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1.0

Introduction

Foodstuffs North Island Limited (“Foodstuffs”) welcomes the opportunity to make a submission on
the Urban and Services Plan Change package, as notified by the Whangarei District Council (“WDC”)
on 8 May 2019.
Foodstuffs is made up of several independent co‐operatives, with all employees and retail members
supportive of the organisation’s commitment to provide New Zealanders with the best possible
service and quality products.
The Foodstuffs North Island co‐operative employs more than 1700 people who support the 96 New
World (NW), 44 PAK’n’SAVE, one PAK’n’SAVE Mini, and 170 Four Square owner‐operated retail
supermarkets throughout the North Island. Of these, Foodstuffs currently has three established
supermarkets in the Whangarei District, all of which are located in areas subject to the Urban and
Services plan changes. These are the New World Onerahi and Regent supermarkets, and the
Whangarei PAK’n’SAVE.
In Foodstuffs’ experience, regional and district planning frameworks often do not properly recognise
the need for business growth to occur, including alongside residential growth. Given Foodstuffs’
significant past and planned further investment in New Zealand, the contents of these and any future
District Plan provisions will be integral to the continuing operation and development of Foodstuffs in
Whangarei.
The NW Regent supermarket is located at 169 Bank Street, Whangarei being Lot 1 DP 315557 – see
Figure 1. This site is currently zoned Business 3 Environment and is proposed to be rezoned to Local
Commercial Zone (LC).

Figure 1 – An aerial map showing the location of the NW Regent supermarket at 169 Bank Street, Whangarei
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Figure 2 – A map showing the zoning of the NW Regent supermarket and surrounding area under the Operative District
Plan.

Figure 3 – A map showing the zoning of the NW Regent supermarket and surrounding area under the proposed Urban &
Services Plan Changes.
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The NW Onerahi supermarket is located on the corner of Raumati Crescent and Onerahi Road, being
Lot 1 DP 85700. This site is currently zoned Business 3 Environment and is proposed to be rezoned to
LC.
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Figure 4 – An aerial map showing the location of the NW Onerahi supermarket at 128 Onerahi Road, Onerahi
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Figure 5 – A map showing the zoning of the NW Onerahi supermarket (site 1) and surrounding area under the Operative
District Plan.
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Figure 6 – A map showing the zoning of the NW Onerahi supermarket (site 1) and surrounding area under the proposed
Urban & Services Plan Changes.

The Whangarei PAK’n’SAVE supermarket is located at 104 Walton Street/88 Dent Street, Whangarei
being Lots 1 to 5 DP 114428. This site is currently zoned Business 1 Environment and is proposed to
be rezoned Mixed Use Zone (MU).

Figure 7 – An aerial map showing the location of the Whangarei PAK’n’SAVE supermarket at 104 Walton Street/88 Dent
Street, Whangarei.
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Figure 8 – A map showing the zoning of the Whangarei PAK’n’SAVE supermarket and surrounding area under the Operative
District Plan.
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Figure 9 – A map showing the zoning of the Whangarei PAK’n’SAVE and surrounding area under the proposed Urban &
Services Plan Changes.
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2.0

General Feedback

Foodstuffs acknowledges and appreciates the work that WDC have put into developing the proposed
Urban and Services Plan Change package.
In terms of the notified provisions, Foodstuffs generally supports the proposed rezoning of their sites
to Local Commercial (LC) and Mixed Use (MU). Overall, Foodstuffs considers that the change of zoning
represents a largely positive change for the three sites.
In a wider sense, the policy direction and rule framework surrounding supermarket activities is
generally supported. However, Foodstuffs remains concerned that the nominated gross floor area
(GFA) restrictions pertaining to permitted supermarket activities do not appropriately reflect the
nature and scale of existing or future developments.
In addition, Foodstuffs considers that a number of the proposed provisions relating to urban design
requirements and the location of car parking spaces impose unnecessarily restrictive controls on
supermarket activities. The policy framework of the proposed business zones generally seeks to
accommodate a range of commercial activities and promote economic growth, however the rules, in
many instances, do not allow for this to occur.
In summary, Foodstuffs is concerned that a number of the proposed provisions fail to recognise the
operational requirements of supermarkets, the benefits they provide to the wider community, and
may unnecessarily restrict future plans to develop new or existing facilities over the ten‐year lifespan
of the District Plan.
Foodstuffs have made a number of specific submission points as outlined within 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 Proposed Urban and Services Plan Changes

Submission
Point
1

7

Submission Topic
Definitions –
Grocery Store

Support/Oppose/Seek
Comments/Reasons
Amendment
Support, subject to
It is noted that the definition of ‘supermarket’ is
amendment
proposed to be deleted and replaced with a
definition for ‘grocery store’. While Foodstuffs is
generally supportive of the wording of the
proposed definition, it is requested that the term
‘supermarket’ is retained for use within the
proposed U&S chapters, being a familiar term
utilised within the Operative District Plan.

2

Zoning
Local Commercial
Zone (LC)

Support

3

Zoning
Mixed Use Zone
(MU)

Support

Relief Sought
1) Retain definition as notified, but
change
‘grocery
store’
to
‘supermarket’.
2) Replace all references of ‘grocery
store’ with ‘supermarket’.

In addition, both the terms ‘supermarket’ and
‘grocery store’ are used inconsistently throughout
the proposed provisions, which could lead to
confusion and inconsistent application.
Foodstuffs are generally supportive of the rezoning Retain the LC zoning of the following
of the NW Regent and NW Onerahi sites, as well as areas as notified:
land around these sites. Overall, Foodstuffs ‐ NW Regent site – see Figure 1
considers that this change of zoning is appropriate ‐ NW Onerahi site (Site #1) an the
for the context of existing operations on the sites
wider LC zoning in Onerahi – see
and those nearby, and represents a largely positive
Figures 4 – 6
change for these areas.

Foodstuffs are generally supportive of the rezoning
of the Whangarei PAK’N’SAVE site and surrounding
area (including site B outlined in red in Figure 9) to
Mixed Use Zone. As above, this change of zoning is

Retain the MU zoning of the Whangarei
PAK’N’SAVE site and surrounding area
(including site B outlined in red in
Figure 9) as notified.

8

4

Local Commercial
Zone
Objective LC‐O3

Oppose

5

Local Commercial
Zone
Policy LC‐P2

Seek amendment

appropriate for the context of existing operations
undertaken on the site and on those nearby, and
represents a largely positive change for this area.
While the intent to enhance the urban character
and amenity values of the LC is acknowledged, the
urban design requirements of the LC policy
framework are, in the opinion of Foodstuffs,
unnecessarily cumbersome in the context of the
services anticipated within this area. Supermarkets
are a fundamental component of local centres, and
are necessary to support satellite communities
located outside of the city centre. Buildings
required to support such activities are often large
and bulky by necessity, and should such a heavy
urban design focus be imposed, has the potential
to add significant costs to future developments.
Foodstuffs 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
issues in a consenting environment. This is not
appropriate given the activities existing and
anticipated within the LC Zone.

Delete Objective LC‐O2 as notified.

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.

9

6

Local Commercial
Zone
Policy LC‐P9

Seek amendment

7

Local Commercial
Zone
Policy LC‐P10

Oppose

‘Undesirable qualities’ is a subjective term and
open to individual interpretation. When paired
with a policy framework that requires such
qualities be avoided, this terminology has the
potential to cause significant issues in a consenting
environment. Given the building bulk, traffic
volumes, and large areas of paved surfaces
associated with typical supermarket operations,
Foodstuffs is concerned that these activities could
be seen to have ‘undesirable qualities’. Given the
provisions of the LC zone generally provide for
supermarket activities, the wording of this policy
has the potential to create consenting issues.
Supermarkets 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

c. The building is designed to be
flexible and adaptable to a
range of uses and does not
unduly restrict potential future
uses of the site.
d. Large single use buildings,
activities at ground floor and
standalone car parking facilities
are sleeved by smaller scale
commercial activities.”
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.”

GFA threshold.1 This demonstrates that
supermarkets are important As such, any future
developments are likely to be scrutinised under a
policy framework that requires the avoidance of
effects. The requirement to avoid is unnecessarily
restrictive for supermarket activities that afford a
discretionary status, having been recognised as an
activity generally anticipated within the LC under
appropriate controls.
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Local Commercial
Zone
Policy LC‐P11

Oppose

It also makes no sense to seek to “avoid effects on
the Shopping Centre Zone” by limiting the
development of supermarkets in the LC. The
Shopping Centre Zone is limited to three locations2
in the District within 1km of the Central Business
District. As outlined above, there is a consistent
and logical demand for having supermarkets in
suburban centres captured by the LC Zone.
Foodstuffs is 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. With regards to
both NW sites, a significant investment lies in these
existing facilities and any future expansions or new
developments are likely to experience consenting
roadblocks under the proposed policy framework.
Foodstuffs is concerned that little regard has been

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.

Tikipunga (one Countdown), Onerahi (one New World), Regent (two – one New World, one Countdown), Kamo (one Four Square) and Ruakaka (one Fresh Choice)
Tarewa Shopping Centre, Okara Shopping Centre and Okara West Shopping Centre
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9

Local Commercial
Zone
Traffic Movement
Rules

Support

10

Local Commercial
Zone
Rule LC‐R6

Seek amendment

11

11

Local Commercial
Zone
Rule LC‐R12

Oppose

had to these established facilities and the services
they provide to both local and wider communities.
Foodstuffs supports the removal of any rules and Nil.
notification requirements relating to traffic
movements within the LC, from that of which were
included in the draft provisions pre‐circulated for
feedback. Foodstuffs considers that any effects
resulting from traffic generation will be more
appropriately assessed on a case‐by‐case basis and
through the standard notification processes of the
RMA.
The continuous wall and glazing restrictions have Delete LC‐R6 as notified.
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,
such as that of the three Foodstuffs supermarkets
identified above.
In addition, the wording of the continuous wall
requirements do not provide certainty on how
these are to be measured and applied. Foodstuffs
submits that additional explanation or a diagram
would ensure consistent application of these
requirements. In Foodstuffs opinion, this LC‐R6
should be deleted.
Foodstuffs strongly opposes this rule. All three of Delete Rule LC‐R12 as notified.
its sites already have car parking spaces located
between the building frontage and road
boundaries of sites, as do a number of other
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12

Local Commercial
Zone
Rule LC‐R15

Oppose

13

Mixed Use Zone
Policy MU‐P1

Support

14

Mixed Use Zone
Policy MU‐P3

Seek amendment

existing sites located within the LC zone, e.g.
Onerahi Shops and Kensington Shopping Centre. 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 for doing so.
Foodstuffs strongly opposes the proposed GFA
restrictions for supermarkets within the LC zone. As
stated above, supermarkets are commonly
associated with local centres, and essential for
supporting suburban communities. The proposed
permitted threshold of 300m2 GFA is far smaller
existing supermarkets located within the zone, and
imposes unnecessary consenting restrictions on
any additions or alterations made to these
facilities. Furthermore, given the important
services that supermarkets provide to suburban
centres, supermarkets should be provided for as
permitted activity within the LC Zone.
Recognising that a medium to high scale of built
development forms the character and amenity
values of the MU zone is both an accurate
reflection of the Whangarei PAK’N’SAVE site and
surrounding area, and is considered to result in a
positive development outcome for the wider area.
The Whangarei PAK’N’SAVE site and other large‐
scale, non‐residential activities operating within
the MU zone are likely to generate high levels of
vehicle traffic. As such, clarification is required
around what business hours WDC considers
‘normal’.

Remove the GFA restrictions of Rule LC‐
R15
as
notified
and
make
“Supermarkets” a permitted activity.

Retain Policy MU‐P1 as notified.

Clarify what operating hours constitute
‘normal business hours’ within the MU
zone, either within the policy or a rule.
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15

Mixed Use Zone
Rule MU‐R6

Seek amendment

16

Mixed Use Zone
Rule MU‐R12

Seek amendment

17

Mixed Use Zone
Rule MU‐R29

Oppose

18

City Centre Zone
Objective CC‐O2

Seek amendment

As stated previously, the proposed glazing
restrictions are unnecessarily onerous and are
likely to be cost‐restrictive for future expansion
and development proposals, especially for
buildings located on corner sites and those setback
from pedestrian and roading networks.
Foodstuffs opposes the GFA restriction for
supermarkets within the MU zone. The MU
provisions seek to establish a medium – high scale
of built development, and anticipate a range of
activities within the area that generate moderate
levels of noise and traffic. The proposed permitted
GFA threshold of 600m2 is far smaller than the size
of a standard supermarket, noting that the existing
Whangarei PAK’N’SAVE is approximately 10x the
size of that permitted under this rule. The proposed
GFA restriction will impose unnecessary consenting
restrictions on any developments undertaken on
these facilities.
Foodstuffs opposes this rule. The Whangarei
PAK’N’SAVE already has car parking spaces located
between the building frontage and road
boundaries of the site, as do many other existing
businesses located in this zone. Any development
to existing operations on the site will trigger a
requirement for non‐complying resource consent,
with no justification for doing so.
While the intent to promote a pedestrian‐centric
environment is acknowledged, Foodstuffs is
concerned about the lack of recognition for
activities that are accessed by private modes of

Delete MU‐R6 as notified.

Delete GFA restrictions in MU‐R12 and
make supermarkets a permitted
activity.

Delete Rule MU‐R29 as notified.

Amend objective CC‐O2 to read as
follows:
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19

City Centre Zone
Rule CC‐R13

Seek amendment

20

Waterfront Zone
Rule WZ‐R14

Support

transportation within the CC zone. A number of
activities provided for within the zone, e.g.
supermarkets, visitor accommodation, and
recreational and educational facilities, are often
accessed by private vehicles. As such, there
appears to be a conflict between the CC zone policy
direction relating to providing for such activities to
occur and supporting the development of the CC,
verses encouraging walkability and pedestrian
networks.
Foodstuffs opposes the proposed GFA restriction
for supermarkets within the CC zone, having been
identified as a key commercial area of the district.
The policy framework of the zone seek to enable
development and to provide for a range of retail,
commercial, and business activities to support the
economic growth of the area. Supermarkets are
often located within central areas, and will play a
key role in servicing the future residential base that
the provisions seek to establish. The imposition of
a GFA restriction is likely to restrict development
and unnecessarily increase costs for the
establishment of an activity anticipated within such
an area.
Foodstuffs supports the permitted standards for
supermarket activities undertaken within the
Waterfront Mixed‐use Area. In Foodstuffs opinion,
the permitted standards recognise an appropriate
scale of built form and will help enable
development within this area.

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

Delete the GFA restrictions in Rule CC‐
R13 as notified and make supermarkets
a permitted activity.

