) and the incorporation of stone walls in
any site entrance feature.

Submission to PC88 of the Whangarei
District Plan

GOAL HOLDINGS LTD
Cnr Austin Road & SH14, Maunu

Submission to PC88 of the Whangarei District
Plan

GOAL HOLDINGS LTD
Cnr Austin Road & SH14, Maunu

Report prepared for:

Goal Holdings Ltd

Author

Brett Hood, Planning Manager/Director

Reviewed by:

Emma Miller, Senior Planner/Associate

District Authority:

Whangarei District Council

Report reference:
Report Status:

Final

Date:

July 2019

© Reyburn and Bryant Limited
This document and its contents are the property of Reyburn and Bryant Limited. Any unauthorised reproduction, in full or
in part, is forbidden
Reyburn and Bryant
P.O. Box 191
Whangarei 0140
Telephone: (09) 438 3563
Fax: (09) 438 0251

TABLE OF CONTENTS
1.

INTRODUCTION

1

1.1
1.2
1.3

Report Basis
The site and surrounding environment
The need for commercial land in Maunu

1
1
5

2.

STATUTORY REQUIREMENTS

2.1
2.2
2.3
2.4

Plan Change Framework
Section 32
Section 74 RMA
Section 75

3.

ALTERNATIVE SITE ASSESSMENT

3.1
3.2
3.3
3.4
3.5
3.6

General
Barge Park/Museum and Heritage Park
Schools
Existing residential and rural-residential development
The Local Commercial (LC) zone under PC 88
Summary

4.

THE MAUNU TOWN CENTRE PRECINCT

4.1
4.2

Rationale for site selection
MTCP Objectives, Policies, and Rules

5.

ASSESSMENT OF EFFECTS ON THE ENVIRONMENT

19

5.1
5.2
5.3
5.4
5.5
5.6
5.7
5.8
5.9
5.10
5.11

Existing environment
Community identity/sense of place
Traffic effects
Economic effects
Natural Hazards
Amenity values
Ecological effects
Cultural effects
Archaeological effects
Stormwater
Reticulated infrastructure

19
19
20
21
22
22
23
23
23
23
24

6.

POLICY FRAMEWORK AND DIRECTION

6.1
6.2
6.3
6.4

Relevant National Policy Statements
National Planning Standards (April 2019)
Regional Policy Statement for Northland
Plan Change 148 ‘Strategic Direction’

7.

SECTION 32 EVALUATION

7.1
7.2
7.3

Schedule 1 and Section 32 RMA
Appropriateness of objectives to achieve the purpose of the RMA
Appropriateness of provisions to achieve the objectives

8.

CONCLUSIONS

10
10
10
11
12

13
13
14
14
14
14
16

17
17
17

25
25
26
29
30

34
34
34
38

59

LIST OF TABLES
Table 1: MTCP Objectives.

35

Table 2: Comparison of objectives.

35

Table 3: Options assessment - MTCP policies v LC equivalent policies.

39

Table 4: Options assessment - MTCP rules v equivalent LC rules.

43

Table 5: Efficiency and effectiveness.

49

LIST OF PHOTOGRAPHS
Photograph 1: Austin Road frontage (Source: Google Streetview).

2

Photograph 2: SH14 frontage (Source: Google Streetview).

2

LIST OF FIGURES
Figure 1: Subject site (Source: Quickmap).

1

Figure 2: WDC Water infrastructure (Source: WDC GIS).

3

Figure 3: WDC Wastewater infrastructure (Source: WDC GIS).

3

Figure 4: Stormwater Overland flow (Source: WDC GIS).

4

Figure 5: Low Instability Area (Source: WDC GIS).

4

Figure 6: District Plan Residential Zones in the surrounding environment.

5

Figure 7: Maunu Primary Area (Maunu, Ti Hihi, Maungatapere, and Horahora meshblocks)
(Source: Statistics NZ).

6

Figure 8: Existing District Plan residential and rural-residential zones (Source: Operative
Whangarei District Plan).
Figure 9: Spatial constraints analysis.

7
13

Figure 10: Proposed Local Commercial Zone (Source: PC 88 Proposed Planning maps) (LC
is brighter of two greens).

15

Figure 11: Land tenure (proposed LC southern side of SH14 (Source: Quickmap).

15

Figure 12: Land tenure (proposed LC southern side of SH14 (Source: Quickmap).

16

Figure 13: Proximity of existing and future residential areas to the MTCP.

17

Figure 14: Topographic information and stormwater overland flow (Source: NRC GIS).

23

ATTACHMENT
Concept Plan
Spacial Constraints Analysis
MTCP Provisions
Urban Economics Report
TPC Report

ABBREVIATIONS
PC88

Plan Change 88

MTCP

Maunu Town Centre Precinct

LC

Local Centre

SH14

State Highway 14 (Maunu Road)

WDP

Whangarei District Plan

RES

Residential Zone

NZTA

New Zealand Transport Agency

SD

Strategic Direction Chapter

UE

Urban Economics

TPCF

Traffic Planning Group

RMA

Resource Management Act, 1991

WDC

Whangarei District Council

EES

Environmental Engineering Standards

1.

INTRODUCTION
1.1

Report Basis
This report is in support of a submission to PC88 to change the zone of Lot 2
DP 513190 from ‘Residential’ proposed under PC88 to ‘Maunu Town Centre
Precinct’ (MTCP). The MTCP is a variant of the proposed Local Commercial
Zone (LC) being introduced elsewhere in the district under PC88.
This report contains the following information:
 A description of the site and the surrounding environment.
 An outline of relevant statutory requirements.
 A description of the MTCP zone and the relevant provisions (objectives,
policies and rules).
 An assessment of environmental effects.
 An assessment against relevant planning documents.
 An evaluation under Section 32 of the RMA, 1991.

1.2 The site and surrounding e nvironment
Location
The site is located on the corner of Austin Road and SH14. The site contains
3.9485 ha and is legally described as Lot 2 DP 513190 (see Figure 1 below).

Figure 1: Subject site (Source: Quickmap).

Buildings/structures
There are no buildings or structures on the property.
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Vegetation
The property is in pasture. There is no indigenous vegetation.
Roading infrastructure
The site has approximately 200 m of frontage to SH14, and 170m of frontage to
Austin Road. The site frontages are shown in the photographs below.

Photograph 1: Austin Road frontage (Source: Google Streetview).

Photograph 2: SH14 frontage (Source: Google Streetview).

Heritage features
The Austin Road and SH14 boundaries are defined by historic stone walls. The
SH14 wall is evident in Photograph 2 above.
Water, sewer, stormwater
There is 150mm ø waterline located on Austin Road adjacent to the subject
property (see Figure 2 below).
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MTCP
Property

Figure 2: WDC Water infrastructure (Source: WDC GIS).

There is a 225mm ø gravity sewer line located within the Museum and Heritage
Park (see Figure 3 below). A 90mm ø pressure sewer line has been extended
from this line to service residential development in Te Hape, approximately
1km further to the west.

MTCP property

Figure 3: WDC Wastewater infrastructure (Source: WDC GIS).

Natural Hazards
A stormwater overland flow path runs adjacent to the southern boundary of
the property (see Figure 4 below). Recent development of the adjoining
property to the south has created a defined (bunded) channel for this overland
flow.
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MTCP property

Figure 4: Stormwater Overland flow (Source: WDC GIS).

The property is shown as having ‘Low Instability’ (see Figure 5 below).

MTCP property

Figure 5: Low Instability Area (Source: WDC GIS).

Existing and proposed District Plan zoning
The site is currently zoned ‘Living 3 Environment’ in the Operative WDP. It is
proposed to be rezoned ‘Residential’ (the equivalent Living 3 Environment
zone) under PC 88.
Surrounding environment
The property adjoins Living 3 Environment land on its southern and western
boundaries. It is also located adjacent to the Maunu Primary School (on the
eastern side of Austin Road) and the Maunu Museum and Heritage Park (on
the northern side of SH14).
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There is existing Living 1 Environment residential development extending to
the boundary of Pompallier College and Barge Park (to the east) and from
Cemetery Road to the Museum and Heritage Park to the west (see Figure 6
below).

Living 1
Living 1
Museum and
heritage park

Living 3

Figure 6: District Plan Residential Zones in the surrounding environment.

1.3 The need for commercial land in Maunu
Growth projections
The population in the Maunu primary area (consisting of the Maungatapere,
Maunu, Te Hihi, and Horahora meshblocks - see Figure 7 below) was 4,484 in
2013. The number of dwellings in this area was 1,944 (2.3 persons per dwelling).
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Figure 7: Maunu Primary Area (Maunu, Ti Hihi, Maungatapere, and Horahora meshblocks) (Source:
Statistics NZ).

In the 10-year period leading up to 2013, development in Maunu was
constrained to some extent by a lack of residential zoned land. However, new
residential and rural-residential zones introduced under Plan Changes 931, 852,
863, and 1124 have resulted in multiple residential and rural-residential
subdivisions being completed in the primary catchment area since 2013 (the
existing spatial extent of residential and rural-residential zones in Maunu is
shown in Figure 8 below).

Operative 25 June 2013
Operative 6 March 2019
3 Operative 6 March 2019
4 Operative 18 December 2015
1

2
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Figure 8: Existing District Plan residential and rural-residential zones (Source: Operative
Whangarei District Plan).

In addition to the subdivisions that have been completed since 2013, planning
is also underway for approximately 600 additional residential lots in the area,
including subdivisions at Puriri Park Road, Pompallier Estate Drive, Austin
Road, and Te Hape. There are also Urban Transition Environment (UTE) and
Rural Living Environment (RLE) zones in the catchment which could yield
approximately 100-150 additional rural-residential lots. The new lots that are
likely to be created in the next 10-year period are likely to have a corresponding
impact on the population in the Maunu primary area.
Demand for commercial land in Maunu
A market assessment for retail floor space was carried out by Urban Economics
(UE). The assessment concluded that there is demand in Maunu for:
 A full-size supermarket of between 2,500 m² to 3,500 m².
 4,000 m² to 5,000 m² of convenience retail.5
 2,000 m² to 3,000 m² of commercial services.6
 A total demand for retail and commercial GFA of 8,500 m² to 11,500 m².

Based on 0.4m² per capita [Market Assessment of Proposed Local Centre in Maunu, Urban Economics, 2019]
Typically, 30-40% of local centre GFA [Market Assessment of Proposed Local Centre in Maunu, Urban
Economics, 2019]
5

6
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Based on a 25-30% GFA, the 3.9485ha GHL site is capable of accommodating
10,000m² - 12,000m² of commercial GFA. A concept design for the site is
attached.
As the population continues to increase beyond 2028, there will be a
corresponding increase in the demand for commercial GFA. Providing for
additional commercial land in a central location beyond the 10-year planning
horizon is a sensible and sustainable outcome in Maunu. This is because if an
appropriately sized, centrally located site is not secured now, the only available
land in the future would likely be to the west of the Te Hape urban area. Such
an outcome would result in a fragmented urban form with associated adverse
effects on sense of place.
Existing supply of commercial land in Maunu
There are three small commercial centres currently providing day-to-day
convenience retail and services for the Maunu catchment area. These are:
 Tui Crescent – four small convenience retail stores (including dairy,
hairdresser, chemist, takeaway), and a medical centre.
 Sciadopitys – café, childcare, and garden centre (garden centre consented
to be replaced by 802m² of convenience retail).
 West End – 6 small convenience retail stores including a small Four Square,
post shop, takeaway, café, sushi shop, and chemist.
The combined area of existing and consented commercial GFA in the Tui
Crescent and Sciadopitys commercial areas is 3,362m². All the existing
commercial GFA is tenanted (noting that 802m² is yet to be constructed).
None of the existing commercial sites are capable of accommodating a largescale supermarket or convenience retail sufficient to service the needs of the
Maunu area in the future.
Sense of place
The Whangarei Growth Strategy ‘Sustainable Futures 30/50’ describes the
sense of place for Maunu almost exclusively in the context of residential built
form and open space. It also describes the existing Tui and West End shops as
having low amenity value. Other than these areas (which are zoned Business
3), most commercial activities in Maunu are located on residential (Living 1
Environment) land, and as such operate under resource consents. The
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incremental establishment of these activities has resulted in a fragmented and
incoherent urban form, and as a result, there is no clear commercial centre.
Prior to PC 88, there had been no planning for the commercial needs of the
Maunu area. Discussions associated with the Maunu/Horahora Structure Plan
(2009) included consideration of the subject site for commercial/supermarket
use. However, the final version of the Structure Plan adopted by the Council
did not provide for any additional commercial zone land in Maunu.
Prior to the establishment of the Jolt Café, there was no facility in Maunu
where residents could meet on a social basis (in essence, the suburb did not
have a heart). The development of the Jolt Café has helped in that regard.
However, given the disjointed nature of the existing commercial areas (not
assisted by them being bisected by SH14), and the fact that the 2.8282ha
Maunu Children’s Health Camp site is unlikely to be developed for commercial
purposes, the proposed LC under PC 88 does not provide a comprehensive
solution to the existing and future need for commercial land in Maunu.
As the suburb continues to expand in a westerly direction (which for
geographical and tenure reasons is the only direction in which it can expand),
the proposed PC 88 LC will become less centralised i.e. it is already 2 km from
the western edge of the suburb (the Te Hape residential area). Conversely, the
MTCP site is centrally located within an existing hub of community related
activities including the primary and secondary schools, Barge Park, and the
Museum and Heritage Park. The establishment of the MTCP in the vicinity of
these activities will reinforce community identity and sense of place.
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2. STATUTORY REQUIREMENTS
2.1 Plan Change Framework
Section 74 of the RMA contains matters that must be considered by a
territorial authority when preparing and changing its District Plan.
74 Matters to be considered by territorial authority
A territorial authority must prepare and change its district plan in accordance with—
(a) its functions under section 31; and
(b) the provisions of Part 2; and
(c) a direction given under section 25A(2); and
(d) its obligation (if any) to prepare an evaluation report in accordance with section 32; and
(e) its obligation to have particular regard to an evaluation report prepared in accordance
with section 32; and
(ea) a national policy statement, a New Zealand coastal policy statement, and a national planning
standard; and
(f) any regulations.

Section 74 requires inter alia an evaluation under Section 32 of the Act. Central
to the evaluation is the extent to which the proposed MTCP is appropriate in
achieving the purpose of the Act.
The WDC has completed a Section 32 evaluation for PC 88. Any change to the
mix of zones and provisions requires further evaluation under Section
32AA(1)(a) of the RMA.

2.2 Section 32
An evaluation under Section 32 and further evaluation under 32AA must:
 Examine the extent to which the objectives of the proposal are appropriate
in achieving the purpose of the RMA (Section 5).
 Identify other reasonably practicable options to achieve the objectives.
 Assess the efficiency and effectiveness of the proposed provisions in
achieving the objectives.
Section 32(2) requires that this assessment must:
 Identify and assess the benefits and costs of the environmental, economic,
social and cultural effects (including economic growth and employment).
 Assess the risk of acting or not acting.
An evaluation under Section 32 (which can be used to support the Section
32AA report) is included in Section 7 of this report.
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2.3 Section 74 RM A
Section 74 of the Act sets out the requirements for territorial authorities when
considering changes to a District Plan, and the matters that it should have
regard to.
74 Matters to be considered by territorial authority
(1) A territorial authority must prepare and change its district plan in accordance with—
(a) its functions under section 31; and
(b) the provisions of Part 2; and
(c) a direction given under section 25A(2); and
(d) its obligation (if any) to prepare an evaluation report in accordance with section 32; and
(e) its obligation to have particular regard to an evaluation report prepared in accordance
with section 32; and
(ea) a national policy statement, a New Zealand coastal policy statement, and a national planning
standard; and
(f) any regulations.
(2) In addition to the requirements of section 75(3) and (4), when preparing or changing a district
plan, a territorial authority shall have regard to—
(a) any—
(i) proposed regional policy statement; or
(ii) proposed regional plan of its region in regard to any matter of regional significance or for which
the regional council has primary responsibility under Part 4; and
(b) any—
(i) management plans and strategies prepared under other Acts; and
(ii) [Repealed]
(iia) relevant entry on the New Zealand Heritage List/Rārangi Kōrero required by the Heritage New
Zealand Pouhere Taonga Act 2014; and
(iii) regulations relating to ensuring sustainability, or the conservation, management, or
sustainability of fisheries resources (including regulations or bylaws relating to taiapure, mahinga
mataitai, or other non-commercial Maori customary fishing), —
to the extent that their content has a bearing on resource management issues of the district;
and
(c) the extent to which the district plan needs to be consistent with the plans or proposed plans
of adjacent territorial authorities.
(2A) A territorial authority, when preparing or changing a district plan, must take into account any
relevant planning document recognised by an iwi authority and lodged with the territorial
authority, to the extent that its content has a bearing on the resource management issues of the
district.
(3) In preparing or changing any district plan, a territorial authority must not have regard to trade
competition or the effects of trade competition.

In summary, Section 74 reinforces the need for District Plan provisions to
accord with Part 2 of the Act, and to prepare and have regard to an evaluation
under Section 32. It also requires regard to be had to a range of national and
regional documents, heritage items, and any iwi management plans.
In the case of the MTCP, the following matters/documents are relevant under
Section 74:
 Part 2 RMA
 Section 32 Evaluation
 National Planning Standards
 Regional Policy Statement
 Strategic planning direction in the District Plan.
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Note: There are no relevant entries on the NZ Heritage list, or relevant matters
of regional significance for which the Regional Council has primary
responsibility.

