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List of Abbreviations
City Centre Zone

CC

Commercial Zone

COM

Crime Prevention Through Environmental Design

CPTED

Heavy Industrial Zone

HI

High-density Residential Zone

HDR

How the Plan Works Chapter

HPW

Light Industrial Zone

LI

Kamo Walkability Environment

KWE

Long Term Plan

LTP

Low Density Residential Zone

LDR

Medium-density Residential Zone

MDR

Minor Residential Unit

MRU

New Zealand Coastal Policy Statement

NZCPS

Northland Regional Council

NRC

Northland Regional Policy Statement

RPS

National Policy Statement – Urban Development Capacity

NPS-UDC

National Policy Statement on Electricity Transmission

NPSET

Plan Change 148

PC148

Residential Zone

RES

Resource Management Act 1991

RMA

Rural Development Strategy

RDS

Rural Living Zone

RLZ

Rural Production Zone

RPZ

Rural (Urban Expansion) Zone

RUEZ

Rural Village Residential Zone

RVRE

Rural Village Centre Zone

RVCZ

Rural Village Industrial Zone

RVIZ

Regionally Significant Infrastructure

RSI

Section 32 of the RMA

s32

Section 42A of the RMA

s42A

Strategic Direction Chapter

SD

Subdivision Chapter

SUB

Transport Chapter

TRA

Urban Growth Strategy

UGS

Urban and Services Plan Change

USPC

Urban Transition Environment

UTE

Whangarei District Council

WDC

Whangarei District Council, Operative District Plan

WDP
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Introduction
1.

This is Part 2 of the section 42A (s42A) evaluation report. This part should be read in conjunction with
the other Parts 1 and 3 – 11. The evaluation of general topics is contained within Part 1.

2.

This report has been prepared in accordance with s42A of the Resource Management Act 1991 (RMA)
and forms the Hearing Report for the Whangarei District Council’s (WDC) Proposed Plan Change 148
– Strategic Direction and Subdivision (PC148). This report provides consideration of the proposed
provisions, recommendations in relation to submissions and, where appropriate, the report crossreferences the section 32 Evaluations (s32), analysis of any background material and legislative
discussions.

3.

A comprehensive description of the background to PC148, a chronology of events relevant to the
proceedings of the plan change and overview of the Rolling Review process and statutory
considerations is included within the s32 Report.

4.

This s42A report has been prepared by Evan Cook. I have no vested interest in the outcome of PC148,
nor any conflict of interest to declare. I am a qualified planner holding the qualifications of Bachelor of
Tourism and Master of Planning from the University of Otago. I have been a full member of the New
Zealand Planning Institute since September 2016 and have been a member of the Institute since 2008.
I have worked as a planner in the Northland region since November 2007. My planning experience
includes 11 months with a Whangarei based consultancy. This role involved preparing applications for
subdivision and land use resource consents, writing and presenting planning evidence at resource
consent hearings, assessments of environmental effects, reviewing conditions of consents and
preparing change of conditions applications, preparing conservation assessments, preparing weed
and pest management plans, and making submissions on resource consents and proposed District
Plan changes.

5.

I commenced employment with Whangarei District Council’s Policy and Monitoring Department as
Policy Planner (Coastal) in October 2008 and have been employed as a Senior Policy Planner since
September 2015. My current role includes carrying out background research for District Plan changes,
preparation of plan change documents and s32 reports, Presenting at Council meetings, workshops
and plan change hearings, consultation with the community on Council projects and proposals, making
recommendations on submissions, the development of structure plans and plan changes to implement
the Whangarei Coastal Management Strategy, making submissions on proposed legislation and
regional and national policy documents, and liaising with the public, other Council departments and
other agencies on resource management and coastal issues.

6.

I consider that the evidence presented is within my area of expertise and I am not aware of any material
facts which might alter or detract from the opinions I express. I have read and agree to comply with
the Code of Conduct for expert witnesses as set out in the Environment Court Consolidated Practice
Note 2014. I have also read and am familiar with the Resource Management Law Association / New
Zealand Planning Institute “Role of Expert Planning Witnesses” paper. The opinions expressed in this
evidence are based on my qualifications and experience. If I rely on the evidence or opinions of
another, my evidence will acknowledge that position.
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Description of the Plan Changes as Notified
7.

PC148 was notified in two parts. The first section introduced a new chapter into the Whangarei District
Council (WDC) Operative District Plan (WDP), to provide strategic policy guidance for development in
the District: The Strategic Direction Chapter (SD). The SD proposes to replace the existing WDP
Chapter 6 – Urban Form and Development (Chapter 6), replace some of the existing Chapter 5 –
Amenity (Chapter 5) and the recently operative Rural Area (RA Chapter), as well as containing new
overarching objectives and policies relating to urban development, zoning of land, open space and
regionally significant infrastructure. PC148 is part of a wider package of plan changes being prepared
and notified consecutively as the Urban and Services Plan Changes.

8.

PC148 includes an overview which outlines: the resource management issues important to the District,
how the chapter is to be read in the context of the District Plan, a set of overarching objectives and
policies that guide decision making on all resource consent applications, specific objectives and
policies that apply to urban, rural, and open space development, and the protection, maintenance and
development of regionally significant infrastructure. It also contains policies that describe the various
Zones throughout the district, including the recently operative Rural Zones and the proposed Urban
and Open Space Zones that are proposed to be introduced by the other components of the Urban and
Services Plan Changes.

9.

The second part of PC148 seeks to review Chapter 8 Subdivision and Development (Chapter 8) of the
WDP. The plan change establishes a new district wide “Subdivision” chapter (SUB) that contains
objectives policies and rules that relate to subdivision in each district plan zone.

10.

PC148 was prepared based on the draft National Planning Standards (the Standards). When the
Standards were gazetted in April 2019 (after notification of the Urban and Services Plan Changes)
significant changes hade been made to structure of the Standards template Strategic Direction section.
Recommendations regarding chapter structure to ensure compliance with the Standards are contained
within Part 1.

11.

PC148 includes:
•

A new ‘Strategic Direction’ Chapter – the chapter describes the important resource
management issues for the District and contains objectives, and policies that apply to all land
use and subdivision applications.

•

A new ‘Subdivision’ Chapter – with objectives, policies and rules for subdivision in all Zones.

•

Consequential changes to the WDP.

12.

A comprehensive description of PC148 is included in the s32 report [see Part 1].

13.

The notified text of the plan changes is provided as Part 1.

Purpose of Report
14.

This report considers submissions received in relation to PC148. It has been prepared in accordance
with s42A of the RMA to assist the Commissioners with deliberations on submissions and further
submissions.
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15.

The report includes recommendations to the Commissioners to accept, accept in part or reject
individual submissions. Where appropriate, it also includes recommended changes to the plan change
provisions. In response to submissions, I have in every instance considered efficiency, effectiveness
and appropriateness and our recommendations represent the most appropriate response in
accordance with s32AA. In accordance with section 32AA(1)(c), the assessment of each change has
been undertaken at a level of detail that corresponds to the scale and significance of the proposed
changes.

16.

When making its decision, WDC is required under clause 10 of the First Schedule of the RMA to give
reasons for allowing or not allowing any submissions (grouped by subject matter or individually). The
decisions of the council may also include consequential alterations arising out of submissions and any
other relevant matters it considered relating to matters raised in submissions.

Structure of the Report
17.

The report has been structured to provide an assessment of the submissions and further submissions
received by WDC, arriving at a recommendation to the Commissioners.

18.

All submissions received have been categorised based on which plan change they are most applicable
to. Several submissions have been assessed in Part 1 of the s42A report as they either address broad
topics or relate to multiple plan changes.

19.

Once allocated to a plan change, each submission point has then been grouped thematically based
on topic. As some submissions relate to multiple topics, cross references to the discussion and
recommendation sections of other topics have been included.

20.

21.

This report is split into the following sections:
A.

General

B.

Strategic Direction

C.

Subdivision

While all submitters have been acknowledged in the summary of submissions [Part 1], due to the
similarity of relief sought and reasons given along with the volume of submissions, responses have
not necessarily been written for each individual submission point. Responses have been written for
individual submissions that raise matters that differ from other submissions within the same thematic
group or that request specific amendments to the plan change provisions.

22.

Responses have not been written for all further submission because the further submissions generally:
a.

Sought to emphasise the content of the corresponding original submission.

b.

Did not present new or additional evidence.

c.

Stated either support or opposition to the original submissions of other submitters.
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23.

Where further submissions present additional evidence these have been dealt with within the report
where the primary submission point has been addressed.

24.

The assessment of submissions generally follows the following format:
Submission Information – Matters raised in the submissions with a brief outline of relief sought
and reasons for relevant submissions.
Discussion – discusses responses to the relief sought.
Recommendation – outlines a recommendation to the Commissioners in response to the relief
sought.

25.

Any recommended changes to the notified text as a result of submissions are attached to this report
[see Attachment 1]. Any recommended additions to the notified text are shown as underlined and
deletions as strike-through. Not all changes shown in Attachment 1 are discussed in this s42A Report.
Some changes are the result of general submission points which have been discussed in Part 1 of the
s42A Report. I concur with these recommended changes. Any recommended consequential
amendments to the WDP or amendments to definitions that are discussed in this s42A Report are
shown in Attachment 1 of Part 1 of the s42A Report.

Consideration of Submissions
A.

General

26.

Section A addresses general submissions on PC148 Strategic Direction and Subdivision. Topic
headings for the submissions assessed under section A are as follows:

a.

a.

Definitions

b.

General

Definitions
Submission Information

27.

Trustpower Limited (Trustpower) requests to include a definition of ‘Regionally Significant
Infrastructure’ as detailed in the submission1.

28.

Transpower New Zealand Ltd (Transpower) seeks to amend the proposed plan change to clarify what
is meant by ‘regionally significant industries’ and ‘regionally significant infrastructure’ through the
inclusion of new definition/s.

29.

KiwiRail Holdings Limited (KiwiRail) requests to retain the definition of Regionally Significant
Infrastructure as notified.

1

Submission 048, Appendix 1, Page 1
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Discussion
30.

A definition for Regionally Significant Infrastructure (RSI) was included in the notified plan change.
RSI means the infrastructure listed in Appendix 3 of the Regionally Policy Statement for Northland
2016. I support this definition.

31.

Transpower have identified inconsistency in the terms used in the overview to the SD chapter. This
appears to be a typographical error. I recommend that their proposed change is accepted along with
any other consequential amendments required.

Recommendation
32.

I recommend that the Commissioners accept and/or reject the submission points as detailed below:
a.

Retain the definition of RSI as notified.

b.

Amend the SD overview as detailed in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Trustpower

48.1

Reject

a

Transpower

247.5

Accept

b

KiwiRail

265.39

Accept

a

b.

General
Submission Information

33.

Northland Regional Council (NRC) did not state specific relief sought, however appreciates that a
strategic direction chapter is a requirement under the Standards. The overall intent of this plan change
is therefore supported. NRC does, however, request to amend the plan change to include specific
policy direction and rules that refer to managing the risks and impacts of natural hazard events.

34.

C Newbold requests to forego PC148 until adequate consultation has taken place.

35.

J Edwards requests that council carefully check the actual statements made in National Policy
Statement on Urban Development Capacity (NPS-UDC) regarding correct status of the Whangarei
District as a growth priority area. Edwards also requests to specify the matters to be considered in
determining the needs of the community (e.g. built environment, built form, neighbourhood character,
streetscape, sense of place etc).

36.

C Morgan requests that all land division rules should be specified.

37.

Transpower seeks to amend the SD to clarify the role of the provisions in a manner that does not ‘write
down’, limit or contradict the provisions in other parts of the plan that give effect to the National Policy
Statement on Electricity Transmission (NPSET).

38.

The National Institute of Water and Atmospheric Research Limited (NIWA) seeks changes to the
Strategic Direction chapter as may be necessary to:
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a.

address the concerns noted above2;

b.

appropriately recognise and provide for the regional and national significance of the Bream
Bay facility and its continued operation;

c.

align with the economic development priority areas (which include aquaculture) in the Tai
Tokerau Northland Economic Action Plan 2016;

39.

d.

be consistent with the changes it seeks to PC88H, the zoning maps and the definitions; and

e.

ensure a coherent, integrated and consistent approach is taken to the Plan Changes.

Parua Bay Residents and Ratepayers Association Inc. (PBRRA) state that in regard to SD-01 to SD08, SD-P3, SD-P7 and SD-P18, they have been reading these same objectives since the Whangarei
Coastal Management Strategy (2002) document and to date Council has demonstrated no evidence
of trying to attain these.