Retain Rule WZ‐R14 as notified.
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15

Commercial Zone
Policy COM‐P1

Seek amendment

22

Commercial Zone
Rule COM‐R2

Support

23

Commercial Zone
Rule COM‐R25

Support

24

Neighbourhood
Commercial Zone
Rule NC‐R13

Support, subject to
clarification

25

Shopping Centre
Zone
Policy SCZ‐P1

Support

Foodstuffs seek that Policy COM‐P1 be amended to
reflect a more accurate scale of built development
with regards to the intended character and
amenity values of the zone. The COM provisions
permit a maximum building height of 15m, as well
as providing for reduced setbacks. These provisions
closely align with those of the MU and CC zones,
which are both described as having a medium to
high scale of built development. As such, the policy
framework should therefore be updated to
maintain consistency across the zones.
Foodstuffs considers that the proposed maximum
building height of 15m will provide for an
appropriate scale of built development for this
business area.
Foodstuffs supports the permitted standards for
supermarket activities undertaken within the COM
zone. The permitted standards will maintain an
appropriate level of amenity while enabling
development within the area.
While Foodstuffs generally supports the
requirements relating to supermarket activities
within the NC zone, clarification is sought as to
whether rule requirement 2 of rule NC‐R13 as
notified should instead read as rule requirement
1(b)(ii).
Foodstuffs generally supports the proposed policy
direction regarding the character and amenity
values of the SCZ. Foodstuffs considers this to be
both an accurate and realistic expectation for these
areas of the District.

Amend Policy COM‐P1 to read as
follows:
“To recognise the character and
amenity values of the COM including,
but not limited to:
1. A low to medium medium to high
scale of built development…”

Retain Rule COM‐R2 as notified.

Retain Rule COM‐R25 as notified.

Clarify the rule requirements of Rule
NC‐R13 as notified.

Retain Policy SCZ‐P1 as notified.
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26

Shopping Centre
Zone
Rule SCZ‐R11

Seek amendment

27

Shopping Centre
Zone
Information
Requirement
SCZ‐REQ1

Oppose

28

Light Industrial
Zone
Rule LI‐R25

Support

While Foodstuffs supports the permitted GFA
requirements for supermarket activities within the
SCZ, there is concern that the requirement for such
activities to take place within an existing building is
unnecessarily restrictive for a dedicated
retail/commercial zone. Any proposal to establish
a new supermarket will be assessed against the
relevant building controls of the SCZ at the time of
development, which will appropriately manage the
effects of any additional buildings constructed
within this area. Given supermarkets are
anticipated and provided for within the SCZ,
Foodstuffs consider there to be no justification for
requiring these activities to occupy existing
buildings.
Foodstuffs opposes the mandatory provision of an
urban design statement to accompany any
application for resource consent. As stated
previously, this information requirement imposes
unnecessary costs on future development within
the SCZ. Foodstuffs considers that any requirement
for urban design input will be more appropriately
addressed at the time a consent application is
made, and determined on an as‐needed basis.
Foodstuffs is generally supportive of the provisions
relating to supermarket activities within the LI
zone. A discretionary activity status appropriately
reflects the policy direction relating to the
establishment of any future supermarket activities,
as a subset of commercial activities, within this
area.

Amend Rule SCZ‐R11 as follows:
“Activity Status: P
Where:
1. The Supermarket occupies more
than 450m² Net Floor Area.
2. The Supermarket occurs in an
existing building.”

Delete Information Requirement WZ‐
REQ1 as notified.

Retain Rule LI‐R25 as notified.
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29

TRA – Appendix 1A
Car parking
requirements for
Grocery Stores

Support

30

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

Support

Foodstuffs supports the reduced (from the
requirements of the Operative Plan) car parking
requirements for Grocery Stores and considers that
the carparking requirements are suitable for likely
demand.
Foodstuffs 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.

Retain
reduced
car
parking
requirements for “Grocery Store”
activities in Appendix 1A of the TRA
Chapter as notified.
Retain minimum on‐site car parking
reduction factors in Appendix 1E of the
TRA Chapter as notified.
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Submission on a change proposed to the District Plan
District Plan Changes: Urban and Services
Full name
Postal address
Telephone no
Email

Melissa Arseneault
310 Ocean Beach Road, Whangarei Heads
434 0655
grassroots63@outlook.com

I could not gain an advantage in trade competition through this submission
My submission is as follows:
I support the submission made by the Whangarei Heads Citizen Association and appreciate the
significant amount of time and effort they made in regards to their submission.
I would have made my own submission but I did not have the time to wade through the over 3,000
pages of provisions and technical reports associated with this submission.
As stated online “This is a large Package of Plan Changes which will effect a large number of people
in our district and it is important that you are able to understand how you will be effected so that you
can consider if you would like to make a submission.”
In order to understanding how I would be effected would require reading and understanding all of
the various documents associated with this submission.
Despite the information, various links, maps and documents available on WDC website, reading
through these various documents was very difficult and time consuming.
Effective community consultation is a participatory process that underpins genuine community
development. It enables communities to articulate their own concerns, and identify the appropriate
responses and solutions to problems that affect them.
There is a need for Council to review their procedures and practises around community engagement,
effective consultation to encourage, enable and ensure everyone can make a submission on issues
that are important to them.
I do not wish to be heard in support of my submission
Signature of submitter

Date

A signature is not required if you make your submission by electronic means.
I could not make my submission by electronic means as the online form was not operational.

Submission #227
From:
To:
Cc:
Subject:
Date:
Attachments:

Emily Allan
Mail Room
Blair Masefield; steve@autocare.co.nz
Urban and Services Plan Change Submission - Clarkes Ltd
Wednesday, 3 July 2019 3:11:39 PM
Clarkes Ltd Submission.pdf

Dear Melissa,
Please find attached a submission on the Urban and Services Plan Change.
Kind Regards,
Emily

Emily Allan

Intermediate Planner
M
P
E
W
A

027 2655 191
0800 SURVEY
emily@landsandsurvey.co.nz
www.landsandsurvey.co.nz
164 Bank Street, Whangarei

Whangarei | Auckland | Christchurch | Wanaka
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Please consider the environment before printing this email.

SUBMISSION ON THE PROPOSED WHANGAREI DISTRICT PLAN CHANGE 2019 BY
CLARKES LTD
TO:

Whangarei District Council
Private Bag 9023
Whangarei 0148

FROM:

Clarkes Ltd
Attn: Steve Clarke
116 Dent Street
Whangarei, 0185

CLARKES LTD at the address for service set out below makes the following submission on
the Proposed Whangarei District Plan Change 2019.
PID

Legal Description

Address

5077349

Lot 48 DP 55118

116 Dent Street

Clarkes Ltd does not consider it can gain an advantage in trade competition through this
submission. In any event, Clarkes Ltd is directly affected by an effect of the subject matter of
the submission that:
•

Adversely affects the environment; and

•

Does not relate to trade competition or the effects of trade competition.

This submission letter provides an overview of the matters of interest to Clarkes Ltd, with
Attachment A providing the substantive detail of submission matters.
Background
1.

The urban plan changes propose to replace the existing operative zones in the Urban
Area of the Whangarei District with new zones to provide for a range of living and
commercial and industrial activities that are important to community wellbeing and
identity.

Clarkes Ltd Submission

-2Current Operative

Current Proposed Zoning

Zoning
Business 2

Relief Sought – Proposed
rezoning

Mixed-Use Zone

Mixed-Use Zone with
amendments to the zone
provisions to provide for the
continuation of light industrial
activities.

2.

The site has an operative urban zoning (Business 2) and therefore meet option (a)
within the identified scope of the legal notice of the proposed urban plan changes.

3.

This submission focuses on the Plan Change 148 – Strategic Direction and Subdivision
(PC148), and to Plan Change 88B – Mixed Use Zone (PC88B) as well as the notified
Consequential Changes and Definitions chapter.

Scope of Submission
4.

The submission relates to the Proposed District Plan Change as a whole.

Site Context
5.

The site is located at 110 - 116 Dent Street and comprises an automotive repair and
servicing business.

6.

This submission applies to all land proposed to be rezoned Mixed-Use Zone in
proposed Plan Change 88B, being the land approximately between Walton and
Reyburn Streets and the ‘inner’ titles on the Hihiaua peninsula.

The specific provisions of the plan change that this submission relates to are:
PC148
7.

PC148 seeks to provide consolidated growth and development in appropriate locations
which can support it. This chapter provides an overview of the Growth Strategy for the
Whangarei and Marsden/Ruakaka areas.

PC88B
8.

PC88B seeks to provide a mix of land uses including residential activities, commercial
services, retail activities, visitor accommodation and community activities. It is intended
that these activities are complementary to the adjacent City Centre and Waterfront

Clarkes Ltd Submission

-3Zones. This submission seeks to amend the proposed Mixed-Use provisions to allow
for the continuation of light industrial activities with appropriate amenity and reserve
sensitivity controls to enable compatibility with these adjacent zones.
9.

This submission seeks amendments to the provisions listed above generally in
accordance with the detail provided in Attachment A.

Clarkes Ltd.’s Submission is:
10.

Clarkes Ltd oppose the Proposed District Plan Changes, for the reasons set out below.

11.

Provided that the relief sought below and attached is granted:
(a)

The Proposed District Plan Changes will be in accordance with the purpose and
principles of the Resource Management Act 1991 (“the Act”) and will be
appropriate in terms of section 32 of the Act; and

(b)

The potential adverse effects that might arise from activities allowed by the
Proposed District Plan Change will have been addressed appropriately.

12.

In the absence of the relief sought, the Proposed District Plan Changes:
(a)

Are contrary to the sustainable management of natural and physical resources
and is otherwise inconsistent with Part 2 of the Act;

(b)

Will in those circumstances impact significantly and adversely on the ability of
people and communities to provide for their social, economic and cultural
wellbeing.

13.

In particular, but without limiting the generality of the above:

14.

The Whangarei District Growth Strategy seeks to increase the vibrancy and viability of
the Whangarei city centre. A key ingredient to this vibrancy is the provision of more
residential living, and the retention and increase of employment activity in the city
centre.

15.

Since reclamation of the former seabed of the Hatea River from around the 1960’s, the
area South East of Walton Street has served as the City’s Light Industrial heart. The
success of this precinct has been the proximity of this area to the City’s main retail and
commercial employment locations.

16.

The proposed provision as notified require existing Light Industrial activities to rely on
cumbersome and opaque existing use rights to lawfully continue their operations. The
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-4proposed Non-complying activity status of these activities anticipates they relocate out
of this geographical area at the point in time when business growth requires expansion
or changes in technology require a change to the businesses character, intensity or
scale.
17.

This approach is based on the non-evidential premise that light industrial land uses are
incompatible with residential and tourism/recreational uses to the extent the two cannot
coexist.

18.

This approach will cause significant adverse business disruption and social impacts
through deliberate displacement of the majority of the City’s Light Industrial businesses.
It will load significant costs on businesses to find alternate premises, that currently do
not exist. There is no provision for a transition period.

19.

The Urban Development Capacity Assessment (2018) and the draft Whangarei Growth
Strategy (2019) both identify the low projected feasibility of infill development, partly
due to lower average house prices. There is a growing younger population who are
willing to accept a lower level of residential amenity in exchange for being able to live
and work from the same premises or live in close proximity to city centre services and
amenities, in more affordable and varied residential typologies. This population can
assist to deliver greater infill development and achieve these strategic outcomes.

20.

Clarks Ltd submits that light industrial land uses are compatible with residential and
tourism/recreational uses, and with the Waterfront and City Centre zones, subject to
controls on amenity and reverse sensitivity. Furthermore, by applying good design and
controls, redevelopment involving a mix of retail, commercial, light industrial and
residential can result in an increased level of vibrancy and viability in this and adjacent
zones. It can also deliver a range of housing typologies and provide affordable housing
options.

21.

Clarkes Ltd seek amendments to Proposed Whangarei District Plan Changes to enable
Light Industry in the Mixed-Use zone. These are set out in further detail in in:
(a)

Attachment A – substantive detail of submission matters;

Relief Sought
22.

That the proposed provisions of the Proposed USPC be deleted or amended, to
address the matters raised in this submission and its attachments so as to provide for
the sustainable management of the District’s natural and physical resources and
thereby achieve the purpose of the Act
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-523.

Such further or other relief, or other consequential or other amendments, as are
considered appropriate and necessary to address the concerns set out herein.

24.

Clarkes Ltd does not consider it can gain an advantage in trade competition through
this submission.

25.

Clarkes Ltd wishes to be heard in support of this submission.

26.

If others make a similar submission, Clarkes Ltd would be willing to consider presenting
a joint case with them at hearing.

Dated this 3rd day of July 2019
Clarkes Ltd by its duly authorised agents
Lands and Survey Ltd

_________________________
Blair Masefield
ADDRESS FOR SERVICE:
Lands and Survey Ltd
Attn: Blair Masefield
164 Bank Street, Whangarei 0112
0226392165
blair@landsandsurvey.co.nz
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Submissions on Whangarei District Plan Changes: Urban & Services – Mixed-Use Zone Chapter Text Provisions
ID

Plan Provision
Reference1

S/O/A2

Commentary on Clarkes Ltd
Reasons for Submission 3

Decision
Request4

Relief / Amendments Sought by decision requested (in all cases where amendments to the Proposed
Plan text are proposed, Clarkes Ltd would consider words or amendments to the effect of the
amendments / relief sought to address the reasons for their submission). Clarkes Ltd also seeks any
consequential amendments to methods of the Plan Change to give effect to the decisions sought 5.

Support with
amendments

Clarkes Ltd support this overview subject to the
amendments identified in red.

Amendments

The Mixed-use Zone (MU) seeks to enable activities and a built form that complement the City Centre and
Waterfront Zones. The MU promotes active street frontages and a range of activities which aim to enhance
economic growth and are compatible with residential activities. It is anticipated that the MU will experience
incremental change in built form and character as amenity is improved and non-compatible landuses are
relocated to enhance amenity and walkability.
Landuse controls and urban design standards have historically been permissive within the MU. This has
diminished the amenity for residents and visitors and has reduced the feasible land supply available for
commercial and residential activities. Various strategic documents have identified the MU as an area of
change for the following reasons:

Mixed-Use Zone (MU)
1.

Overview

A reasonable level of amenity should be maintained to improve connectivity and walkability
between the MU and the City Centre and Waterfront Zones.
•
The area is located along key streets, such as Cameron and Bank Streets, which should have
high amenity and walkability.
•
Promoting and increasing residential uses within and adjacent to the City Centre is a key
objective within the Urban Area. By improving amenity and increasing certainty for developers,
the MU is an appropriate area to provide for high medium density residential use.
To enable change within the MU, a mix of uses are provided for including residential activities, light industrial
and commercial services, retail activities, visitor accommodation and community activities. It is intended that
these activities are complementary to the City Centre and Waterfront Zones. To protect the vibrancy and
viability of the City Centre and Waterfront Zones, smaller scale retail and food and beverage activities are
limited.
As increased residential use is a key objective within the MU and the City Centre, it is important to enhance
amenity within the MU. Activities which detract from amenity, generate high volumes of traffic or operate
outside normal business hours are discouraged.
•

Objectives
2.