2.4 Section 75
Section 75 of the Act sets out the contents of District Plans.
75 Contents of district plans
(1) A district plan must state—
(a) the objectives for the district; and
(b) the policies to implement the objectives; and
(c) the rules (if any) to implement the policies.
(2) A district plan may state—
(a) the significant resource management issues for the district; and
(b) the methods, other than rules, for implementing the policies for the district; and
(c) the principal reasons for adopting the policies and methods; and
(d) the environmental results expected from the policies and methods; and
(e) the procedures for monitoring the efficiency and effectiveness of the policies and methods;
and
(f) the processes for dealing with issues that cross territorial authority boundaries; and
(g) the information to be included with an application for a resource consent; and
(h) any other information required for the purpose of the territorial authority’s functions, powers,
and duties under this Act.
(3) A district plan must give effect to—
(a) any national policy statement; and
(b) any New Zealand coastal policy statement; and
(ba) a national planning standard; and
(c) any regional policy statement.
(4) A district plan must not be inconsistent with—
(a) a water conservation order; or
(b) a regional plan for any matter specified in section 30(1).
(5) A district plan may incorporate material by reference under Part 3 of Schedule 1.

Of specific relevance to the proposed MTCP plan change is s75(3) which
requires the plan change to “give effect to” the following relevant documents:
 National Policy Statement on Urban Capacity (2016).
 National Planning Standards (2019).
 The Regional Policy Statement for Northland (2016).
Note 1: There are no relevant Water Conservation Orders.
Note 2: The proposed MTP plan change has been formatted according to the National Planning
Standards.
Note 3: No documents are being incorporated by reference.

These documents are considered in the context of the proposed MTCP in
Section 6 of this report.
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3. ALTERNATIVE SITE ASSESSMENT
3.1 General
A spatial and constraints analysis has been carried out to determine whether
there are alternative sites available to accommodate the demand for
commercial land in Maunu. A plan showing land tenure in the Maunu
residential area is attached. It is also reproduced in Figure 9 below.

Figure 9: Spatial constraints analysis.

Maunu has a linear form based around SH14. It is spatially defined by the Te
Hihi Stream and the Western Hills to the North, and the Nihoteatea Stream to
the south. All potential alternative sites for commercial development in Maunu
rely on access to SH14.
Based on the economic assessment carried out by UE, approximately 4ha of
land is required to accommodate the future commercial needs of the Maunu
area over the next 10-20 year period. The following alternative sites/areas were
assessed in terms of their ability to accommodate this demand for commercial
land:
 Barge Park/Heritage Park
 School Land
 Existing Residential and rural-residential land
 The LC zone proposed under PC 88
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These alternative sites/areas are considered below.

3.2 Barge Park/Museum and Heritage Park
Much of the character and sense of place for Maunu is derived from the
centrally located Barge Park and the Heritage Park (with a combined area of
87.1507ha).
Barge Park is owned by the Whangarei District Council. The Whangarei
Agricultural and Pastoral Society has a lease over the conference facility, and
an encumbrance on the main park title. Barge Park is a significant and
important community asset for Maunu. It is not available for commercial
development.
The Whangarei Museum and Heritage Park is owned by the Whangarei
Museum and Heritage Trust. Like Barge Park, the Museum and Heritage Park
is a significant and important community asset for Maunu. It is not available
for commercial development.

3.3 Schools
There are two schools located in the Maunu area. These are the Maunu Primary
School (adjacent to the proposed MTCP) and Pompallier College (owned by
the Roman Catholic Diocese of Auckland). Neither of these schools contain
surplus land available for commercial development.

3.4 Existing residential and rural-re sidential
development
There are no appropriately sized residential and rural-residential landholdings
within a 1 km radius of the existing Maunu residential area (other than the
subject site). All the properties contain existing dwellings. Agglomerating
these existing residential and rural-residential properties for the purposes of
commercial development is not a practicable or desirable option for Maunu.

3.5 The Local Commercial (LC) zone under PC 88
The proposed LC under PC 88 is shown in Figure 10 below.
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Figure 10: Proposed Local Commercial Zone (Source: PC 88 Proposed Planning maps) (LC is
brighter of two greens).

The total area of proposed LC for Maunu under PC88 is 3.9532ha, located on
both sides of SH14. The total existing and consented commercial GFA in the
proposed LC is approximately 3,362m². With the exception of the additional
802 m² of commercial GFA that is yet to be constructed on the north side of
State Highway 14, all of the existing commercial GFA is tenanted.
The proposed LC land on the southern side of State Highway 14 is held in
multiple ownership as shown in Figure 11 below. Approximately half of the land
is occupied by a medical centre.

Figure 11: Land tenure (proposed LC southern side of SH14 (Source: Quickmap).

The proposed LC land on the northern side of SH14 is owned by three entities
(See Figure 12 below). One of those entities owns the land currently occupied
by the garden centre and Jolt Café. Another owns the land owned by the
childcare centre (which currently being expanded), and the other is the Maunu
Children’s Health Camp.
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Figure 12: Land tenure (proposed LC southern side of SH14 (Source: Quickmap).

The proposed LC on the northern side of SH14 includes 2.8202ha of land owned
by the Maunu Children’s Health Camp. It is understood that the land has been
gazetted to the Department of Conservation (i.e. it is state owned). The site
contains existing capital improvements of approximately $4.1 million. There
are a also number of current building projects proposed for the land, including
a playground, a sensory building and refurbishment of the main buildings. The
camp has a long history and is currently well utilised. This land is unlikely to be
available for commercial development for the foreseeable future (at least for
the next 10 years and probably well beyond that).
In summary, the 3.9532ha proposed LC under PC88 includes 2.8202 ha of land
that is not available to be developed.

3.6 Summary
While the proposed LC provides for some of the demand for commercial GFA
in Maunu, this includes 2.8202 ha of land that is not available to be developed.
There is no land available for additional commercial use within reasonable
proximity (1km) of the existing Maunu residential area. In fact, it is likely that if
the MTCP site is not utilised, future commercial development would need to
be located west of Cemetery Road. This is not a central location and is at least
2 km from the existing Maunu residential area.
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4. THE MAUNU TOWN CENTRE PRECINCT
4.1 Rationale for site selection
The proposed MTCP site has strategic importance for the future provision of
commercial land for Maunu. This is because it is centrally located, within 1 km
of the Te Hape residential node and the existing Maunu residential area (see
Figure 13 below).
Maunu residential
area

Te Hape residential
node

Figure 13: Proximity of existing and future residential areas to the MTCP.

There is a complete lack of alternative options for providing additional
commercial land in the Maunu urban area. Therefore, looking beyond the
statutory 10 year planning horizon, if this site is not utilised for commercial
development, it is inevitable that future commercial land in Maunu (including
a supermarket) will end up being located at least 1 km further to the west
(more than 2 km from the existing Maunu residential area).

4.2 MTCP Obje ctives, Policies, and Rules
This submission seeks that the subject site be zoned LC, but with specific
objectives, policies and rules tailored to fit the characteristics of the site. Under
the National Planning Standards (discussed under Section 6 of this report), the
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required amendments to the default LC provisions are most appropriately
facilitated through the introduction of a precinct.
A copy of the proposed MTCP provisions is attached.
The MTCP provisions are evaluated under Section 32 of the Act in Section 7 of
this report.
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5. ASSESSMENT

OF

EFFECTS

ON

THE

ENVIRONMENT
5.1 Existing environme nt
The MTCP site is zoned ‘Living 3 Environment’ in the Operative WDP and
‘Residential’ in PC 88. Both zones provide for residential development at a
density of one dwelling per 2,000m². Given the size of the site, this equates to
approximately 15 dwellings. In addition to the additional permitted built form,
at an average of 8 movements per dwelling, there will be approximately 120
additional traffic movements per day originating from the land as currently
zoned. This is a baseline for considering the effects associated with rezoning
the land MTCP.

5.2 Community identity/sense of place
Retaining the Living 3/Residential zone will consolidate existing residential
development in the locality, but there will be no attributable change to
community identity and sense of place.
Rezoning the land MTCP will secure the long-term commercial and
community centre of Maunu. Other than the Jolt café in the Sciadopitys
development, there is no place for social interaction in Maunu.
Much of the existing commercial area (Sciadopitys and the medical centre) is
located predominantly on Living 1 Environment (residential) zone land, with
these activities operating under resource consents. This commercial area is
somewhat disjointed, largely due to it being bisected by SH14, and the fact that
it has evolved through a series of individual resource consent applications
rather than one comprehensively planned development.
In contrast to the existing commercial area, the MTCP site is centrally located,
with existing residential development at Te Hape approximately 1km to the
west, and existing residential development approximately 1km to the east. The
site is framed by historic stone walls characteristic of the Maunu area,
providing an opportunity to incorporate these heritage features in the overall
design of the centre.
The 3.9ha size of the MTCP enables a comprehensively planned development.
It will secure the long-term commercial and social heart of Maunu in a
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strategically important location, reinforcing community identity and sense of
place.

5.3 Traffic effects
Trip generation
The UE report attached concludes that the MTCP will result in a net reduction
of 4,260km per day or 1.6 million km per annum, as residents do not need to
travel to other centres outside Maunu for their day-to-day needs. This synergy
between land use planning and transport and the benefits that it accrues is
consistent with objectives and policies in PC 148 ‘Strategic Direction’.
Austin Road/SH14 intersection
TPC have modelled the performance of the Austin Road/SH14 intersection.
They conclude that even without development under the MTCP, the
intersection Level of Service (LOS) will be low. This is a result of a combination
of existing development on Austin Road, additional development possible
from the (yet) undeveloped residential land on Austin Road, Maunu school
traffic, and additional residential development west of the site increasing flows
on SH14 during peak periods.
A potential design solution that also benefits existing and future residential
development on Austin Road has been advanced in the TPC report (see
attached).

The

TPCF

report

concludes

that

the

proposed

access

arrangements, including the Austin Road/SH14 intersection improvement
works, will result in an acceptable level of service and safety for all existing and
future users.
It is expected that development under the MTCP will reduce the number of
traffic movements on SH14 between Maunu and SH1 by alleviating the need
for residents to travel to other parts of the city for basic goods and services.
Parking
The MTCP site enables all parking requirements to be met on-site.
Furthermore, it is proposed that pick-up and drop-off traffic associated with
the Maunu Primary School be accommodated within the development.
Potential cross-over parking benefits and a reduction in vehicle trip numbers
may be achieved where school traffic could combine pick-up and drop-off
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trips with visits to other activities within the MTCP (i.e. early childcare centre,
supermarket shopping, convenience retail).
Pedestrian access
There are several provisions in the LC and MTCP that are designed to ensure a
pedestrian centric development where there is a high level of safety and
amenity (see Policy MTCP-P7 below). Furthermore, the development will
integrate with, and enhance, the existing pedestrian network surrounding the
site.
Policy MTCP-P7
Require development to be of a quality and design that contributes positively to pedestrian
amenity, movements, safety and convenience for people of all ages and abilities.

There is also potential for pedestrian crossings to KiwiNorth and Maunu
School.
Public Transport
The MTCP will integrate and potentially enhance the public transport system.
Specifically, there is potential for a bus stop at the MTCP, with the existing
route currently terminating at KiwiNorth.

5.4 Economic effe cts
The economic impacts of the proposal have been assessed by UE. A copy of
their report is attached. Key findings of the report are:
 A net reduction of 1.6 million km per annum, as residents will not need to
travel to other centres outside Maunu for their day-to-day needs. At $0.30
per km this equates to an annual saving of $480,000.00.
 A net reduction of 32,000 hours of travel per annum. At $7.80 per hour, this
equates to an annual saving of $250,000.00.
 The travel distance benefits will reduce annual fuel consumption by 124,000
litres, and this will have a corresponding annual reduction in C02 emissions
(0.3 million kg).
The UE report has also considered the potential impact on other commercial
areas in Maunu. It concludes that there are no anticipated adverse effects on
the commercial performance of the existing commercial area because the
proposal is for a different scale or centre.
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5.5 Natural Hazards
The site is not subject to any known natural hazards. It is shown as a ‘Low
Instability’ area on the WDC GIS (the lowest instability notation assigned by
the WDC). There is a stormwater flowpath adjacent to the southern boundary
of the site. However, this has now been defined by a bunded channel on the
neighbouring property and does not extend onto the subject property.

5.6 Amenity values
The amenity values of the locality are largely derived from a combination of
the following features:
 A high number of traffic movements on SH14 during peak periods;
 A high number of traffic movements at the northern end of Austin Road
during school pick-ups and drop-offs.
 Volcanic soils.
 Historic stone walls along the SH14 and Austin Road frontage.
 Gated subdivisions on the eastern side of Austin Road containing large
(2,000m²) lots and relatively large dwellings.
 Intermittent large lot residential development and housing on the western
side of Austin Road.
Notwithstanding the objective contributions to amenity values listed above,
amenity values are subjective and vary from individual to individual. In that
regard, the amenity values of adjoining properties to the south and west are
potentially affected by development under the MTCP.
The MTCP provisions (working in tandem with the LC provisions) aim to
manage adverse effects on amenity values through the following rule-based
responses:
 5m boundary to building setbacks.
 Any site boundary which is shared with a Residential Zone is planted with
trees or shrubs to a minimum height of 1.8m and a minimum depth of 1m,
except within 5m of a road boundary where the minimum height is 1.2m.
 Any activity (other than a residential activity) which operates or is open for
visitors, clients, deliveries or servicing outside of the hours of 0600 - 2200,
where the activity is located closer than 50m from a boundary with a Living
Zone.
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More general amenity-based rules include:
 No continuous blank wall fronting a road exceeding 25m².
 65% of the ground floor building façade containing the main pedestrian
entry to be to be clear glazing.
 Requirement for verandahs along main pedestrian building facades.
If the Living 1/Residential zone is retained, residential amenity values for future
residents will be compromised to some extent by the high noise and traffic
levels associated with SH14. Conversely, there may be some SH14 noise
reduction effects for Austin Road residents from attenuation provided by
future commercial buildings.

5.7 Ecological effe cts
There are no ecological values associated with the site.

5.8 Cultural effects
There are no known cultural values associated with the site.

5.9 Archaeological effects
There is no known or recorded archaeology in the vicinity of the site.

5.10

Stormwater
An identified overland flow path runs adjacent to the southern boundary of
the site. Given the topography of site (see Figure 14 below), and the
channelisation of this flow path on the neighbouring property to the south,
stormwater will naturally flow towards the south and east.

Figure 14: Topographic information and stormwater overland flow (Source: NRC GIS).

www.reyburnandbryant.co.nz

Development under the MTCP will need to comply with TWM-R3 being
introduced under PC 136 which requires (in respect to the collection,
treatment and disposal of stormwater) inter alia:
 That there will not be an increase in peak discharge flow rates to receiving
environments.
 In Flood Susceptible Areas, the post-development 1% Annual Exceedance
Probability (AEP) storm event flow rates is limited to 80% of the
predevelopment 1% AEP event flow rates.
 Outside Flood Susceptible Areas, the post-development 2% and 5% AEP
storm event flow rates is limited to 80% of the pre-development 1% AEP
event flow rates.
 Any attenuation required by TWM-R3.1(a)(ii)-(iii) is able to accommodate an
additional 20% for climate change.
A similar requirement applies under the WDC EES.

5.11 Reticulated infrastructure
The MTCP has access to the 225mm ø gravity sewer line located within the
Museum and Heritage Park. A 90mm ø pressure sewer line has recently been
extended 1km from the manhole in the Museum land to Te Hape. There are no
known capacity issues associated with either of these lines.
There is a 150mm ø water line on Austin Road. There is no known capacity issue
with this line.
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6. POLICY FRAMEWORK AND DIRECTION
6.1 Relevant National Policy Statements
There are currently five National Policy Statements in place being:
 National Policy Statement on Urban Development Capacity.
 National Policy Statement for Freshwater Management.
 National Policy Statement for Renewable Electricity Generation.
 National Policy Statement on Electricity Transmission.
 New Zealand Coastal Policy Statement.
Of these, only the National Policy Statement on Urban Development Capacity
is of relevance to the proposed plan change.
The NPS:UDC requires local authorities that have high-growth or mediumgrowth areas within their district or region to produce a Housing and Business
Development Capacity Assessment on a 3-yearly basis. This assessment must
consider (amongst other things) the demand for, and supply of, a range of
housing and business land uses; market indicators; current planning
provisions; and changes in demographics and population in order to estimate
the development capacity feasibility for their area.
Local authorities are also required to set a level of feasible development
capacity, establish minimum targets (which must be incorporated into the
relevant Regional Policy Statement and regional and district plans must in
turn give effect to those RPS provisions), and produce a Future Development
Strategy which demonstrates and identifies the potential location, timing and
sequencing of feasible development opportunities.
When considering the zoning of land, there are several objectives and policies
in the NPS:UDC that are relevant. These can be broadly grouped into
provisions that are enabling, and provisions that require the careful
consideration of effects (including on the viability of other zones). These are as
follows:
Enabling Provisions
OA1: Effective and efficient urban environments that enable people and communities and future
generations to provide for their social, economic, cultural, and environmental well-being.
OA2: Urban environments that have sufficient opportunities for the development of housing and
business land to meet demand, and which provide choices that will meet the needs of people and
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communities and future generations for a range of dwelling types and locations, working
environments and places to locate businesses.
OC1: Planning decisions, practices and methods that enable urban development which provides
for the social, economic, cultural and environmental well-being of people and communities and
future generations in the short, medium and long-term.
PA3(a): Providing for choices that will meet the needs of people and communities and future
generations for a range of dwelling types and locations, working environments, and places to
locate businesses.
PA4(a): When considering the effects of urban development, decision-makers shall take into
account the (a) benefits that urban development will provide with respect to the ability for people
and communities and future generations to provide for their social, economic, cultural and
environmental well-being.