40.

AJ and JK Morgan did not state specific relief sought, however stated that there is little tangible
evidence that the WDC is actively putting in place the protective policies that will achieve the New
Zealand Coastal Policy Statement (NZCPS) within the Whangarei Heads area, instead they have seen
inappropriate zoning and strategic planning.

41.

AJ and JK Morgan seeks that WDC take strong action to enable the protection of the natural character
of the coast form inappropriate subdivision to be a reality for Whangarei Heads and its coastal
environment.

42.

AJ and JK Morgan requests that WDC take measures to minimise their past zoning actions in
Whangarei Heads and change future policies.

43.

AJ and JK Morgan request that WDC plan how to significantly mitigate the development they have
already enabled and to take steps to prevent further future loss of natural character for the area.

44.

B Hall does not specifically state any relief sought with regards to SD-O1-SD-O8, SD-P3, SD-P7 and
SD-P18, however considers the recent PC85C (RVRE rezoning providing for high density housing
down to 500m2 lot minimums) as being completely alien to preserving these characteristics and values.

45.

H Infanger and P Marty do not specify any relief sought, however strongly oppose RVRE rezoning
providing for high density housing to 500m2 lot minimum. The "big picture" that refers to preserving
the character of the area and the values of the coastal environment of Whangarei Heads is completely
contradictory to high density housing.

46.

WDC Planning and Development Department (WDC Planning) seek to split the proposed Strategic
Direction Chapter into two chapters under the strategic direction heading as set out in the tracked
changes contained in Attachment 1 of the submission. Their submission also requests that any
consequential amendments be made as required.

47.

Radio NZ do not seek any specific relief however state that with regard to SD-O16, SD-P2, P6 and
P11, reverse sensitivity effects that impact on the operation of RNZ’s transmitter should be avoided.

2

Submission 077, Page 7
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Discussion
48.

With respect to consultation on the plan change, I consider that there has been adequate consultation
on the plan change, and that consultation has met all statutory requirements. I do not agree with the
submission from Mr Newbold that the plan change should be put on hold for further consultation.

49.

I acknowledge the submissions above that comment generally on the plan change. Some of the
submissions ask for relief or actions that are beyond the scope of the District Plan (T Savage) and
others seek to review previous WDC plan change or resource consent decisions or current resource
consent applications (PBRRA, AJ and JK Morgan, B Hall, H Infanger and P Marty). These issues are
unable to be resolved by this plan change and I recommend that these submissions are rejected.

50.

WDC’s submission seeks to retain the objectives and policies but restructure them into two chapters,
District Growth and Development and Urban Form and Development. I consider that the changes
sought are appropriate to ensure consistency with the National Planning Standards and recommend
that they are accepted.

51.

The summary of submissions has repeated Transpower’s submission point. Changes have been
made to the structure of the SD section through the National Planning Standards. WDC has submitted
that the SD chapter be restructured to ensure consistency with the standards and subsequently
changes have been proposed to the chapter overviews to reflect the new structure. These changes
describe how the chapter should be read in relation to other parts of the plan.

52.

Regarding C Morgan’s submission that all land division rules be specified, I infer that he seeks
clarification as to rules for subdivision. These are set out in the subdivision chapter in part C of this
report and Attachment 1.

53.

NIWA seeks several changes to the HI chapter. NIWA’s facility in Ruakaka is zoned as HI. NIWA also
seek consequential changes to the SD chapter to address their concerns and to recognise and provide
for the facility’s regional and national significance and ongoing operations. I acknowledge that the
NIWA facility is significant to the New Zealand aquaculture industry, however is not considered RSI
under Appendix 3 of the RPS. In the absence of any specific relief requested in the submissions I do
not recommend any changes to the SD chapter.

54.

NRC seeks to amend the plan change to include specific policy direction and rules that refer to
managing the risks and impacts of natural hazard events. Under the Standards, the SD chapter is
unable to contain rules. SD policies do address natural hazards in a broad sense, generally seeking
to avoid increasing the risk of hazards in accordance with the RPS. WDC is preparing a hazards plan
change (PC90) that will contain rules for areas affected by natural hazards.

55.

With regard to the submissions from J Edwards, I consider that the SD chapter is consistent with the
NPS-UDC and do not recommend any changes. J Edwards also requests to specify the matters to
be considered in determining the needs of the community. In my opinion this type of detail is best left
to individual zone chapters rather than the SD chapter.
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56.

Radio NZ seeks specific changes to various objectives and policies and these are discussed in relation
to those provisions later in this report. I do not recommend any changes in relation to this submission
point.

Recommendation
57.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Proceed with the plan change.

b.

Retain the Strategic Direction Chapter as notified, noting that amendments have been
recommended elsewhere in response to other submissions.

c.

Reject submissions outside the scope of this plan change.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

C Newbold

187.1

Reject

a

NRC

264.2

Accept

a, b

AJ and JK Morgan

170.7-10

Reject

b

J Edwards

193.22

Reject

c

C Morgan

290.7

Reject

b

T Savage

214.2

Reject

c

Transpower

247.4 & 13

Accept in part

b

NIWA

77.15

Reject

b

NRC

264.15

Reject

b

J Edwards

283.20

Reject

b

PBRRA

139.13

Reject

b

B Hall

83.11 & 12

Reject

b

H Infanger and P Marty

286.3

Reject

b

WDC Planning

236.76

Accept

b

Radio NZ

243.3,5 & 8

Reject

b

B.

Strategic Direction

58.

Section B addresses submissions on the Strategic Direction section of PC148. Topic headings for the
submissions assessed under section B are as follows:

a.

a.

SD Overview

b.

SD Objectives

c.

SD Policies

SD Overview
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Submission Information
59.

124 Tauroa Street Limited (Tauroa) seeks to retain the Overview as notified.

60.

Heron Construction Holdings Limited (Heron) seeks to retain the Overview as notified.

61.

F Morgan requests to change title of the Overview section to "Issues".

62.

Fonterra Limited (Fonterra) seeks to include in the chapter Overview ‘Protection of strategic business
and industry within the District’ as a key resource management issue.

63.

NZ Transport Agency (NZTA) seeks to amend the Overview to achieve better alignment with other
documents and parts of the Plan which promote a move away from car dependency such as:

67.

64.

... Significant issues for the District that are addressed by the plan include the following:

65.

• Managing growth and development;

66.

• Alignment of land use and transport planning...

Transpower seeks to amend the SD overview as follows:
68.

… The chapter contains overarching objectives and policies ..., regionally significant
infrastructure and regionally significant industries. … Significant issues for the District that are
addressed by the plan include the following: … The protection of, and the efficient development,
operation and maintenance of infrastructure.

69.

Housing New Zealand Corporation (Housing NZ) seeks to amend the SD Overview as follows:
70.

...Significant issues for the District that are addressed by the plan include the following:
Managing Enabling growth and development that is liveable, connected and affordable;
Managing existing and future development in areas subject to environmental risks; ...

Discussion
71.

I recommend that the submission points from Heron and Tauroa be accepted, subject to the
amendments I recommend for other submission points below.

72.

With regard to the submission from F Morgan, I agree that the Overview title should be changed to
Issues – this is consistent with the Standards and supported by the submission from WDC Planning.

73.

Fonterra and Transpower seek to amend the Overview with respect to the protection of existing
business and infrastructure. I recommend rewording the Overview to recognise these points and to
clarify the Overview as per Transpower’s previous submission point.

74.

With respect to the NZTA submission, the objectives and policies of the chapter seek to promote the
integration of transport and land use planning. The submission does not provide evidence that this is
a significant resource management issue for the district, however I recognise that this is an issue that
should be considered and consider that this is achieved by the SD provisions. I do not recommend
any changes as a result of this submission point.

75.

I do not agree with Housing NZ that the insertion they propose is a significant issue for the Whangarei
District at this time. The proposed wording would also alter the meaning of the issue which also
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recognises the need to manage growth and development of commercial, industrial and open space
land as well as residential development. I do not recommend any changes as a result of this
submission point.

Recommendation
76.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain the overview subject to changes below.

b.

Change the title of the Overview to Issues as detailed in Attachment 1.

c.

Retain the significant issues section with the addition of strategic business and industry.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Tauroa

160.41

Accept in part

a

Heron

161.24

Accept in part

a

F Morgan

229.19

Accept

b

Fonterra

202.1

Accept in part

c

NZTA

240.1

Reject

c

Transpower

247.6

Accept in part

c

Housing NZ

268.2

Reject

c

b.

Strategic Direction Objectives
All Objectives Submission Information

77.

Tauroa, and Heron, seek to retain all objectives as notified.

All Objectives Discussion
78.

I acknowledge the submissions in support of the SD objectives and have considered the submission
in relation to all Objectives below. To avoid duplication in the report I have not listed the submissions
frorm Tauroa and Heron in relation to the following reccomendations on specific objectives.

All Objectives Recommendation
79.

I recommend that the Commissioners accept in part the submission points as detailed below and:
a. Retain the Strategic Direction objectives as notified, noting that amendments have been
recommended elsewhere in response to other submissions.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Tauroa

160.42

Accept in part

a

Heron

161.25

Accept in part

a
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SD-O1 Submission Information
80.

J Boyes, Housing NZ, and Z Energy, Mobil Oil New Zealand Limited and BP Oil New Zealand Limited
(The Oil Companies) seek to retain the objectives as notified.

SD-O1 Discussion
81.

I acknowledge the submissions in support of objective SD-O1.

SD-O1 Recommendation
82.

I recommend that the Commissioners accept the submission points as detailed below and:
a. Retain SD-O1 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

The Oil Companies

101.28

Accept

a

J Boyes

245.4

Accept

a

Housing NZ

268.3

Accept

a

SD-O2 Submission Information
83.

J Boyes supports objective SD-O2.

84.

Housing NZ seeks to amend SD-02 as follows:
85.

Protect Maintain the range of amenity values and characteristics in the Rural Area and the
Urban Area, while enabling appropriate use and development.

SD-O2 Discussion
86.

With respect to Housing NZ’s submission on Objective 2, this objective is a recently operative objective
developed under the Rural Plan Change (RA1.2.8). The only change to the objective on notification
was to include the Urban Area in addition to the Rural Area. The relief sought would be a significant
change to the direction of the objective. In my opinion the wording of the objective is appropriate and
I do not recommend any change.

SD-O2 Recommendation
87.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain SD-O2 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

J Boyes

245.4

Accept

a

Housing NZ

268.4

Reject

a

13

SD-O3 Submission Information
88.

J Boyes supports objective SD-O3.

89.

Northpower Ltd (Northpower) seeks to retain objective SD-O3 as notified.

90.

Housing NZ seeks to amend SD-O3 as follows:
91.

Accommodate future growth through urban consolidation and intensification of Whangarei City,
existing suburban nodes (Local Commercial Zone and Neighbourhood Commercial Zone) …

92.

AJ and JK Morgan to apply SD-O3 for RVRE areas in Whangarei Heads avoid sprawling urban
development into rural areas by stopping future rezoning of this rural land.

93.

97.

NZTA requests to amend SD-O3 as follows:
94.

Accommodate future growth through: ...

95.

(a) urban consolidation of Whangarei City, existing suburban nodes and rural villages, and

96.

(b) to avoiding urban development sprawling into productive rural areas.

Population Health Unit of the Northland District Health Board (Public Health Northland) seek to
amend SD-O3: Sustainable growth - “Accommodate future growth through urban consolidation of
Whangarei City, existing suburban nodes and rural villages, in a planned, integrated and sustainable
manner that enhances community resilience to avoid urban sprawl into rural productive areas.

98.

Southpark Corporation Limited (Southpark) seeks to amend Objective SD‐O3 as follows:
Accommodate future growth through urban consolidation of Whangarei City, Marsden Primary Centre,
existing suburban nodes and rural villages, to avoid urban development sprawling into productive rural
areas.

SD-O3 Discussion
99.

Several submitters have proposed changes to Objective 3. Consolidation of urban development has
been an objective in the WDP as part of Chapter 6 for many years, and is the corollary of objectives
that seek to protect rural land for rural production activities and to avoid reverse sensitivity and the
fragmentation of the rural land resource.

100.

I acknowledge and agree with the submissions that seek to retain the objective.

101.

I do not agree with Housing NZ’s submission that intensification be included in the objective. In my
opinion including the term ‘intensified’ is not required in this instance as ‘consolidation’ provides for
intensification within, as well as development adjacent to, existing urban development. I also disagree
with the submissions proposing other amendments (NZTA, Public Health Northland and Southpark).
In my opinion the notified version of the objective is wide enough to consider all aspects of the
amendments sought by these submitters, or the relief is covered by other provisions. I recommend
that the wording of the objective is retained.