MU-01
Appropriate
Activities

Support

Clarkes Ltd supports this Objective.

Retain

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

3.

MU-02
Residential
Activities

Support with
amendments

Clarkes Ltd recognises that amenity effects require
addressing, but a management approach is

Amendments

Promote residential activities and avoid manage activities which would materially detract from unreasonably
detract from residential amenity.

1

Schedule 1, Form 2(4), of the Resource Management (Forms, Fees, and Procedure for Auckland Combined Plan) Regulations 2013

2

Schedule 1, Form 2(5), of the Resource Management (Forms, Fees, and Procedure for Auckland Combined Plan) Regulations 2013

3

Schedule 1, Form 2(5), of the Resource Management (Forms, Fees, and Procedure for Auckland Combined Plan) Regulations 2013

4

Schedule 1, Form 2(6), of the Resource Management (Forms, Fees, and Procedure for Auckland Combined Plan) Regulations 2013

5

Schedule 1, Form 2(6), of the Resource Management (Forms, Fees, and Procedure for Auckland Combined Plan) Regulations 2013. It is noted that the form specifies ‘precise details’ and this section seeks, wherever possible to suggest specific
wording amendment to provisions. In all cases where amendments to the Proposed Unitary Plan text are proposed, Housing New Zealand would consider words or amendments to the effect of the decision sought, to address the reasons for their
submission.
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warranted, rather than avoid, given the King Salmon
decision.

4.

MU-03
Urban Form

Support with
amendments

Clarkes Ltd supports the intent of this policy, but
considers that the wording should reflect the need for
the development to be visible to the public realm.

Amendments

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

5.

MU-04
Walkability

Support

Clarkes Ltd supports this Objective.

Retain

Prioritise pedestrians and improve walkability within the MU.

6.

MU-05
Cross Boundary
Effects

Support

Clarkes Ltd supports this Objective.

Retain

Manage adverse effects in relation to amenity, noise, sunlight access, visual dominance and traffic on
adjacent Living and Green Space Zones.

Support with
amendments

Clarkes Ltd seeks to enable the continuation of light
industrial activities where appropriate with the level of
character and amenity of the site.

Amendments

To recognise the character and amenity values of the MU including, but not limited to:

Policies
7.

MU-P1
Character and
Amenity

1.
2.
3.
4.
5.
6.
7.

8.

MU-P2
Economic
Growth

Support with
amendments

Clarkes Ltd seeks to enable the continuation of light
industrial activities to promote the growth and
employment opportunities where appropriate and
compatible with other uses provided for in the MixedUse zone.

Amendments

An active urban environment with a range of living and employment activities.
A medium to high scale of built development.
Moderate levels of noise during the daytime associated with traffic, light industrial and commercial
activities.
Moderate access to sunlight.
Active building frontages at ground floor where visible from the public realm.
On-street parking with limited off-street parking.
High presence of pedestrians and cyclists.

To enable economic growth and employment opportunities while protecting walkability within the MU and the
vitality and viability of the City Centre, Waterfront and Local Commercial Zones by:
1.
2.
3.

Enabling residential activities and compatible light industrial and commercial activities in terms of the
nature, scale, design and hours of operation of the activity.
Managing and limiting cumulative effects associated with commercial sprawl outside of the City Centre,
Waterfront and Local Commercial Zones and the Hīhīaua Precinct where activities may detract from or
compete with these areas.
Managing the scale, design and nature of activities to ensure that:
a.
b.
c.
d.

9.

MU-P3
Residential
Activities and
Amenity

Support with
amendments

Clarkes Ltd seeks to enable the continuation of light
industrial activities where appropriate with the level of
amenity of the site provided reverse sensitivity effects
can be adequately managed.

Amendments

Active frontage is maintained and enhanced at ground floor where visible from the public realm.
The activity and building design are complementary to the MU context and retain narrow activity
and site frontages.
Standalone car parking facilities and other large single use buildings at ground floor are sleeved
by smaller scale light industrial and commercial activities.
Activities which cater to private motorists, such as large-scale retail activities, drive through
facilities and service stations, do not compromise the walkability, streetscape or amenity of the
MU.

To encourage residential uses and protect residential amenity by:
1.
2.
3.
4.

Avoiding Discouraging industrial activities and rural production activities where external adverse effects
on amenity and reverse sensitivity cannot be adequately mitigated.
Managing non-residential activities which generate high levels of noise and/or motor vehicle traffic, or
operate outside normal business hours.
Requiring residential units to provide sufficient internal space and outdoor living spaces.
Managing building scale and design to limit shading and building dominance.
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10.

MU-P4
Ground Floor
Residential
Units

Oppose

Clarkes Ltd opposes this Policy.

Delete

To protect residential amenity and active frontages by sensitively designing residential units at ground floor
with regard to aspect such as outlook, outdoor living courts and private entrances.

11.

MU-P5
Outdoor Living
Courts

Support

Clarkes Ltd supports this Policy.

Retain

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

12.

MU-P6
Cross Boundary
Effects

Support with
amendments

Clarkes Ltd supports the intent of this policy, but
considers that the wording should be more
encouraging.

Amendments

To protect maintain amenity in adjacent Living and Green Space Zones by managing built form and
requiring landscaping along shared zone boundaries.

13.

MU-P7
Esplanade
Areas

Support with
amendments

Clarkes Ltd recognises that esplanade reserves and
waterfront areas are important linkages for the MixedUse zone and require addressing, but a management
approach is warranted, rather than avoid, given the
King Salmon decision.

Amendments

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

14.

MU-P8
Walkability

Support with
amendments

Clarkes Ltd recognises that amenity effects require
addressing, but a management approach is
warranted, rather than avoid, given the King Salmon
decision.

Amendments

To enhance walkability and street amenity by:
1.
2.

Managing, and where appropriate avoiding, new vehicle crossings to retain a safe and accessible
pedestrian network.
Requiring Promoting sufficient site frontages to:
a.
b.
c.

15.

Avoid Discourage rear sites.
Enable corner sites to be emphasised.
Maintain narrow site frontages within the MU.

MU-P9
Incentives

Support

Clarkes Ltd supports this Policy.

Retain

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

MU-R1
Any Activity Not
Otherwise
Listed in This
Chapter

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: P
Where:

MU-R2
Building Height

Support with
amendments

Rules
16.

17.

18.

MU-R3
Bonus Building
Height

1.
2.

Support

Clarkes Ltd supports the intent of this rule, but
considers that the wording needs to account for the
bonus building height as currently this rule would
default all controlled activities under MU-R3 to
discretionary activity status under MU-R2.

Amendments

Clarkes Ltd supports this Rule.

Retain

Resource consent is not required under any rule of the District Plan.
The activity is not prohibited under any rule of the District Plan.

Activity Status: P
Where:
1.

The maximum building height is 15m.

Activity Status: C
Where:
1.

Activity Status when compliance with MU-R2 or MUR3 is not achieved: D

Activity Status when compliance not achieved: D

The maximum building height is 21m and at
least one of the following is provided on-site:
a. 2 or more residential units.
b. A through-site link.

Matters of Control:
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1.
2.

19.

20.

21.

MU-R4
Building
Setbacks

Support

MU-R5
Building Height
in Relation to
Boundary

Support

MU-R6
Building
Frontages

Support with
amendments

Clarkes Ltd supports this Rule.

Clarkes Ltd supports this Rule.

Retain

Retain

Activity Status: P
Where:
1.

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

2.

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

Activity Status: P
Where:
1.

Clarkes Ltd

Amendments

2.
3.
4.

MU-R7
Impervious
Areas

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status when compliance not achieved: D

Activity Status when compliance not achieved: D

The building does not exceed a height equal to
4m plus the shortest horizontal distance
between that part of the building and any Living
or Green Space Zone boundary.

Activity Status: P
Where:
1.

22.

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

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

Activity Status: P
Where:

Activity Status when
compliance not achieved:
RD

Activity Status when
compliance not
achieved: D

Matters of Discretion:
1. Use of urban design
principals to create an
active frontage
2. Extent of visibility from
the public realm;
3. Operational need for
reduced glazing
Activity Status when compliance not achieved: D
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1.

23.

MU-R8
Fence Along
Site Frontage

Support with
amendments

Clarkes Ltd

Amendments

Activity Status: P
Where:
1.

24.

MU-R9
Outdoor Areas
of Storage or
Stockpiles

Support

Clarkes Ltd supports this Rule.

Retain

MU-R10
Residential Unit

1.

Support

Clarkes Ltd supports this Rule.

Retain

The fence is required by by-law or for public
health and safety.

Activity Status: P
Where:

2.

25.

The impervious area is set back at least 5m
from Mean High Water Springs or the top of the
bank of any river that has a width exceeding
3m (excluding bridges, culverts and fences).
Activity Status when
compliance not achieved: C
Where:

Activity Status when
compliance with P or
C not achieved: D

Any fence has a
maximum height of 2m.
Any fence within 3m of
a road boundary is at
least 50% visually
permeable for any
portion above 1m high.
Any fence within 30m of
Mean High Water
Springs or along a
boundary shared with a
Green Space Zone is at
least 50% visually
permeable for any
portion above 1.5m
high.
Fencing is not fortified
with barbed wire,
broken glass or any
form of electrification.
Activity Status when compliance not achieved: D

Any outdoor area of storage or stockpile
complies with rules MU-R2, R4.2 and R5.
Any outdoor area of storage or stockpile is
screened from view from public places and
surrounding sites.

Activity Status: P
Where:
Every residential unit provides an internal area
(excluding garages) of at least:
a. For 1 bedroom – 45m2
b. For 2 bedrooms – 70m2
c. For 3 bedrooms – 90m2
d. For more than 3 bedrooms – 90m2 plus
12m2 for each additional bedroom.
Every 1 bedroom residential unit contains an
outdoor living court of at least 4m 2 and at least
1.5m depth.
Every 2+ bedroom residential unit contains an
outdoor living court of at least 8m 2 and at least
2.4m depth.

Activity Status when compliance not achieved: RD
Matters of discretion:
The design, size and layout of buildings to
provide appropriate privacy and amenity for
occupants on-site.
The proximity of the site to communal or public
open space that has the potential to mitigate any
lack of private outdoor living space.
Adverse effects on active frontage.
Notification:
Any application for a residential unit which does not
comply with MU-R10.1 – 3 shall not require the
written consent of affected persons and shall not be
notified or limited-notified unless Council decides
that special circumstances exist under section
95A(4) of the Resource Management Act 1991.
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Every residential unit is above ground floor.

26.

MU-R11
Trade Supplier

Support with
amendments

Clarkes Ltd seeks the removal of the net floor area
size requirements in this Rule.

Amendments

27.

MU-R12
Grocery Store

Support with
amendments

Clarkes Ltd seeks the removal of the net floor area
size requirements in this Rule.

Amendments

28.

MU-R13
General Retail

Support with
amendments

Clarkes Ltd seeks the removal of the net floor area
size requirements in this Rule.

Amendments

29.

MU-R14
Commercial
Services

Support

Clarkes Ltd supports this Rule.

Retain

30.

MU-R15
Visitor
Accommodation

Support

Clarkes Ltd supports this Rule.

Retain

31.

MU-R16
Place of
Assembly

Support

Clarkes Ltd supports this Rule.

Retain

32.

MU-R17
Recreational
Facilities

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: P
Where:
The maximum Net Floor Area is between 250m 2
and 600m2.
Any site boundary which is adjoining a Living or
Green Space 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
maximum height is 1.2m.
Activity Status: P
Where:
The maximum Net Floor Area is between 250m 2
and 600m2.
Any site boundary which is adjoining a Living or
Green Space 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
maximum height is 1.2m.
Activity Status: P
Where:
The maximum Net Floor Area is between 250m 2
and 600m2.
Any site boundary which is adjoining a Living or
Green Space 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
maximum height is 1.2m.
Activity Status: P
Where:
Any site boundary which is adjoining a Living or
Green Space 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
maximum height is 1.2m.
Activity Status: P
Where:
Any site boundary which is adjoining a Living or
Green Space 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
maximum height is 1.2m.
Activity Status: P
Where:
Any site boundary which is adjoining a Living or
Green Space 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
maximum height is 1.2m.
Activity Status: P
Where:

Activity Status when compliance not achieved: D

Activity Status when compliance not achieved: D

Activity Status when compliance not achieved: D

Activity Status when compliance not achieved: D

Activity Status when compliance not achieved: D

Activity Status when compliance not achieved: D

Activity Status when compliance not achieved: D
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33.

MU-R18
Emergency
Service

Support

Clarkes Ltd supports this Rule.

Retain

34.

MU-R19
Educational
Facilities

Support

Clarkes Ltd supports this Rule.

Retain

35.

MU-R20
Any New Vehicle
Crossing Over A
Footpath

Support

Clarkes Ltd supports this Rule.

Retain

Any site boundary which is adjoining a Living or
Green Space 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
maximum height is 1.2m.
Activity Status: P
Where:
Any site boundary which is adjoining a Living or
Green Space 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
maximum height is 1.2m.
Activity Status: P
Where:
Any site boundary which is adjoining a Living or
Green Space 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
maximum height is 1.2m.
Activity Status: D

36.

MU-R21
Standalone Car
Parking Facility

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: D

37.

MU-R22
Supported
Residential Care

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: D

38.

MU-R23
Retirement
Village Premises

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: D

39.

MU-R24
Drive Through
Facility

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: D

40.

MU-R25
Food and
Beverage
Activity

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: D

41.

MU-R26
Entertainment
Facility

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: D

42.

MU-R27
Service Station

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: D

43.

MU-R28
Care Centre

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: D

44.

MU-R29
Car Parking
Space Located

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: NC

Activity Status when compliance not achieved: D

Activity Status when compliance not achieved: D
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Between the
Building
Frontage and
Any Road
Boundary
45.

MU-R30
Farming

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: NC

46.

MU-R31
General Industry

Support with
amendments

Clarkes Ltd seeks to enable general industry as a
restricted discretionary activity with the maters of
discretion including but not limited to:
1. Management of reverse sensitivity on residential
uses, the Waterfront Zone and the City Centre
Zone;
2. Application of good urban design principals to site
redevelopment including active street frontages;
3. Management of objectionable and offensive
odour;
4. Management of unreasonable noise;
5. Management of dust and nuisance;
6. Hours of operation;
7. Provisions of landscaping to maintain or enhance
amenity.

Amendments

Activity Status: RD

Activity Status when compliance not achieved: NC D

47.

MU-R32
Manufacturing
and Storage

Support with
amendments

Clarkes Ltd seeks to enable manufacturing and
storage as a restricted discretionary activity with the
maters of discretion including but not limited to:
1. Management of reverse sensitivity on residential
uses, the Waterfront Zone and the City Centre
Zone;
2. Application of good urban design principals to site
redevelopment including active street frontages;
3. Management of objectionable and offensive
odour;
4. Management of unreasonable noise;
5. Management of dust and nuisance;
6. Hours of operation;
7. Provisions of landscaping to maintain or enhance
amenity.