Assessment Provisions
PA3(c): Limiting as much as possible adverse impacts on the competitive operation of land and
development markets.
PA4(b): When considering the effects of urban development, decision-makers shall take into
account the (b) benefits and costs of urban development at a national, inter-regional, regional and
District scale, as well as the local effects.

Assessment
It is understood that the Council has developed a model that assist in
determining the appropriate mix of commercial, industrial, and residential
zone land across the district in accordance with its obligations under the NPS.
Given that the 2.8202ha Maunu Children’s Health Camp is unlikely to be
utilised for commercial purposes, the introduction of the 3.9ha MTCP will
essentially replace this land.
In regard to the loss of residential capacity (approximately 15 lots), it is
understood that this will not have a significant impact on the residential
capacity needed to meet the NPS.7

6.2 National Planning Standards (April 2019)
General
The first set of National Planning Standards (the ‘NPS’) was introduced in April
2019. The stated purpose of the standards is:

7

WDC Urban Plan Changes ‘Technical Introduction’ Section 32 report (page 27)
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To improve the efficiency and effectiveness of the planning system by providing nationally
consistent:


Structure



Format



Definitions



Noise and vibration metrics



Electronic functionality and accessibility

for regional policy statements, regional plans, district plans and combined plans under the
Resource Management Act 1991. 8

Table 4 of the NPS sets out the District Plan structure, including the zone
names that are to be standardised across the country.9 These zone names are
also listed in Table 13.10
Other spatial tools in the NPS
Table 18 of the NPS sets out the spatial layers for district plans11. In addition to
the standard “zones” in Table 13, Table 18 includes a range of other spatial tools.
Of these, there are two additional zoning tools to control land use, being
“Precincts” and “Development areas”. The NPS describes the function of these
tools as follows:
Precinct
A precinct spatially identifies and manages an area where additional place-based provisions apply
to modify or refine aspects of the policy approach or outcomes anticipated in the underlying
zone(s).
Development area
A development area spatially identifies and manages areas where plans such as concept plans,
structure plans, outline development plans, master plans or growth area plans apply to determine
future land use or development. When the associated development is complete, the development
areas spatial layer is generally removed from the plan either through a trigger in the development
area provisions or at a later plan change.

8

Ministry for the Environment. 2019. National Planning Standards. Wellington: Ministry for the Environment (page 5)

9

Ministry for the Environment. 2019. National Planning Standards. Wellington: Ministry for the Environment (page 15)

10 Ministry for the Environment. 2019. National Planning Standards. Wellington: Ministry for the Environment (Table 13,
page 36)

11 Ministry for the Environment. 2019. National Planning Standards. Wellington: Ministry for the Environment (Table 18,
page 50)
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The guidance document for the NES12 states that:
Precincts apply to a defined area where the description(s) of the underlying zone(s) and majority
of provisions (especially objectives and policies) are still applicable and are relevant. A precinct
introduces a collection of new provisions. Precincts are therefore dependent on the underlying
zone(s) and their policy frameworks.13

The document also states that:
Precincts could include detailed requirements for development such as the provision of
infrastructure, or other requirements. An example of other requirements would be subdivision
and ecological controls to provide an environmental baseline for growth, as long as these
provisions are not time-bound or part of a high-level development plan for the area – that is a
development area function.14

In regard to “development areas”, the guidance document states that:
A development area layer provides for variously named plans that seek to manage the effects and
demands of development, or comprehensive redevelopment, of larger areas in an integrated,
holistic and orderly way. Development areas may show the anticipated development framework
that reflects the expected land-use patterns, areas of open space, layout and nature of
infrastructure (including transportation links) and other main features in different levels of detail.
Development area provisions may rely heavily on referenced documents (under Schedule 1 Part 3
of the RMA) to attach technical information and requirements to land use or subdivision
consents. 15

The guidance document also confirms that development areas may have an
underlying zone:
A development plan may control most land uses, with the underlying zone playing a small role. 16

12 Ministry for the Environment. 2019. Guidance for 12. District Spatial Layers Standard and 8. Zone Framework
Standard Wellington: Ministry for the Environment (page 1)

13

Ministry for the Environment. 2019. Guidance for 12. District Spatial Layers Standard and 8. Zone Framework

Standard Wellington: Ministry for the Environment (page 3)
14

Ministry for the Environment. 2019. Guidance for 12. District Spatial Layers Standard and 8. Zone Framework

Standard Wellington: Ministry for the Environment (page 4)
15

Ministry for the Environment. 2019. Guidance for 12. District Spatial Layers Standard and 8. Zone Framework

Standard Wellington: Ministry for the Environment (page 5)
16

Ministry for the Environment. 2019. Guidance for 12. District Spatial Layers Standard and 8. Zone Framework

Standard Wellington: Ministry for the Environment (page 6)
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6.3 Regional Policy State ment for Northland
General
The Regional Policy Statement for Northland (RPS) is limited in terms of the
strategic direction that it provides for the spatial extent of urban zones across
the region. The policy that is of most relevance is 5.1.1 ‘Planned and coordinated
development’ (set out below).

Key components of this policy are:
 To avoid reverse sensitivity;
 To enhance sense of place and the character of the surrounding
environment; and
 To ensure that the development can be serviced by necessary
infrastructure.
Assessment
There is some potential for reverse sensitivity effects to arise given the
proximity of residential development on the southern and western
boundaries. However, as detailed elsewhere in this report, there are a range of
rule and policy-based measures proposed to avoid and mitigate adverse
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effects on neighbouring properties, and to minimise potential reverse
sensitivity.
The MTCP will reinforce the sense of place in Maunu by providing it with a
centrally located commercial area, not split by SH14, where social and
economic needs can be met without travelling outside the suburb.
There are no known reticulated infrastructure constraints in the Maunu area.

6.4 Plan Change 148 ‘Strategic Direction’
General
PC 148 is introducing a new ‘Strategic Direction’ chapter to the District Plan.
PC 148 describes the chapter as:
containing the key strategic approach to development that will address significant resource
management issues of importance to the District. The chapter contains overarching objectives
and policies that will guide decision making at a strategic level in relation to urban and rural
development, the management of open space and regionally significant industries.

Assessment
The MTCP is assessed against the relevant objectives and policies of PC 148 as
follows:
SD-O4 – Sense of Place
Identify and protect buildings, sites, features and areas which are valued by the community and
contribute to the District’s unique identity and sense of place.

The only special sites or features on the property are the historic stone walls
along the road boundaries. These are already protected under the existing
district wide ‘Heritage’ chapter of the District Plan.
The site is located in an area containing valued community activities and
services, most notably the two schools, Barge Park, and the Museum and
Heritage Park. The MTCP will build on the community focus of this area by
preventing this centrally located, and strategically important site from being
lost to additional residential development.
SD-O5 – Incompatible Activities
Avoid conflict between incompatible land use activities from new subdivision and development.
SD-P2 – Incompatible Land Uses
To manage the establishment and location of new activities to avoid conflicts between
incompatible land uses.
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SD-O13 – Unanticipated Activities
Manage, and where appropriate avoid the establishment of activities that are incompatible with
existing uses or unanticipated in the zone.

Assessment
There are a range of rule and policy-based measures proposed to avoid or
mitigate adverse effects on neighbouring properties, and to minimise
potential reverse sensitivity.
SD-O9 – Land Use and Transport Planning
Maintain and enhance accessibility for communities and integrate land use and transport
planning.
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-P9 – Alternative Modes of Transport
To support alternative modes of transport by promoting higher residential densities around nodes
of suburban development and public transport infrastructure.

Assessment
The MTCP achieves integrated land use and transport planning by meeting
the basic commercial needs of Maunu residents without them having to travel
elsewhere for good and services.
The MTCP is centrally located relative to existing and future urban
development. The central location is within walking distance to all residential
areas, reducing the reliance on vehicles and enhancing the walkability of the
neighbourhood.
The site is located on a bus route, providing easy access to alternative transport
options.
The proposal has been the subject of a detailed traffic assessment. Potential
solutions have been advanced to manage traffic and pedestrian flows in and
around the site (see TPC report attached).
SD-O11 – Residential and Business Demand
Ensure that there are sufficient opportunities for the development of residential and business land
to meet demand.
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SD-P8 – Housing and Business Capacity
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
(2) Funding for development infrastructure is identified in the Long Term Plan.

Assessment
It is understood form the WDC Section 32 report that the loss of approximately
15 potential dwellings under the Living 3/Residential zone will not adversely
affect housing capacity in the district.
The MTCP replaces the proposed LC on the Maunu Children’s Health Camp
site which is unlikely to be used for commercial purposes. The UE report
confirms that the MTCP will meet the demand for business land in Maunu.
The MTCP site is serviced by existing reticulated Council infrastructure.
Traffic modelling has determined that an upgrading of the Austin Road/SH14
intersection is likely to be required as part of any future development of the
site.
SD-O12 – Urban Design
Promote safe, compact, sustainable and good quality urban design that responds positively to
the local context.
SD-P10 – Urban Design
To protect character and amenity by managing built form and encouraging best practice urban
design.

Assessment
The 3.9ha MTCP site, being a single title, enables a safe, compact, and good
quality urban design outcome that responds positively to the local context.
The MTCP provisions have been tailored to suit the characteristics of the site
and its surrounds.
SD-P26 – Local Commercial Zone
To maintain the community focal point and provide convenient business and service activities by
applying the Local Commercial 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) 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.

www.reyburnandbryant.co.nz

(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.

Assessment
The proposed MTCP meets most of the LC locational requirements. However,
the fact that it is a uniquely ‘greenfields’ LC it varies from some of the criteria
in SD-P26.
Unlike other suburbs, Maunu does not have a single, clearly defined
community focal point. Rather, the proposed MTCP is a new zone that builds
on the community activities already taking place in the vicinity of the site.
The MTCP also varies from SD-P26(2). Specifically, while there are strong
pedestrian networks, the presence of stone walls along the road frontages and
high traffic volumes on SH14 make active street frontages along these roads
impractical and undesirable.
The site is not hazard prone (SD-P26(3)).
The site is a considerable distance from the CC zone (SD-P26(4)).
There is an identified demand for business, service and community activities
as confirmed in the UE report (SD-P26(5)).
The site is considerably less than 6ha (SD-P26(6)).
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7. SECTION 32 EVALUATION
7.1 Schedule 1 and Se ction 32 RM A
Schedule 1 of the RMA sets out the process and procedural requirements for
the preparation, change, and review of policy statements and plans. Both
Schedule 1(5) (relating to the preparation of policy statements and plans
prepared by local and regional authorities) and 1(22) (relating to requests for
changes to policy statements and plans to local and regional authorities)
contain a requirement to prepare and publish an evaluation report in
accordance with Section 32 of the RMA, specifically:
5 Public notice and provision of document to public bodies
(1) A local authority that has prepared a proposed policy statement or plan must—
(a) prepare an evaluation report for the proposed policy statement or plan in accordance
with section 32 and have particular regard to that report when deciding whether to proceed with
the statement or plan; and
22 Form of request
(1) A request made under clause 21 shall be made to the appropriate local authority in writing and
shall explain the purpose of, and reasons for, the proposed plan or change to a policy statement
or plan and contain an evaluation report prepared in accordance with section 32 for the proposed plan or change.

Section 32(1)(c) requires that the evaluation under s32:
(c) contain a level of detail that corresponds to the scale and significance of the environmental,
economic, social, and cultural effects that are anticipated from the implementation of the
proposal.

An evaluation of the MTCP objectives, policies and rules is provided below.

7.2 Appropriateness

of

objectives

to

achie ve

the

purpose of the RM A
Section 32(1)(a) requires an examination of the extent to which the objectives17
of the proposal18 being evaluated are the most appropriate way to achieve the
purpose of this Act. The objectives of the MTCP are set out in Table 1 below:

17

objectives means,—
(a) for a proposal that contains or states objectives, those objectives:
(b) for all other proposals, the purpose of the proposal. (s32(6) RMA)
18
proposal means a proposed standard, statement, national planning standard, regulation, plan, or change
for which an evaluation report must be prepared under this Act. (s32(6) RMA)
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Table 1: MTCP Objectives.

Objectives
MTCP-O1 – Community

Create and maintain a community focal point and sense of place

identity

for the existing and planned future Maunu residential area and
the rural community to the west.

MTCP-O2 – Scale and

Development is of a scale and intensity that is in keeping with the

intensity

amenity values of the locality, particularly those values that
contribute to sense of place.

MTCP-O3 Range of

Provide for mixed use development, including commercial,

Activities

community and residential activities that:

(a) Provides for the community’s social and economic needs;
(b) Improves community access to goods, services, community
facilities, and opportunities for social interaction;

(c) Manages adverse effects on the environment;
(d) Does not undermine the vitality and viability of the City
Centre.

(e) Creates high levels of internal amenity through good quality
urban design.
MTCP-O4 Discouraged

Discourage industrial activities within the MTCP to maintain the

Activities

MTCP amenity and character.

MTCP-O5 Commercial

Contain commercial activities within the MTCP.

Sprawl
In determining whether the proposed MTCP objectives are the most
appropriate way to achieve the purpose of the RMA, they are considered
alongside retaining the Residential zone (RES), and the proposed LC objectives
in Table 2 below:
Table 2: Comparison of objectives.

Purpose of the

RES

LC objectives

 Provides for

 Provides

MTCP objectives

RMA (s5(2))
Enabling people and
communities to

approximately 15

projected

provide for their

residential lots

economic

social, economic,

that of

social

and cultural well-

themselves are

for

needs

the

 Provides for the
projected

and

economic and

of

social needs of
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being and for their

largely

Maunu

health and safety.

inconsequential

surrounds.

to the capacity

and

its

Maunu and its
surrounds.

 Contributes to

 Includes additional

requirements of

sense of place by

provisions to

the district.

providing a centre

enable the

for the suburb, in

establishment of a

an area already

supermarket to

characterised by

ensue that the

community

identified need for

activities.

such a facility are
met.
 Contributes to
sense of place by
providing a centre
for the suburb, in
an area already
characterised by
community
activities.

Sustaining the

 Precludes the use

potential of natural

of

and physical

commercial

resources to meet

purposes,

the reasonably

therefore

foreseeable needs of

meet

future generations.

reasonably

the

site

for
and

the

 Provides

for

reasonably

reasonably

foreseeable

foreseeable

commercial

and

commercial

the

and

to

social needs of the

social needs of the

Maunu by meeting

Maunu by meeting

the

the

identified

demand

for

identified

demand

for

commercial land in

commercial land in

social needs of the

a

a

Maunu.

(central) location.

commercial

life-supporting

for

the

fails

foreseeable

Safeguarding the

 Provides

 Similar

and

impact

strategically

strategically

(central) location.

 Similar impact (low).

 Similar impact (low).

 Effects managed

 Effects

(low).

capacity of air,
water, soil, and
ecosystems
Avoiding,

 Effects will be

managed

remedying, or

commensurate

through policies and

through policies and

mitigating any

and compatible

rules.

rules tailored to suit

adverse effects of

with activities in

the characteristics of

activities on the

the surrounding

the site.

environment.

environment.
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Section 6 – Matters

 There

are

no  There

are

no  There are no relevant

of national

relevant matters of

relevant matters of

matters of national

importance

national

national

importance.

importance.

importance.

Section 7 – Other
matters

 Will

maintain

amenity values.

 Manages

adverse  Manages

effects on amenity

effects

values

values

through

policies and rules.

policies

adverse

on

amenity
through

and

rules

tailored to suit the
characteristics of the
site.
Section 8 – Treaty of
Waitangi

 There is no known

 There is no known  There is no known

impact on Treaty

impact on Treaty of

impact on Treaty of

of

Waitangi Issues.

Waitangi Issues.

Waitangi

Issues.
Overall Evaluation

Retaining the RES will retain a status quo
position in respect to the environment but will
not provide for the reasonably foreseeable
economic and social wellbeing of the suburb.
The LC and MTCP provisions (along with the
associated spatial zoning) do provide for the
reasonably foreseeable economic and social
wellbeing of the suburb, and (coupled with the
management of effects on the environment)
will better achieve the purpose of the RMA.
The MTCP

objectives

better

achieve

the

purpose of the RMA relative to the LC
objectives because they are tailored to match
the specific characteristics of the site and
surrounds, and the identified demands of the
suburb.
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7.3 Appropriateness

of

provisions

to

achieve

the

objectives
Section 32(1)(b) requires an examination of whether the provisions19 in the
proposal are the most appropriate way to achieve the objectives. This
examination is to be achieved by:
(i) identifying other reasonably practicable options for achieving the objectives; and
(ii) assessing the efficiency and effectiveness of the provisions in achieving the objectives; and
(iii) summarising the reasons for deciding on the provisions;

Section 32(2) requires that the assessment of efficiency and effectiveness
under s32(1)(b)(ii) must:
(a) identify and assess the benefits and costs of the environmental, economic, social, and cultural
effects that are anticipated from the implementation of the provisions, including the
opportunities for—
(i) economic growth that are anticipated to be provided or reduced; and
(ii) employment that are anticipated to be provided or reduced; and
(b) if practicable, quantify the benefits and costs referred to in paragraph (a); and
(c) assess the risk of acting or not acting if there is uncertain or insufficient information about the
subject matter of the provisions.