SD-O3 Recommendation
102.

I recommend that the Commissioners accept and/or reject the submission points as detailed below:
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a. Retain SD-O3 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

J Boyes

245.4

Accept

a

Northpower

127.1

Accept

a

Housing NZ

268.5

Reject

a

AJ and JK Morgan

170.11

Reject

a

NZTA

240.2

Reject

a

Public Health Northland

207.69

Reject

a

Southpark

154.2

Reject

a

SD-O4 Submission Information
103.

J Boyes supports objective SD-O4.

104.

Housing NZ seeks to amend SD-O4 as follows:
105.

Identify and encourage the protection of buildings, sites, features…

SD-O4 Discussion
106.

I acknowledge the submission from J Boyes that seeks to retain the objective.

107.

With respect to Housing NZ’s submission on Objective 4, the identification and protection of historic
heritage in the WDP is achieved through the Historic Heritage (HH) chapter which became operative
in September 2016. The suggested change (‘encourage protection’ of heritage items) is not consistent
with the policy direction in the Historic Heritage chapter (‘protect’ heritage items) . I note that along
with rules that manage effects on historic heritage, the HH chapter encourages a combination of
regulatory and non-statutory initiatives. Incentives are also in place in the operative RPE chapter for
protecting features that are identified in the Resource Area chapters through the environmental benefit
rule. It is my view that the proposed wording would weaken and create ambiguity in objective 4 and I
do not recommend the proposed amendment.

SD-O4 Recommendation
108.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain SD-O4 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

J Boyes

245.4

Accept

a

Housing NZ

268.6

Reject

a
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SD-O5 Submission Information
109.

J Boyes, NZTA, The Oil Companies, Refining NZ and KiwiRail seek to retain objective SD-O5 as
notified.

110.

New Zealand Defence Force (NZDF) seeks to retain objective SD-O5 as notified or wording to similar
effect.

111.

Housing NZ seeks to amend SD-O5 as follows:
112.

Avoid Manage conflict between incompatible land use activities from new subdivision and
development.

113.

Housing NZ request that Objectives SD-O13 and SD-O5 are merged with a ‘manage’ approach rather
than ‘avoid’.

114.

Port Nikau Joint Venture (PNJV) and Port Nikau Three Joint Venture (PNTJV) requests that SD-O5
should include "remedy or mitigate" after the word "avoid".

115.

Fonterra seeks to re-title Objective SD-05 to “Reverse sensitivity”

116.

Radio New Zealand (RNZ) seeks to replace SD-O5 with a new objective to read as:
117.

Protect existing land use activities from reverse sensitivity effects and incompatible land uses
arising out of new subdivision and development.

SD-O5 Discussion
118.

I acknowledge the submissions that seek to retain the objective.

119.

I agree with the submission from Fonterra to rename the Objective ‘Reverse Sensitivity’. This change
will clarify the subject of the Objective. I also agree with PNJV and PNJVT’s submissions to include
the option to remedy or mitigate reverse sensitivity effects as this is more consistent with the wording
of the recently operative RA1.2.5 and part 2 of the RMA.

120.

Housing NZ seek to change the word ‘avoid’ to ‘manage’. I prefer the terms avoid, remedy or mitigate
as discussed in relation to the PNJV submission. Housing NZ also suggest that SD-O5 and SD-O13
be combined. While the objectives cover similar topics in relation to reverse sensitivity there is a subtle
difference in that SD-O13 seeks to avoid locating unanticipated or ‘out of zone’ activities in the Urban
Area. This was an important driver for the policy direction across the new urban zones. in my opinion
this is an important difference and I recommend that the objectives remain separate.

121.

Based on the changes I recommend above I do not agree with the change sought to SD-O5 by RNZ.

SD-O5 Recommendation
122.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Amend SD-O5 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

J Boyes

245.4

Accept in Part

a
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NZTA

240.3

Accept in Part

a

KiwiRail

265.1

Accept in Part

a

NZDF

156.1

Accept in Part

a

Refining NZ

260.2

Accept in Part

a

Housing NZ

268.7 & 9

Reject

a

PNJV

224.23

Accept

a

PNTJV

142.30

Accept

a

Fonterra

202.2

Accept

a

RNZ

243.2

Reject

a

The Oil Companies

101.28

Accept in Part

a

SD-O6, O7 & O8 Submission Information
123.

J Boyes supports SD-O6, SD-O7 and SD-O8 as notified.

124.

Housing NZ support objective SD-O6 as notified.

125.

Public Health NZ seeks to amend SD-08 as follows:
126.

Ensure that growth and development takes into account Māori cultural values and builds
community resilience and social capital.

SD-O6, O7 & O8 Discussion
127.

I acknowledge the submissions that seek to retain the objective and do not recommend any changes.

SD-O6, O7 & O8 Recommendation
128.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain SD-O6, O7 and O8 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

J Boyes

245.4

Accept

a

Housing NZ

268.3

Accept

a

Public Health NZ

207.70

Reject

a

SD-O9 Submission Information
129.

NZTA seeks to amend SD-O9 as follows:
Maintain and e Enhance accessibility, safety and liveability for communities and integrate land use and
mode-neutral transport planning.

SD-O9 Discussion
130.

I acknowledge the submissions in support of the objective.
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131.

Regarding NZTA’s submission on SD-O9, in my opinion it is appropriate to ‘maintain and enhance’
accessibility. This will at the least ensure that existing accessibility is maintained as development
proceeds. Requiring all applications to enhance accessibility is onerous and in my opinion may lead
to unintended consequences by discouraging applications for minor developments. I agree with
adding a safety aspect to the objective however I do not support including the terms ‘liveability’ or
‘mode-neutral’ to the objective.

SD-O9 Recommendation
132.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Amend SD-O9 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

NZTA

240.4

Accept in part

a

SD-O10 Submission Information
133.

The Oil Companies seek to retain SD-O10.

134.

NRC seeks to insert the following (or similar) into SD-O10:
Identify areas that are potentially affected by natural hazards and minimise the risks and impacts of natural
hazard events on people, property and infrastructure.

SD-O10 Discussion
135.

I acknowledge the submission that seeks to retain the objective.

136.

I do not support NRC’s proposed amendments to SD-O10. In my opinion the objective adequately
reflects the general risk management approach and separation of responsibilities outlined in the RPS
and is appropriate for the purposes of the SD. Policy SD-P3 sets out that more intensive development
and critical infrastructure within hazard prone areas will be avoided. Further work on minimising the
risk from hazards, including by incorporating NRC’s maps for coastal hazard and flooding areas into
the District Plan, will be part of the upcoming Hazards plan change.

SD-O10 Recommendation
137.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain SD-O10 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

The Oil Companies

101.28

Accept

a

NRC

264.7

Reject

a

18

SD-O11 Submission Information
138.

Housing NZ seeks to retain SD-O11 as notified.

139.

Public Health Northland seeks to amend SD-O11:
Ensure that there are sufficient opportunities for the development of residential and business land to meet
demand in a sustainable manner.

SD-O11 Discussion
140.

I acknowledge the submission that seeks to retain the objective.

141.

The objective reflects the wording of the NPS-UDC. I do not consider that the amendment proposed
by Public Health Northland improves the objective do not recommend that this change be accepted.

SD-O11 Recommendation
142.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain SD-O11 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.3

Accept

a

Public Health Northland

207.71

Reject

a

SD-O12 Submission Information
143.

NZTA seeks to retain SD-O12 as notified.

144.

Housing NZ seeks to amend SD-O12 as follows:
Promote safe, compact, practicable sustainable outcomes and good quality urban design that responds
positively to the local context.

SD-O12 Discussion
145.

I acknowledge the submission that seeks to retain the objective.

146.

I do not support the addition of the word ‘practicable’ to SD-O12 as suggested by Housing NZ. In my
opinion inserting this word weakens the policy and gives applicants an opportunity to avoid building
good quality urban design into proposals on the grounds that it is not ‘practicable’. I do not support
the inclusion of the word ‘outcomes’ in the objective. In my opinion this changes the focus of the
objective from promoting good urban design, to promoting outcomes that are safe compact,
sustainable and promote good quality urban design. I do not recommend any changes as a result of
this submission.

SD-O12 Recommendation
147.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
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a. Retain SD-O12 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

NZTA

240.5

Accept

a

Housing NZ

268.8

Reject

a

SD-O13 Submission Information
148.

The Oil Companies, NZTA and KiwiRail seek to retain objective SD-O13.

149.

NZDF seeks to retain objective SD-O13 as notified or wording to similar effect.

150.

Housing NZ request that Objectives SD-O13 and SD-O5 are merged with a ‘manage’ approach rather
than ‘avoid’.

SD-O13 Discussion
151.

I acknowledge the submissions that seek to retain the objective.

152.

I have discussed Housing NZ’s request to merge SD-O5 and SD-O13 in relation to Objective 5 and
do not propose any changes as a result of this submission point.

SD-O13 Recommendation
153.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain SD-O13 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

The Oil Companies

101.28

Accept

a

NZTA

240.5

Accept

a

KiwiRail

265.1

Accept

a

NZDF

156.1

Accept

a

Housing NZ

268.9

Reject

a

SD-O14 Submission Information
154.

Housing NZ and NRC seek to retain SD-O14 as notified.

SD-O14 Discussion
155.

Objectives 14-19 were introduced into the WDP as part of the rural plan changes (PC85). These
provisions recently became operative in March 2019 following Environment Court mediation on
appeals to the plan changes. Due to the short time frame that has elapsed since these provisions
were made operative, I do not recommend any changes to these provisions. Other RA policies have
been widened to also include aspects of the Urban Area. These matters are discussed in relation to
those specific objectives below.
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SD-O14 Recommendation
156.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
d.

Retain SD-O14 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.3

Accept

a

NRC

264.5

Accept

a

SD-O15 Submission Information
157.

Housing NZ and NRC seeks to retain SD-O15 as notified.

158.

RNZ seek to amend SD-O15 as follows:
Provide for a range of appropriate land uses in the Rural Area, provided that these land uses are not
incompatible with existing land uses in the Rural Area, including rural production activities, rural residential,
rural lifestyle, commercial, industrial, network utility operator infrastructure, ...

SD-O15 Discussion
159.

For the reasons stated above with regard to SD-O14 I do not recommend any changes to this
objective.

SD-O15 Recommendation
160.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain SD-O15 as notified

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.3

Accept

a

NRC

264.5

Accept

a

RNZ

243.4

Reject

a

SD-O16 Submission Information
161.

Housing NZ and NRC seeks to retain SD-O16 as notified.

162.

RNZ did not state specific relief with regards to SD-O16, however advised reverse sensitivity effects
that impact on the operation of RNZ’s transmitter should be avoided.

163.

PNJV and PNTJV request that SD-O16 should include "remedy or mitigate" after the word "avoid".

164.

Atlas Concrete Limited (Atlas) seeks to amend SD-O16 or include a new objective as follows:
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Avoid adverse effects on the viability of the productive functions of rural land and mineral extraction
activities ...
and/or:
Avoid, remedy or mitigate reverse sensitivity impacts, including on established rural production activities,
mineral extraction activities, strategic rural industries and network utilities.

SD-O16 Discussion
165.

For the reasons stated above with regard to SD-O14 I do not recommend any changes to these
provisions.

SD-O16 Recommendation
166.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain SD-O16 as notified

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.3

Accept

a

NRC

264.5

Accept

a

RNZ

243.3,5 & 8

Reject

a

PNJV

224.23

Reject

a

PNTJV

142.30

Reject

a

Atlas

129.1

Reject

a

SD-O17-21 Submission Information
167.

Housing NZ seeks to retain objectives SD-O17-SD-21 as notified.

SD-O17-21 Discussion
168.

I acknowledge the submission from Housing NZ in support of Objective SD-O17-21.

SD-O17-21 Recommendation
169.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain SD-O17-SD-O21 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.3

Accept

a
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SD-O22 Submission Information
170.

Trustpower, NZTA, NRC, The University of Auckland (The University), Refining NZ, KiwiRail,
Northpower and the Oil companies seek to retain SD-O22 as notified.

171.

RNZ requests the following amendment:
Identify and pProtect Regionally Significant Infrastructure from reverse sensitivity and incompatible land
uses and recognise the benefits it provides.

172.

NZDF seeks to amend SD-O22 to refer to Nationally and Regionally Significant Infrastructure.

173.