Amendments

Activity Status: RD

Activity Status when compliance not achieved: NC D

48.

MU-R33
Repair and
Maintenance
Services

Support with
amendments

Clarkes Ltd seeks to enable repair and maintenance
services as a restricted discretionary activity with the
maters of discretion including but not limited to:
1. Management of reverse sensitivity on residential
uses, the Waterfront Zone and the City Centre
Zone;
2. Application of good urban design principals to site
redevelopment including active street frontages;
3. Management of objectionable and offensive
odour;
4. Management of unreasonable noise;
5. Management of dust and nuisance;
6. Hours of operation;

Amendments

Activity Status: RD

Activity Status when compliance not achieved: NC D
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7. Provisions of landscaping to maintain or enhance
amenity.

49.

MU-R34
Artisan
Industrial
Activities

Support with
amendments

Clarkes Ltd seeks to enable artisan industrial activities
as a restricted discretionary activity with the maters of
discretion including but not limited to:
1. Management of reverse sensitivity on residential
uses, the Waterfront Zone and the City Centre
Zone;
2. Application of good urban design principals to site
redevelopment including active street frontages;
3. Management of objectionable and offensive
odour;
4. Management of unreasonable noise;
5. Management of dust and nuisance;
6. Hours of operation;
7. Provisions of landscaping to maintain or enhance
amenity.

Amendments

Activity Status: RD

50.

MU-R35
Marine Industry

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: NC

51.

MU-R36
Motor Vehicle
Sales

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: NC

52.

MU-R37
Garden Centre

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: NC

53.

MU-R38
Marine Retail

Support with
amendments

Clarkes Ltd seeks to enable the sale of marine related
goods and services as a permitted activity. This may
require a consequential amendment to the definition.

Amendments

Activity Status when compliance achieved: P

54.

MU-R39
Hire Premise

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: NC

55.

MU-R40
Funeral Home

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: NC

56.

MU-R41
Hospital

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: NC

57.

MU-R42
Plantation
Forestry

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: Pr

58.

MU-R43
Intensive
Livestock
Farming

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: Pr

59.

MU-R44
Farm Quarrying

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: Pr

60.

MU-R45
Seasonal
Activity

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: Pr

61.

MU-R46

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: Pr

Activity Status when compliance not achieved: NC D

Activity Status when compliance not achieved: NC
D
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Waste
Management
Activity
62.

MU-R47
Landfill Activity

Support

Clarkes Ltd supports this Rule.

Retain

Activity Status: Pr
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Submission on the Urban and Services Plan Changes to the Whangarei District Plan
Nicci Webb, 103 Puriri Park Road, Maunu, Whangarei. 021864446, niccimwebb@gmail.com
I do wish to speak at the public hearing.
I am not a trade competitor
My submission relates to Plan change 88I (Living Zones) and Plan Change 115 (Open Space
Zones)
I do not agree with the intent in the proposed plan changes to increase housing density in the
Medium Density Residential Zone. The existing maximum density of one residential unit per
500m2 should be maintained. I also do not agree to the proposed multi-unit development
provisions proposed for the Medium Density Zone, nor the proposal to increase housing density
in proximity to local or neighbourhood commercial zones. I believe that the Medium Density
Residential Zone should remain a low/medium density residential area as the name implies.
People purchase properties in these areas because of the higher amenity and open space
character that low/medium housing density ensures. They should not face the uncertainty that
high density residential development may locate in proximity to them some time in the future.
Such increased housing density should take place in the proposed High Density Residential Zone
or other areas specifically zoned for this type of development.
The specific provisions I object to include:
Objective MDR-02-Housing Variety. This objective should be removed. This zone as
stated in the Proposed Chapter states "provides predominantly for residential
development within the Urban Area of Whangarei.... residential units on larger
properties..." The proposed objective of providing for "housing variety" contradicts the
purpose and intention of this zone, which is the provision of larger sections NOT a range
of allotment sizes and densities.
Policy MDR-P12-Density. This policy should be amended or deleted. The density should
stay at 500m2 not provide for a range of site sizes - this is not giving any confidence to
the surrounding land owners. This policy does not provide clarity as to what to expect
with lot sizes, when it states a 'range of site sizes'. Amend or Delete. Contradicts itself. I
would like to know, why is low cost housing mentioned? Is this within the scope of the
District Plan, sounds more related to building code/compliance. Maybe a definition of
low cost options is needed? I understand a mixture of housing types, so we don't end up
with subdivisions like Auckland with the houses looking all exactly the same - but how
many new Living One Environments are provided for in this plan change - why is this
included? Unsure of its use and how relevant it is?
Rule MDR-R13-Principal Residential Unit. The minimum lot size should remain at 500m2.
Rule MDR-R20-Multi Unit Development. This rule should be removed in relation to the
Medium Density Residential Zone.
Rule SUB-R5-Subdivision in the Medium Density Residential and Neighbourhood
Commercial Zone. The minimum lot size should remain at 500m2.

Plan Change 115-Open Space Zone. I support the provisions of this chapter but request
that the area of Puriri Park in Maunu comprising 67-87 Puriri Park Road be zoned Open
Space on the Planning Maps.

Thanks,
Nicci Webb
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Hi there
Please find attached submissions on proposed plan changes. Could you please confirm
these have been received.
Thanks
Fred

To: Whangarei District Council
Name of submitter: Freddrick Arnold Morgan
This is a submission on a change proposed to the following plan (the proposal): PC147 to the Whangarei District
Plan
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.
The specific provisions of the proposal that my submission relates to are: All of the provisions (issues, objectives,
policies and rules) in the proposed Earthworks (EARTH) chapter and consequential amendments in the remainder
of the District Plan
My submission is:



I wish to have the provisions amended and seek the amendments specified on the following pages; and
The reasons for my views are given after the amended provisions.

I wish to be heard in support of my submission.
If others make a similar submission, I will consider presenting a joint case with them at a hearing.
Date: 2 July 2019
Electronic address for service of submitter: fredmo022@gmail.com
Telephone: 02040784266
Postal address (or alternative method of service under section 352 of the Act): 47 Manawa Drive, RD3
Whangarei 0173
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The following amendments are sought to the provisions in the Earthworks (EARTH) chapter:
Overview Issues
Whangarei District has varied geology, soil type and ground water levels. This combined with variable
climatic conditions creates a risk of natural hazards of land instability. Generally, where there are
steep slopes, little vegetation and high rainfall, land is likely to be subject to erosion and movement.
Some land formations, including caves and sinkholes, are inherently unstable and constitute a major
hazard.
Land suitability instability issues can be created or exacerbated by inappropriate earthworks.
Earthworks are a necessary part of subdivision and development building and providing access, but
need to be managed to ensure that the risk of natural hazards and land instability on development
are avoided, remedied or mitigated.
The Earthworks Land Instability Chapter manages earthworks associated with subdivision to ensure
that land instability hazards are managed and sites are suitable for anticipated built development
and hazards are managed. In addition to the District Plan, consent may also be required for
earthworks are also regulated under the Regional Plan including earthworks: within high risk flood
hazard areas; within high risk erosion prone areas; and adjacent to wetlands, rivers, lakes, and the
coast.
Reason: Plan Changes should implement the National Planning Standard. An overview section is
unavailable and this should be included as an issues section. The chapter should be renamed to a
Land Instability chapter as the provisions do not align with the earthworks chapter anticipated in the
National Planning Standard. The Council should consider a plan variation to improve alignment with
the National Planning Standards

Objectives
EARTH-O1 – Land

Minimise Manage the risk of land instability on anticipated development
and manage compaction.

Instability
Reason: The policies and rules in the chapter appear to be managing the risk of land instability on
anticipated development at the time of subdivision.

Policies

EARTH-P1 – Adverse
Effects Risk Management
EARTH-P2 – Risk
Identification

To accept or avoid where practicable, or otherwise remedy or mitigate,
adverse effects associated with land instability events on anticpated
development and compaction by managing subdivision design and layout.

To design subdivision to minimise potential risks to people, property and
the environment. require identification of land instability risks on
anticipated development at the time of subdivision
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Reasons: Risk management requires identifying the risk (an adverse event x likelihood) and managing the
risk by accepting the risk or avoiding, mitigating, remedying the risk. Remedying the adverse event can only
occur after the adverse event has occurred. A policy on risk identification should be included to support
proposed rules.
Rules
EARTH-R1

Subdivision

All Zones

Activity Status: RD C

Activity Status when compliance not
achieved: D RD

Where:
Earthworks do not:

Matters of discretion:
1. The effects of any non-compliance with
the controlled activity condition(s).

a. Change the natural range of water
levels or the natural eco-system of
flora and fauna in any indigenous
wetland.
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b. Occur within a Site of Significance
to Maori or within 10m of any
archaeological site.
2

A 100m building area suitable for a
residential unit is identified within each allotment
where a residential unit is a permitted activity.
Access to the identified building area
is identified within each allotment.

Discretion is restricted toMatters of control:
The potential increased risk of
instability based on the location,
layout and design of the subdivision.
The potential effects on land instability
arising from and management of vegetation
clearance, excavation or fill, and
disposal of stormwater or wastewater.
The likelihood of a hazard arising from
an unstable land event and the likely
extent of any damage.
Any exacerbation of an existing land
instability hazard or creation of a new
land instability hazard and possible
effects on public health and safety
and other property.
The proposed use of, necessity for and
design of hard engineering solutions
for land instability hazards.
The ability to design, construct and
maintain future buildings, structures
and access so that they are resilient to
land instability hazards.
The adequacy of the site suitability
report and any recommendations.
Note:
Acceptable means of compliance for
the scale and design of earthworks is
contained within the Whangarei
District Council Environmental
Engineering Standards.
Rule Requirements
EARTH-REQ1
All Zones

Information Requirement
Any application under EARTH-R1 shall:
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a. Provide a site suitability report prepared by a suitably qualified and
experienced professional (e.g. Chartered Professional Engineer) to certify
that:
i.

ii.

2

A 100m building area within each allotment is suitable to construct
a residential unit, either:
a) In accordance with NZS 3604/2011; or
b) With specific engineering design of foundations.
Access to the certified building area within each allotment is suitable
to construct.

b. Identify on the scheme plan the building area certified in EARTHREQ1.1(a)(i).
A site suitability report certifying EARTH-REQ1.1(a)(i)(a) shall include the
following:
a. Details of a walk-over inspection of the site and surrounding land.
b. Assessment of aerial photographs taken at various times to provide insight
into the local geomorphology and evidence of any previous instability.
c. Review of geological data (e.g. maps, bulletins, etc.).
d. Assessment of local information about stability/instability of the ground.
e. Assessment of existing data about the soil and rock profile. Where no data
exists, subsurface investigations are required.
f.

Examination of the soil profile to confirm that the soil is in-situ and not
colluvium (slide debris).

g. Examination of the existing survey records for evidence of movement
(slippage or erosion).
h. An opinion stated by a suitably qualified and experienced professional as to
the suitability of the land for development (including an assessment of the
effects of development such as excavation, filling, removal of vegetation,
stormwater or effluent wastewater into or over the area).
i.

Definite conclusions and recommendations on any
development restrictions.

A site suitability report certifying EARTH-REQ1.1(a)(i)(b) shall include the
following:
a. Topographic survey or slope profiles.
b. A description of the geology and geomorphology of the area, including
comment on the areas surrounding the proposed subdivision.

c. Definition of the nature and continuity of the strata over the whole area of
land which is proposed to be developed (buildings, access and services) and
to a depth below which slipping is most unlikely, by means of test pit and/or
drilling and/or augering (unless existing exposures are adequate).
d. Assessment of the relative strength and the sensitivity of the soil in each
stratum in which, or interface on which, sliding is practicable.
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e. Assessment of likely groundwater levels and piezometric pressures in the
strata during extreme infiltration conditions.
f.

An opinion stated by a suitably qualified and experienced professional as to
the stability and suitability of the land for development, including the
stability of the whole slope (upon which the site may only form a part of)
and the effects of the development (such as excavation, filling, removal of
vegetation, disposal of stormwater or effluent wastewater into or over the
area) on the whole slope.

g. Definite conclusions and recommendations on any
development restrictions, specifically addressing section 106 of
the Resource Management Act.
A site suitability report certifying EARTH-REQ1.1(a)(ii) shall include the following:
a. Any potential stability effects of access alignment, design and
construction, including on the stability of identified building areas and any
existing buildings.
b. Definite conclusion and recommendations on any access development
restrictions, specifically addressing section 106 of the Resource
Management Act.

Reasons
 EARTH-R1: Subdivision should be enabled where a geotechnical report is provided indentifying the
land is suitable. Subdivisions can be refused or conditions imposed under s106 if land is identified as
unsuitable. 1(a) & (b) do not relate to the objective or policies and are managed by other
regulations.
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To: Whangarei District Council
Name of submitter: Freddrick Arnold Morgan
This is a submission on a change proposed to the following plan (the proposal): PC88I to the Whangarei
District Plan
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.
The specific provisions of the proposal that my submission relates to are: The provisions (issues, objectives,
policies and rules) in the proposed Residential Zone (RES) chapter and consequential amendments in the
remainder of the District Plan
My submission is:



I wish to have the provisions amended as specified on the following pages; and
The reasons for my views are given after the amended provisions.

I wish to be heard in support of my submission.
If others make a similar submission, I will consider presenting a joint case with them at a hearing.
Date: 2 July 2019
Electronic address for service of submitter: fredmo022@gmail.com
Telephone: 02040784266
Postal address (or alternative method of service under section 352 of the Act): 47 Manawa Drive, RD3
Whangarei 0173
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The following amendments are sought to the provisions in the Residential (RES) chapter:

Overview Issues
The Residential Zone (RES) Low Density Residential Zone (LRZ) provides for large lot, low density
residential living on the periphery of the Urban Area where more intensive residential development
is inappropriate. The zone forms a transition between urban density and the rural environment.
The principal focus of the RES LRZ is residential activities. Development patterns will generally be
characterised by large un-serviced residential lots containing mid to large scale principal residential
units, surrounded by large areas of open space. Commercial activities are actively discouraged in the
RES LRZ. However, small scale non-residential activities are provided for where they are ancillary to
residential activities
Reason: Plan Changes must implement the National Planning Standard. An overview section is
unavailable and this should be included as an issues section. Some of the zonings in the proposed
plan change do not reflect the stated zones in the National Planning Standard Zone Framework
Standard or their descriptions. In particular, it appears there is no ‘Residential zone’ only
‘residential zones’. In addition, the Living 3 environment should be renamed ‘low density
residential zone’ as it more closely aligns with the description than the existing UTE zone. The
UTE is more appropriate to be renamed a ‘large lot residential zone’ or a ‘special purpose zone’
to match the zone descriptions in the National Planning Standards. The WDC should consider
undertaking a Plan Variation to correct any inconsistencies with the National Planning Standard
and amend proposed consequential amendments.