There are two reasonably practicable options for achieving the objectives.
These are:
1. Adopting the LC policies and rules.
2. Adopting the MTCP policies and rules.
Other reasonably practicable options for achieving the objectives
The relative merits of the MTCP and LC provisions in achieving the MTCP
objectives is assessed in Tables 3 and 4 below:

19

provisions means,—

(a) for a proposed plan or change, the policies, rules, or other methods that implement, or give
effect to, the objectives of the proposed plan or change:
(b) for all other proposals, the policies or provisions of the proposal that implement, or give effect
to, the objectives of the proposal. (s32(6) RMA)
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Table 3: Options assessment - MTCP policies v LC equivalent policies.

MTCP Policies

Assessment in context of
equivalent LC policies

MTCP-P1 –

Recognise

Character and

attributes as contributing to

the

following

ensure that stone walls are an

Amenity

the character and amenity

integral part of the development.

values of the MTCP:

 MTCP-P1(1) has been included to

 MTCP-P1(7) refers to parking within

Historic stone walls

the site and has removed reference

incorporated into the

to on-street parking in LC-P1(9)

development.

which is inappropriate in this

An active urban
environment with a mix

location.
 MTCP-P1(4) clarifies that built form

of type and scale of

outside the thresholds provided in the

activities.

rules should be considered in the

Quality landscaping and
public spaces.

context

of

the

surrounding

environment. The corresponding LCP1(3) is too general to be of use when

A scale of built

considering the effects of built form.

development
commensurate with the
prominence and visual
effects of the

 MTCP-P1(5)

refers

to

“relatively

constant” levels of noise rather than
“high” levels of noise as per the
corresponding LC-P1(4). Given the

development.

nature

of

the

activities

in

the

Relatively constant levels

development,

of noise during the

levels in the locality, noise levels are

daytime associated with

not expected to be “high”.

and

ambient

noise

traffic and commercial
activities.
A moderate degree of
privacy for residential
activities within and
surrounding the site.
Adequate and multipurpose carparking
within the site.
Access to daylight.
No exposure to noxious
odour or noise
associated with
industrial activities.
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High levels of vehicle
traffic particularly during
daytime hours.
 MTCP-P2(2) makes specific reference

MTCP-P2 – Range

Enable activities to service

of Activities

the local convenience needs

to the positive contribution of

of the surrounding residential

supermarkets. This is appropriate

area and the rural area to the

given the identified need for such a

west, including retail,

facility in Maunu, and the stated

commercial services, office,

intention for the MTCP to service the

and food and beverage by:

basic needs for good and services

Encouraging residential
activities, supermarkets,
smaller scale retail

(reducing trips elsewhere to access
good and services).
 LC-P2(5) has not been included in the

activities, offices, tourist

equivalent MTCP-P2(2) due to

related activities,

activated street frontages being

restaurants, cafes, bars

impracticable and undesirable in this

and entertainment

particular environment.

facilities.
Recognising the positive
contribution that
supermarkets make to
centre vitality and
function, and the
functional and
operational
requirements of these
activities.
Avoiding rural
production and
industrial activities
(excluding small scale
artisan industrial
activities), large
department stores, bulk
goods and trade related
retail.
Limiting large scale,
destination-based
community activities
which do not enhance
the vibrancy of the
MTCP.
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MTCP-P3 – Mixed

To encourage mixed use

Use

development by providing for

No change (relative to LC-P3).

residential activities primarily
located above ground floor
commercial uses.
MTCP-P4 – Active

To require active frontages to

Due to activated street frontages being

frontages to

internal pedestrian areas to

impracticable in this location, MTCP-P4

internal

strengthen the

has been modified (relative to LC-P4) to

pedestrian areas

interrelationship between

achieve similar outcomes where

buildings and the public

buildings front pedestrian areas.

realm.
MTCP-P5 –

To require residential units at

Ground Floor

ground floor to be designed

Residential Units

and constructed in a manner

No change (relative to LC-P5).

which protects residential
amenity and active frontages
to pedestrian areas.
MTCP-P6 –

To protect residential

Residential

amenity within the MTCP by

Amenity

requiring residential units to

No change (relative to LC-P6).

provide sufficient internal
space, outdoor living courts
and noise insulation.
MTCP-P7 –

Manage adverse effects on

MTCP-P7 does not have an equivalent

Transport and

the safe and efficient

policy in LC. The policy has been

parking

operation of the transport

included to cater for the unique

network by:

transport environment of the locality. It

(a)

Encouraging transport
solutions that cater for
existing and future

reinforces the desire for
comprehensive transport solutions, offstreet parking, and multi-use parking.

residential
development on Austin
Road, and that avoid,
remedy, or mitigate
adverse effects on SH14.
(b)

Ensuring adequate offstreet parking is
provided to avoid the
need for on-street
parking.
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(c)

Encouraging the multipurpose use of parking
spaces, including pick
up and drops offs
associated with Maunu
School, and other
community events.

MTCP-P8 –

Require development to be

MTCP-P8 removes the reference to

Pedestrian-

of a quality and design that

frontages due to the implications this

Centric

contributes positively to

has for the treatment of road frontages,

Environment

pedestrian amenity,

as opposed to internal pedestrian areas

movements, safety and

in the MTCP. The remaining intent of

convenience for people of all

LC-P7 in respect to pedestrians

ages and abilities.

remains encapsulated in MTCP-P8.

MTCP-P9 – Zone

To maintain amenity and

MTCP-P9 has been modified from LC-

Interface

character by managing built

P8 to recognise that it is a new

development and the

‘greenfields’ zone, unlike the other LCs

interface between the MTCP

which are being applied retrospectively

and Residential Zones,

to existing commercial areas.

having specific regard to
dominance, overlooking, and
shading.
MTCP-P10 –

To protect the amenity values

MTCP-P10 has been tailored to be

Discouraged

of the locality by avoiding

specific to the locality, but ultimately

Activities

activities which have noxious,

there is no material difference between

offensive, or undesirable

this policy and the corresponding

qualities from locating within

Policy LC-P9.

the MTCP.
MTCP-P11 – Scale

To avoid adverse effects on

MTCP-P11 includes a clarification in

of

the Shopping Centre Zone by

respect to supermarkets, but is

Development

limiting (apart from

otherwise the same as LC-P10.

supermarkets) the
development of large scale
commercial and retail
activities, large format retail
and department stores.
MTCP-P12 –

To avoid adverse effects on

MTCP-P12 has included the word

Vitality and

the vitality and viability of the

“development” to reflect the

Viability of City

City Centre and Mixed Use

‘greenfields’ nature of the site. That

Centre

Zones by ensuring
development and expansion
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of the MTCP is provided only

aside, there is no change relative to LC-

at a scale appropriate to the

P12.

needs of the surrounding
residential areas.
General

The water setback policy LC-P12 has
been removed from the MTCP
provisions because there are no
watercourses within the vicinity of the
site (i.e. the policy is redundant).

Table 4: Options assessment - MTCP rules v equivalent LC rules.
MTCP-R1

Assessment in context of equivalent

Any Activity

LC rule
Activity Status: P

MTCP-R1 contains a minor amendment
to LC-R1 to enable exemptions from

Where:

some district wide rules (where stated).

Resource consent is not
required under any rule of the
Local Commercial Zone or any
other District Plan rules, unless
otherwise stated in the MTCP:
The activity is not prohibited
under any rule in the District
Plan.

MTCP-R2

Building Frontages

Assessment in context of
equivalent LC rule

Activity Status: P
Where:

Activity

MTCP-R3 varies from the equivalent

Status

LC-R4 to reflect the fact that the

when

MTCP will not have activated

No continuous blank

compliance

frontages to Austin Road and SH14

wall with an area

not

for practical reasons. MTCP-R3 (1)

greater than 25m2 is

achieved:

and (2) have been retained for

visible from site

D

amenity reasons.

frontage.

Some components of LC-R4

No roller door is

(relating to verandahs and building

situated along the site

facades) have been included in

frontage.

MTCP-R4.

www.reyburnandbryant.co.nz

MTCP-R3

Building facades and verandahs

Assessment in context of
equivalent LC rule

Activity Status: P
Where:

Activity

This rule is a combination of LC-R6

Status

and LC-R7, tailored to ensure high

when

levels of internal amenity, and

On building façades

compliance

recognising that activated street

containing the main

not

frontages are no practicable in this

pedestrian access:

achieved:

location.

(a) At least 65% of the

D

ground floor building
façade is clear glazing;
and
(b) There is a verandah:
(i)

Along at least
90% of the
frontage of the
building.

(ii)

That is at least
3m and no
more than 4m
above the
footpath.

(iii) That has a
minimum
width of 1.5m
and a
maximum
width of 2.5m.
(iv) That has a
maximum facia
height of 0.5m.
MTCP-R4

Shared Boundary with a Residential Zone

Assessment in context of equivalent LC
rule

Activity Status: P
Where:

Activity

Reference to “Green Space Zone”

Status

has been removed from LC-R9 as

when

the site does not share a

Any site boundary which

compliance

boundary with a “green” or

is shared with a

not

“open” space zone.

Residential Zone is

achieved: D

planted with trees or

www.reyburnandbryant.co.nz

shrubs to a minimum
height of 1.8m and a
minimum depth of 1m,
except within 5m of a
road boundary where
the minimum height is
1.2m.

MTCP-R5

Hours of Operation

Assessment in context of
equivalent LC rule

Activity Status: P
Where:

Activity

MTCP-R5 clarifies that residential

Status

activities are not subject to hours of

when

operation restrictions but is

Any activity (other than

compliance

otherwise the same as LC-R10.

a residential activity)

not

which operates or is

achieved:

open for visitors, clients,

D

deliveries or servicing

[Note: This

outside of the hours of
0600 - 2200, where the
activity is located closer
than 50m from a
boundary with a Living
Zone.

rule could
default to
the
equivalent
LC rule if
the
residential
activity
exclusion is
added]

MCTP-R6

Assessment in context of

Car Parking

equivalent LC rule
Activity Status: P

Activity

MTCP-R6 recognises the practical

Status

constraints associated with

when

complying with LC-R12. Specifically,

Car parking is provided

compliance

the site is a corner site, and there is

in accordance with the

not

a desire to keep public parking

Transport chapter of the

achieved:

spaces away from adjoining

District Plan.

D

residential areas where practicable.

Where:

There is also a desire to make
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(Clarification: Car

parking spaces available adjacent

parking is permitted

to Maunu school for pick-up/drop-

between buildings and

off purposes, and for cross over trips

road boundaries within

to other activities in the MTCP.

the MTCP).

Assessment in context of equivalent LC rule
Grocery store (excluding

MTCP-R7 clarifies that supermarkets are not

supermarkets)

confined by this LC-R15.

MTCP-R8

Health Care Facilities

No change from LC-R16.

MTCP-R9

Commercial Services

No change from LC-R17.

MTCP-R10

Food and Beverage Activity

No change from LC-R18.

MTCP-R7

Activity Status: P

MTCP-R11

Assessment in context of equivalent LC rule

Retail (excluding
supermarkets)
Activity Status: P
Where:

Activity

General retail was omitted from the LC

Status

provisions (presumably in error). MTCP-R11

when

provides for retails but clarifies that

Other

compliance

supermarkets are not confined by this rule.

activities do

not

not exceed

achieved:

500m2 GFA

D

for each
individual
activity.

MTCP-

Assessment in context of equivalent LC

Supermarkets

R12

rule
Activity Status: P
Where:

Activity Status

MTCP-12 has bene added to recognise the

when

identified need for a supermarket in Maunu,

compliance

and the stated intention for the MTCP to
service the basic needs for good and

www.reyburnandbryant.co.nz

Supermarkets

not achieved:

services (reducing trips elsewhere to access

do not

RD

good and services). The 2500m² limitation is

exceed
2,500m² GFA.

Matters for
discretion:
(i) The effects

to enable the effects of a larger scale
supermarket to be assessed against specific
criteria related to the amenity values and
characteristics of the locality.

of the
operation of
the activity on
the existing
and expected
future
amenity
values of the
surrounding
area and any
practicable
mitigation
measures that
would be
appropriate to
manage those
effects; and
(ii) The design
and location
of parking
areas and
vehicle access
and servicing
arrangements;
and
(iii) The need
to provide for
the functional
requirements
of the activity.

MTCP-R13

Drive through restaurants

Assessment in context of equivalent LC
rule

Activity Status: RD
Matters for discretion:

Drive through restaurants are provided for
as a restricted discretionary activity under
MTCP-R13 (as opposed to a discretionary
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(i) the effects arising from the

activity under LC-R30. The assessment

numbers of people and all

criteria will enable effects on amenity values

vehicles using the site; and

to be considered, and appropriate effects

(ii) the effects of the operation
of the activity on the existing

avoidance and/or mitigation measures to
be put in place.

and expected future amenity
values of the surrounding area
and any practicable mitigation
measures that would be
appropriate to manage those
effects; and
(iii) the design and location of
parking areas and vehicle
access and servicing
arrangements; and
(iv) the effects of location,
design and management of
storage and servicing facilities,
including the adequacy of
access for service vehicles
(including waste collection).

MTCP-R14

New Vehicle Crossing Over a

Assessment in context of equivalent LC

Footpath

rule

Activity Status: RD

MTCP-R19 provides for new vehicle crossings
over footpaths as a restricted discretionary

Matters for discretion:

activity. This reflects the ‘greenfields’ nature

(i)

Pedestrian safety.

of the MTCP site, and the inevitability that

(ii)

The practical need to gain

vehicle crossings will be required over

access over a footpath.

footpaths.

Traffic efficiency and

Assessment criteria is included to ensure

circulation.

that related effects are appropriately

(iii)

(iv)

The protection of stone

managed.

walls (where practicable)
and the incorporation of
stone walls in any site
entrance feature.
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Efficiency and effectiveness of the proposed MTCP provisions
The efficiency and effective of the MTCP provisions in achieving the objectives
is assessed in Table 5 below.
Table 5: Efficiency and effectiveness.

MTCP

Benefits

Costs

Economic

Economic

None known.

None known.

Environmental

Environmental

 Recognises the specific

 Potential effects on amenity

Provisions
Policy MTCP-P1 –
Character and
amenity

characteristics of the locality.
 Reinforces sense of
place/character.

values of adjoining landowners if
effects of activities not carefully
managed through appropriate
rules and assessment.

 Seeks high quality urban form.
 Ensures development is
compatible to the locality.

Social
None known.

Social
 Reinforces sense of
place/character.
Cultural
None known.
Policy MTCP-P2 –
Range of
activities

Economic

Economic

Provides for the essential needs of

None known.

the community with
corresponding transport related

Environmental
 Potential adverse effects on

benefits:
 A net reduction of 1.6 million km
per annum, as residents will not
need to travel to other centres
outside Maunu for their day-to-

amenity values of adjoining
landowners if effects not carefully
managed through appropriate
rules and assessment.

day needs. At $0.30 per km

Social

this equates to an annual

None known

saving of $480,000.00.
 A net reduction of 32,000 hours
of travel per annum. At $7.80

Cultural
None known
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per hour, this equates to an
annual saving of $250,000.00.
 Avoids adverse effects on the
vitality and viability of other
areas.
Environmental
 The travel distance benefits will
reduce annual fuel
consumption by 124,000 litres,
and this will have a
corresponding annual
reduction in C02 emissions (0.3
million kg).
 Better level of service for Austin
Road/SH14 intersection through
intersection improvements.
 Avoids adverse effects of
incompatible activities (i.e. rural
production, industrial, large
scale retail).
Social
 Enables essential good and
services to be provided within
the suburb.
 Facilitates social and
community activities and
interaction.
 Better parking for school pickup and drop-offs.
Cultural
None known.
Policy MTCP-P3 –
Mixed use

Economic

Economic

None known.

None known.

Environmental

Environmental

 Consolidation of residential

 Potential adverse effects/reverse

uses in and around commercial

sensitivity for residents within the

nodes and therefore improving

MTCP if not carefully managed.

vitality and viability (consistent
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with PC 148 ‘Strategic
Direction’.

Social
None known.

 Retains commercial amenity at
the ground floor.
 Avoids adverse privacy effects

Cultural
None known.

for residents within the MTCP.
Social
 May improve viability and
vitality of the MTCP.
 Social benefits from residents.
Cultural
None known.
Policy MTCP-P4 –
Active frontages
to internal
pedestrian areas

Economic

Economic

None known.

None known.

Environmental

Environmental

 Good quality urban design and

None known.

amenity.

Social

 Strengthens the
interrelationship between
buildings and the public realm.

None known.
Cultural
None known.

Social
See ‘environmental’ above.
Cultural
None known.
Policy MTCP-P5 –
Ground floor
residential units
Policy MTCP-P6 –
Residential
amenity

Economic

Economic

None known.

None known.

Environmental

Environmental

 Avoids/mitigates reverse

None known.

sensitivity effects.

Social

 Helps to ensure an appropriate
level of amenity and privacy.
Social
None known.

None known.
Cultural
None known.

Cultural
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None known.
Policy MTCP-P7 –
Transport and
parking

Economic

Economic

 Economic benefits associated

 Intersection upgrading costs.

with reduced trip numbers out

Environmental

Policy MTCP-P8

of the suburb (for essential

Pedestrian

good and services), and

centric

reduced time delays due to

the site (particularly the northern

environment

improved intersection LOS and

end of Austin Road).

SH14 congestion.

 Increased traffic intensity around

Social

Environmental

None known.

 Improvements in level of

Cultural

service of Austin Road/SH14
intersection for existing and

None known.

future Austin Road residents
(and solves an existing problem
for NZTA/WDC).
 Avoids congestion caused by
on-street parking.
 Benefits pick-up and drop-offs
associated with Maunu School.
 Improved internal amenity
values.
Social
 May result in more social
interaction for those doing
school pick-ups and drop offs.
 Better parking and accessibility.
Cultural
None known.
Policy MTCP-P9 –
Zone Interface

Economic

Economic

None known.