Transpower seeks to amend SD-O22 by splitting into two separate objectives as follows:
SD-O22 – Recognised Benefits: Regionally Significant Infrastructure is identified and protected.
SD-OXX: The benefits of Regionally Significant Infrastructure are recognised and provided for.

174.

Housing NZ seek to amend SD-O22 as follows:
Identify, manage and protect Regionally Significant Infrastructure and recognise the benefits it provides.

SD-O22 Discussion
175.

I acknowledge the submission in support of the Objective.

176.

NZDF have requested that the objectives and policies relating to Regionally Significant Infrastructure
(RSI) also refer to nationally significant infrastructure. The RPS defines RSI and lists infrastructure
that is regionally significant in appendix 3. It is unclear from the submission what would be captured
as a nationally significant piece of infrastructure that was not also regionally significant. In my view,
there may be infrastructure that is significant to the region, but is not necessarily significant nationally,
however if something is significant nationally it should also be significant to the region. I do not support
this submission point in relation to this objective or any of the following objectives and policies
suggesting ‘nationally significant infrastructure’.

177.

In terms of RNZ’s submission it is my opinion that the objective as notified does not preclude protection
from reverse sensitivity and incompatible land uses. Accepting this relief would narrow the policy and
duplicate other provisions in the chapter.

178.

I agree with Transpower’s submission and recommend that the objective be split into two to clarify the
objective’s intent that RSI is identified and protected, and that its benefits are recognised. I also
recommend that the titles of the two objectives should be amended to ‘identification and protection’
and ‘recognised benefits’ respectively.

179.

I disagree with the amendment proposed by Housing NZ. The amendment proposed does not give
effect to RPS Objective 3.7 in my opinion. While it is appropriate for the District Plan to manage
adverse effects, in my opinion it is not a function of Council to ‘manage’ RSI (unless it is the network
utility operator).

SD-O22 Recommendation
180.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
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a.

Split the objective into two, as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Trustpower

48.2

Accept in part

a

NZTA

240.5

Accept in part

a

NRC

264.5

Accept in part

a

The University

248.18

Accept in part

a

Refining NZ

260.1

Accept in part

a

KiwiRail

265.1

Accept in part

a

Northpower

127.2

Accept in part

a

The Oil Companies

101.28

Accept in part

a

RNZ

243.6

Reject

a

NZDF

156.2

Reject

a

Transpower

247.7

Accept

a

Housing NZ

268.10

Reject

a

SD-O23 Submission Information
181.

Trustpower, NZTA, Transpower, NRC, Northpower and the University seek to retain SD-O23 as
notified.

182.

NZDF seek to amend SD-O23 to refer to Nationally and Regionally Significant Infrastructure.

183.

The Oil Companies seek to amend Objective SD-023 to qualify the requirement to avoid, remedy or
mitigate adverse effects by adding “to the extent practicable”.

184.

Refining NZ seek to amend SD-O23 as follows:
Where appropriate, avoid remedy or mitigate adverse effects of the development, operation and
maintenance of regionally significant infrastructure."

185.

RNZ seek to amend SD-O23 as follows:
Avoid, remedy or mitigate any adverse effects…

186.

Northport seek to amend SD-O23 as follows:
Avoid remedy, or mitigate, off-set, or compensate adverse effects of the development, and maintenance,
and upgrading of Regionally Significant Infrastructure…

SD-O23 Discussion
187.

For the reasons stated above with regard to SD-O22 I do not support adding reference to ‘nationally
significant infrastructure’.

188.

I disagree with the amendments proposed by Refining NZ and the Oil Companies. The amendments
weaken the objective and do not give effect to Method 5.3.3 of the RPS in my opinion.
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189.

I do not agree with the proposed amendment from RNZ, or that the objective suggests that all RSI has
adverse effects. Including the term ‘avoid’ in the objective suggests that RSI can be developed,
operated and maintained without adverse effects.

190.

Northport seeks to provide for upgrading, and to allow adverse effects of the development
maintenance and upgrading of RSI to be offset or compensated. Policy 5.3.3 of the RPS directs
decision makers to allow adverse effects from the establishment and operation of new RSI, and the
reconsenting of existing operations where this is not constrained by other RPS policy that direct
avoidance of effects (Policies 4.4.1, 4.6.1 and 4.6.2). Providing for the upgrading of infrastructure is
consistent with the notified version of SD-P15. In my opinion, it is appropriate that the upgrading of
infrastructure should be provided for in the objective.

191.

RPS Policy 5.3.3(3) also prescribes that:
(3) When managing the adverse effects of regionally significant infrastructure decision
makers will give weight to:
(e) The extent to which the adverse effects of the activity can be practicably
reduced. Such an assessment shall also take into account appropriate
measures, when offered, to provide positive effects, either within the subject
site or elsewhere provided that the positive effects accrue to the community
of interest and / or resource affected

192.

In my opinion allowing for the offsetting of effects is consistent with method 5.3.3 of the RPS. However,
as the policy limits any positive effect to those that accrue to the community of interest or resource
affected, I do not recommend providing for compensation in the policy.

In any case, a consent

authority must have regard to any measure proposed or agreed to by the applicant to offset or
compensate for any adverse effects on the environment that will or may result from allowing the activity
(S104(1)(ab). Not explicitly referring to compensation in the policy does not preclude it being offered
as part of the mitigation package within an application.
193.

In my opinion providing for offsetting in the objective, and subsequent policies relating to RSI gives
effect to the RPS and Part 2 of the Act.

SD-O23 Recommendation
194.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain the objective with amendments to provide for upgrading and for offsetting of effects, as
shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Trustpower Ltd

48.3

Accept in part

a

NZTA

240.5

Accept in part

a

Transpower

247.8

Accept in part

a

NRC

264.5

Reject

a

The University

248.18

Accept in part

a
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New Zealand Defence Force

156.2

Reject

a

The Oil Companies

101.30

Reject

a

Northpower Ltd

127.2

Accept in part

a

Refining NZ

260.2

Reject

a

RNZ

243.7

Reject

a

Northport Ltd

132.9

Accept in part

a

New Objectives Submission Information
195.

Fonterra seek to include a new objective as follows.
196.

Recognise that rural areas are primarily intended for rural activities and activities that rely on
primary production and ensure that these are not impacted by non-rural activities that may be
allowed to establish in rural areas. Or adopt operative Objective RA 1.2.5 in full without change.

197.

Fonterra seek to include a new objective as follows.
198.

Provide for the ongoing operation of strategic rural activities in the rural area while managing
adverse effects to ensure zone expectations are met.

199.

NRC seek to insert an objective relating to the use of overlays/resource areas to manage significant
environmental characteristics of the district (such as coastal environment, natural character, ONFL
etc). This should also include reference to areas potentially at risk from natural hazards and state how
they relate to zone provisions.

200.

NRC seek to insert an objective referring to the district plan’s role in implementation of the Whangarei
District Growth Strategy (possibly in SD-O3 Growth and/or Policy SD-P8).

201.

NRC seek to Insert an objective to address climate change as follows (or words to similar effect):
202.

Ensure opportunities to reduce greenhouse gas emissions and other measures to mitigate and
adapt to climate change effects are provided for in development, growth and transport planning.

New Objectives Discussion
203.

In my opinion the changes recommended to SD-O5 address Fonterra’s request for a new objective.
SD-O5 (with recommended changes) will apply to the rural area and it is my opinion that the existing
plan provisions can address adverse effects of non-rural activities in rural areas, reverse sensitivity
and provision for the ongoing operations of strategic rural industries. In particular, RPE1.2.2,
RPE.1.3.2, RPE1.3.3 and SRIE 1.2.4 and 1.3.4. I consider that these provisions combined with the
proposed SD provisions adequately address the two new objectives requested by Fonterra.

204.

NRC seek an objective that refers to the District Plan’s role in implementing the Growth Strategy. The
Growth Strategy provides high level direction and is taken into account when preparing plan changes
(as detailed in the zs32 reports). It is a non-statutory document that has no legal weight in the
determination of resource consents but can be considered as ‘another matter’ under s104. No
suggested wording was provided in the submission and in my opinion an objective along these lines
is unnecessary.
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205.

NRC have sought a new objective relating to the use of overlays/resource areas to manage significant
environmental characteristics of the district. In my opinion the existing objectives in the relevant
chapters (Coastal Area, Outstanding Landscapes etc) are sufficient to deal with this issue. I also note
that the Policy SD-P8 refers to the management of resources through the WDP using resource areas
and the HPW chapter describes how the resource area overlays are to be used.

206.

NRC also seek to include an objective and policies relating to climate change. The suggested wording
of the objective goes significantly further than the direction provided for in the RPS in relation to climate
change. I do not support the proposed objective. However, if the panel is of a mind to include an
objective relating to climate change my recommendation is that it focuses on using the most up to date
information and relates to adaption and reducing the risk of natural hazards, in accordance with the
direction of the RPS. WDC is preparing a Hazards plan change and will deal with this issue at that
stage.

New Objectives Recommendation
207.

I recommend that the Commissioners reject the submission points as detailed below and:
a. Do not add new objectives to the SD chapter.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Fonterra

202.4

Reject

a

Fonterra

202.5

Reject

a

NRC

264.6

Reject

a

NRC

264.3

Reject

a

NRC

264.4

Reject

a

c.

Strategic Direction Policies
All Policies Submission Information

208.

Tauroa and Heron seek to retain all policies as notified.

All Policies Discussion
209.

I acknowledge the submissions in support of the SD policies. and have considered the submission in
relation to all policies below. To avoid duplication in the report I have not listed the submissions from
Tauroa and Heron in relation to the following recommendations on specific policies.

All Policies Recommendation
210.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain the SD policies as notified, noting that amendments have be recommended elsewhere
in response to other submissions.

Submitter

Submission# & Point #

Accept/Reject

Recommendation
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Tauroa

160.43

Accept in Part

a

Heron

161.26

Accept in Part

a

SD-P1 Submission Information
211.

The Oil Companies and Housing NZ request to retain policy SD-P1.

SD-P1 Discussion
212.

This policy sets the rationale for zoning in the District Plan. I recommend that the policy be retained.

SD-P1 Recommendation
213.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain policy SD-P1 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

The Oil Companies

101.29

Accept

a

Housing NZ

268.11

Accept

a

SD-P2 Submission Information
214.

NZTA, The Oil Companies, Refining NZ and NZDF request to retain policy SD-P2.

215.

Fonterra seek to re-title SD-P2 to “Reverse sensitivity”.

216.

NRC request the amendment of SD-P2 to provide more specific direction on how this will be achieved.

217.

Atlas seek to amend SD-P2 as follows:
To manage the establishment and location of new activities and expansion of existing activities to avoid
conflicts between incompatible land uses.

218.

KiwiRail request the retention of SD-P2 with amendments as follows:
To manage the establishment and location of new activities to avoid conflicts between incompatible land
uses including using setbacks and other design controls."

219.

Housing NZ seeks to retain SD-P2 as proposed.

SD-P2 Discussion
220.

I acknowledge the submission in support of the policy as notified.

221.

I agree with Fonterra’s submission to change the title of the Policy.

222.

With respect to NRC’s submission, in my view managing the establishment and location of new
activities will be achieved through appropriate zoning, and rules that apply within and at the interface
of zones. I do not agree with KiwiRail’s submission that it is necessary to specify the type of land use
rules used to manage revers sensitivity in the policy. In my opinion KiwiRail’s proposed wording would
limit the way council can manage activities or set conditions of consent in relation to this policy.
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223.

I consider that Atlas’s submission will assist to manage reverse sensitivity conflict because conflicts
can arise from new activities, but also from existing activities expanding.

SD-P2 Recommendation
224.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Change the title of the policy.

b.

Amend SD-P2 as detailed in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

NZTA

240.6

Accept in part

b

The Oil Companies

101.29

Accept in part

b

Refining NZ

260.3

Accept in part

b

NZDF

156.3

Accept in part

b

Fonterra

202.3

Accept

a

NRC

264.8

Reject

b

Atlas

129.2

Accept

b

KiwiRail

265.2

Reject

b

Housing NZ

268.11

Accept in part

b

SD-P3 Submission Information
225.

J Boyes, The Oil Companies and the University request to retain SD-P3.

226.

NRC request insertion of the following (or similar) into SD-P3:
Redevelopment and changes in land use do not increase the risk of or vulnerability to natural hazards.

227.

PNTJV and PNJV request that SD-P3 should include provision for land to be rezoned where natural
hazards can be avoided through remediation measures.

228.

Housing NZ request the amendment of SD-P3 as follows:
To avoid minimise any increaseing the of risk of natural hazards on people and property by: 1. Avoiding
Managing the zoning of land for more intensive development within identified hazard prone areas. 2.
Avoiding Managing the locating of regionally...