Objectives
RES-O1 – Character

Maintain and enhance the low density and spacious character of the Zone.

RES-O2 – Amenity

Subdivision and development maintain on-site amenity and the amenity of
adjoining RES sites.

RES-O3 – NonResidential Activities

Residential activities remain the dominant activity in RES and any nonresidential activities are compatible with residential amenity.

Reasons:
 RES-03: District Plan definitions should be used where the meaning is intended to avoid
confusion and would benefit from being differentiated/highlighted
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Policies
RES-P1 – Density and
Character

To achieve a low density and spacious character by:
Managing the density of development residential activity’s and
1. minimum on an allotment lot sizes.
2. Managing the height, bulk and form of built development.
3. Enabling residential development units on allotments of a size consistent
with the low-density character of the Zone and that are able to
accommodate on-site wastewater treatment and disposal.

RES-P2 – NonResidential Activities

To protect the predominately residential nature of the zone by managing
the establishment of non-residential activities and ensuring that any nonresidential activities are of a nature, design, scale and appearance that is
compatible with a residential context.

RES-P3 – Supported
Residential Care and
Retirement Village
Premises

To enable a range of appropriate residential activity’s by providing for
supported residential care and retirement village premises where they are
designed, located and managed to:
1. Provide a high level of amenity for residents.
2. Ensure any adverse effects on surrounding Living and Green Space
Zones are avoided.
3. Maintain the existing residential character of the surrounding
environment.
4. Avoid, remedy or mitigate any adverse effects on infrastructure,
including the transport network.

RES-P4 – Impervious

To restrict impervious areas within sites in order to:
Manage the effects of stormwater runoff on WDC stormwater
1. infrastructure
2. Protect and enhance amenity values.
3. Safeguard esplanade areas and waterfront walkways.

areas

RES-P5 – Subdivision

To encourage design and layout of subdivision which achieves the
following:
1. Lots are shaped and sized to allow generous sunlight to living and
outdoor spaces, and provide high levels of on-site amenity and privacy.
2. Where possible, lots are located so that they over-look and front the
road and open spaces.
3. The creation of multiple rear sites is limited, and where practicable
avoided.

Reasons:
 RES-P1, RES-P3, RES-P4: Definitions: District Plan definitions should be used where their meaning
is intended to avoid confusion.
 RES-P4: Section 76(2A) of the RMA identifies that the WDC may include rules relating to building
works (buildings and site works) to protect other property which includes WDC infrastructure.
NRC rules and building code performance criteria control stormwater discharges from
impervious areas to protect other property and the environment.
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 RES-P5: This should be deleted as this chapter does not contain any rules to manage the design
and layout of subdivisions. Subdivision objectives should occur in the Subdivision chapter to
avoid confusion
Rules
RES-R1

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

RES-R2

Building Height

Activity Status: P
Where:
1. The maximum building height is 8m.

RES-R3

Activity Status when compliance not
achieved: D RDIS
Matters of discretion:
1. The effects of noncompliance with the
permitted activity
condition(s)

Building Setbacks

Activity Status: P
Where:
1. The building is set back at least:
a. 4.5m from the road boundary.
b. 3m from side and rear boundaries,
allowing for one 2m setback.
c. 27m from Mean High Water
Springs or the top of the bank of
any river that has a width
exceeding 3m (excluding bridges,
culverts and fences).

Activity Status when compliance
not achieved: D RDIS
Matters of discretion:
The effects of non-compliance with
the permitted activity condition(s)
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RES-R4

Building Height in Relation to Boundary
Activity Status: P

Activity Status when compliance not

Where:

achieved: D RDIS

1. No part of the building exceeds a
height equal to 2m plus the shortest
horizontal distance between that part
of the building and any side or rear
boundary.

Matters of discretion:
The effects of non-compliance with the
permitted activity condition(s)

Compliance Standards:
1. Measurements for this rule can be
taken from the furthest boundary
when adjoining an access lot/access
leg.

RES-R5

Building Coverage

Activity Status: P
Where:
1. The maximum building coverage
is 25% of the net site area.

RES-R6

Activity Status when compliance
not achieved: D RDIS
Matters of discretion:
The effects of non-compliance with
the permitted activity condition(s)

Impervious Areas

Activity Status: P
Where:
1. The impervious area
within the site does not
exceed 35% of the net
site area; and
2. The impervious area within
the site does not exceed
2
1,000m if the stormwater
from the impervious area is
disposed of to a reticulated
WDC stormwater network.
3. The impervious area is set back
at least5m from Mean High
Water Springs or the top of the
bank of any river that has a
width exceeding 3m
(excluding bridges, culverts
and fences).

Activity Status when compliance
not achieved: D RDIS
Matters of discretion:
The effects of non-compliance with
the permitted activity condition(s)
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RES-R7

Landscaping
Activity Status: P

Activity Status when compliance
not achieved: D RDIS

Where:
1. At least 40% of the net site area is
in landscaping.

RES-R8

Matters of discretion:
The effects of non-compliance with
the permitted activity condition(s)

Fences
Activity Status when compliance not
achieved: D RDIS

Activity Status: P
Where:
1. Any fence has a maximum height of
2m.
2. Fencing is not fortified with barbed
wire, broken glass or any form of
electrification except for stock
exclusion purposes where abutting the
Rural Production Zone.

RES-R9

Car Parking
Activity Status: P

Activity Status when compliance
not achieved: D RDIS

Where:
1. Any car parking spaces are located at
least 2m from any road boundary.

RES-R10

Matters of discretion:
The effects of non-compliance with
the permitted activity condition(s)

Indigenous Vegetation Clearance
Activity Status when compliance
not achieved: D

Activity Status: P
Where:
1. The clearance of
indigenous vegetation:
2

a. Does not exceed 500m per site
within each 10 year period from
[Operative Date]; and
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b. Is not within 20m of a water body;
or
c. Is associated with:
i.

Routine maintenance within
7.5m of the eaves of
existing buildings:
a) Including the removal of any
tree where any part of the
trunk is within the 7.5m
distance.
b) Excluding damage to the roots
or removal of any tree where
the trunk is outside the 7.5m
distance.
ii. Operation, maintenance and
repair of existing tracks,
lawns, gardens, fences, drains
and other lawfully established
activities
iii. Pest plant removal and
biosecurity works
iv. Vegetation removal
for customary rights
v. Conservation planting,
including planting for
ecological restoration
purposes.

RES-R11

Outdoor Areas of Storage or Stockpiles
Activity Status: P
Where:
1. Any outdoor area of storage
or stockpile:

Activity Status when compliance
not achieved: D RDIS
Matters of discretion:
The effects of non-compliance with
the permitted activity condition(s)

a. Complies with rules RES-R2 – R4.
b. Is screened from view from public
places and surrounding sites.

RES-R12

Farming
Activity Status: P
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RES-R13 Supported Residential Care
RES-R14 Retirement Village Premises
Activity Status: P
Where:
1.

The activity generates less than 25
traffic movements per day, per site.

Activity Status when compliance
not achieved: D RDIS
Matters of discretion:
The effects of non-compliance with
the permitted activity condition(s)

2.

RES-R15

Principal Residential Unit
Activity Status: P

Activity Status when compliance
not achieved: D RDIS

Where:
1. The maximum density is 1 principal
2

residential unit, per 2,000m net
site area, provided that one
principal residential unit is
permitted on a site of any size.

RES-R16

Matters of discretion:
The effects of non-compliance with
the permitted activity condition(s)

Minor Residential Unit
Activity Status: P
Where:

Activity Status when compliance not
achieved: D RDIS
Matters of discretion:
The effects of non-compliance with
the permitted activity condition(s)

1. The maximum density is 1 minor
residential unit per principal
residential unit on the site.
2. The nearest distance between the
minor residential unit and the principal
residential unit (excluding any
accessory buildings) does not exceed
15m.
3. The maximum GFA of the minor
residential unit (including decking and
2
garage areas) is 90m .
RES-R17

Retail Activity

RES-R18

Commercial Services

RES-R19

Food and Beverage Activity
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RES-R20

Care Centre

RES-R21

Visitor Accommodation
Activity Status: P
Where:
1. The activity is ancillary to a residential
unit on the site.
2. The principal operator of the activity is
a permanent resident on the site.
3. The activity does not include, before
8am or after 6pm on any day, the
operation of machinery, receiving
customers or the loading or unloading
of vehicles.
4. The activity generates less than 20
traffic movements per day, per site.
5. There is no car parking between the
residential unit and the road.
6. In addition to the principal operator,
the activity has no more than two
other persons engaged in providing
the activity.
7. The activity does not exceed the use of
15% of the total GFA of all buildings on
the site.
8. The total area of signage is less than
2
0.25m , per site.
9. There is no illuminated or moving
signage.
10. No more than 6 tariff-paid visitors are
staying on-site at any one time.
11. Each visitor accommodation unit
provides an outdoor living court of at

Activity Status when compliance with
up to two of the rules is not achieved: D
RDIS
Matters of discretion:
The effects of non-compliance with
the permitted activity condition(s)
Activity Status when compliance with
more than two of the rules is not achieved
or when compliance with rules RES-R17 –
R21.1 – 3 is not achieved: NC

Notification:
Any non-complying land use activity in the
RES must be publicly notified.

2

least 6m and at least 1.8m depth.
RES-R22

Place of Assembly

Activity Status: D
RES-R23

Entertainment Facilities

RES-R24

Service Stations

RES-R25

Funeral Home
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RES-R26

Recreational Facilities

RES-R27

Emergency Services

RES-R28

Educational Facilities

RES-R29

Hospitals
Activity Status: NC
Notification:
Any non-complying land use activity within the RES must be publicly notified.

RES-R30

Plantation Forestry

RES-R31

Intensive Livestock Farming

RES-R32

Farm Quarrying

RES-R33

Seasonal Activity

RES-R34

Industrial Activities
Activity Status: Pr

Reasons:
 RES-R2 – R22: All discretion activity statuses should be changed to a restricted
discretionary activity when compliance with a permitted activity condition is not
achieved. This is to reflect the ‘how to use this plan’ chapter description of permitted
activities and the fact that the activity itself has been contemplated but an aspect
exceeds the anticipated level of effects and this requires further limited consideration
 RES-R6: The 35% impervious coverage is consistent with the lower development density
permitted in the zone compared to other residential zones (HDR:65% and MDR:60%) to protect
amenity. However, the proposed maximum of 1000sqm impervious area per site would render
interests in land incapable of reasonable use (as defined in s85 of the RMA) on large sites as: the
impervious area can be taken up by existing vehicle accessways; and any residential units
currently permitted in the Living 3 Environment (1 per 2000sqm) and proposed RES environment
would become discretionary. Impervious area stormwater discharges are regulated to protect
other property and the environment under the Building code (performance criteria E.1.3.1) and
the Regional Plan (rule C.6.4.2). Both of these regulations require works to protect other
properties during a 10% AEP event. Section 76(2A) of the RMA enables rules to control
impervious areas (building works and site works) for the purpose of protecting other properties
from the effects of stormwater, that are additional to the requirements in the Building Code. The
s32 analysis shows the 1000m2 figure was selected by the WDC NUO without analysis of the
actual effects on other property. This is appropriate if the purpose is protecting WDC NUO
infrastructure as ultimately they WDC NUO has ultimate discretion under WDC bylaws to decide
what stormwater if any it will accept. However it is inappropriate for private systems which are
regulated under the building code and regional plan and where no analysis of effects on other
property has been undertaken
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RES-R8: Amendments should be made as the rule is inconsistent with RES-R12 and many farmed
properties do not abutt the Rural Production zone
RES-R10: The vegetation rule is in appropriate as it is intended to reflect those in the rural RUE
zone - which is within a Rural Zone. Significant indigenous vegetations is more likely to occur in
the rural area (because of its size) and on public properties in the open space zones and green
space zones that are managed for conservation purposes. The RES zone rules should be
consistent with the HDR and MDR zones which allow the removal of indigenous vegetation
regardless of whether it is significant or not. No assessment has been done to show that there is
any indigenous vegetation within the RES zone, or other residential zones, (HDR or MDR zone)
that is ‘significant’ as defined in the policies in chapter 17. An assessment would be needed to
identify that there are areas of significant vegetation within residential zones and consequently
that its removal would result in adverse effects.. In addition, the rule will be ultra vires under
s76(4A) of the RMA as some RES sites meets the definition of an ‘urban environment allotment’
(some RES sites are serviced by reticulated water supplies and wastewater).
RES-R11: Screening of storage areas or stockpiles may be impracticable on uneven topography.
Screening, if possible (for example planting shelter belts along boundaries), but may be more
visually intrusive, due to the loss of views, than the views of the items being stored or the
stockpile.
RES-R21: A non-complying activity status in the rule does not match the guidance for permitted
and non-complying activities in the ‘how to use this plan chapter’. In this case the Activities have
been contemplated and considered appropriate in the zone it is only the permitted level of effects
from non-compliance with the permitted activity conditions that is an issue and should be further
considered and assessed

Consequential amendments
The following amendments are sought to chapter 17 notified in the ‘consequential amendments’ to the
District Plan:
17.4.2 Significant Ecological Areas To maintain the ecological values of significant indigenous
vegetation and the significant habitats of indigenous fauna in the Living 3 Residential and
GreenOpen Space ZonesEnvironments.
Explanation and Reasons: These policies identify the criteria that will be used in
identifying significant ecological areas and, furthermore, where within the Whangarei
District the Council will focus effort in the maintenance of such ecological values.
Reason: as per RES-R10 above.
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To: Whangarei District Council
Name of submitter: Freddrick Arnold Morgan
This is a submission on a change proposed to the following plan (the proposal): PC148 to the Whangarei
District Plan
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.
The specific provisions of the proposal that my submission relates to are: The provisions (issues, objectives,
policies and rules) in the proposed Subdivision (SUB) chapter and consequential amendments in the remainder
of the District Plan
My submission is:



I wish to have the provisions amended as specified on the following pages; and
The reasons for my views are given after the amended provisions

I wish to be heard in support of my submission.
If others make a similar submission, I will consider presenting a joint case with them at a hearing.
Date: 2 July 2019
Electronic address for service of submitter: fredmo022@gmail.com
Telephone: 02040784266
Postal address (or alternative method of service under section 352 of the Act): 47 Manawa Drive, RD3
Whangarei 0173

Overview Issues
Subdivision is the process of dividing a site or building into one or more additional sites or units, or
changing an existing boundary location. The way a site is subdivided, including its size and shape, is
important as it not only determines the quality and character of development, but also impacts on
adjacent sites and the future use of the land. Subdivision affects the natural and physical environment and
introduces long-term development patterns that cannot be easily changed.
Large-scale and greenfield subdivisions should be designed in an integrated a way that contributes to
sense of place, supports connectively to the surrounding neighbourhood, and provides well-designed,
accessible, sunny and safe open spaces.
Subdivision of land within overlays (Resource Areas) is subject to additional subdivision rules and
standards in the relevant overlay chapter (e.g. Outstanding Natural Features and Landscapes, Historic
Heritage, Coastal Area, Natural Hazard Areas).
Provision of infrastructure and services with the subdivision of land is achieved by compliance with district
wide chapters such as Transport and Three Waters.
Māori land is exempt from the subdivision provisions of the Act and must be undertaken through the
Māori Land Court.