None known.

Environmental

Environmental

 Avoids/mitigates adverse

None known.

effects on amenity values of
adjoining residents.
 Reduces the potential for
reverse sensitivity effects.

Social
None known.
Cultural
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Social

None known.

 Ensures privacy for adjoining
residents.
Cultural
None known.
Policy MTCP-P10
– Discouraged
activities

Economic

Economic

None known.

None known.

Environmental

Environmental

 Protects the amenity values of

None known.

adjoining landowners and the
locality.

Social
None known.

Social

Cultural

See above.

None known.

Cultural
None known.
Policy MTCP-P11 –
Scale of
development

Economic

Economic

 Avoids adverse economic

 May limit some commercial

effects on the Shopping Centre

tenants from locating in the

Zone.

MTCP.

 Enables the construction of a
supermarket.

Environmental
Social

Environmental

None known.

None known.

Cultural

Social

None known.

None known.
Cultural
None known.
Policy MTCP-P12 –
Viability and
vitality of the City
Centre

Economic

Economic

 Avoids adverse economic

 May limit some commercial

effects on the CBD.
Environmental and Social
 Avoids adverse effects on the
viability and vitality of the CBD.

tenants from locating in the
MTCP.
Environmental and Social
None known.
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MTCP-R1 Any
Activity

MTCP-R2
Building
Frontages

Cultural

Cultural

None known.

None known.

Economic

Economic

 None known.

 None known.

Environmental

Environmental

 None known.

 None known.

Social

Social

 None known.

 None known.

Cultural

Cultural

None known.

None known.

Economic

Economic

 None known.

 None known.

Environmental

Environmental

 Positive effects on amenity

 None known.

values and character of the
locality.

Social
 None known.

Social
 Helps retain sense of place.

Cultural
None known.

Cultural
None known.
MTCP-R3
Building facades
and verandahs

Economic

Economic

 None known.

 None known.

Environmental

Environmental

 Positive effects on internal

 None known.

amenity values.

Social

Social

 None known.

 Helps retain sense of place.
Cultural

Cultural
None known.

None known.
MTCP-R4 Shared
boundary with
residential zone

Economic

Economic

None known.

None known.
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Environmental

Environmental

 Avoids/mitigates adverse

None known.

effects on amenity values of
adjoining residents.
 Reduces the potential for
reverse sensitivity effects.

Social
None known.
Cultural
None known.

Social
 Ensures privacy for adjoining
residents.
Cultural
None known.
MTCP-R5 Hours
of operation

Economic

Economic

None known.

None known.

Environmental

Environmental

 Avoids/mitigates adverse

None known.

effects on amenity values of
adjoining residents, and
residents within the MTCP.
 Reduces the potential for
reverse sensitivity effects.

Social
None known.
Cultural
None known.

Social
 As per “Environmental” above.
Cultural
None known.
MTCP-R6
Carparking

Economic

Economic

None known.

None known.

Environmental

Environmental

 None known.

None known.

Social

Social

 None known.

None known.

Cultural

Cultural

None known.

None known.
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MTCP-R7 Grocery
Store

Economic

Economic

Provides for the essential needs of

None known.

MTCP-R8 Health

the community with

care facilities

corresponding transport related

MTCP-R9
Commercial
Services
MTCP-R10 Food
and beverage
activity
MTCP-R11 Retail
(excluding
supermarkets)

 Potential adverse effects on

benefits:
 A net reduction of 1.6 million km
per annum, as residents will not
need to travel to other centres
outside Maunu for their day-today needs. At $0.30 per km

amenity values of adjoining
landowners if activities not
carefully managed through
appropriate rules and
assessment.

this equates to an annual

Social

saving of $480,000.00.

None known

 A net reduction of 32,000 hours
of travel per annum. At $7.80

MTCP-R12

per hour, this equates to an

Supermarkets

annual saving of $250,000.00.

MTCP-R13 Drive

Environmental

Cultural
None known

 Avoids adverse effects on the

through

vitality and viability of other

restaurants

areas.
Environmental
 The travel distance benefits of
these activities being located in
the suburb will reduce annual
fuel consumption by 124,000
litres, and this will have a
corresponding annual
reduction in C02 emissions (0.3
million kg).
 Enables adverse effects of largescale supermarkets and drive
through restaurants to be
assessed and
avoided/mitigated.
 Avoids adverse effects of
incompatible activities (i.e. rural
production, industrial, large
scale retail).
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Social
 Enables essential goods and
services to be provided within
the suburb.
 Facilitates social and
community activities and
interaction.
Cultural
None known.
MTCP-R14 New
Vehicle crossing
over a footpath

Economic

Economic

None known.

None known.

Environmental

Environmental

 Ensures pedestrian safety.

 Potential modification of historic

 Assists with sense of place
(incorporation of stone walls in
intersection design).
Social
 None known.

stone walls.
Social
None known.
Cultural
None known.

Cultural
None known.

Summary of reasons for deciding on the provisions
The reasons for deciding on the provisions are as follows:
1.

They are tailored to meet the specific characteristics of the site and the
locality.

2.

They build on and enhance the character of the area and sense of place,
resulting in positive economic, environmental and social effects.

3.

They provide for a range of activities to service the identified needs of the
suburb.

4. They enable a range of permitted activities with effects that are
appropriate to the locality.
5.

They enable a range of restricted discretionary activities that may be
appropriate subject to further assessment and effects mitigation.
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6. They avoid adverse effects on amenity values and character by excluding
inappropriate/incompatible activities, and through the inclusion of
amenity-based rules and controls on built form.
Risk of acting or not acting if there is uncertain or insufficient information
about the subject matter of the provisions
There is no uncertain or insufficient information associated with the proposal.
The only risk of not acting is that the property will be developed for residential
purposes, resulting in the loss of the only centrally located commercial area
capable of accommodating the immediate and long-term needs of the
suburb.
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8. CONCLUSIONS
This report is in support of a submission to PC88 to change the zone of Lot 2
DP 513190 from ‘Residential’ proposed under PC88 to ‘Maunu Town Centre
Precinct’ (MTCP). The MTCP is intended to cater for the existing and future
commercial needs of Maunu in a strategically important and central location.
In the 10-year period leading up to 2013, development in Maunu was
constrained to some extent by a lack of residential zoned land. However, new
residential and rural-residential zones introduced under Plan Changes 93, 85,
86, and 112 have resulted in multiple residential and rural-residential
subdivisions being completed in the primary catchment area since 2013. In
addition to the subdivisions that have been completed since 2013, planning is
also underway for approximately 600 additional residential lots in the area,
including subdivisions at Puriri Park Road, Pompallier Estate Drive, Austin
Road, and Te Hape. There are also Urban Transition Environment (UTE) and
Rural Living Environment (RLE) zones in the catchment which could yield
approximately 100-150 additional rural-residential lots.
As the population continues to increase beyond 2028, there will be a
corresponding increase in the demand for commercial GFA. Providing for
additional commercial land in a central location beyond the 10-year planning
horizon is a sensible and sustainable outcome in Maunu. This is because if an
appropriately sized, centrally located site is not secured now, the only available
land in the future would likely be to the west of the Te Hape urban area. Such
an outcome would result in a fragmented urban form with associated adverse
effects on sense of place.
A market assessment for retail floor space has concluded that there is demand
in Maunu for:
 A full-size supermarket of between 2,500 m² to 3,500 m².
 4,000 m² to 5,000 m² of convenience retail.20
 2,000 m² to 3,000 m² of commercial services.21
 A total demand for retail and commercial GFA of 8,500 m² to 11,500 m².

Based on 0.4m² per capita [Market Assessment of Proposed Local Centre in Maunu, Urban Economics, 2019]
Typically, 30-40% of local centre GFA [Market Assessment of Proposed Local Centre in Maunu, Urban
Economics, 2019]
20
21
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There is currently only 3,362m² of existing commercial GFA in Maunu. Based
on a 25-30% GFA, the 3.9485ha MTCP site is capable of accommodating
10,000m² - 12,000m² of commercial GFA.
Prior to PC 88, there had been no planning for the commercial needs of the
Maunu area. Discussions associated with the Maunu/Horahora Structure Plan
(starting in 2003 and extending through to its adoption in 2009) included
consideration of the subject site for commercial/supermarket use. However,
the final version of the Structure Plan adopted by the Council did not provide
for any additional commercial zone land in Maunu.
Commercial activities in Maunu have continued to establish in a relatively ad
hoc manner, with most activities operating under individual resource
consents. Consequently, there is no clear centre to the suburb, and (with the
recent exception of the Jolt café) no place for residents to interact on a social
basis.
As the suburb continues to expand in a westerly direction (which for
geographical and tenure reasons is the only direction in which it can expand),
the proposed PC 88 LC will become less centralised i.e. it is already 2 km from
the western edge of the suburb (the Te Hape residential area). Conversely, the
MTCP site is centrally located within an existing hub of community related
activities including the primary and secondary schools, Barge Park, and the
Museum and Heritage Park. The establishment of the MTCP in the vicinity of
these activities will reinforce community identity and sense of place.
The site is located in an area containing valued community activities and
services, most notably the two schools, Barge Park, and the Museum and
Heritage Park. The MTCP will build on the community focus of this area by
preventing this centrally located, and strategically important site from being
lost to additional residential development.
The MTCP contains a range of provisions (including rules) to avoid, remedy or
mitigate adverse effects on the environment, particularly effects on amenity
values. Furthermore, traffic solutions are available which will also benefit
existing and future Austin Road users. Having considered the relative costs
and benefits of the proposed MTCP, it is considered to be the most effective
and efficient means of achieving sustainable management in regard to the
long-term future of Maunu.
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PREC1
Maunu Town Centre Precinct (MTCP) Appendix A
PREC1 – Maunu Town Centre Precinct (MTCP)

Overview
The Maunu Town Centre Precinct (MTCP) applies to land on the corner of Austin Road and SH14. It is a hybrid
version of the Local Centre Zone (LC). Like the LC, the MTCP is intended to meet the needs of the growing
population in Maunu and the land to the west by providing for commercial, community and residential activities.
However, the MTCP provisions have been tailored to provide for the specific characteristics of the environment
in this location, as distinct from the other proposed LC zones. The modified provisions of the MTCP are designed
to provide a distinctive sense of place and identity for Maunu.
The MTCP is intended to be the future heart of Maunu. It will provide for activities such as supermarkets, a range
of retail goods and services, small scale office activities and some community, recreation and health services.
The MTCP is strategically located, recognising that as Maunu continues to expand towards the west, it will
eventually be in the centre of the existing and future residential area. Due to a range of geographic and tenure
related constraints, the MTCP is the only viable option for a compact and contiguous commercial centre in close
proximity to existing and future residential development.
The MTCP has a specific suite of objectives and policies. The objectives and policies of the underlying LC zone do
not apply to development in the MTCP.
The rules of the underlying LC zone and district-wide matters rules apply, except where amended by the MTCP
rules. apply in addition to any relevant provisions of a precinct unless stated otherwise. As stated in Rule HPWR1.2, where an activity is subject to a precinct rule and the activity status of that activity in the precinct is different
to the activity status in the zone or in the district-wide matter rules, then the activity status in the precinct takes
precedence over the activity status in the zone or district-wide matter rules, whether that activity status is more
or less restrictive.

Objectives
MTCP-O1 – Community
identity

Create and maintain a community focal point and sense of place for the existing and

MTCP-O2 – Scale and
intensity

Development is of a scale and intensity that is in keeping with the amenity values
of the locality, and particularly those values that contribute to sense of place.

MTCP-O3 Range of
Activities

Provide for mixed use development, including commercial, community and

planned future Maunu residential area and the rural community to the west.

residential activities that:

(a) Provides for the community’s social and economic needs;
(b) Improves community access to goods, services, community facilities, and
opportunities for social interaction;

(c) Manages adverse effects on the environment;
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(d) Does not undermine the vitality and viability of the City Centre.
(e) Creates high levels of internal amenity through good quality urban design.
MTCP-O5 Discouraged
Activities

Discourage industrial activities within the MTCP to maintain the MTCP amenity

MTCP-O6 Commercial
Sprawl

Contain commercial activities within the MTCP.

and character.

Policies
MTCP-P1 – Character and
Amenity

Recognise the following attributes as contributing to the character and amenity
values of the MTCP:
Historic stone walls incorporated into the development.
An active urban environment with a mix of type and scale of activities.
Quality landscaping and public spaces.
A scale of built development commensurate with the prominence and visual
effects of the development.
Relatively constant levels of noise during the daytime associated with traffic
and commercial activities.
A moderate degree of privacy for residential activities within and surrounding
the site.
Adequate and multi-purpose carparking within the site.
Access to daylight.
No exposure to noxious odour or noise associated with industrial activities.
High levels of vehicle traffic particularly during daytime hours.

MTCP-P2 – Range of
Activities

Enable activities to service the local convenience needs of the surrounding
residential area and the rural area to the west, including retail, commercial
services, office, and food and beverage by:
Encouraging residential activities, supermarkets, smaller scale retail activities,
offices, tourist related activities, restaurants, cafes, bars and entertainment
facilities.
Recognising the positive contribution that supermarkets make to centre
vitality and function, and the functional and operational requirements of
these activities.
Avoiding rural production and industrial activities (excluding small scale
artisan industrial activities), large department stores, bulk goods and trade
related retail.
Limiting large scale, destination-based community activities which do not
enhance the vibrancy of the MTCP.

MTCP-P3 – Mixed Use

To encourage mixed use development by providing for residential activities
primarily located above ground floor commercial uses.
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MTCP-P4 - Active
frontages to internal
pedestrian areas

To require active frontages to internal pedestrian areas to strengthen the
interrelationship between buildings and the public realm.

MTCP-P4 – Ground Floor
Residential Units

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

MTCP-P5 – Residential
Amenity

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

MTCP-P6 – Transport and
parking

Manage adverse effects on the safe and efficient operation of the transport
network by:
(a)

Encouraging transport solutions that cater for existing and future residential
development on Austin Road, and that avoid, remedy, or mitigate adverse
effects on SH14.
(b) Ensuring adequate off-street parking is provided to avoid the need for onstreet parking.
(c) Encouraging the multi-purpose use of parking spaces, including pick up and
drops offs associated with Maunu School, and other community events.

MTCP-P7 – PedestrianCentric Environment

Require development to be of a quality and design that contributes positively to
pedestrian amenity, movements, safety and convenience for people of all ages
and abilities.

MTCP-P8 – Zone Interface

To maintain amenity and character by managing built development and the
interface between the MTCP and Residential Zones, having specific regard to
dominance, overlooking, and shading.

MTCP-P9 – Discouraged
Activities

To protect the amenity values of the locality by avoiding activities which have
noxious, offensive, or undesirable qualities from locating within the MTCP.

MTCP-P10 – Scale of
Development

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

MTCP-P11 – Vitality and
Viability of City Centre

To avoid adverse effects on the vitality and viability of the City Centre and Mixed
Use Zones by ensuring expansion of the LC is provided only at a scale appropriate
to the needs of the surrounding residential areas.

Rules
MTCP-R1

Any Activity
Activity Status: P
Where:
Resource consent is not required under any rule of the Local Commercial Zone or any other
District Plan rules, unless otherwise stated in the MTCP:
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The activity is not prohibited under any rule in the District Plan.

MTCP-R2

Building Frontages
Activity Status: P
Where:

Activity Status when compliance not achieved:
D

No continuous blank wall with an area
greater than 25m2 is visible from site
frontage.
No roller door is situated along the site
frontage.

MTCP-R3

Building facades and verandahs
Activity Status: P
Where:
On building façades containing the main
pedestrian access:

Activity Status when compliance not achieved:
D

(a) At least 65% of the ground floor
building façade is clear glazing; and
(b) There is a verandah:
Along at least 90% of the frontage
of the building.
(ii) That is at least 3m and no more
than 4m above the footpath.
(iii) That has a minimum width of
1.5m and a maximum width of
2.5m.
(iv) That has a maximum facia height
of 0.5m.
(i)

MTCP-R4

Shared Boundary with a Residential Zone
Activity Status: P
Where:
Any site boundary which is shared with a
Residential Zone is planted with trees or
shrubs to a minimum height of 1.8m and a
minimum depth of 1m, except within 5m

Activity Status when compliance not achieved:
D
[Note: This rule could default to the equivalent
LC rule if the terminology is tidied up].
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of a road boundary where the minimum
height is 1.2m.
MTCP-R5

Hours of Operation
Activity Status: P
Where:
Any activity (other than a residential
activity) which operates or is open for
visitors, clients, deliveries or servicing
outside of the hours of 0600 - 2200, where
the activity is located closer than 50m
from a boundary with a Living Zone.

MCTP-R6

Activity Status when compliance not achieved:
D
[Note: This rule could default to the equivalent
LC rule if the residential activity exclusion is
added]

Car Parking
Activity Status: P
Where:

Activity Status when compliance not achieved:
D

Car parking is provided in accordance with
the Transport chapter of the District Plan.
(Clarification: Car parking is permitted
between buildings and road boundaries
within the MTCP).
MTCP-R7

Grocery store (excluding supermarkets)

MTCP-R8

Health Care Facilities

MTCP-R9

Commercial Services

MTCP-R10

Food and Beverage Activity
Activity Status: P

MTCP-R11

Retail (excluding supermarkets)
Activity Status: P
Where:
Other activities do not exceed 500m2
GFA for each individual activity.

Activity Status when compliance not achieved:
D
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MTCP-R12

Supermarkets
Activity Status: P
Where:
Supermarkets do not exceed 2,500m²
GFA.