SD-P3 Discussion
229.

I acknowledge the submissions in support of the policy as notified.

230.

In relation to NRC’s submission, the RPS seeks to manage subdivision and land use to minimise the
risks of natural hazards. Given that there is an upcoming plan change on natural hazards I consider
that these matters would be better addressed comprehensively at that time. However, it is appropriate
to address the currently notified provisions at this time.

231.

The RPS does contain a wording similar to what is requested by NRC in Policy 7.1.3 however this
policy only applies to coastal hazards. SD-P3 applies to a wider range of hazards than just coastal
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hazards, for example mine hazard areas, high instability or river flooding. Many of these areas are
located in urban areas and affect existing development.
232.

In my opinion including this wording in the policy would preclude the redevelopment of property in
these areas (including the CBD). Including a direction to avoid zoning may therefore lead to some
perverse outcomes. For these reasons I agree with the first part of Housing NZ’s submission and
recommend that the change to the first subsection of the policy be accepted. If the commissioners
were of a mind to include a clause in the policy in response to NRC’s submission, I would recommend
high level direction along the lines of ‘encourage changes in land use that reduce the risk of natural
hazards’

233.

With regard to PNJV and PNTJV’s submission I do not agree that the potential for remediation works
should be a consideration for zoning land in hazard prone areas. There is always the potential for
remediation works, however zoning for development in hazard prone areas would increase the risk of
damage, contrary to the RPS. The potential for remediation is an issue that is best dealt with where
there is more information on the site and how a specific proposal may affect hazard risk in my opinion.

SD-P3 Recommendation
234.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Amend SD-P3 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

J Boyes

245.5

Accept in part

a

The Oil Companies

101.29

Accept in part

a

The University

248.19

Accept in part

a

NRC

264.9

Reject

a

PNTJV

142.31

Reject

a

PNJV

224.24

Reject

a

Housing NZ

268.12

Accept in part

a

SD-P4 Submission Information
235.

The Oil Companies request to retain SD-P4.

236.

Housing NZ request the amendment of SD-P4 as follows:
To ensure that the scale and nature of new land use activities are complimentary with the consistent with
the existing level of amenity and the stated overview for the relevant zone, acknowledging that new land
use activities will result in changes to amenity over time.

237.

Summerset Villages (Whangarei) Limited (Summerset) seeks to amend SD-P4 as follows (or to the
same effect):
To ensure that the scale and nature of new land use activities are consistent with the existing level of
amenity and the stated overview for the relevant zone.
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SD-P4 Discussion
238.

I acknowledge the Oil Companies’ submission in support of the policy.

239.

Numerous submissions on the Urban and Services plan change have been received from residents of
the urban area highlighting the value they place on the existing character and amenity of their
neighbourhoods. Higher order policies such as the SD chapter apply to all zones. Some zones
provide for intensification and redevelopment, and the policies in these zones will need to be assessed
as they apply to specific proposals. In my opinion the changes proposed by submitters are inconsistent
with the objectives of the chapter, in particular, SD-O2 and SD-O13.

SD-P4 Recommendation
240.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain SD-P4 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

The Oil Companies

101.29

Accept

a

Housing NZ

268.13

Reject

a

Summerset

205.28

Reject

a

SD-P5 Submission Information
241.

NZTA, Fire and Emergency New Zealand (Fire NZ), Refining NZ, KiwiRail, and NZDF, seek to retain
SD-P5 as notified.

242.

Housing NZ request the amendment of SD-P5 as follows:
To manage adverse effects…

243.

PNTJV and PNJV states that SD-P5 does not make sense and it is unclear what it is trying to achieve.

SD-P5 Discussion
244.

I acknowledge the submitters in support for the policy.

245.

In my opinion SD-P5 as notified gives clear direction to avoid adverse effects on the sustainable
provision of infrastructure. I do not recommend any changes in relation to the submissions from PNTJV
and PNJV.

246.

I disagree with Housing NZ’s submission which if adopted would weaken the policy in my opinion. I
consider that allowing developments to ‘manage’ adverse effects on the sustainable provision of
infrastructure is not an efficient or effective method of achieving the objectives of the WDP.

SD-P5 Recommendation
247.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain SD-P5 as notified.
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Submitter

Submission# & Point #

Accept/Reject

Recommendation

NZTA

240.6

Accept

a

Fire NZ

165.80

Accept

a

Refining NZ

260.3

Accept

a

KiwiRail

265.3

Accept

a

NZDF

156.3

Accept

a

Housing NZ

268.14

Reject

a

PNTJV

142.32

Reject

a

PNJV

224.25

Reject

a

SD-P6 Submission Information
248.

Housing NZ request the amendment of SD-P6 as follows:
To avoid manage inappropriate… be provided. 2. Requiring Encouraging new urban development to be
consolidated within or intensified consolidated adjacent to Urban Areas and rural villages.

249.

Refining NZ request the amendment of SD-P6(3) as follows:
3. Avoiding residential development sprawling into the Rural Area and industrial zones.

250.

PNTJV and PNJV request the amendment of SD-P6(3) to clarify its relationship with SD-P6(2).

251.

NZTA request the amendment of SD-P6 as follows:
Insert c. in areas which are served by multi modal transport options or, if not currently serviced, by providing
active transport mode infrastructure in new urban developments.

SD-P6 Discussion
252.

I do not agree with the proposed amendments from Housing NZ to SD-P6. In my opinion it is more
efficient and effective to avoid inappropriate subdivision rather than manage (allow) it. I also disagree
with the changes proposed to clause 2. In my opinion the term ‘encourage’ weakens the policy to the
point that it is meaningless and including the term ‘intensified’ is not required in this instance as
‘consolidated within or adjacent to’ provides for intensification already and is more consistent with the
language of the WDP in other chapters.

253.

With regard to PNTJV and PNJV the submission point is unclear. From the submission I infer that the
submitter feels that there is some inconsistency between the two parts of the policy. In my opinion the
policy seeks to address the issues of fragmentation or rural land and the efficient provision of
infrastructure by avoiding sprawling or sporadic subdivision. I do not recommend any changes as a
result of the submission.

254.

With respect to Refining NZ I consider that this is a useful addition to the policy however the Light
Industrial Zone anticipates some residential development. I recommend that the submission be
accepted in part and the policy references the Heavy Industrial Zone, where residential activity is a
non-complying activity.
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255.

I do not agree with NZTA’s proposed amendment to SD-P6 as I do not consider that urban
development that is not in an area served by multi modal transport options is necessarily inappropriate.

SD-P6 Recommendation
256.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Amend SD-P6 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.15

Reject

a

Refining NZ

260.4

Accept in part

a

PNTJV

142.33

Reject

a

PNJV

224.26

Reject

a

NZTA

240.7

Reject

a

SD-P7 Submission Information
257.

J Boyes and Housing NZ seeks to retain SD-P7 as proposed.

258.

NZTA request the amendment of SD-P7 as follows:
To enable a safe, effective, efficient and accessible manage an effective and efficient transport system by
....
3. Enhancing the walkability and cycle connections within of neighbourhoods.
4. Concentrating more intensive urban development in close proximity to public transport infrastructure.

SD-P7 Discussion
259.

I do not support NZTA’s proposed amendments. In my opinion an efficient and effective transport
system incorporates safety and accessibility.

260.

I do not support the change proposed to clause 3. In my opinion the provision of more cycle
connections is addressed in clause 2 of the policy. Clause 2 seeks to Improve access to alternative
transport options, which includes cycleways. With regard to the proposed additional clause 4, SD-P9
provides for this within the Urban Area which is where the district’s very limited public transport
infrastructure is located.

Accepting the relief sought would in my opinion create unnecessary

duplication in the plan.

SD-P7 Recommendation
261.

I recommend that the Commissioners reject the submission points as detailed below and:
a.

Retain SD-P7 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

J Boyes

245.5

Accept

a

NZTA

240.8

Reject

a
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Housing NZ

268.11

Accept

a

SD-P8 Submission Information
262.

Housing NZ request the amendment of SD-P8 as follows:
To ensure that there is sufficient residential and business development capacity by zoning land where
development is feasible and: ...

263.

Housing NZ submits that the term ‘feasible’ is open to interpretation.

Discussion
264.

The term ‘feasible’ is defined in the NPS-UDC as follows:

265.

Feasible means that development is commercially viable, taking into account the current likely costs,
revenue and yield of developing

266.

This Policy reflects the language in the NPS-UDC. In my opinion it is not efficient or effective to zone
land that is not feasible to develop, and it is appropriate and prudent to take feasibility into account
when zoning land.

SD-P8 Recommendation
267.

I recommend that the Commissioners reject the submission points as detailed below and:
a.

Retain SD-P8 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.16

Reject

a

SD-P9 Submission Information
268.

Housing NZ request the amendment of SD-P9 as follows:
To support alternative modes of transport by promoting higher residential densities around nodes of
suburban development (Local Commercial Zone and Neighbourhood Commercial Zone) and public
transport infrastructure.

269.

NZTA request the amendment of SD-P9 as follows:
To support alternative modes of transport…infrastructure and by managing the provision of car parking.

270.

Public Health Northland seeks to amend SD-P9:
To support alternative modes of transport by promoting higher residential densities around nodes of
suburban development and public active transport infrastructure (including public transport).

SD-P9 Discussion
271.

I do not consider that it is necessary to reference specific zones by name.
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272.

I do not consider it necessary to include the management of car parking. If, as the submission states
it is a matter for the CCZ than it is more efficient and effective to manage car parking through the
provisions for that zone.

273.

Given the lack of public transport infrastructure in Whangarei it is my opinion that the promotion of
other active transport options (walking and cycling) should be supported. I agree with including this
term in the policy, however recommend that it be worded as ‘active or public transport infrastructure’.

SD-P9 Recommendation
274.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Amend SD-P9 as detailed in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.17

Reject

a

NZTA

240.9

Reject

a

Public Health Northland

207.72

Accept in part

a

SD-P10 Submission Information
275.

NZTA seek to retain SD-P10 as notified.

276.

Housing NZ and Summerset request the amendment of SD-P10 as follows:
To protect maintain character…

277.

The Oil Companies request to amend Policy SD-P10 as follows:
To protect character and amenity by managing built form and encouraging best practice urban design
whilst recognising functional and operational requirements of activities.

SD-P10 Discussion
278.

In my opinion it is appropriate to protect character and amenity values as this is consistent with Section
7 of the Act. I do not recommend the relief sought by The Oil Companies. While I acknowledge that
some activities such as supermarkets and or service stations may find it difficult to meet the best
practice urban design principles, in my opinion exceptions for these activities can be made in specific
zones where they are appropriate, rather than high level policies that apply to all zones.

SD-P10 Recommendation
279.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain SD-P10 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

NZTA

240.6

Accept

a

Housing NZ

268.18

Reject

a
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Summerset

205.29

Reject

a

The Oil Companies

101.33

Reject

a

SD-P11 & P14 Submission Information
280.

Housing NZ requests the retention of SD-P11 and P14.

281.

PNTJV and PNJV do not state specific relief sought, however state that highly versatile soils are not
mapped in the District Plan making interpretation of SD-P11 difficult.

SD-P11 & P14 Discussion
282.

I acknowledge the submission from Housing NZ.

283.

In regard to the submissions from PNTJV and PNJV, highly versatile soils are defined in the RPS and
maps are publicly available. I do not recommend any change as a result of this submission.

SD-P11 & P14 Recommendation
284.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain SD-P11 and SD-P14 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.19

Accept

a

PNTJV

142.34

Reject

a

PNJV

224.27

Reject

a

SD-P13 Submission Information
285.

Housing NZ request the retention of SD-P13.

286.

NZTA request the amendment of SD-P13 as follows:
To increase the functionality and effectiveness of the open space network by ensuring that linkages
(including walking and cycling linkages) are created…

287.

AJ and JK Morgan don’t state specific relief sought, however advise that SD-P13 is one of the positive
ways that Council can work to try and mitigate the large areas of land already zoned for urban style
subdivision.

SD-P13 Discussion
288.

I acknowledge the submissions from Housing NZ and AJ and JK Morgan. I also support the relief
sought by NZTA as it highlights the importance of walking and cycling linkages to connect the open
space network.

36

SD-P13 Recommendation
289.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Amend SD-P13 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.19

Accept in part

a

NZTA

240.10

Accept

a

AJ and JK Morgan

170.12

Accept

a

SD-P15 Submission Information
290.

The University, Trustpower, Northpower and Housing NZ request the retention of SD-P15 as notified.