Objectives
SUB-O1 – Zone, Overlay
and District Wide

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

Objectives
SUB-O2 – Natural
Features

Subdivision provides for the protection and enhancement of the District’s:

SUB-O3 – Community
Needs

Land is subdivided in a manner that provides for the needs of the
community.

SUB-O4 – Infrastructure

Subdivision and development provides for the efficient and orderly
provision of services and infrastructure.

SUB-O5 – Minimise
Adverse Effects

Subdivision is designed to minimise any adverse effects on the
environment and occurs in a sequenced and coherent manner.

a.
b.
c.
d.
e.
f.
g.
h.
i.

Highly versatile soils
Outstanding Natural Features
Outstanding Natural Landscapes
Coastal Area
High Natural Character
Outstanding Natural Character
Significant Natural Areas
Sites of Significance to Maori
Historic Heritage

Reason: SUB-03- As proposed appears to have the same intention as SUB-01. In addition it is not the
same objective evaluated as appropriate in the s32 evaluation
Policies
SUB-P1 – Zone, Overlay
and District Wide
Policies

To enable subdivision where it meets the relevant zone, overlay and district
wide policies, where subdivision and development is designed to:

a. Reflect the patterns of development that are compatible with and
reinforce the role, function and predominant character of the
zone.
b. Maintain the integrity of the zone with lot sizes sufficient
to accommodate intended land uses.
c. Respond positively to and is integrated with the
surrounding context.
d. Appropriately avoid, Remedy or Mitigate adverse effects on:
i.
ii.
iii.
iv.
v.
vi.
vii.

SUB-P2 – Existing
Development

Outstanding Natural Features
Outstanding Natural Landscapes
Coastal Area
High Natural Character
Outstanding Natural Character
Sites of Significance to Maori
Historic Heritage

To provide for subdivision:
a.

Around Where it enables creation of sites for lawfully established
existing development which does not comply with District Plan
rules

b. Where it enables creation of sites for uses that are in
accordance with an approved land use resource consent.
c. Where there is compliance with district wide, overlay and
zone rules.
SUB-P3 – Boundary
Adjustment

To provide for minor boundary adjustments which enable a more efficient
and effective use of land where there is compliance with district-wide,
overlay and zone rules.

SUB-P4 - Minor
Residential Unit

To protect amenity and character by avoiding the subdivision of minor
residential units from principal residential units where resultant allotments
do not comply with minimum lot size and residential density.

SUB-P5 – Infrastructure

To achieve efficient and effective provision of services and infrastructure
by ensuring subdivision subdivided allotments are is capable of being
provided with adequate services and infrastructure for their anticipated
purpose.

Reasons:



SUB-P2 (c) – Unless deleted the policy would prevent the creation of sites under either (a) or (b).
SUB-P5 - Amendments are sought to provide certainty

Rules
SUB-R1

Any Subdivision

Shall comply with all relevant Overlay, Resource Area and District Wide subdivision
and land use rules.
Shall comply with all relevant Matters of Control and Matters of Discretion detailed
in the How to Use the Plan Chapter.
In the following Zones, shall refer to the relevant zone chapter for subdivision rules:
a.
b.
c.
d.
e.
f.

Rural Production Zone
Rural Living Zone
Rural Village Zone
Strategic Rural Industry Zone
Ruakaka Equine Zone
Marsden Primary Centre

Reason: This is not drafted as a rule and it is unclear what Activity Status ‘any subdivision’ would be. The
proposed format with subdivision rules in multiple chapters is confusing and may not support directions
in the National Planning Standard

SUB-R2

Any Subdivision
Activity Status: C

Activity Status when compliance not
achieved: DRDIS
Matters of discretion: The effects of
non-compliance with the controlled
activity condition

Where:
All Zones

1. The land contains a Site of Significance
to Māori, or an area of historic
heritage and the proposed boundaries
are located to ensure that the whole
Site of Significance to Maori or area of
historic heritage is entirely within one
of the allotments produced by the
subdivision.
2. The land contains existing buildings
and the boundaries of the proposed
allotments result in compliance with
the relevant zone permitted activity
building setback, building coverage,
impervious surface and height in
relation to boundary rules.

All zones
other than
RUEZ, RLZ.
RPZ, SRIZ.
HI and LI

3. Every allotment is provided with an
underground connection or easements
to secure connection to a reticulated
electrical supply system at the
boundary.

RUEZ

4. Every allotment is provided with a
connection, or easements to secure
connection, to a reticulated electrical

supply system at the boundary of the
net site area.

RPZ & RLZ

SRIZ,
RVCZ,
RVIV, HI,
LI

Every allotment is provided with the
ability to connect, or easements to
secure the ability to connect, to an
electrical supply system at the
boundary.

Every allotment is provided with a
connection to a reticulated electrical
supply system at the boundary; and
The electrical supply is underground
where new roads are to be formed
within the subdivision or the existing
electrical supply is underground.
A below ground electrical supply

ALL Zones

All Zones

system is provided where the
subdivision is within an Outstanding
Landscape Area or Outstanding
Natural Character Area.

The most efficient route for electrical
supply to any allotment(s) is across
other allotments or other land owned
by the subdivider, and easements are
provided to secure the route.
Matters over which control is reserved:
1. Matters listed in the HPW Chapter.

SUB-R3

Subdivision in the Low Density Residential Zone
Activity Status: C
Where:
50% of the total allotment area
(excluding public road, access
ways and impervious areas) shall
be retained indefinitely:
a. By legal protection such as
covenant, consent notice or

Activity Status when compliance not
achieved: DRDIS
Matters of discretion: The effects of
non-compliance with the controlled
activity condition

encumbrance that precludes
building principal residential units
and minor residential units.
b. As a contiguous area.

The maximum allotment size does not
2
exceed 2500m , except that:
a. 1 allotment may be larger
b. Any allotment may be larger
where that allotment in its
entirety is subject to a
conservation covenant, Reserve
Act covenant or similar restriction.
Every allotment connected to a
reticulated sewerage system has a
minimum net site area of at least
2
500m .
The yield of a subdivision shall not
2
exceed one allotment per 5000m of
net site area.
Every allotment shall identify a
building area within 50m of an existing
building or proposed building area
within the Low Density Residential
Zone.
Every allotment contains an identified
2
building area of at least 100m within
which a residential unit can be built so
that there is compliance as a
permitted activity with the zone rules.
Every allotment can contain a circle
with a diameter of 16m, or a square of
at least 14m by 14m.
Matters over which control is reserved:
Matters listed in the HPW chapter.

SUB-R4

Subdivision in the Residential Zone
Activity Status: C

Activity Status when compliance not
achieved: DRDIS
Matters of discretion: The effects of
non-compliance with the controlled
activity condition

Where:
Every allotment:

a. Contains an identified building
2

area of at least 100m within
which a residential unit can be
built so that there is compliance as
a permitted activity with the
Residential Zone rules.
b. Has a net site area of at
least 2000m².
c. Can contain a circle with a
diameter of 16m, or a square of at
least 14m by 14m.
Matters over which control is reserved:
Matters listed in the HPW chapter.

SUB-R5

Subdivision in the Medium Density Residential and Neighbourhood
Commercial Zone
Activity Status: C
Where:

Activity Status when compliance not
achieved: DRDIS

Every allotment:
a. Has a net site area of at
least 450m².

Matters of discretion: The effects of
non-compliance with the controlled
activity condition

b. Has a minimum frontage width
of 14m.
c. Can contain a circle with a
diameter of 14m, or a square of at
least 12m by 12m.
Matters over which control is reserved:
Matters listed in the HPW Chapter.
The likely location of future
buildings and their potential effect
on the amenity of the locality.
The location and design of allotments
to enable efficient use of land.

SUB-R6

Subdivision in the High Density Residential Zone
Activity Status: C

Activity Status when compliance not
achieved: DRDIS
Matters of discretion: The effects of
non-compliance with the controlled
activity condition

Where:

Every unit title allotment created
under the Unit Titles Act 2010 has a
net site area of at least 50m².
Every allotment:
a. Has a net site area of at
least 300m².
b. Has a minimum frontage width
of 12m.
c. Can contain a circle with a
diameter of 12m, or a square of at
least 10m by 10m.
Matters over which control is reserved:
Matters listed in the HPW Chapter.
The likely location of future buildings
and their potential effect on the
amenity of the locality.
The location and design of allotments
to enable efficient use of land.

SUB-R7

Subdivision in the City Centre, Mixed Use, Waterfront or Local Commercial
Zones
Activity Status: C
Where:
Every unit title allotment created
under the Unit Titles Act 2010 has a
net site area of at least 50m². Every
allotment has a:
a. Net site area not less than 100m².
b. Frontage no less than 6m, or 12m
in the case of a corner allotment.
c. Frontage no greater than 30m, or
60m in the case of a corner
allotment.

Matters over which control is reserved:
Matters listed in the HPW Chapter.
Physical and visual linkages provided
between allotments and
surrounding public places.

Activity Status when compliance not
achieved: DRDIS
Matters of discretion: The effects of
non-compliance with the controlled
activity condition

SUB-R8

Subdivision in the Commercial Zone
Activity Status: C

Activity Status when compliance not
achieved: DRDIS
Matters of discretion: The effects of
non-compliance with the controlled
activity condition

Where:
Every unit title allotment created
under the Unit Titles Act 2010 has a
net site area of at least 50m².
Every allotment has a:
a. Net site area not less than 300m².
b. Frontage no less than 15m, or 30m
in the case of a corner allotment.
Matters over which control is reserved:
Matters listed in the HPW chapter.

SUB-R9

Subdivision in the Light Industry Zone
Activity Status: C

Where:
Every allotment has a net site area
greater than 500m².
Matters over which control is reserved:
Matters listed in the HPW Chapter.
The location and design of allotments
to ensure that they are suitable for
future industrial activities.

Activity Status when compliance not
achieved: D RDIS Matters of
discretion: The effects of noncompliance with the controlled
activity condition

SUB-R10

Subdivision in the Light Industry Zone
Activity Status: C
Where:
Every allotment has a net site area
greater than 8000m².
Matters over which control is reserved:
Matters listed in the HPW Chapter.
The location and design of allotments
to ensure that they are suitable for
future industrial activities.

Activity Status when compliance not
achieved: D RDIS

Matters of discretion: The effects of
non-compliance with the controlled
activity condition

SUB-R11

Subdivision by way of boundary adjustment in the Open Space, Sport and
Active Recreation and Conservation Zones
Activity Status: C
Where:
No additional allotments are created.
Matters over which control is reserved:

Activity Status when compliance not
achieved: DRDIS
Matters of discretion: The effects of
non-compliance with the controlled
activity condition

Matters listed in HPW Chapter.

SUB-R12

Subdivision in the Shopping Centre, Port, Airport or Hospital Zones
Activity Status: D

SUB-R13

Subdivision within areas subject to a ‘no residential unit' restriction

Low
Density
Residential
Zone

Activity Status: Pr
Where:
Any proposed allotment or part of any proposed allotment is within an area
subject to any form of covenant, consent notice or encumbrance that precludes
building principal residential unit and minor residential unit.

Reasons:
 SUB-R2 - SUB-R11: The Activity status of the rule should be Controlled to enable subdivision
subject to limited controls where conditions are met. However, if conditions cannot be met the
matters of discretion should be limited to the adverse effects of non-compliance with that
condition. This aligns with the description of controlled activities in the proposed consequential
amendments in the ‘How to use this plan’ chapter and avoids unnecessary assessment of
irrelevant effects.

To: Whangarei District Council
Name of submitter: Freddrick Arnold Morgan
This is a submission on a change proposed to the following plan (the proposal): PC136 to the Whangarei
District Plan
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.
The specific provisions of the proposal that my submission relates to are: The provisions (issues, objectives,
policies and rules) in the proposed Three Waters Management (TWM) chapter and consequential amendments
in the remainder of the District Plan
My submission is:



I wish to have the provisions amended and seek the amendments specified on the following pages; and
The reasons for my views are given after the amended provisions

I wish to be heard in support of my submission.
If others make a similar submission, I will consider presenting a joint case with them at a hearing.
Date: 2 July 2019
Electronic address for service of submitter: fredmo022@gmail.com
Telephone: 02040784266
Postal address (or alternative method of service under section 352 of the Act): 47 Manawa Drive, RD3
Whangarei 0173
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The following amendments are sought to the provisions in the Three Waters Management (TWM)
chapter:

Overview Issues
Three Waters Management chapter implements provisions to manage the impact of landuse and
subdivision on the provision of water resources services namely stormwater disposal, wastewater
disposal and water supply:
•

Stormwater systems manage the quality and quantity of stormwater runoff to minimise
flood damage and to protect people, land, infrastructure and the receiving
environment from adverse effects.

•

Wastewater systems collect and convey wastewater for subsequent treatment and
disposal. This will normally consist of either connection to the reticulated
wastewater network, or on-site treatment and disposal (either individual or
communal in nature).

•

A water supply is necessary to ensure that a sufficient quality and quantity of water
is available to all properties.