Activity Status when compliance not achieved:
RD
Matters for discretion:
(i) The effects of the operation of the activity
on the existing and expected future amenity
values of the surrounding area and any
practicable mitigation measures that would be
appropriate to manage those effects; and
(ii) The design and location of parking areas
and vehicle access and servicing arrangements;
and
(iii) The need to provide for the functional
requirements of the activity.

MTCP-R13

Drive through restaurants
Activity Status: RD
Matters for discretion:
(i) the effects arising from the numbers of
people and all vehicles using the site; and
(ii) the effects of the operation of the
activity on the existing and expected future
amenity values of the surrounding area and
any practicable mitigation measures that
would be appropriate to manage those
effects; and
(iii) the design and location of parking areas
and vehicle access and servicing
arrangements; and
(iv) the effects of location, design and
management of storage and servicing
facilities, including the adequacy of access
for service vehicles (including waste
collection).

MTCP-R14

New Vehicle Crossing Over a Footpath
Activity Status: RD
Matters for discretion:
(i)

Pedestrian safety.
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(ii) The practical need to gain access over a footpath.
(iii) Traffic efficiency and circulation.
(iv) The protection of stone walls (where practicable) and the incorporation of stone walls in
any site entrance feature.
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1.0

INTRODUCTION
This report examines and describes a preliminary assessment for road access for a
potential Maunu Town Centre to be located on the southern side of Maunu Road (State
Highway 14) immediately west of Austin Road.
The report specifically describes the potential activities in the town centre, the existing
road environment, the traffic generation of the proposed town centre and a concept
design for road access.
The site is located on the southern side of State Highway 14 immediately west of Austin
Road as shown in Figure 1.

N



Subject site

Source: wises.co.nz

Figure 1 – Site Location
By way of a summary of the detail contained within this report, it is considered that road
access for the town centre can be accommodated at this location without compromise
to the function, capacity or safety of the road network.
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2.0
2.1

EXISTING TRANSPORT ENVIRONMENT
The Road Network
The site has a road frontage onto State Highway 14 over some 190 metres west of Austin
Road and a road frontage onto Austin Road over some 175 metres south of State
Highway 14. The site is opposite the Kiwi North Heritage Park on SH14. The Maunu
Primary School and Pompallier College are located on the southern side of SH14 east of
Austin Road, while development on the southern side of the highway west of Austin
Road is rural in nature.
The typical traffic management arrangements on roads in the vicinity of the site are
shown in Figure 2.

Kiwi North

N

Maunu
Primary
School

Figure 2 –Existing Road Traffic Management
2.1.1 State Highway 14
Outside the subject site, State Highway 14 has a single lane in each direction plus a flush
median including right turn bays for the Heritage Park and Austin Road. To the east, a
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left turn auxiliary lane is provided for westbound traffic turning left into Austin Road,
while to the west a right turn bay is provided into the Kiwi North Museum and Kiwi
House. A footpath is provided on the southern side of the highway, with no pedestrian
facilities on the northern side of the highway.
There is a single driveway on the northern side of State Highway 14 opposite the site
frontage consisting of Gate 2 to Kiwi North, providing road access for the Heritage Park
and the “Schools and Events Entrance” for Kiwi North. The main entrance to the Kiwi
North Museum and Kiwi House is located some 50 metres west of the western boundary
of the subject site. There are driveways to rural properties located on the south side of
the highway some 15 metres and 65 metres west of the western boundary of the subject
site.
The speed limit on this section of State Highway 14 changes at a point some 50 metres
west of Austin Road, being 60 km/hr to the east of this point and 70km/h to the west of
this point.
Speed surveys of unrestricted vehicles undertaken on SH14 in the afternoon of Thursday
21st March 2019 indicated that the 85th percentile speed in the vicinity of Austin Road is
74 km/h for eastbound traffic travelling to Whangarei and 69 km/h westbound from
Whangarei, while at the western boundary of the site the 85th percentile speed is 75
km/h for eastbound traffic travelling to Whangarei and 74 km/h westbound from
Whangarei.
2.1.2 Austin Road
Outside the subject site, Austin Road has a single lane in each direction. The Maunu
Primary School is located on the eastern side of Austin Road opposite and south of the
site. The internal layout and on-road configuration of the Maunu Primary School are
shown in Figure 3.
Angle parking is provided on the eastern side of Austin Road and informal parallel
parking occurs on the western side of Austin Road. A footpath is provided on the eastern
side of Austin Road, with no pedestrian facilities on the western side.
A rural residential property is located on the western side of Austin Road immediately
south of the site.
The speed limit on this section of Austin Road is 70km/h.
With Plan Change 88 rezoning the west side of Austin Road to Living 3 and the multiple
subdivisions currently underway on the eastern side of Austin Road further south it is
anticipated that a significant population/community will grow on Austin Road in future.
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N

Site
Frontage

Figure 3 – Maunu Primary School Layout

2.2

Traffic Volumes and Traffic Growth

2.2.1 Existing Traffic Volumes
New Zealand Transport Agency traffic data indicates the average daily traffic volume on
State Highway 14 west of Austin Rd in 2017 was 9,292 vehicles per day with 4.2% heavy
traffic.
The results of manual traffic turning movement surveys at the SH14/Austin Road
intersection carried out on the afternoon of Thursday 21st and the morning of Friday 22nd
March 2019 are summarised in Figure 4.
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AM PEAK

SCHOOL PM PEAK
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PM PEAK

Figure 4 – Turning Movements SH14/Austin Rd Intersection
The highest total hourly volume of traffic through the intersection occurs in the
afternoon commuter peak (4:30 to 5:30pm) and this time period has been used as the
basis of this preliminary road access assessment.
2.2.2 Traffic Growth
Forecasts of future traffic growth should take into account future expectations of fuel
prices and demographics.
The “Transport Demand Forecasts Summary” report produced by NZIER for the Ministry
of Transport (December 2013) has taken these factors into account to estimate future
traffic growth per region in New Zealand. The results are presented in Figure 5 below.
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,
Figure 5 – Contributions to Traffic Growth over the Next 10 Years
It is estimated that the net growth in light vehicle traffic in Northland will equate to less
than 2% per annum over the next 10 years.
Traffic growth of 20% (2% over 10 years) has been applied to current SH14 traffic
volumes for the purposes of this preliminary road access assessment.
2.2.3 Future Performance of Austin Road Intersection Without Town Centre
SIDRA intersection software was used to model the performance of the SH14/Austin
Road intersection in the PM peak in 10 years’ time, i.e. with 20% traffic growth on the
highway. The results are shown in Table 1.
Table 1: Performance of SH14/Austin Rd Intersection PM peak 2029

Turn

Hourly
Volume

Average
Delay
(seconds)

Level of
Service

95% Queue
(metres)

Left
Right

22
56

14.0
65.2

B
F

1.3
15.2

SH14 Westbound

Left
Through

112
811

6.6
0.1

A
A

2.1
0.0

SH14 Eastbound

Through
Right

420
8

0.0
11.2

A
B

0.0
0.3

Intersection
Approach

Austin Road
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The SIDRA modelling indicates that, even without accounting for traffic growth on Austin
Road, the current layout of the SH14/Austin Road intersection will not provide an
adequate level of service for right turning traffic from Austin Road in 10 years’ time, with
an average delay of 65 seconds and level of service F in the commuter PM peak.

2.3

Traffic Safety
Information from the New Zealand Transport Agency’s “Crash Analysis System” indicates
that two crashes were reported on roads in the vicinity of the site for the five-year period
January 2014 to December 2018. These crashes are summarised in Table 2.
Table 2: Reported Crash History
Reported Crashes
Location

Total

Injury

NonInjury

SH14 near site

0

0

0

Intersection:
SH14 and Austin Rd

2

1 minor

1

Austin Rd near site

0

0

0

TOTAL

2

1 minor

1

Key Factors

2 – lost control on wet road at night, alcohol suspected (1
minor)

Both crashes involved motorists losing control on State Highway 14 in the vicinity of the
Austin Road intersection in wet road conditions on a Saturday night. One of these
crashes involved minor injury.
The reported crash history does not suggest any traffic safety issue on this section of
State Highway 14 that would be relevant to the proposed town centre.
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3.0

THE PROPOSAL
The proposed Maunu Town Centre would comprise the following:

3.1

•

A 2,500m2 supermarket.

•

8,000m2 of commercial development, e.g. shops and offices.

Traffic Generation
In a town centre the supermarket provides the main traffic generation, with a significant
proportion of combined trips, e.g. a trip to the hairdresser combined with a shopping
trip. Thus, the traffic generation of the town centre is best determined from the total
GFA, rather than from the GFA of the component site activities.
Table 3.7 of NZTA Research Report 374 “Comparisons of NZ And UK Trips and Parking
Rates” indicates that trip generation rates of shopping centres vary with the size of the
development. Using combined NZ and UK data, this research indicates that shopping
centres of 10,000m2 – 12,000m2 GFA generate 9.3 vehicle movements per 100m2 GFA.
On this basis the 10,500m2 town centre would generate some 1,000 vehicle movements
in both the morning and afternoon peak hours.
A catchment analysis of potential customers to the proposed town centre undertaken
by Urban Economics suggest that 50.2% of trips would come from the west and 49.8%
would come from the east. For the purposes of this assessment, a 50/50 directional split
of town centre traffic has been used.
A proportion of traffic generation at shopping centres is pass-by trips, i.e. vehicles that
are already passing the site that turn off the road to use the site before continuing on
their way. Pass-by trips add to the turning movements at the site access but do not add
to total traffic on the road.
Figure 5.5 of the US Institute of Transportation Engineers Trip Generation Handbook
indicates that the proportion of shopping centre traffic that are pass-by trips varies with
the size of the centre, with trips to shopping centres of 100,000 square feet (approx.
10,000m2) comprising 40% pass-by trips. For the purposes of this preliminary road
access assessment a pass-by percentage of 35% has been used. For the purposes of this
assessment, the proportion of pass-by trips from the east and west is assumed to be the
same as the proportion of total passing traffic eastbound and westbound. This equates
to 33% eastbound and 67% westbound in the PM peak hour.
The split between entering and exiting traffic movements has been based on traffic
survey data from other shopping centres. In the evening peak, supermarket traffic
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movements are evenly split between entering and exiting movements, while general
retail traffic comprises 37% entry movements and 63% exiting movements. On this
basis, the traffic turning movements generated by the proposed town centre used in this
assessment in the PM peak hour are shown in Table 3.
Table 3: PM Peak Trip Generation of Proposed Town Centre

Type

Entering Traffic Movements

Departing Traffic Movements

3.2

Direction

Hourly Volume

From East
From West

208
208

To East
To West

296
296

Site Vehicle Access Options
Providing road access to the site would require providing a new vehicle crossing onto
SH14 and/or Austin Road. Appendix 5B of NZTA’s Planning Policy Manual sets out the
standards and guidelines for vehicular access from state highways. The Manual indicates
that in determining the acceptability of a proposed accessway, NZTA will consider,
amongst other aspects of the proposed access arrangements, “whether or not it is
practicable for access to the site to be provided from a local road rather than directly
from the state highway”.
As demonstrated in Figure 6, there is already a significant degree of congestion on Austin
Road before and after school.

Figure 6 – Current Traffic Conditions on Austin Road Before and After School
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It is not considered feasible to provide an exclusive site access off Austin Road.
Furthermore, it is considered that special care is needed if even part of the town centre
traffic is added to Austin Road.
Two options of site access have therefore been considered for vehicle access to the town
centre. In the first, some access would be provided to and from Austin Road. In the
second, all town centre traffic access would be provided from a new intersection on
SH14.
3.2.1 Town Centre Accesses on Both SH14 and Austin Road
A concept sketch of town centre accesses on both SH14 and Austin Road is included in
Appendix 1. This scenario comprises traffic signal control at the Austin Road
intersection, and a new give-way controlled intersection for access to the town centre
directly off SH14.
This concept provides a left-turn-only exit from the town centre onto Austin Road
located some 75 metres south of SH14. Near the south end of the site, another site
accessway would provide for left and right turns out from the town centre as well as leftturn-only entry to the town centre from Austin Road.
It is envisaged that town centre traffic to or from the west would turn in and out of the
site from the priority-controlled access on the highway, while Austin Road town centre
traffic would use the southern left-turn-only entrance to enter the site and use either of
the two vehicle crossings on Austin Road to exit the site.
It is expected that town centre traffic entering the site from the east would turn left into
the site at the priority-controlled access on the highway, while town centre traffic
leaving the site to travel east would turn right at either the priority-controlled access on
the highway or at the traffic signals on Austin Road. The proportion of traffic travelling
from the site to the east using either option is expected to be such that the average delay
is balanced for the two right turns. SIDRA modelling indicates that in the PM peak hour
some 17% of traffic would turn right at the priority intersection and 83% would turn right
at the Austin Road signals to achieve such a balance in turning movement delay.
The performance of the town centre intersection in the 2029 PM peak under this
scenario as modelled with SIDRA is shown in Table 4, while the performance of the at
Austin Road traffic signals under this scenario is shown in Table 5.
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Table 4: Performance of SH14/Town Centre Intersection PM peak 2029

Turn

Hourly
Volume

Average
Delay
(seconds)

Level of
Service

95% Queue
(metres)

Left
Right

296
46

9.8
48.2

A
E

17.0
10.5

SH14 Westbound

Left
Through

208
739

7.8
0.1

A
A

4.8
0.0

SH14 Eastbound

Through
Right

382
208

0.0
11.8

A
B

0.0
9.9

Intersection
Approach

Town Centre Access

Table 5: Performance of SH14/Austin Rd Signalised Intersection PM peak 2029

Turn

Hourly
Volume

Average
Delay
(seconds)

Level of
Service

95% Queue
(metres)

Left
Right

22
306

21.7
46.4

C
D

4.3
100.4

SH14 Westbound

Left
Through

112
925

19.1
26.7

B
C

48.7
237.7

SH14 Eastbound

Through
Right

420
8

6.8
20.1

A
C

58.1
1.0

Intersection
Approach

Austin Road

It is evident that the concept intersection layouts under this scenario would
accommodate the level of traffic forecast for the 2029 PM peak with the town centre in
place with an acceptable level of service to all traffic movements.
As demonstrated in Figure 6, there is already a significant degree of congestion on Austin
Road before and after school. Special care is needed if even part of the town centre
traffic is added to Austin Road.
It is considered that, even without the town centre, the speed limit on Austin Road past
the primary school should be reduced from the current 70 km/h.
Traffic conditions on Austin Road before and after school could also be improved if some
parent parking was provided off the road, for example with school parking available
within the town centre site, and a pedestrian crossing linking this parking area to the
main pedestrian path into the school. This is provided in the concept layout of this
option. Provision of off-street parking would allow for some on-street angle parking to
be removed, for example to provide a kerb extension at the pedestrian crossing.

Whangarei District Council Plan Change 88
Maunu Town Centre
Preliminary Road Access Assessment
Issue C
Ref: 19007 Maunu Town Centre access report final.docx

- 13 -

While significant volumes of traffic would turn left out of the northern left-turn-only site
access onto Austin Road in the PM peak, this traffic would be to the north of the centre
of pedestrian and traffic activity of the primary school. Austin Road town centre traffic
would be expected to use the southern vehicle crossing on Austin Road, to the south of
the centre of pedestrian and traffic activity of the primary school.
It is envisaged that large service vehicles would enter the site using the priority junction
on the highway and exit the site using the southern vehicle crossing onto Austin Road.
As large service vehicles would not operate at the times of peak commuter or school
traffic, this arrangement is considered to be acceptable.
It is considered that, with some refinement as necessary, these concept intersection
layouts could provide vehicle access to the town centre without compromising the
function, capacity or safety of the adjacent road network.
3.2.2 All Town Centre Access Off New Intersection on SH14
SIDRA analysis indicates that a signalised intersection with two through lanes on the
highway and two right turn lanes out of the town centre site would be required to
accommodate the turning movement volumes shown in Table 3 on the state highway
with 20% traffic growth to represent the highway traffic volume in 10 years’ time.
In addition, as indicated in Section 2.2, the current layout of the SH14/Austin Road
intersection will not provide an adequate level of service for right turning traffic from
Austin Road in 10 years’ time. For the purposes of this assessment a seagull intersection
is assumed to be provided at the Austin Road intersection.
A concept sketch of the town centre access and a seagull intersection at Austin Road is
included in Appendix 2. A significant scale of road widening would be required.
Table App5B/3 of the NZTA Planning Policy Manual sets out the minimum recommended
accessway spacings for a range of speed limits. The Manual advises that “accessways
that are likely to generate 100 or more ecm1/day, or have peak hour flows of 20 or more
ecm1/hr, will normally be treated as intersections for the purposes of access safety and
will be expected to comply with the intersection spacing policy set out in section 3.5 of
the PPM”. Thus, accessway spacings should be considered in terms of the distance
between the new town centre intersection and existing accessways on the highway.
While the existing speed limit outside the site is 70km/h, it would be appropriate to
extend the 60km/h speed limit west from Austin Road to include the new town centre
access when it is developed. With a 60km/h speed limit, the Manual recommends a

1

An “ecm” is an Equivalent Car Movement where one car movement is one equivalent car movement and one
truck movement is equivalent to 3 equivalent car movements.
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minimum distance of 30 metres between accessways and the nearest intersection. The
concept access layout complies with this recommendation.
The performance of the town centre intersection in the 2029 PM peak as modelled with
SIDRA is shown in Table 6, while the performance of the seagull intersection at Austin
road is shown in Table 7.