291.

The Oil Companies seek to amend SD-P15 to qualify the requirement to avoid, remedy or mitigate
adverse effects by adding “to the extent practicable”.

292.

Northport seek to amend SD-P15:
To have regard to the social, economic and cultural benefits by enabling the ongoing operation,
maintenance and upgrading of Regionally Significant Infrastructure where adverse effects can be avoided,
remedied, mitigated, off-set or compensated.

293.

NZDF seek to amend SD-P15 as follows:
To have regard to recognise the social, economic and cultural benefits of nationally and Regionally
Significant Infrastructure by enabling the ongoing operation, maintenance, and upgrading of nationally and
Regionally Significant Infrastructure where adverse effects can be avoided, remedied or mitigated.

294.

NZTA request the amendment of SD-P15 as follows:
To have regard to the social, economic and cultural benefits of Regionally Significant Infrastructure by
enabling it’s the ongoing operation, maintenance and upgrading of Regionally Significant Infrastructure
where adverse effects can be avoided, remedied or mitigated.

295.

KiwiRail request the retention of SD-P15 with amendments as follows:
To have regard to the social, economic and cultural benefits or Regionally Significant Infrastructure by
enabling it’s the ongoing operation, maintenance and upgrading of Regionally Significant Infrastructure
where adverse effects can be avoided, remedied or mitigated.

296.

RNZ request the amendment of SD-P15 as follows:
To have regard to the social, economic and cultural benefits of Regionally Significant Infrastructure ...where
any adverse effects can be avoided, remedied or mitigated.

297.

Transpower request the amendment of SD-P15 as follows:
To have regard to recognise and provide for the social, economic and cultural benefits of Regionally
Significant Infrastructure by enabling the ongoing operation, maintenance, and upgrading and
development of Regionally Significant Infrastructure where adverse effects can be avoided, remedied or
mitigated.
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298.

Refining NZ request the amendment of SD-P15 as follows:
… where adverse effects can be avoided, remedied or mitigated where necessary.

SD-P15 Discussion
299.

This policy seeks to recognise the benefits of RSI and to provide for its ongoing operation,
maintenance and upgrading.

300.

The discussion in relation to Northport’s submission on SD-O23 also applies in relation to this policy.
I recommend providing for offsetting in the policy but not compensation.

301.

The previous discussion in relation to NZDF’s submission on the RSI objectives also applies to this
policy with respect to nationally significant infrastructure. In my opinion the phrase ‘to have regard to’
is more in keeping with the language of the RPS (Policy 5.3.2).

302.

I do not agree with the proposed amendment from RNZ, or that the policy as notified suggests that all
RSI has adverse effects.

303.

I consider that the amendments proposed by KiwiRail and NZTA will not change the meaning of the
policy but will improve its readability.

304.

In relation to Transpower’s submission, I consider that the phrase ‘have regard to’ gives better effect
to the RPS, in particular Policy 5.3.2. and Policy 5.3.3. I agree that the benefits of new infrastructure
should be recognised and recommend that development be added to the policy. However, where the
RPS contemplates new infrastructure in Policy 5.3.3(1) there are constraints on the effects that are
appropriate.

305.

I do not agree with the submission from Refining NZ. As stated above in relation to Transpower’s
submission, there are constraints on the effects of Regionally Significant Infrastructure that are
appropriate in relation to Outstanding Natural Landscapes, the Coastal Environment, water quality and
sites of significance to Maori.

SD-P15 Recommendation
306.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Amend SD-P15 as detailed in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

The University

248.20

Accept in part

a

Trustpower

48.4

Accept in part

a

Northpower

127.3

Accept in part

a

Housing NZ

268.19

Accept in part

a

The Oil Companies

101.31

Reject

a

Northport

132.10

Accept in Part

a

NZDF

156.4

Reject

a

NZTA

240.11

Accept

a
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KiwiRail

265.4

Accept

a

RNZ

243.9

Reject

a

Transpower

247.9

Accept in part

a

Refining NZ

260.5

Reject

a

SD-P16 Submission Information
307.

Housing NZ request the retention of SD-P16.

308.

Trustpower Ltd seeks to amend SD-P16 as follows:
To manage adverse effects created by new network utilities and new regionally significant infrastructure
by: …

309.

Northport seeks to amend SD-P16 as follows:
SD-P16 - Adverse effects of new or upgraded regionally significant infrastructure;
To manage adverse effects created by new or upgraded network utilities and Regionally Significant
Infrastructure by:
(1) Allowing adverse effects that have been avoided, remedied, and mitigated, off-set or compensated to
the extent that they are no more than minor; and
(2) Ensuring damage to or loss of the relationship of iwi with ancestral sites, sites of significance, wāhi
tapu, customary activities and or taonga is avoided as far as practicable or otherwise agreed to by the
affected iwi or hapū.

310.

Refining NZ request the amendment of SD-P16 as follows:
To manage adverse effects created by new network utilities and Regionally Significant Infrastructure by:
Allowing adverse effects that have been avoided, remedied and mitigated where necessary to the extent
that they are no more than minor.
Ensuring damage to or loss of the relationship of iwi with ancestral sites, sites of significance, wāhi tapu,
customary activities and or taonga is avoided to the extent practicable or otherwise agreed to by the
affected iwi or hapū.

311.

KiwiRail and request the retention of SD-P16 with amendments as follows:
1. Allowing adverse effects that have been avoided, remedied and mitigated to the extent that they are no
more than minor."

312.

Public Health Northland seeks to amend SD-P16 to:
To sustainably manage adverse effects from the operation, maintenance and upgrading of existing network
utilities and Regionally Significant Infrastructure.

313.

RNZ request the amendment of SD-P16 as follows:
To manage any adverse effects created by new network utilities and Regionally Significant Infrastructure
by...

314.

Transpower request clarification of the rationale for including network utilities in SD-P16.
39

315.

Northpower seeks to delete "network utilities" from policy SD-P16.

316.

NZDF request to delete SD-P16 and replace with the following policies:
317.

SD-PX: Enable the construction, operation, maintenance or repair of infrastructure.

318.

SD-PY: Avoid, remedy or mitigate the adverse effects from the construction, operation,
maintenance or repair of infrastructure.
SD-P16: To manage adverse effects created by new network utilities and nationally and Regionally
Significant Infrastructure by:
a. Allowing adverse effects that have been avoided remedied and mitigated to the extent that they are
not significant more than minor; and
Ensuring damage to or loss of the relationship of iwi with ancestral sites, sites of significance, wāhi tapu,
customary activities and or taonga is avoided as far as practicable, and otherwise remedied or mitigated
or otherwise agreed to by the affected iwi or hapū.

319.

The Oil Companies seek to amend Policy SD–P16 as follows:
Ensuring that damage to or loss of the relationship of iwi with ancestral sites, sites of significance, wāhi
tapu, customary activities and or taonga is appropriately recognized and provided for avoided or otherwise
agreed to by the affected iwi or hapū.

SD-P16 Discussion
320.

This policy gives effect to RPS Method 5.3.3 (1) of the RPS and concerns new RSI.

321.

I acknowledge the submission from Housing NZ in support of the policy.

322.

In terms of Transpower and Northpower’s submissions regarding network utilities, the term reflects
that there is significant overlap between network utilities and RSI. Furthermore, some operations that
are not regionally significant may be significant and provide significant benefits to the District. ‘Network
utility operator’ is defined in the Act (s166). This section of the Act contains a list of infrastructure that
is operated or managed by network utility operators.

323.

I do not consider the amendment from Trustpower is necessary in the policy. The policy relates to
new network utilities and RSI.

324.

The previous discussion in relation to NZDF’s submission on the RSI objectives and SD-P15 also
applies to this policy with respect to nationally significant infrastructure. In my opinion the relief sought
does not give effect to the RPS, and in particular 5.3.3(1)d which directs that adverse effects should
be avoided, remedied or mitigated to the extent that they are no more than minor.

325.

I disagree with the amendments proposed by Refining NZ and Northport to P16(2). In my opinion the
amendments weaken the policy and do not give effect to Method 5.3.3 of the RPS. This also applies
to the submission from the Oil Companies. In my opinion the part of the policy that deals with effects
on tangata whenua gives effect to the RPS and I do not recommend any change as a result of these
submissions.

326.

With regard to the part of Northport’s submission relating to upgrading, my view is that it is appropriate
to consider upgrading of infrastructure as well as new infrastructure due to the potential for new effects.
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Upgrading may have similar effects to new infrastructure and I recommend that this change is
accepted to recognise this.
327.

In relation to providing for offsetting, in my opinion including offsetting as a method of dealing with
adverse effects would give effect to the RPS however I do not recommend providing for compensation
for the reasons set out above. I also do not recommend that the submitters changes to clause 2 be
adopted as this wording would be contrary to the RPS Method 5.3.3(1)(c).

328.

KiwiRail and NZTA submit that the term ‘avoided’ should be deleted as adverse effects that have been
avoided do not need to be allowed. I agree with this analysis however I do not recommend removing
the term avoided as this would make the policy inconsistent with the RPS Policy 5.3.3. I recommend
rewording the policy as shown in Attachment 1.

329.

I do not agree that the wording proposed by Public Health Northland will improve the efficiency or
effectiveness of the policy.

330.

I do not agree with the proposed amendment from RNZ, or that the notified policy suggests that all
RSI has adverse effects. If new or upgraded RSI has not effects, there will simply be no effects to be
avoided remedied or mitigated.

SD-P16 Recommendation
331.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Amend SD-16 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.19

Accept in part

a

Trustpower Ltd

48.5

Reject

a

Northport

132.11

Accept in part

a

Refining NZ

260.6

Reject

a

KiwiRail

265.5

Reject

a

NZTA

240.12

Reject

a

Public Health Northland

207.73

Reject

a

RNZ

243.10

Reject

a

Transpower

247.10

Accept in part

a

Northpower

127.4

Accept in part

a

NZDF

156.5

Reject

a

The Oil Companies

101.32

Reject

a

SD-P17 Submission Information
332.

NZTA Trustpower, KiwiRail, the Oil Companies, Housing NZ and the University request the retention
of SD-P17 as notified.

333.

NZDF request to delete SD-P17 and replace with the following policy:
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To manage adverse effects from the operation, maintenance and upgrading of existing network utilities
and nationally and Regionally Significant Infrastructure by:
1. Allowing adverse effects that are not significant while the maintenance or upgrading is being undertaken.
2. Requiring that any permanent adverse effects, as far as practicable, are the same or similar to the
adverse effects that existed before the maintenance or upgrading was undertaken.

334.

Refining NZ request the amendment of SD-P17 as follows:
To manage adverse effects... Allowing adverse effects while the maintenance or upgrading is being
undertaken, having regard to the level of effects and their duration. Requiring that any permanent adverse
effects are the same or similar to the adverse effects that existed before the maintenance or upgrading
was undertaken. "

335.

Northport seeks to amend SD-P17:
To manage adverse effects from the operation, and maintenance and upgrading of existing network utilities
and Regionally Significant Infrastructure by…

336.

RNZ request the amendment of SD-P17 as follows:
To manage any adverse effects from the operation… 2. Requiring that any permanent adverse effects
from maintenance or upgrading are…

337.

Transpower request clarification of the rationale for including network utilities in SD-P17.

338.

Northpower seeks to delete "network utilities" from policy SD-P17.

SD-P17 Discussion
339.

This policy gives effect to Method 5.3.3 (1) and concerns the maintenance and upgrading of existing
RSI.

340.

I acknowledge the submissions from Trustpower, KiwiRail, the Oil Companies, Housing NZ and the
University supporting the policy.

341.

The previous discussion in relation to NZDF’s submission on the RSI objectives also applies to this
policy with respect to nationally significant infrastructure. The proposed wording in the rest of this
submission point is inconsistent with the language of the RPS in my opinion.

342.

In relation to Northport’s submission, I do not agree with deleting the term ‘upgrading’ within this policy
as in my opinion it would be inconsistent with Method 5.3.3(2) of the RPS which clearly sets out what
should be contemplated when infrastructure is upgraded. This recognises that infrastructure may be
upgraded with no obvious effects, for example the recent installation (upgrading) of more efficient
turbines at the Wairua power station within the existing building.

343.

I disagree with the amendments proposed by Refining NZ. The amendments in my opinion would
weaken the policy and do not give effect to Method 5.3.3 of the RPS.

344.

I do not agree with the proposed amendment from RNZ, or that the notified policy suggests that all
RSI has adverse effects.
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345.

In relation to Transpower and Northpower’s submissions, the discussion above in relation to network
utilities in SD-P16 applies and I do not recommend any changes to this policy.