Where a reticulated three waters network with sufficient capacity is available, connection to it is
required when undertaking subdivision where connection is practicable. Connection is also
encouraged where this would be a logical extension of the reticulated network. Successfully
implemented and managed reticulated three waters networks have significant economic, social,
environmental and cultural benefits and should be protected as regionally significant infrastructure.
Where a connection is not available to the reticulated network or where a reticulated network does
not have sufficient capacity, an alternative private non-reticulated system will be required when
undertaking subdivision. It is important that private systems are appropriately designed to protect the
health and wellbeing of residents as well as the health of the receiving environment both on-site and
within the surrounding area.
In addition to the District Plan, Whangarei District Council Bylaws may impose controls and
restrictions on three waters management. Consent may also be required from the Northland Regional
Council with regard to stormwater, wastewater and water supply.
Adequate provision must be made for three water services when subdividing land to enable the
anticipated use of that land permitted in the zone and the economic, social, environmental and cultural
effects that result.
Three waters infrastructure and service may be owned and operated by another party (a Network Utility
Operator) or by landholder(s) (on-site or reticulated). The WDC is the main Network Utility Operator
(NUO) service provider in the Whangarei District and has confined its service provision to identified
reticulated areas (a Reticulated Stormwater Area, Reticulated Wastewater Area, or Reticulated Water
Supply Area) to provide for anticipated higher density development in those areas and infrastructure
growth and expenditure to be planned. Private systems will be required outside of identified reticulated
areas or within reticulated areas if:
 There is no legal access to the WDC NUO system and the WDC does not wish to exercise its
powers under the Local Government Acts to extend mains across neighbouring private land; or
 There is insufficient capacity within a NUO system to meet the anticipated demand at the
present time.
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Subdividers are encouraged to consider efficient infrastructure designs prior to making an application to
reduce construction and ongoing costs. Efficient designs will provide adequate 3-waters services to meet
the anticipated demand on allotments while at the same time reducing water takes, stormwater
diversions and wastewater discharges. The WDC has adopted a contribution policies that levy
contributions for the additional demand placed on WDC NUO infrastructure at the time of subdivision.
Subdividers that avoid or reduce demand on WDC network infrastructure will benefit from less
contributions than those that do not. Future landholders can also benefit from a reduction in ongoing
rates for the operation of the systems
Other regulatory approvals are required before constructing three-waters infrastructure and evidence of
these may be requested at the time of application or as conditions of consent. The regulatory approvals
that will be required will depend on whether a private system (reticulated or on-site) or NUO system is
being proposed by the Applicant:
 Applicants that propose WDC NUO infrastructure must obtain a ‘written approval’ issued under
WDC Bylaws (stormwater, wastewater, or water supply) for the infrastructure. A written
approval will require the applicants to construct the works and transfer ownership (vest) to the
WDC NUO’s upon completion. Network Utility Operator works are excluded from having to
comply with the Building Act 2004 and can specify their own standards for construction. The
WDC Environmental Engineering Standards provides general performance standards for WDC
infrastructure, however, the WDC Network Utility Operator has ultimate discretion on what
works, if any, it will accept and operate.
 Applicants that propose private infrastructure (including on-site and reticulated systems) must
obtain a ‘building consent’ issued under the Building Act 2004. These works must comply with
the performance criteria of the ‘building code’. Once completed these will remain in private
ownership and be operated by the owner(s). Appropriate legal mechanisms (generally
easements and associated covenants) will be required where private reticulated/communal
systems are proposed.
Generally, proposed reticulated services will be required to be constructed prior to subdivision while onsite services may be constructed after subdivision. However, applications will still need to provide
sufficient information to demonstrate that on-site services can be provided for the anticipated land use.
Other regulatory approvals may be required for the operation of NUO or private three-waters
infrastructure. The NRC is responsible for regulating water takes, stormwater diversions/discharges and
wastewater discharges from three-waters systems to protect other property and the environment. In
addition, Northland Health is also responsible for regulating the operation of reticulated potable water
systems (WDC NUO or private systems) to ensure drinking water standards are achieved.

Reason: The amended wording is sought as the proposed plan change text does not accurately
reflect the resource management issues with the provision of 3-waters infrastructure/services
including those identified in the s32 analysis. The changes sought are self-explanatory and
reflect the amended objectives and policies. The proposed ‘How to use this plan” chapter
identifies that the 3-waters chapter is intended to support the subdivision rules. Consequently
the issues and other provisions should be restricted to managing the impacts of subdivision on
3-water services and future land use.
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Objectives

TWM-O1 –Connections

TWM-O2 – Reticulated
NUO Networks

TWM-O3 – Integrated
Infrastructure
TWM-O4 – Private
Systems
TWM-O5 – Adverse
Effects

Ensure that connection to reticulated three waters systems networks is are
provided
for within a reticulated areas Reticulated Stormwater Area, Reticulated
Wastewater Area, or Reticulated Water Supply Area.
Maintain the effectiveness, efficiency and sustainability of reticulated
NUO networks three waters networks.
Plan and provide for Ensure reticulated three waters systems infrastructure
in an integrated and comprehensive manner (NUO or private) are provided
for at the time of subdivision
Ensure that private three waters systems (on-site or reticulated) are
provided where connections are not provided to a reticulated NUO network

Minimise adverse effects from stormwater and wastewater on people,
property, infrastructure, the receiving environment and cultural values.

Reasons
 TWM-01: Reticulated Stormwater Area, Reticulated Wastewater Area, or Reticulated Water
Supply Area should be used if this is what is meant. These definitions are provided in the
consequential amendments to the District Plan and were considered the most appropriate option
in the s32 Analysis to identify desired reticulated areas and avoid ambiguity of whether services
are available. Provision should allow for reticulation to be provided by landholders
(shared/communal systems) or any NUO’s to avoid unfair trading practices.
 TWM-02: The objective should define reticulated NUO networks to avoid confusion between
NUO works and reticulated works owned by landholder(s).
 TWM-03: Significant ‘resource management’ issues are to ensure provision is made for services
and that the appropriate regulatory approvals are obtained prior to subdivision.
 TWM-04: The objective should clarify that private works include on-site services and communal
services owned by landholders.
 TWM-05: The NRC’s functions are to regulate stormwater diversions/discharges and wastewater
discharges and the adverse effects that may result on other property and the environment. The
WDC functions are to manage land use and subdivision.
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Policies
TWM-P1 – Three waters
Infrastructure

To ensure that three waters resources are appropriately managed by
requiring subdivision and development to: provide three waters
infrastructure that:


Is coordinated, integrated and compatible with the
existing infrastructure and capacities. Provide three
waters infrastructure that has obtained the appropriate
regulatory approvals



Provide easements to Enables enable a reticulated NUO
network to be expanded or extended to adjacent land where
that land is suitable for future reticulated development within a
Reticulated Stormwater Area, Reticulated Wastewater Area, or
Reticulated Water Supply Area .

TWM-P2 – Reticulated
Areas
To sustainably and efficiently manage three waters resources by avoiding
private three waters on-site systems where connection to a reticulated
network is practicable or where failure to connect may compromise the
future extension of the reticulated network. in a Reticulated Stormwater
Area, Reticulated Wastewater Area, or Reticulated Water Supply Area

TWM-P3 – Capacity
To manage the scale and design of subdivision and development in a
Reticulated Stormwater Area, Reticulated Wastewater Area, or Reticulated
Water Supply Area where connection is provided proposed to reticulated
NUO networks three waters networks to ensure that there is sufficient
capacity in the reticulated networks and where necessary require upgrades
and/or extensions to the reticulated networks

TWM-P4 – Future
Development
TWM-P5 – Vested
Assets

To ensure that reticulated three waters infrastructure is designed to
accommodate planned and future anticipated development
permitted within the zone.

To require vested assets, and connections to vested assets, to be designed
and constructed in a manner that protects the ongoing operation,
maintenance and upgrading of that asset.

TWM-P6 – Private
Systems

To ensure that provision is made for private three water services
(on-site or reticulated) on land outside of a Reticulated Stormwater
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Area, Reticulated Wastewater Area, or Reticulated Water Supply
Area where connection to a reticulated three waters network is not
available or practicable that provision can be made for
A water supply.
The treatment, disposal, and where appropriate attenuation, of
stormwater in a way that does not lead to significant adverse effects
on or off site.
Management of wastewater via:
a. An on-site wastewater treatment system; or
b. Approval to connect to a private wastewater system.
TWM-P7 – Flooding

TWM-P8 – Integrated
Three Waters
Assessments

TWM-P9 –
Infrastructure
contributions

To reduce the risk of flood hazards or increased upstream and downstream
flood levels resulting from stormwater discharges.

To require encourage Integrated Three Waters Assessments for large
scale developments to:
Manage Provide three waters infrastructure in an integrated and
comprehensive manner.
Enable and recognise the benefits of green infrastructure and low
impact and water sensitive design that reduces demand .
To require subdividers and developers to meet the costs of any upgrades
or extensions of reticulated three waters infrastructure which are
attributed to the impacts of the subdivision or development in accordance
with the Financial Contributions Policy or Development Contributions Policy

Reasons
 TWM-P1: Management of infrastructure at the time of subdivision requires the appropriate
regulatory approvals to be obtained prior to subdivision being completed. Easements to enable
future expansion may be preferred by WDC NUO to avoid having to exercise its powers under
the LGAct to extend its reticulation across private land in the future
 TWM-P2: Reticulated areas cover zones where higher development densities are desired. On-site
systems may limit these densities being achieved and therefore should be restricted. A
reticulated service provider may be a WDC NUO , a NUO or Landholders in common and it should
be irrelevant who the reticulated system is provided by as long as adequate services are provided
for the anticipated land use
 TWM-P3: Subdividers have no control over WDC activities or expenditure and should be able to
construct privately owned systems if (1) there is no legal access and the WDC refuse to exercise is
powers under the LGA to extend the network across neighbouring private land; and (2) there is
insufficient capacity in a WDC NUO system to accept any more service connections. Subdividiers
should be entitles to p NUO is a service provider and a trade competitor with other potential
 TWM-P4: All 3-water infrastructure (on-site or reticulated) should provide for anticipated land
use development permitted in the zone. The management of construction of WDC NUO works is
managed under Bylaws.
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TWM-P5: Written approval to construct and vest WDC NUO mains and service connections are
granted under relevant bylaws. The WDC-EES sets general standards for construction of assets
but ultimately discretion on construction standards is exercised by WDC NUO under bylaws.
TWM-P6: privately owned systems should be required wherever NUO are unavaiable.
TWM-P7: The NRC’s functions are to regulate stormwater diversions/discharges and wastewater
discharges and the adverse effects that may result on the environment. The WDC functions are to
manage land use and subdivision
TWM-P8: Efficient designs should be encourage not required as there is no criteria on what
efficient infrastructure will be accepted by a NUO – see also reasons for deleting TWM-R6 and
TWM-R7
TWM-P9: Contributions cannot be charged except in accordance with adopted policies. The
Financial Contributions policy in the District Plan contains formulas on how to calculate costs
that will benefit development on the site and those that will benefit neighbouring development.
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TWM-R1

Any Activity Not Otherwise Listed in This Chapter

All Zones

Activity Status: P
Where:
Resource consent is not required under any rule of the District Plan.
The activity is not prohibited under any rule of the District Plan.

Stormwater
TWM-R2

Impervious Areas

All Zones

Activity Status: P
Where:

Activity Status when compliance not
achieved: D

Any impervious area complies with the
requirements under rule TWM-R3.
TWM-R3

Subdivision

All Zones

Activity Status: RD C
Where:
All allotments are designed and
located so that provision is made
for:

Activity Status when compliance not
achieved: D RDIS
Matters of discretion:
1. The effects of any non-compliance with
the controlled activity condition(s).

a. The collection, treatment and
disposal of stormwater for the
anticipated land use; and that
meets the following requirements:
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ii.
iii.

iv.

v.

vi.

vii.

viii.

ix.

x.

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.
The
primary
stormwater
system is capable of conveying
a 50% AEP storm event (+20%)
where the system is a piped
network with no surcharge.
The
primary
stormwater
system is capable of conveying
a 20% AEP storm event (+20%)
where the system is a piped
network allowing a discharge
within 0.3m of the lid level.
The secondary stormwater
system is capable of conveying
the 1% AEP storm event
(+20%) within a defined path
to ensure that surface water
will not enter buildings
(excluding detached garages).
The stormwater system will
not connect or overflow to any
wastewater system.
The stormwater system is
designed and constructed for an
asset life of at least 50 years.

b. Connection is provided to a
reticulated stormwater
network where the allotment is
located within a reticulated
stormwater area; and
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c. Privates systems can comply
with the performance criteria in
the building code and relevant
rules in the Regional Plan

Matters of Discretion:
Adverse effects on existing reticulated
stormwater networks.
The capacity of existing reticulated
stormwater networks and whether the
servicing needs of the proposal require
upgrades to existing infrastructure.
Feasibility of connection to and logical
extension of the existing reticulated
stormwater networks.
Adverse effects on the surrounding
environment and neighbouring
properties from the collection,
treatment and disposal of stormwater.
The efficient provision of services to
the land being subdivided and to
nearby land that might be subdivided
in future.
Note:
Acceptable means of compliance for
the provision, design and construction
of infrastructure is contained within
the Whangarei District Council
Engineering Standards.
Matters over which control is reserved:
2. Matters listed in the HPW chapter.

Wastewater
TWM-R4

Subdivision

All Zones

Activity Status: RD C
Where:

Activity Status when compliance not
achieved: D RDIS

Matters of discretion:
1. The effects of any non-compliance
with the controlled activity
All allotments (excluding any allotment
standard(s).
for access, roads, utilities and
reserves) are designed and located so
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that provision is made for:
a. Collection, treatment
and disposal of wastewater
for the anticipated land
use; and
b. Connection is provided
to a reticulated wastewater
network where the
allotment is located within
a reticulated wastewater
area
c. Privates systems can
comply with the
performance criteria in the
building code and relevant
rules in the Regional Plan
Matters of discretion:
Adverse effects on existing reticulated
wastewater networks.
The capacity of existing reticulated
wastewater networks and whether the
servicing needs of the proposal require
upgrades to existing infrastructure.
Feasibility of connection to and logical
extension of the existing reticulated
wastewater networks.
Provision of wastewater collection,
treatment and disposal.
Adverse effects on the surrounding
environment and neighbouring
properties from the collection,
treatment and disposal of wastewater.
The efficient provision of services to
the land being subdivided and to
nearby land that might be subdivided
in future.
Note:
Acceptable means of compliance for
the provision, design and construction
of infrastructure is contained within
the Whangarei District Council
Engineering Standards.
Matters over which control is reserved:
1. Matters listed in the HPW chapter.
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Water Supply
TWM-R5

Subdivision

All Zones

Activity Status: RD C
Where:

Activity Status when compliance not
achieved: D RDIS

Matters of discretion:
The effects of any non-compliance with the
All allotments (excluding any allotment controlled activity standard(s).
for access, roads, utilities and reserves
where no irrigation is required) are
designed and located so that provision
is made for:
a. A water supply is provided for the
anticipated land use; and
b. Connection to a reticulated water
supply network where the allotment is
located within a reticulated water
supply area.
c. Privates systems comply with the
performance criteria in the building code
and relevant rules in the Regional Plan

Matters of discretion:
Adverse effects on existing reticulated
water supply networks.
The capacity of existing reticulated
water supply networks and whether
the servicing needs of the proposal
require upgrades to existing
infrastructure.
Feasibility of connection to and logical
extension of the existing reticulated
water supply networks.
Provision of suitable drinking water.
The efficient provision of services to
the land being subdivided and to
nearby land that might be subdivided
in future.
Matters over which control is reserved:
1. Matters listed in the HPW chapter.
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Integrated Three Waters Assessments
TWM-R6

Subdivision

All Zones

Activity Status: D
Where:
Any subdivision results in 8 or more additional allotments (excluding lots for
the purposes of reserves, network utilities or transport corridors) from one
parent allotment which existed at [Operative Date].
Note: Any application shall comply with information requirement TWM-REQ3.