Table 6: Performance of SH14/Town Centre Intersection PM peak 2029

Turn

Hourly
Volume

Average
Delay
(seconds)

Level of
Service

95% Queue
(metres)

Left
Right

296
296

12.1
34.2

B
C

36.5
52.7

SH14 Westbound

Left
Through

208
739

19.6
32.9

B
C

37.3
205.9

SH14 Eastbound

Through
Right

382
208

5.0
43.3

A
D

39.2
53.6

Intersection
Approach

Town Centre Access

Table 7: Performance of SH14/Austin Rd Seagull Intersection PM peak 2029

Turn

Hourly
Volume

Average
Delay
(seconds)

Level of
Service

95% Queue
(metres)

Left
Right

22
56

10.7
46.2

B
E

1.3
9.3

SH14 Westbound

Left
Through

112
925

6.6
0.1

A
A

2.1
0.0

SH14 Eastbound

Through
Right

670
8

0.1
12.9

A
B

0.0
0.4

Intersection
Approach

Austin Road

It is evident that the concept intersection layouts would also accommodate the level of
traffic forecast for the 2029 PM peak with the town centre in place with an acceptable
level of service to all traffic movements.
It is considered that, with some refinement as necessary, these concept intersection
layouts could also provide vehicle access to the town centre without compromising to
the function, capacity or safety of the adjacent road network.
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3.2.3 Traffic Impacts of the Town Centre on State Highway 1
The primary traffic attractor in the town centre site will be the supermarket. Figure 7
below, sourced from a market assessment of the town centre produced by Urban
Economics, shows the location of existing supermarkets in Whangarei, as well as the
proposed location of the Maunu Town Centre supermarket.

Figure 7 – Location of Existing and Proposed Supermarkets in Whangarei
It is evident that there are currently no supermarkets in Whangarei west of State
Highway 1. Thus, any householder living west of SH1 will need to cross SH1 to make a
trip to the supermarket at present.
With the proposed new supermarket at Maunu, householders living west of SH1 will
have the option of using the Maunu supermarket without needing to cross the
congested SH1 corridor. Given the level of traffic congestion on State Highway 1, it is
unlikely that residents living east of SH1 would make a special trip to the new
supermarket as it would entail crossing the congested SH1 corridor, and as they already
have several other options for supermarket shopping. Unless there is a shop otherwise
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unique to Whangarei, a similar situation would arise for traffic to other activities on the
town centre site. Thus, overall the proposed town centre can be expected to reduce
traffic crossing the SH1 corridor, and thus reduce traffic congestion on SH1.
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4.0

CONCLUSIONS
Based on the analyses described in this report, the following conclusions can be made in
respect of road access to the proposed Maunu Town Centre development on SH14 west
of Austin Road:
a)

Future traffic growth in Whangarei is expected to be of the order of 2% per
annum over the next 10 years.

b)

Even without the town centre development, the existing configuration of the
SH14/Austin Road intersection will not be able to accommodate this future traffic
growth with an appropriate level of service.

c)

The safety record of roads in the vicinity of the site does not suggest a traffic
safety problem.

d)

The proposed Maunu Town Centre would generate some 1,000 vehicle
movements in both the morning and afternoon peak hours.

e)

To accommodate town centre traffic plus traffic growth on SH14, it will be
necessary to provide a new signalised intersection, either at Austin Road or at a
new access to the town centre site.

f)

Options to provide road access to the town centre and Austin Road include
signalisation of the Austin Road intersection and a new priority intersection on
SH14 to the town centre, or a new signalised intersection at the town centre on
SH14 plus a seagull intersection on SH14 at Austin Road.

g)

It is considered that, with some refinement as necessary, these concept
intersection layouts could provide vehicle access to the town centre without
compromising the function, capacity or safety of the adjacent road network.

h)

Overall the proposed town centre can be expected to reduce traffic crossing the
SH1 corridor, and thus reduce traffic congestion on SH1.

Overall it is considered that the traffic planning effects of the proposed road access for
the Maunu Town Centre on SH14 west of Austin Road can be accommodated on the
road network without compromise to its function, capacity or safety.
Prepared by:

Anatole Sergejew
Senior Associate
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Submission #209

Submission on Proposed
Plan Change (form 5)
District Plan Changes:
Urban and Services
Full Name

Postal Address

Russell Mortimer
Resource Management & Assessment Ltd
PO Box 1135
WHANGAREI, 0140

Telephone no

0274 746 037

Email

rmal@rmal.co.nz

I could gain an advantage in trade competition through this
submission
I could not gain an advantage in trade competition through this
submission
I am directly aﬀected by an eﬀect of the subject matter of the
submission that:
a adversely aﬀects the environment; and
b does not relate to trade competition or the eﬀects of trade
competition
I am not directly aﬀected by an eﬀect of the subject matter of the
submission that:
a adversely aﬀects the environment; and
b does not relate to trade competition or the eﬀects of trade
competition

The speciﬁc provisions of the Plan Change that my submission relates to are
The introduction of new provisions relating to landscaping requirements in the
residential zones under PC88I

I

Oppose

the specific provision listed above

My submission is

The proposed plan changes seek to imposes minimum percentage areas for
landscaping requirements in several of the proposed residential zones if
activites are to have permitted activity status. Such requirements are not
presently imposed in the Operative Plans Living Zones (residential areas) unless there are some identified landscape characteristics that may trigger a
requirement for enhanced landscape management. My submission is that the
proposed new provisions are neither desired or warranted.
I do not consider there is a meaningful problem that would necessitate such
rules to be brought into the District Plan. I do not believe that the urban areas
of the District and the people the own and reside in these areas have been
compromised by a lack of requirements on how they must landscape thier
properties. I accept that limits on impervious areas area reasonable matter to
be addressed in the District Plan however how individuals treat the permeable
areas on thier own properties should be left up to them.
I have reviewed the Section 32 analysis to seek the rationale behind the
proposed introduction and I cannot find any compelling reasoning as to why
the costs of adding such provisions to the Plan would outweigh the benefits of
not having them brought into the plan in the first place.

My Reasons are
As set out above in my submission and
The landscape provisions RES-R7, MDR-R7 and HDR-7 are heavy handed and
draconian. They will impose costs associated with submitting applications
fro resource consent, likely provide further costs associated with
implementing associated conditions as well as placing undue controls and
obstacles in managing urban properties in the future. For example, if
landscaping areas have to be identified in a consent application it is probale
that conditions of consent will refer to that area. Such landcaping
identification may form part of a Consent Notice on a property title. It is
highly probable that at some stage in the near future change will be sought to
alter the established use of the site or that further development will occur e.g.
an additional bedroom may be added - that will necessitate various
applications (variations to CN's) and associated planning, surveying and legal
(conveyancing) fees.

State the decision you wish Council to make to ensure the issues you raise can be dealt with
I seek the deletion of the proposed landscape provisions RES-R7, MDR-R7 and HDR-7.
and
Any consequential amendments related to those deletions.

I wish to be heard in support of my Submission
Yes
No
If others make a similar submission, I will consider
presenting a joint case with them at a hearing.
Yes
No

Note to person making submission - If you are making a submission to the Environmental Protection Authority, you should
use form 16B. If you are a person who could gain an advantage in trade competition through the submission, your right to make a
submission may be limited by clause 6 (4) of Part 1 of Schedule of the Resource Management Act 1991.
Please note that your submission (or part of your submission) may be struck out if the authority is satisﬁed that at least 1 of the
following applies to the submission (or part of the submission):
•

it is frivolous or vexatious:

•

it discloses no reasonable or relevant case:

•

it would be an abuse of the hearing process to allow the submission (or the part) to be taken further:

•

it contains oﬀensive language:

•
it is supported only by material that purports to be independent expert evidence, but has been prepared by a person who is not
independent or who does not have sufficient specialised knowledge or skill to give expert advice on the matter.

Privacy Note - Clause 6 of Schedule 1 to the Resource Management Act 1991 (the Act) requires that submissions on a proposed
Plan Change be made in the prescribed form (Form 5 Resource Management (Forms, Fees, and Procedure) Regulations 2003). Personal
information including the name of the submitter and contact details must be supplied. Besides our staﬀ, we share this information with
other submitters and the public in order to facilitate the Plan Change process. Providing some information is optional, however, if you
choose not to enter information required by the form, your submission may be considered invalid.
You have the right to ask for a copy of any personal information we hold about you, and to ask for it to be corrected if you think it is
wrong. If you’d like to ask for a copy of your information, or to have it corrected, please contact us at mailroom@wdc.govt.nz, or 09 430
4200, or Whangarei District Council, Private Bag 9023, Whangarei 0148.

I conﬁrm I have read and understand the above notes

Before you proceed please select your browser:
Chrome

Internet Explorer

Edge

Print Form
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Good afternoon,
Please find attached Commercial Centres submission on the Urban & Services Plan Changes.
Ngā Mihi | Kind Regards,
David Badham
Associate / Whangarei Office Manager
....................................................................................................................
M +64 21 203 1034
PO Box 37, Whangarei 0140
Unit 18A, 16 – 24 Commerce Street, Whangarei 0140
Whangarei | Warkworth | Auckland | Napier | Christchurch
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This email and any attachments are confidential. They may contain privileged
information or copyright material. If you are not an intended recipient, please do
not read, copy, use or disclose the contents without authorisation and we request
you delete it and contact us at once by return email.

1.0

Introduction

Commercial Centres Limited (“Commercial Centres”) welcomes the opportunity to provide feedback
on the Urban and Services Plan Change package as prepared by the Whangarei District Council
(“WDC”).
Commercial Centres is a private property development company, which own and manage large scale
retail and commercial developments within the Whangarei District. Two main sites are affected by the
draft Urban and Services Plan Change package and for the purposes of providing feedback on these
provisions, will be referred to as the Southdale and Tikipunga sites.
Southdale
The Southdale site is situated adjacent to State Highway 1, Raumanga, Whangarei across eight
properties. A full list of the properties that make up this site is provided as Appendix 1.
Figure 1 below identifies and show the location of each property within the site, and Figures 2 and 3
illustrate the operative and proposed zoning. The site is currently zoned Living 1 and Business 3 and
proposed to be rezoned to Local Commercial Zone (LC), High Density Residential (HDR), Medium
Density Residential (MDR) and Light Industrial Zone (LI).

Figure 1 – An aerial map showing the Southdale site adjacent to State Highway 1, Raumanga, Whangarei.
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Figure 2 – Map showing current zoning and the location of the properties in question (blue = Living 1, pink = Business 3).

Figure 3 – Map showing the Proposed Plan (May 2019) zoning (dark blue = High Density Residential Zone, light blue = Medium
Density Residential Zone, light green = Local Commercial Zone , pink = Light Industry Zone).
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It is also highlighted that, under the operative plan map one of the properties (property 3 in Figure 2)
is identified as the Southdale Business 3 Development Area (having Rule 41.3.2 being applicable to it).
This rule in the Operative District Plan provides an allowance for up to 7,500m2 GFA of retail activity
and associated storage, including medical services as a restricted discretionary activity. Any retail
activity beyond this threshold is considered a non‐complying activity.
There is a long history associated with the formulation and inclusion of this rule in the Operative
District Plan, dating back to a submission in February 1999 to get properties 1‐4 (Figure 2) rezoned as
Business 3 land. This eventuated in an appeal to the Environment Court in August 2001. Through
proceeding mediation Council agreed to rezone the approximately 6ha of land to Business 3
Environment, which is subject to Rule 41.3.2 today.
Tikipunga
The Tikipunga site is situated on 81 Paramount Parade, Tikipunga and is occupied by the Paramount
Plaza (Figure 4) which contains a petrol station, a Countdown supermarket, a number of retail shops
and an associated parking area. The site is currently zoned Business 3 (Figure 5) under the operative
District Plan and is proposed to be rezoned LCE (Figure 6) under the proposed District Plan. The
surrounding area is largely characterised by residential development within the Living 1 Environment
which is proposed to be rezoned HDR (to the north, east and south) and MDR (Denby Golf Course to
the west) under the draft urban and services plan changes.

Figure 4 – An aerial map showing the site on Paramount Parade, Tikipunga.
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Figure 5 – Map showing the site (yellow highlight) and current zoning (pink = Business 3, blue = Living 1).

Paramount
Parade

Tavern

Figure 6 – Map showing the Proposed Plan (May 2019) zoning of the site (light green = Local Commercial Zone, dark blue =
High Density Residential Zone, light blue = Medium Density Residential Zone, dark green = Open Space Zone).
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2.0

General Feedback

Commercial Centres appreciate the previous opportunity to submit on the draft provisions which
were released prior to formal notification. This fosters greater stakeholder and community
engagement beyond the statutory process in the RMA. While some of the matters raised in
Commercial Centres feedback on the draft provisions have been addressed, some have not,
including the proposed deletion of the 7,500m2 allowance for the Southdale site.
Commercial has made specific feedback points as outlined in Section 3.0 to improve the Urban and
Services Plan Change package, and to efficiently and effectively achieve the proposed objectives of
the plan change package, and the purpose of the RMA.
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3.0

Submission on the Urban and Services Plan Changes

Sub #

Topic

Support/Oppose/
Seek Amendment

1

Zoning – High
Density Residential
(HDR) Southdale
properties 1,2 and
4 (refer to Figure 2)

Seek Amendment

2

Zoning – Medium
Density Residential
(MDR) Southdale
Properties 7 and 8
(refer to Figure 2)

Support

3

Zoning – Light
Industry (LI)
Southdale property
6 (the Gull site
refer to Figure 2)

Support

Comments/Reasons

Relief Sought

ZONING
Commercial Centres support the rezoning of these
properties to HDR Zone. Given the proximity to the
existing Southdale site which is proposed to be rezoned
Local Commercial Zone, Commercial Centres consider
that it is appropriate to promote higher density
residential development in proximity to a proposed
local centre.
Commercial Centres seek an amendment to the extent
of the northern boundary of the HDR Zone on property
4. This should be amended to align with the current
extent of Living 1 Environment in the Operative District
Plan (see Figure 2). The reasons for this request are
discussed further in sub# 5 below.
Commercial Centres support the rezoning of these
properties to Medium Density Residential Zone. Given
the current Living 1 zoning and surrounding land uses,
Commercial Centres consider this to be an appropriate
zone for these sites.
Commercial Centres support the rezoning of this
property to LI. Given the existing Gull service station on
this site and the Bunnings store on the adjoining site,
Commercial Centres consider that this represents an
appropriate zone for these existing uses.
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Retain the HDR zoning for these properties,
but realign the northern boundary on Property
4 to align with the current extent of Living 1
Environment in the Operative District Plan
(see Figure 2)

Retain MDR zoning for these properties as
notified.

Retain LI zoning for this property as notified.

Sub #

Topic

4

Zoning – Light
Industry (LI)
Southdale property
5 (refer to Figure 2)

Support/Oppose/
Comments/Reasons
Seek Amendment
Oppose
Commercial centres oppose the proposed LI Zone on
this property. This property currently contains a
McDonald’s restaurant on the eastern portion and
vacant land on the western portion. While drive
through facilities are provided for as a permitted
activity in the LI pursuant to LI‐R18 subject to
landscaping requirements, general retail, commercial
services and food and beverage activities are subject to
restrictive area requirements and hours of operations.
Over the past couple of years, Commercial Centres have
been actively developing plans for a commercial
development on the vacant part of the site and intend
to apply for a resource consent for this under the
operative Business 3 Environment rules. Commercial
Centres consider that a LI Zone is inappropriate for this
site because:
 The site does not contain an existing range of
industrial and large‐scale retail activities
 It is in inappropriate given the current
operations on the subject site.
 It is not consistent with Commercial Centres
development plans for this site.
Commercial Centres consider that the more appropriate
zoning for this site is Local Commercial Zone because it:
 Is more consistent with the existing Business 3
Environment zoning that currently applies to
this site under the Operative District Plan;
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Relief Sought
Change the zoning for this property from LI to
LC as notified.

Sub #

Topic

Support/Oppose/
Seek Amendment

Comments/Reasons

Relief Sought



5

Zoning – Local
Commercial (LC)
Southdale Property
3
(refer to Figure 2)

Seek Amendment

Better aligns with Commercial Centres future
development plans for this site;
 Represents a more logical zoning boundary for
the LC Zone as the Tauroa Road boundary
would separate this site and the Southdale site
(property 3 in Figure 2), from the Bunnings
and Gull sites on the southern side of Tauroa
Street.
Commercial Centres consider that the LC Zone for the
Southdale site represents the equivalent zone under
the National Planning Standards to the existing Business
3 Environment that applies. Therefore, Commercial
Centres support the LC Zoning for these sites,
notwithstanding requested changes to the proposed LC
provisions outlined further in this submission.
However Commercial Centres are concerned that the
southern extent of this proposed zone is not consistent
with the Operative District Plan which shows a thin strip
of Business 3 Environment land also on property 4
(adjacent to the southern boundary of property 3 – see
Figure 2). Commercial Centres consider that the
southern boundary of the LC Zone should remain at this
line as it is in the Operative District Plan. Commercial
Centres have paid commercial rates on this land for a
number of years, and relocating the extent of the zone
boundary as outlined in the proposed planning maps,
would represent a downzoning of this land.
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Retain LC zoning for this property but extend
the southern boundary to align with the
current extent of the Business 3 Environment
in the in the Operative District Plan (see Figure
2).