SD-P17 Recommendation
346.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain SD-17 as notified:

Submitter

Submission# & Point #

Accept/Reject

Recommendation

NZTA

240.6

Accept

a

Trustpower

48.6

Accept

a

KiwiRail

265.6

Accept

a

The Oil Companies

101.29

Accept

a

Housing NZ

268.19

Accept

a

The University

248.20

Accept

a

NZDF

156.5

Reject

a

Refining NZ

260.7

Reject

a

Northport

132.12

Reject

a

RNZ

243.11

Reject

a

Transpower

247.11

Reject

a

Northpower

127.4

Reject

a

SD-P18 Submission Information
347.

J Boyes and Housing NZ request the retention of SD-P18.

348.

NRC request the amendment of SD-P18 by adding the following:
To identify areas that are potentially affected by natural hazards and apply rules on subdivision and land
use to ensure activities are managed to minimise the potential risks of current and future natural hazards
and to avoid increasing risks to people, property and infrastructure.

SD-P18 Discussion
349.

I acknowledge the submissions from J Boyes and Housing NZ.

350.

This policy sets out a rationale for managing resources by way of overlays, and associated policies
and rules that relate to specific areas. It applies generally and covers a range of valued resources for
the district, as well as identifying areas where there are constraints to development. The relief sought
by NRC would in my opinion change the focus of the policy. In my opinion a policy along the lines of
what NRC have requested would be appropriate within the Natural Hazards section of the plan
however I do not consider that it should sit within the SD chapter.
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SD-P18 Recommendation
351.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain SD-P18.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

J Boyes

245.5

Accept

a

Housing NZ

268.19

Accept

a

NRC

264.10

Reject

a

SD-P19 Submission Information
352.

Southpark seek to retain Policy SD-19 as notified.

SD-P19 Discussion
353.

I acknowledge and agree with Southparks submission in support of the policy.

SD-P19 Recommendation
354.

I recommend that the Commissioners accept and/or reject the submission points as detailed below:
b.

Retain SD-P19 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Southpark

154.3

Accept

a

SD-P20 Submission Information
355.

Housing NZ request the amendment of SD-P20 as follows:
To ensure that the viability, vibrancy and activity of the City Centre is maintained and enhanced by applying
the City Centre Zone to a limited area: ... 4. Where appropriate, residential use is encouraged…

356.

NZTA request the amendment of SD-P20 as follows:
To ensure that the viability, vibrancy accessibility and activity of the City Centre is maintained […] 3. Where
existing uses and development support a vibrant and pedestrianised accessible environment for active
transport modes.

SD-P20 Discussion
357.

I do not support the amendments requested by NZTA or by Housing NZ. In my opinion the requested
changes are not appropriate within a zoning policy. While I agree that better accessibility and that
signalling that residential use as being encouraged might support achieving a vibrant CC, these
matters are outcomes and I consider that they are best addressed within the objectives and policies
for the CC and other supporting zones. In my opinion, the proposed changes neither strengthen or
aid interpretation of SD-P20 and I consider that the notified wording properly supports appropriate
application of the CC.
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SD-P20 Recommendation
358.

I recommend that the Commissioners reject the submission points as detailed below and:
a.

Retain SD-P20:

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.20

Reject

a

NZTA

240.13

Reject

a

SD-P22 Submission Information
359.

Housing NZ request the retention of SD-P22.

360.

NZTA request the amendment of SD-P22 as follows:
Good transport access across different transport modes is available.

SD-P22 Discussion
361.

I acknowledge and support the submission from Housing NZ.

362.

I do not support the amendments requested by NZTA. While I agree that there are advantages to
multimodal access, I do not agree that the changes are minor, or appropriate within this zoning
policy. In my opinion, the changes would focus zoning of the COM around locations where there are
multimodal connection points and support zoning of locations that are not appropriate for the
COM. The changes also in my opinion have the potential to undermine other criteria within SD-P22
(such a proximity to the CC) as well the objectives and policies in the COM.

SD-P22 Recommendation
363.

I recommend that the Commissioners reject the submission points as detailed below and:
a. Retain SD-P23:

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.19

Accept

a

NZTA

240.14

Reject

a

SD-P23 Submission Information
364.

Housing NZ request the amendment of SD-P23 as follows:
To improve the amenity liveability adjacent to the City Centre and by providing opportunities for residential
activities while minimising potential reverse sensitivity conflicts land use incompatibility by providing for the
Mixed-use Zone in locations that: ... 4. Have an existing a level of amenity that is compatible with residential
activities.
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SD-P23 Discussion
365.

I do not support the changes sought by Housing NZ. I agree with Housing NZ that changes in land
use activities can result in changes to amenity, that this can be a positive part of growth; and that
‘Existing level of amenity’ implies that amenity is fixed to a point in time. I do not agree that this means
that the requested amendments are appropriate or that new development cannot maintain or improve
amenity. In my opinion SD-P23 needs to provide appropriate direction for re-zoning within the
Whangarei District now, as part of PC88, and for any future re-zoning requests. I consider that in
those instances it is necessary to consider existing levels of amenity to avoid re-zoning where existing
and intended amenity are incompatible. Land-use incompatibility can be managed, while reverse
sensitivity is an adverse effect that often arises when incompatible land uses cannot be appropriately,
avoided, remedied or mitigated. Liveability is only one aspect of amenity in my opinion and in the
context of the MU would limit the outcomes intended to the zone. I consider that to limit a zone which
has specifically been provided to accommodate mixed uses would be completely inappropriate.

SD-P23 Recommendation
366.

I recommend that the Commissioners reject the submission points as detailed below and:
b.

Retain SD-P23 as notified:

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.21

Reject

a

SD-P24 Submission Information
367.

Commercial Centres Ltd (Commercial Centres) seeks to retain SD-P24 as notified.

368.

NZTA request the amendment of SD-P24 as follows:
2. Are in provided with safe access to proximity to major transport routes.

SD-P24 Discussion
369.

I acknowledge the support for SD-P24.

370.

In my opinion NZTA have requested an amendment to SD-P24 that requires access to be established,
but this level of detail is not necessary when considering the most appropriate zoning of a location.
Safety of access can be ensured and managed through compliance with the TRA chapter in my
opinion.

SD-P24 Recommendation
371.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain SD-24 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

NZTA

240.15

Reject

a
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Commercial

210.7

Accept

a

Centres

SD-P25 Submission Information
372.

Refining NZ seeks to retain SD-P25 as notified.

373.

NZTA request the amendment of SD-P25 as follows:
2. Are in provided with safe access to proximity to major transport routes.

374.

Atlas seek to amend SD-P25 as follows:
To enable noxious and large-scale industrial activities to operate, expand and establish by providing for
the Heavy Industrial Zone in locations that: …
3. Are not adjacent to Living Zones and are separated from sensitive activities.

SD-P25 Discussion
375.

My response to NZTA’s is the same as for SD-P24 above.

376.

Due to the nature of the operative WDP Business 2 and 4 (industry zones) provisions, sensitive
activities may occur within locations suitable for HI. In my opinion the amendment sought by Atlas will
constrain the zoning, and proximity to sensitive activities and potential reverse sensitivity effects will
be managed via rules in the HI.

SD-P25 Recommendation
377.

I recommend that the Commissioners:
a.

Retain SD-25 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Refining NZ

260.3

Accept

a

NZTA

240.16

Reject

a

Atlas

129.4

Reject

a

SD-P26 Submission Information
378.

Housing NZ and Commercial Centres seek to amend SD-P26 by deleting clause 6, which sets a
maximum size of 6ha for the LC.

SD-P26 Discussion
379.

I agree that it is not appropriate to have a maximum size for the LC set out in the zoning policy and
consider that the other criteria and objectives and policies are adequate to determine the appropriate
location and extent of the LC.

380.

The Market Economics report also recommends that any reference to the sizes of shopping centres
in the overview be deleted. I support this view and recommend that the overview be amended as a
consequential change to this policy.
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SD-P26 Recommendation
381.

I recommend that the Commissioners accept the submission points as detailed below and:
a.

Delete clause 6 from SD-P26 as shown in Attachment 1

b.

Make a consequential change to the LC Overview as shown in Part 4 Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.22

Accept

A

Commercial

210.8

Accept

A

Centres

SD-P27 Submission Information
382.

Housing NZ and Southpark request the amendment of SD-P27 to delete clause 3 which sets a
maximum size limit of 1ha for the NC.

SD-P27 Discussion
383.

My response, and the Market Economics report, with respect to SD-P27 is the same as for SD-P26
above.

384.

SD-P27 Recommendation
385.

I recommend that the Commissioners accept the submission points as detailed below and:
a.

Delete clause 3 from the SD-P27 as shown in Attachment 1

b.

Make a consequential change to the NC Overview as shown in Part 4 Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.23

Accept

a

Southpark

154.4

Accept

a

SD-P31 Submission Information
386.

Commercial Centres requests that SD-P31.1 – 2 be retained as notified.

387.

NZTA requests the following specific amendments to SD-P31. and P31.2:
The Medium-density Residential Zone in locations that:
Are contiguous with existing Living Zones in Whangarei City or Ruakaka/Marsden Point.
Feature sufficient safe and accessible transport networks roading access to accommodate increased
development.

…

…2. The High-density Residential Zone in locations that:
Meet the criteria under SD-P31.1.
Are in proximity to commercial centres and sufficient Green Space Zones.
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Are feasible for higher density residential development.
Are well served by active transport modes and / or public transport. …

388.

Housing NZ requests the following specific amendments to SD-P31:
…2. The High-density Residential Zone in locations that:
Meet the criteria under SD-P31.1.
…b. Are in proximity to commercial centres, public transport and sufficient Green Space Zones.
Are feasible for higher density residential development. ‘Feasible’ is explained in the Growth Strategy.

389.

Summerset requests the following specific amendments to SD-P31.2:
…2. The High-density Residential Zone in locations that:
a.

Meet the criteria under SD-P31.1.

b.

Are in proximity to commercial centres and sufficient Green Space Zones or in the case of retirement
village premises, have communal gardens and communal outdoor living spaces.

c.

Are feasible for higher density residential development.

SD-P31 Discussion
390.

I support the amendments to SD-P31.1 and P31.2 regarding transport issues for the reasons outlined
in the NZTA submission3. In my opinion NZTA’s requested amendment to SD-P31.2(d) is more
effective than Housing NZ’s requested amendment to SD-P31.2(b) as it also includes consideration of
active transport.

391.

I acknowledge Housing NZ’s concern about providing greater clarity regarding what is meant by
‘feasible’. However, I do not support including reference to the Growth Strategy which is only in draft
stage at this point and is subject to change. In my opinion the Oxford English Dictionary definition of
feasible is sufficient (“practicable, possible, easily or conveniently done; likely, probably”). Additionally,
the NPS-UDC has recently established a policy framework for the concept of ‘feasible’ as discussed
in relation to SD-P8 above.

392.

I do not support the amendment sought by Summerset. In my opinion it is not appropriate to zone
areas as HDR based on a specific land use such as retirement villages. Rather, I consider that the
HDR zoning should be appropriate to accommodate a range of residential activities as land uses are
subject to change.

SD-P31 Recommendation
393.

I recommend that the Commissioners reject the submission points as detailed below and:
a.

3

Amend SD-P31 as set out in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Commercial Centres

210.9

Accept in part

a

Page 10 of submission 240
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NZTA

240.17 and 240.18

Accept in part

a

Housing NZ

268.24

Reject

a

Summerset

205.30

Reject

a

SD-P35 Submission Information
394.

RNZ request the amendment of SD-P35 as follows:
To identify areas as Rural Production Zone to provide for, communities (including network utility operator
infrastructure); and to maintain...

395.

Atlas request to amend SD-P35 as follows:
...2. Mineral extractions areas are located.

SD-P35 Discussion
396.

The zoning policy for the RPZ was introduced into the WDP as part of the rural plan changes (PC85).
These provisions recently became operative in March 2019 following Environment Court mediation on
appeals to the plan changes. Due to the short time frame that has elapsed since these provisions
became operative, I do not recommend any changes to these provisions, other than minor
consequential amendments to correct grammatical errors.

SD-P35 Recommendation
397.

I recommend that the Commissioners:
a.

Retain SD-P35 as notified, subject to minor consequential amendments to correct
grammatical errors as set out in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

RNZ

243.12

Reject

a

Atlas

129.5

Reject

a

SD-P36 Submission Information
398.

Atlas seeks to amend SD-P36 to adopt the following word change:
To identify …. 8. Will not materially increase the potential for reverse sensitivity effects in the Rural Area,
nor are located within 500m to mineral extraction areas.