TWM-R7

Landuse

Business
Zones

Activity Status: C

Activity Status: D

Where:

Where:

Any activity increases the impervious
2
area within a site by 1,000m –
2
5,000m from what existed
at [Operative Date].
Matters of Control:
1. Adverse effects on
environmental and cultural
values form the management
and discharge of stormwater
and wastewater.
2. The provision of integrated low
impact design or green
infrastructure solutions to
minimise adverse effects.
3. Opportunities for multipurpose
infrastructure (i.e. stormwater
reserves that function as walking
tracks).
4. The ability of three waters
infrastructure to service
potential future development
within the site

Any activity increases the impervious
area within a site by more than
2
5,000m from what existed at
[Operative Date].
Note: Any application shall comply with
information requirement TWM-REQ3.

Note: Any application shall comply with
information requirement TWM-REQ3
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Rule Requirements
TWM-REQ1

All Zones

Information Requirement
Any consent application where connection will be provided is proposed to
reticulated NUO networks three waters network(s) shall include an assessment
detailing (where relevant):

a. Provision made for connections to reticulated three waters networks. Copies of
obtained NUO written approvals/agreements or whether these are proposed
to be obtained as conditions of consent
b. Confirmation from affected parties (NUO’s) that sufficient capacity exists
within reticulated three waters networks to service the proposed
development.
c. Any upgrades and/or extensions to existing reticulated three waters
infrastructure that are proposed or necessary.
d. Consideration of the elevation of each proposed lot to establish a service
envelope where that lot is able to be serviced without the need for on-site
pumping. Reference shall be made to any part of the lot that is outside the
service envelope.
e. Land and infrastructure to be vested in the Council.
TWM-REQ2 Information Requirement

All Zones

Any consent application where connection will not be provided to reticulated
NUO network three waters networks is required to show the details and layout of
the proposed three waters system(s) including (where relevant):
a. In reticulated areas, demonstration as to why connection to the reticulated
three waters network is not proposed or is not practicable.
b. In reticulated areas, an assessment of any effects on the practicability of a
Reticulated Stormwater Area, Reticulated Wastewater Area, or Reticulated
Water Supply Area any written confirmation from affected parties (WDC
NUO’s) of easements required in favour of the WDC NUO to enable the
future expansion of the reticulated network.
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c. Evidence that the proposed wastewater, stormwater or water supply
system can either compliesy with the permitted activity standards of the
Northland Regional Plan or a regional consent has been obtained.
d. A site plan detailing the overall proposed development, showing existing
contours in areas proposed for development of three waters infrastructure,
and any overland flow-paths, rivers, wetlands, water bores etc. which exist
pre-development in the subject property and in adjoining properties.
e. Where any buildings or structures are located within overland flow-paths,
rivers, wetlands, water bores, etc. demonstration of how the development
will maintain their capacity to convey flows.
f.

Details of an effluent disposal area and reserve area and provision for
ongoing maintenance and operation of the proposed wastewater system.

g. Proposed stormwater attenuation and/or water quality treatment
system(s), including location, preliminary sizing and associated works (e.g.
landscaping, road construction).
h. Demonstration (by drawings, calculations and reports) that the
requirements of rule TWM-R3.1(a) can be achieved.
i.

Details of water demand (flow and pressure) and suitable drinking water
sources that can comply with the building code. If a reticulated potable
water supply is proposed, copies of written approvals from Northland
Health or whether these are proposed to be obtained as conditions of
consent

j.

Copies of any correspondence or written approvals from private persons or
Council departments in relation to the proposed stormwater system, and
confirmation of how any conditions of those approvals will be met. building
consents obtained or whether these are proposed to be obtained as
conditions of consent

k. Where a private communal three waters system is proposed, details of a
formal legal mechanism (i.e. proposed easement instruments or other legal
instruments) by which each allotment owner is individually and severally
responsible for the maintenance and performance of the system and
ongoing ownership of the disposal area
Notes:
Additional information on details to be provided is contained within the
Whangarei District Council Engineering Standards.
Evidence of a satisfactory water supply will be assessed as part of the building
consent application. Applicants are advised to consult with the New Zealand Fire
Service, Northland Health and the Northland Regional Council, and to refer to
the Drinking Water Standards for New Zealand 2005 (Revised 2008)
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TWM-REQ3 Information Requirement
All Zones

Any application under rules TWM-R6 – R7 shall include an Integrated Three
Waters Assessment which details:
a. How the proposal is consistent with the recommendations, measures and
targets of any relevant Council approved Catchment Management Plan.
b. An assessment of any potential effects (including cumulative effects) of
the development in relation to the site, any adjoining sites, the wider
catchment and cultural values.
c. Information on how wastewater (including trade waste) will be managed
to minimise any impacts on the reticulated network or from on-site
discharges.
d. The provision of water supply, wastewater disposal and/or stormwater
disposal reticulation through the proposed development or subdivision to
a standard necessary to provide adequate reticulation to adjacent land
zoned for reticulated development.
e. Any low impact design, green infrastructure or water sensitive design
solutions that are proposed, what benefits these will provide, and how
they will be operated and maintained to ensure ongoing water efficiency
benefits.
f.

Consideration of opportunities to integrate three waters infrastructure
and informal or passive recreation opportunities.
g. Any proposed conditions.

Reasons:








TWM-R1: The 3-waters chapter is intended to support the subdivision chapter. It appears that
TWM-R1 relates to land use rules and therefore should be deleted and included in the relevant
zone chapters
TWM R-2: should be deleted and included in the relevant zone chapters as these relate to land
use rules. There are already impervious area rules in some relevant zone chapters (for example
the residential zones) and TWM-R1, TWM-R2 overlap and are confusing.
TWM-R3: The requirements in TWM-R3 (1)(a)(i) – (ix) should be deleted as they appear to be
ultra vires and regulating NRC functions. The NRC is responsible for regulating the diversion and
discharges of stormwater. District Plan rules can be made under s76(4A) to control building
works (including impervious areas) to protect other properties from surface water that are
additional or more restrictive than the building code performance criteria (building code
provisions E1.3.1 and E.1.3.2). WDC NUO infrastructure is property but this is already managed
under WDC Bylaw approvals and under land use rules controlling building works and siteworks
(impervious areas). The existing stormwater performance criteria (10%AEP) in A.9.5.3 of
Appendix 9 of the District Plan are the same as the building code and the regional plan and
therefore should be deleted.
TWM-R5 - TWM-R5: Subdivision of land should be enabled as a controlled activity where
adequate 3-water services have been provided for the anticipated land use. The matters of
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discretion listed in TWM-R3 – TWM-R5 should be deleted as they are relevant to decisions
whether to grant a ‘written approvals’ under WDC bylaws to extend the WDC NUO networks.
The listed matters of discretion are irrelevant to a subdivision consent decision-maker who is
ultimately concerned with whether or not a ‘written approval’ under the bylaws has been or will
be obtained and the infrastructure constructed.
TWN-R6 – TWM-R7: Integrated design should be encouraged, not required as: (1) there is
insufficient assessment criteria/guidance to decide whether a subdivision is efficient or not; (2)
reduced financial/development contributions provides sufficient incentive to encourage efficient
designs; and (3) ultimately discretion on whether to accept efficient designs is at the discretion
of the NUO under relevant WDC bylaws and they may oppose reduction measures if it reduces
development contributions and rates for their business units. A rule is likely to add additional
application costs and result in inconsistent and ad hoc decision-making for no discernible
benefit. For example -under the proposed rule any subdivision greater than 8 allotments is
discretionary and could be refused for providing an efficient design or not providing an efficient
design. Ultimately the greatest barriers to increased 3-waters efficiency arise within the WDC
due to a lack of guidance on what efficient infrastructure will be accepted. The WDC needs to
provide guidance on what efficient infrastructure must be accepted by WDC-NUO providers
before requiring applicants to propose measures. For example , whether the following
infrastructure to reduce demand will be accepted:
o Impervious area rainwater storage to reduce demand on the WDC NUO stormwater
network
o Roof rainwater re-use to reduce demand on WDC NUO water supply network.
o Water storage tanks and off-peak timers to utilise unused off-peak capacity in water
mains
o Wastewater storage tanks and off-peak pumping to utilise unused off-peak capacity in
wastewater mains
TWM-REQ1: The LGA requires councils to keep their service provision and regulatory functions
separated as far as practicable and therefore WDC NUO should be identified as affected parties.
The WDC may be the only NUO provider but other service providers are also possible
TWM-REQ2: Private systems are regulated under the Building Act and the Regional Plan.
Northland Health only regulates reticulated potable water systems. Households potable water
systems are regulated under the Building Act
TWM-REQ2: see TWM-R6 and TWM-R7

Consequential amendments
The deletion of the performance standards for wastewater, stormwater and water supply in Appendix 9
of the District Plan notified in the ‘consequential amendments’ are supported provided the
amendments sought to provisions in the TWM chapter are adopted
Reason: Ultimately the performance standards for construction are set under either the Building
Code or Bylaws (WDC-EES).
The following amendments are sought to the definitions of reticulated and reticulated areas notified in
the ‘consequential amendments’ to the District Plan:


Reticulated NUO networks means, in respect of infrastructure, connection to a system
of pipes and ancillary development owned and operated by a network utility operator
for the purposes of gas supply, telecommunications, power supply, water supply or
stormwater or wastewater drainage. For the avoidance of doubt this does not include
private reticulated systems owned by landholders or landholders in common



Reticulated Stormwater Area means any site within 200m of an existing public primary
reticulated WDC NUO stormwater system that can accept gravity flow from the site.
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Reticulated Wastewater Area means any site: a) Within the Medium Density
Residential, High Density Residential, Business, Marsden Primary Centre, Ruakaka
Equine, Port, Airport or Hospital Zones; or b) Within the RVZ, SRIZ, or the RUEZ (except
the Toetoe or Whau Valley areas of the RUEZ) and within 150m of an existing public
reticulated WDC NUO wastewater network (excluding rising mains).



Reticulated Water Supply Area means any site: a) Within the Medium Density
Residential, High Density Residential, Business, Marsden Primary Centre, Ruakaka
Equine, Port, Airport or Hospital Zones; or b) Within 135m of an existing public
reticulated water supply distribution main as measured along roads right of ways or
access paths.

Reason: Pumped systems are practical for wastewater systems but not stormwater systems due
to volumes. Measurements along access ways has been adpted in the WDC Water Supply Bylaw
and in the NZ and the Fire Service Firefighting Code of Practice (SNZ PAS 4509:2008).
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Submission on Proposed
Plan Change (form 5)
District Plan Changes:
Urban and Services
Full Name

Postal Address

Toprock Investments Ltd
Toprock Investments Ltd C/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

Submission
#230

The speciﬁc provisions of the Plan Change that my submission relates to are
The submitter has an interest in the block of land located between 20-34 Port
Road, Whangarei. That block of land contains eight individual parcels with
each title holding a land area of 809m2.
Those sites are identified in the Operative District Plan as within the Business
4 Environment (Heavy Industrial Zone).
Under proposed Map 68 those sites are identified within the Proposed
Shopping Centre Zone (SCZ).
The subsequent provisions of that proposed plan change (PC88I) do not
acknowledge or provide for the ongoing occupation and use of sites in a
reasonable manner.
This specific provision this submission relates to is Map 68 and the zoning of
the parcels of land 20-34 Port Road, Whangarei as SCZ.

I

Oppose

the specific provision listed above

My submission is
We seek an alteration to Map 68 of the Proposed District Plan to change the
proposed zone of the block of land located between 20-34 Port Road from
Proposed Shopping Centre Zone (SCZ) to the Light Industrial Zone (LI).
This submission accepts that the proposed SCZ aims to consolidate existing
larger general retail activities within the existing shopping centres (para 24
and 35 of s.32 Report). Various provisions have been developed for the SCZ,
such as Gross Floor Area to be a minimum of 1600m2 alongside the
requirement to provided public bathroom facilities, for activities or
development to achieve permitted activity status (SCZ-R5). Such a zone and
provisions do not align well with the current use and occupation of the several
relatively small sites along 20-34 Port Road.
Furthermore the current character and use of several of the properties
appears not to have been recognised, with the SCZ identifying such use as
having non-complying activity staus in the future e.g. SCZ R12 - Motor Vehicle
Sales, SCZ R14 - Trade Suppliers and SCZ R15 - Marine Retail. We note that in
both the operative and proposed section "Introducing the Plan", the District
Plan advises that the "The District Plan is an enabling document, designed to
minimise rules and regulations . . .". It seems counterintuative that a zone
change would be advanced that would seek to compromise established
business use and likely impose significant restrictions to ongoing site use and
development of a comparable nature.
Given that the purpose and principles of the RMA include enabling people and
communities to provide for their economic well-being, and that a significant
level of investment has already occurred on the sites relevant to this
submission, we question whether the Section 32 report has adequately
investigated the costs to the current land holders and occupiers of the
Proposed zone change.
This submission also considers the SCZ does not recognise that the existing
occupation and use of land at 20-34 Port Rd has successfully been located
directly adjacent to the existing large format retail that occurs in the
recognised Okara Shopping Centre. Little (if any) conflict between the two
current zones (the operative Shopping Centre zone is Business 3) has been
reported as a rationale for instigating the proposed SCZ rezoning. We note
that the rest of the area identified as SCZ at Okara is inward facing towards
communal carparking area the properties at 20-34 Port Road. It is apparent
that neither the existing lot areas or the orientation of buildings is
sympathetic to the SCZ. The sites at 20-34 Port Rd are long term durable
business operations and a zoning that is antagonistic to what has occurred on
site for several decades is neither desired or warranted.

My Reasons are
As above and
The zoning of 20-34 Port Road to Light Industrial is consistent with the
reasoning for retaining or establishing light industrial areas. We have
reviewed several of the alternate zones and the existing provisions that they
have. As part of that we have looked at the section 32 rationale as to why the
proposed zones have been advanced. We have rejected the Waterfront Zone
(proposed directly acrossPort Rd), along with the new Heavy Industry Zone
(even though the sites are currently zoned Business 4 which is directly
comparable to heavy industry), and the Mixed-use zone (which encourages
residential occupation). The two remaining viable options in our opinion are
the Commercial Zone and the Light Industry Zone. Of those two zones, it is
considered the Light Industrial zone better reflects what is the established
occupation and use of the properties. We also note the following
"The LI is not anticipated to experience significant changes in land use
patterns. Areas that contain an existing range of activities that are consistent
with those anticipated in the LI are more appropriate to be zoned as LI than
areas with a high presence of activities like restaurants, cafes, general retail,
residential activities and community activities." See Table 1 Section 32
Report LI.

State the decision you wish Council to make to ensure the issues you raise can be dealt with
We seek a alteration to Map 68 of the Proposed District Plan to change the zone of the block of land located between 20-34
Port Road from Proposed Shopping Centre Zone to the Light Industrial Zone.

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

Other