Sub #

Topic

6

Zoning – Local
Commercial (LC)
Tikipunga
Paramount Parade
and Tikipunga
Tavern sites
(refer to Figure 6)

7

Strategic Direction
– SD‐P24 Light
Industrial Zone
Strategic Direction
– SD‐P26 Local
Commercial Zone

8

Support/Oppose/
Comments/Reasons
Seek Amendment
Support
Commercial Centres consider that the LC Zone for the
Tikipunga (Paramount Parade shopping centre and
Tikipunga Tavern site) represents the equivalent zone
under the National Planning Standards to the existing
Business 3 Environment that applies. Therefore,
Commercial Centres support the LC Zoning for these
sites, notwithstanding requested changes to the
proposed LC provisions outlined further in this
submission.
STRAGETIC DIRECTION
Support
Commercial Centres support the zoning criteria for the
LI Zone.
Oppose

Commercial Centres oppose clause 6 of this policy
which restricts the application of the Local Commercial
Zone in locations that “occupy a maximum total
contiguous land area not exceeding 6ha.” This appears
to be an arbitrary number. Justification for the
proposed zoning criteria is provided in Table 1 of the
s32 Report for PC88E, but there is no specific
justification for the 6ha. Commercial Centres request
that this criterion is deleted and reliance is instead
placed on the other criteria and objectives and policies
to determine the appropriate location and extent of the
LC Zone.
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Relief Sought
Retain LC zoning for this property as notified.

Retain policy SD‐P24 as notified.

Amend policy SD‐P26 as follows:
“To maintain the community focal point and
provide convenient business and service
activities by applying the Local Commercial
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. 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.

Sub #

9

Topic

Strategic Direction
– SD‐P31 Medium‐
density, High‐
density Residential
Zones

Support/Oppose/
Seek Amendment

Support

Comments/Reasons

Relief Sought

Commercial Centres support clause 1 and 2 of this
policy because the criteria provided is consistent with
the need to provide greater provision for residential
density to support population growth in the Whangarei
District.

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.”
Retain policy SD‐P31.1 and 2 as notified.

LOCAL COMMERCIAL ZONE PROVISIONS
10

Deletion of
7,500m2 allowance
for retail
development in
Rule 41.3.2

Oppose

With regards to the Southdale site, property 3 is
currently identified as the Southdale Business 3
Development Area (having Rule 41.3.2 being applicable
to it). This rule in the Operative District Plan provides an
allowance for up to 7,500m2 GFA of retail activity and
associated storage, including medical services as a
restricted discretionary activity. Any retail activity
beyond this threshold is considered a non‐complying
activity. The 7,500m2 restricted discretionary activity
allowances for retail activity in Rule 41.3.2 has been
deleted, where such an activity would carry a
discretionary activity status instead. Commercial
Centres opposes the removal of the restricted
discretionary activity of 7,500m2 retail activity for
property 3. Commercial Centres went to great lengths
and expense to justify the inclusion of this allowance in
the first‐generation plan. This rule was subject to an
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Reinstate the 7,500m2 allowance for retail
development for the sites currently provided
for in Rule 41.3.2 of the Operative District Plan.

Sub #

11

Topic

Local Commercial
Zone
Policy LC‐P2

Support/Oppose/
Seek Amendment

Oppose

Comments/Reasons

Relief Sought

appeal to the Environment Court at the time and the
7,500m2 restricted discretionary allowance was the
result of this appeal and mediation. Since then
Commercial Centres has undertaken substantial
progress behind the scenes developing concepts for a
7,500m2 development on the site. Deleting this
provision now prejudices this previous work and the
substantial investment that Commercial Centres have
made into this site and its future development. There is
no justification within the s32 for the deletion of this
allowance and Commercial centres strongly oppose its
deletion within the proposed provisions.
Commercial oppose clause 5 of this policy. The
requirement to retain a fine grain character and to
ensure building design provides for potential future
uses has the potential to significantly increase
development costs and cause implementation for
future resource consents. This is inappropriate given
the activities existing and anticipated within the LC
Zone.
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Amend Policy LC‐P2 as follows:
“To enable a range of activities that will
enhance the vibrancy, community focus,
economic performance and amenity of the
Local Commercial Zone by:
1...
5. Managing the scale, design and nature of
activities to ensure that:
a. An active frontage is maintained at
ground floor.
b. The activity and building design are
complementary to the LC context and
retain a fine grain character.
c. The building is designed to be flexible
and adaptable to a range of uses and
does not unduly restrict potential
future uses of the site.

Sub #

Topic

Support/Oppose/
Seek Amendment

Comments/Reasons

Relief Sought
d. Large single use buildings, activities at
ground floor and standalone car
parking facilities are sleeved by smaller
scale commercial activities.”

1

12

Local Commercial
Zone
Policy LC‐P9

Seek amendment

13

Local Commercial
Zone
Policy LC‐P10

Oppose

Commercial Centres oppose the use of the term
“undesirable” in this policy. “Undesirable qualities” is a
subjective term and open to individual interpretation.
One person’s desirable quality can be another’s
undesirable quality. With the directive to avoid such
qualities within the Local Commercial Zone, this
wording has significant potential to cause interpretation
issues during the consideration of resource consents.
As such, Commercial Centres consider that this term
should be removed and the intent of the policy seeking
to avoid noxious or offensive activities from locating
within the Local Centre Zone should be retained.
Commercial Centres oppose this policy and consider that
it should be deleted. This policy seeks to avoid adverse
effects on the Shopping Centre Zone by limiting the
development of large scale commercial and retail
activities, such as supermarkets in the LC Zone. This
policy direction is illogical. The Shopping Centre Zone is
limited to three locations1 in the District within 1km of
the Central Business District. There is a consistent and
logical demand for these activities, in particular
supermarkets, in suburban centres captured by the LC

Tarewa Shopping Centre, Okara Shopping Centre and Okara West Shopping Centre
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Amend Policy LC‐P9 as follows:
“To protect urban amenity by avoiding
activities which have noxious, or offensive, or
undesirable qualities from locating within the
Local Commercial Zone.”

Delete LC‐P10 as notified.
“To avoid adverse effects on the Shopping
Centre Zone by limiting the development of
large scale commercial and retail activities
such as supermarkets, large format retail and
department stores.”

Sub #

2

Topic

Support/Oppose/
Seek Amendment

14

Local Commercial
Zone –
Policy LC‐P11

Oppose

15

Local Commercial
Zone –
Traffic Movement
Rules

Support

Comments/Reasons

Relief Sought

Zone. Supermarkets, for instance, play a key role in the
functioning of local centres, providing an essential
service for suburban communities located outside of the
city centre. The majority of the LC zoned centres
currently contain one, if not two supermarkets, all of
which already exceed the proposed permitted GFA
threshold.2 Under LC‐P10, any future developments for
these activities are likely to be scrutinised under a policy
framework that requires the avoidance of effects on
another zone. The requirement to avoid is unnecessarily
restrictive for these activities that are recognised being
generally anticipated within the LC under appropriate
controls.
Commercial Centres are concerned that policy LC‐P11
fails to recognise that many existing commercial
activities located within the LC, including supermarkets,
service not only the immediately surrounding area, but
also the wider community. Any future expansions or
new developments are likely to experience consenting
roadblocks under the proposed policy framework.
Commercial Centres supports the removal of any rules
and notification requirements relating to traffic
movements within the LC, from that of which were
included in the draft provisions pre‐circulated for
feedback. Commercial Centres considers that any
effects resulting from traffic generation will be more
appropriately assessed on a case‐by‐case basis and

Delete Policy LC‐P11 as notified.
To avoid adverse effects on the vitality and
viability of the City Centre and Mixed Use
Zones by ensuring expansion of the LC is
provided only at a scale appropriate to the
needs of the surrounding residential areas.
Nil.

Tikipunga (one Countdown), Onerahi (one New World), Regent (two – one New World, one Countdown), Kamo (one Four Square) and Ruakaka (one Fresh Choice)

Commercial Centres – Urban & Services Plan Changes Submission

July 2019

Sub #

Topic

Support/Oppose/
Seek Amendment

Comments/Reasons

Relief Sought

through the standard notification processes of the
RMA.

16

Local Commercial
Zone –
Rule LC‐R6

Oppose

17

Local Commercial
Zone –
Rule LC‐R12

Oppose

18

Local Commercial
Zone – Rule LC‐R14

Support

Commercial Centres considers that the continuous wall Delete LC‐R6 as notified.
and glazing restrictions have the potential to be onerous
and cost‐restrictive for future developments. Specific
attention is drawn to the potentially unintended
implications of this rule on buildings located on corner
sites and those setback from pedestrian and roading
networks. In addition, the wording of the continuous
wall requirements does not provide certainty on how
these are to be measured and applied.
Delete Rule LC‐R12 as notified.
Commercial Centres opposes this rule. The Tikipunga
site already has car parking spaces located between the
building frontage and road boundaries of sites, as do a
number of other existing sites located within the LC
zone. If expansions to these existing operations are
proposed with additional car parking, this rule will
trigger a requirement for a fully discretionary resource
consent, with no justification or logic for such an
onerous requirement.
Retain LC‐R14 as notified.
Commercial Centres support this rule which provides
for residential units within the LC Zone as a permitted
activity with no density requirements and limits on the
internal area of units. It is appropriate to provide for
residential units within the LC Zone as it will encourage
the mixed use development that will provide for a
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Sub #

Topic

Support/Oppose/
Seek Amendment

Comments/Reasons

Relief Sought

range of activities in accordance with the policy
framework for the Zone.

19

Local Commercial
Zone
Rule LC‐R15‐R18

Oppose

20

High Density
Residential Zone –
Objectives HDR‐O1
‐HDR‐O3
High Density
Residential Zone –
Policy HDR‐P1

Support

21

Support

Commercial Centres opposes the proposed GFA
restrictions for grocery stores, health care facilities,
commercial services and food and beverages activities
within the LC zone. These activities, and in particular
supermarkets are commonly associated with local
centres, and essential for supporting suburban
communities. The proposed permitted threshold of
300m2 GFA is an arbitrary number with no justification
provided within the s32 for it and imposes unnecessary
consenting restrictions on these activities within the LC
Zone. Commercial Centres consider that these activities
should have a permitted activity status.
HIGH DENSITY RESIDENTIAL ZONE PROVISIONS
Commercial Centres support these objectives which
promote a higher density of built development and
residential uses within this zone.
Commercial Centres support this policy as it
acknowledges that a higher level of density may lead to
decreased outdoor living space and landscaping being
provided. This is a realistic scenario in a zone promoting
higher residential density and is necessary to
acknowledge in the policy framework.
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Remove the GFA restrictions of Rule LC‐R15 –
LCR‐R17 as notified and make these activities
a permitted activity.

Retain HDR‐O1‐O3 as notified.

Retain policy HDR‐P1 as notified.

Sub #

Topic

22

High Density
Residential Zone –
Rules HDR‐R14 and
HDR‐R15

23

High Density
Residential Zone –
Rule HDR‐R21

24

25

Medium Density
Residential Zone –
Objectives MDR‐O1
and MDR‐O2
Medium Density
Residential Zone –
Policy MDR‐P12

Support/Oppose/
Comments/Reasons
Seek Amendment
Support
Commercial Centres support these rules which do not
require minimum net site areas for each Principal
Residential Unit or Minor Residential Units. Commercial
Centres also support the non‐notification rule for
restricted discretionary activities pursuant to these
rules. This will give greater assurance to developers
undertaking higher‐density developments within the
HDR zones, that such developments will not be subject
to notification unless there are special circumstances.
Support
Commercial Centres support this rule which provides
for multi‐unit development as a restricted discretionary
activity with a non‐notification rule for the reasons
outlined in the above submission point.

Support

Support

MEDIUM DESNITY RESIDENTIAL ZONE PROVISIONS
Commercial Centres support these objectives a medium
density of development and housing variety within this
zone.
Commercial Centres support this policy as it seeks to
provide for a range of site sizes by considering
increased densities where it is in proximity to the City
Centre, Mixed‐use, Local Commercial or Neighbourhood
Commercial Zones. It is appropriate to promote density
around these areas as they provide employment and
better transport connections.
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Relief Sought
Retain rules HDR‐14 and HDR‐15 as notified.

Retain rule HDR‐R21 as notified.

Retain objectives MDR‐O1 and MDR‐O2 as
notified.

Retain policy MDR‐P12 as notified.

Sub #

Topic

26

Medium Density
Residential Zone –
Rule MDR‐R5

27

Medium Density
Residential Zone –
Rule MDR‐R13

28

Medium Density
Residential Zone –
Rule MDR‐R14

29

Medium Density
Residential Zone –
Rule MDR‐R20

Support/Oppose/
Comments/Reasons
Seek Amendment
Support
Commercial Centres support the non‐notification rule
for proposals that do not comply with the outdoor living
court requirements in rule MDR‐R5. Any breaches of
these requirements would result in internalised on‐site
effects and it is not necessary to consider public
notification or limited notification to affected parties in
such situations.
Support, seek
Commercial Centres support the reduced density
clarification
requirement of 1 principal residential unit per 450m2
net site area when compared to the equivalent
operative 1 residential unit per 500m2 in the operative
Living 1 Environment. While only a marginal decrease in
the net site area requirements, this will allow greater
provision for infill development within existing urban
areas and adjacent to existing suburban centres.
Support
Commercial Centres support the provision for minor
residential units within the MDR Zone. This will provide
further infill development within exiting urban areas
which will support the efficient provision of
infrastructure in these areas.
Support

Commercial Centres support this rule which provides
for multi‐unit development within the MDR as a
restricted discretionary activity with a non‐notification
rule similar to that for the equivalent rule for the HDR
Zone.
LIGHT INDUSTRIAL ZONE
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Relief Sought
Retain non‐notification component of Rule
MDR‐R5 as notified.

Retain rule MDR‐R13 as notified.

Retain rule MDR‐R14 as notified.

Retain rule MDR‐R20 as notified.

Sub #

Topic

30

Light Industrial
Zone – Rule LI‐R18

31

Light Industrial
Zone – Rule LI‐R20

32

Light Industrial
Zone – Rule LI‐R24

33

Transport Chapter
– Appendix 1A –

Support/Oppose/
Comments/Reasons
Seek Amendment
Support
Commercial Centres support this rule which states that
Drive Through Facilities are permitted subject to basic
landscaping requirements. This activity is consistent
with the amenity values anticipated within the LI Zone
and will not result in reverse sensitivity effects on other
activities within the Zone.
Support
Commercial Centres support this rule which states that
Service Stations are a permitted activity subject to basic
landscaping requirements. This will adequately provide
for the ongoing operation of the Gull Service Station
which operates from the Tauroa Street site (property 6
see Figure 2).
Oppose
Commercial Centres oppose the 250m2 maximum limit
for Food and Beverage Activities and the hours of
operation, and the non‐complying activity status should
these not be achieved. No justification is given within
the s32 for the 250m2 limit for these activities within
the LI Zone nor for the hours of operation of 0700 and
1600. Such activities should be anticipated for in the LI
Zone as they provide an important supporting activity
for employees of other businesses in the LI Zone. Food
and beverage activities are not sensitive activities and
will not generate reverse sensitivity effects that will
compromise the operation of future industrial activities
within the LI Zone. An arbitrary GFA limit has no logical
justification, nor do such restrictive hours of operation.
TRANSPORT CHAPTER PROVISIONS
Support
Commercial Centres support the reduced (from what is
in the Operative Plan) car parking requirements for all
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Relief Sought
Retain rule LI‐R18 as notified.

Retain rule LI‐R20 as notified.

Amend rule LI‐R24 as follows:
“Activity Status: P
Where:
1. The maximum GFA of any food and
beverage activity is 250m2 per site.
2. The activity is not open for visitors or clients
outside the hours of 0700 and 1600.
3. Any site boundary which is adjoining a Rural
Production, Living or Green Space Zone is
planted with trees or shrubs to a minimum
height of 1.8m and a minimum depth of 2m,
except within 5m of a road boundary where
the maximum height is 1.2m.”

Retain reduced car parking requirements in
Appendix 1A of the TRA Chapter as notified.

Sub #

Topic

Support/Oppose/
Seek Amendment

Car parking
requirements
34

Transport Chapter
– Appendix 1E Min
on‐site car parking
reduction factors

Support

Comments/Reasons

Relief Sought

activities within this Appendix. Commercial Centres
consider that the revised carparking requirements are
suitable for likely demand.
Commercial Centres supports the use of parking
reduction factors, for appropriately located sites, to
reduce reliance on the use of private vehicles within
urban areas of the District.
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Retain minimum on‐site car parking reduction
factors in Appendix 1E of the TRA Chapter as
notified.

Appendix 1: Commercial Centre’s Southdale Sites
Site
Site Description
No.
1
SH1 NORTH
Lot 43 (v. sml
2
section)

3

Title
Reference
NA90D/296

Current
Environment
Living 1

Proposed
Environment
HDR

NA90D/296

Living 1

SH1 MID

NA90D/296

Business 3

SH1 MID

NA90D/296

Living 1

SH1 MID

NA90D/297

Business 3
(Southdale
Rule)

Overlap to Comm

NA86D/556

Business 3

Fairburn Sect.

NA86D/557

Living 1

NA64C/532

Business 3

LI

Lot 1 DP 114004

NA137C/746

Business 3

LI

Lot 1 DP 209868

NA121C/709

Living 1

MDR

Lot 3 DP 145842

NA121C/708

Living 1

MDR

Lot 1 DP 145842

4

5
6
7
8
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Lot 1 DP 83617

HDR

Lot 43 DP 80123

LCE

Section 51 Block XVI
Purua SD
Section 51 Block XVI
Purua SD
Section 51 Block XVI
Purua SD

HDR
Nth side Tauroa (inc
MCD'S)
Gull S/Stn Site
Tauroa st, opp
smeaton
Hill Side Smeaton

Legal Description

Part Section 37 Block
XVI Purua SD
Part Section 37 Block
XVI Purua SD
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