SD-P36 Discussion
399.

My response with respect to SD-P36 is the same as for SD-P35 above.

SD-P36 Recommendation
400.

I recommend that the Commissioners:
a.

Retain SD-P36 as notified.
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Submitter

Submission# & Point #

Accept/Reject

Recommendation

Atlas

129.6

Reject

a

SD-P39 Submission Information
401.

Housing NZ and Fonterra request the retention of SD-P39.

402.

NZTA request the amendment of SD-39 as follows:
403.

10. Are well connected to all transport modes…

SD-P39 Discussion
404.

I acknowledge the submissions from Housing NZ and Fonterra.

405.

My response with respect to SD-P39 is the same as for SD-P35 above.

SD-P39 Recommendation
406.

I recommend that the Commissioners:
a.

Retain SD-P39 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.19

Accept

a

Fonterra

202.8

Accept

a

NZTA

240.19

Reject

a

New Policies Submission Information
407.

Fonterra seeks to include a specific policy regarding strategic rural activities:
408.

To recognise the social and economic benefits of strategic rural activities by ensuring that their
operational requirements are met while managing adverse effects on the environment.

409.

Atlas request a new policy to be added as follows:
410.

SD-P13 – Mineral Resources: Avoid subdivision and development that would result in
incompatible uses or sensitive activities (such as rural living) being introduced into areas
containing existing or future mineral resources for extraction.

411.

Fonterra seeks to include a policy that recognises the evolving nature of strategic rural industries:
412.

To ensure that the requirements of the zone are suitable to enable strategic rural industries to
evolve overtime and meet their operational requirements, having particular regard to new
technologies.

413.

Summerset seeks to insert a new policy as follows (or policies to the same effect):
414.

Provide for a diverse range of independent housing options that are suitable for the particular
needs and characteristics of older persons throughout residential areas.

415.

Summerset seeks to insert a new policy as follows (or policies to the same effect):
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416.
417.

Provide

for

comprehensively

designed

and

managed, well-located, higher

density

accommodation options and accessory services for older persons and those requiring care or
assisted living, throughout all residential zones.
418.

Summerset seeks to insert a new policy as follows (or policies to the same effect):
419.

Recognise that housing for older persons can require higher densities than typical residential
development, in order to be affordable and, where required, to enable efficient provision of
assisted living and care services.

420.

Transpower request the amendment of policies for RSI by providing a new policy that sets out how
such infrastructure is to be protected as required by SD-O22.

421.

New Policies Discussion
422.

With regard to the submissions from Fonterra and Atlas, there are a number of existing objectives and
policies that seek to protect and provide for rural activities, strategic rural industry, Business land, and
mineral resources. This includes the provisions of the Rural Production Environment (RPE) and the
Strategic Rural Industries (SRIE), and the Minerals (MIN) chapters, as well as the objectives and
policies discussed above in the Strategic Direction Chapter. The RPE seeks to avoid creating new
reverse sensitivity effects by managing sensitive activities within 500m setbacks from the Mining Area
of a Quarry Resource Area, identified Strategic Rural Industry Environments or a Business
Environment.

423.

The RPE chapter also currently manages subdivision where building areas are located within 500m of
a SRIE or a Mining Area of a QRA. The activity status for subdivisions within this buffer zone is noncomplying.

424.

The SRIE, MIN and the Business zones are enabling zones that provide for the operational
requirements of important rural industries including mineral extraction. In my opinion the objectives
and policies of SRIE, MIN and the Business zones are sufficient to provide for the recognition,
protection, and operational requirements of these activities, and I consider that extra policies would
be superfluous and result in duplication of plan provisions. I do not recommend extra policies are
added as a result of these submissions.

425.

Summerset requests new policies that specifically provide for the needs of older people. I consider
that the range of notified zones (including the HDZ) provides for a diverse range of housing needs to
suit different lifestyles and to provide choice in housing options.

The zones set a density of

development that is considered to protect the character and amenity of the surrounding environment,
and if a development should wish to develop at a higher intensity to that which is provided for in the
zone, in my opinion it is appropriate that the effects are considered on their merits irrespective of the
age of the residents. I do not support an additional policy providing for higher density developments
for older people.
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426.

Transpower requests a new policy that sets out how RSI is protected. In my view the zoning policies
and reverse sensitivity and setback rules within the land use rules are sufficient to protect these
facilities. I do not recommend that another policy is added.

New Policies Recommendation
427.

I recommend that the Commissioners Accept and/or Reject the submission points as detailed below
and:
a.

Do not add additional policies.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Fonterra

202.6

Reject

a

Atlas

129.3

Reject

a

Fonterra

202.7

Reject

a

Summerset

205.31

Reject

a

Transpower

247.12

Reject

a

C.

Subdivision

428.

Section C addresses submissions on the Subdivision section of PC148 Strategic Direction and
Subdivision. Topic headings for the submissions assessed under section C are as follows:
a.

SUB Overview

b.

SUB Objectives

c.

SUB Policies

d.

SUB Rules

The subdivision rules that apply to specific zones are addressed in the Part of the S42a report that
relates to that zone.

a.

SUB Overview
Submission Information

429.

Housing NZ request amendment to the SUB Overview as follows:
... Subdivision can affects the natural and physical environment and can 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, …

Discussion
430.

I do not agree with the wording proposed by Housing NZ, however I understand the point that the
submitter is making – that not all subdivision has adverse effects. In my opinion the Overview could
be improved by rewording it as follows…

431.

Subdivision affects the natural and physical environment and by introducesing long-term development
patterns that cannot be easily changed…
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Recommendation
432.

I recommend that the Commissioners accept and/or reject the submission points as detailed below:
a.

Amend the SUB Overview as shown in Attachment 1:

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.123

Accept in part

a

b.

SUB Objectives
Submission Information

433.

Housing NZ request the retention of SUB-O1, O3 and O5 as notified.

434.

Housing NZ requests the amendment of SUB-O2 as follows:
Subdivision provides for the protection (where appropriate), and enhancement, or maintenance of the
District’s…

435.

Gary Dow, Kerry Grundy, and Puriri Park and Maunu Residents Society Inc (Puriri Park Society)
request more specificity on the needs of the community in SUB-O3. Kerry Grundy and Puriri Park and
Maunu Residents Society refer to the built environment (built form, openness of the locality, daylight
angles, setbacks, etc.), neighbourhood identity, local character and amenity values both tangible and
intangible including community coherence and sense of place.

436.

Radio New Zealand (RNZ) seek to retain SUB-O3 and SUB-O5 as notified.

437.

F Morgan seeks the deletion of SUB-O3.

438.

Public Health Northland seek the amendment of SUB-O3:
Land is subdivided in a sustainable manner that provides for the current and future needs of the
community.

439.

Fire NZ request the retention of SUB-O4 as notified.

440.

Public Health Northland seek the amendment of SUB-O4:
Subdivision and development provides for the efficient and orderly provision of services and infrastructure
and enables efficient integration with district-wide services and infrastructure in the future.

441.

Public Health Northland seek the amendment of SUB-O5:
Subdivision is designed to minimise, mitigate, or avoid any adverse effects on the environment and occurs
in a sequenced and coherent manner.

442.

KiwiRail request the retention of SUB-O5 with amendments as follows:
Subdivision is designed to minimise any adverse effects on the environment, including on existing
infrastructure, and occurs in a sequenced and coherent manner.

443.

Housing NZ seeks to amend SUB-O4 as follows:
Subdivision and development provides for the efficient and orderly provision of services and infrastructure,
if not otherwise adequately serviced.
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Discussion
444.

I acknowledge the submissions of Housing NZ, RNZ and Fire NZ in support of the various objectives.

445.

The amendment sought by Housing NZ on SUB-O2 significantly weakens the objective in my opinion.
The change proposed would move the objective from protecting and seeking improvements to the
matters listed, to maintaining the existing values associated with them. The objective as notified
(seeking to improve values of the matters listed) is consistent with the direction of objectives and
policies in the existing subdivision chapter of the WDP. Given that some of the matters listed are
required to have effects upon them avoided I consider that the amendment would be inconsistent with
the RPS and NZCPS.

446.

With respect to the submission from G. Dow, K. Grundy, and the Puriri Park Society and others, my
interpretation of the objective is that it is an enabling policy that supports subdivision that allows
communities to grow (in an appropriate manner). Given that this is a high level subdivision objective
that applies to all environments I do not consider that it is appropriate to include more detail that may
only be relevant to certain areas. In my opinion this type of detail is better placed in the relevant zone
chapter to set the expectations for those zones, and would give effect to SUB-O1. However, in my
view the policy could be reworded to clarify its intent, and this could be based on the wording of the
NPS-UG objective:

447.

OA3: Urban environments that, over time, develop and change in response to the changing needs of
people and communities and future generations.

448.

I recommend the following wording:

449.

Land is subdivided in a manner that provides for the changing needs of people and communities, and
for future generations.

450.

I do not agree with the submission from F Morgan that SUB-O3 should be deleted.

451.

With regard to SD-O4, Public Health Northland has not provided reasons to support their proposed
amendments to the objective. I do not agree with the proposed amendment as in my opinion it makes
a significant change to the direction of the objective and is unclear. In my opinion the amendment
proposed by Housing New Zealand is unnecessary. I acknowledge the submission from Fire NZ who
seek to retain the objective as notified.

452.

Regarding SD-O5 I do not consider it necessary to specifically mention existing infrastructure when
considering the effects of subdivision. With regard to the submission from Public Health Northland I
support the change, however in my opinion the wording ‘avoid, remedy or mitigate’ would be more
consistent with the RPS and the purpose of the Act.

Recommendation
453.

I recommend that the Commissioners Accept and/or Reject the submission points as detailed below:
a.

Retain SUB-O1 as notified.

b.

Retain SUB-O2 as notified.
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c.

Amend SUB-O3 as shown in Attachment 1.

d.

Retain SUB-O4 as notified.

e.

Amend SUB-O5 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

G Dow

70.9

Accept in part

c

K Grundy

73.14

Accept in part

c

Fire NZ

165.79

Accept

d

Public Health Northland

207.82

Accept in part

c

Public Health Northland

207.83

Reject

d

Public Health Northland

207.84

Accept in part

e

F Morgan

229.20

Reject

c

KiwiRail

265.7

Reject

e

Housing NZ

268.125

Reject

b

Housing NZ

268.124

Accept in part

a,c,e

Housing NZ

268.126

Reject

d

Puriri Park Society

301.12

Accept in part

c

Radio New Zealand

243.1

Accept in part

c, e

c.

SUB Policies
Submission Information

454.

NRC request the amendment of the plan change to give effect to Policy 5.1.1 (f) of the RPS and to
provide for the protection of highly versatile soils within the policy framework, and state that Policy
SUB-P1 is the most logical place.

455.

F Morgan, G Dow, K Grundy, and Puriri Park Society seek the amendment of SUB-P1 to include
amenity values, with K Grundy and Puriri Park Society suggesting that amenity values should include
both on-site and off-site amenity.

456.

C Haines requests that SUB-P1 be updated to include the existing character and amenity values.

457.

Patuharakeke Te Iwi Trust Board (PTB) support SUB-P1(d)(vi).

458.

Housing NZ seek the amendment of SUB-P1 as follows:
To enable subdivision where it meets the...designed to: a. Reflect the patterns of development that are
compatible with and reinforce the role, function and predominant character of the zone...

459.

NRC request the amendment of SUB-P1 to explicitly refer to avoiding the potential for reverse
sensitivity.

460.

Housing NZ seeks the amendment of SUB-P2 as follows:
To provide for subdivision: a. Around and within existing development...
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461.

F Morgan requests the amendment of SUB-P2 as follows:
To provide for subdivision: a. Where it enables creation of sites for lawfully established existing
development which does not comply with District Plan rules...

462.

Housing NZ request the retention of SUB-P3 as notified.

463.

Housing NZ seeks to amend SUB-P4 as follows:
To protect maintain and enhance amenity and character by avoiding managing the subdivision.

464.

Northpower request the retention of SUB-O4 and 05 as notified.

465.

C Morgan requests the amendment of SUB-P5 as follows:
To

achieve

efficient

and

effective

provision

of

services

and

infrastructure

by

ensuring

subdivisionsubdivided allotments are is capable of being provided with adequate services and
infrastructure for their anticipated purpose.

466.

KiwiRail request the deletion of SUB-P5 and its replacement as follows:
467.

Ensure adequate provision of infrastructure and services to meet development capacity while
managing the adverse effects of development on the capacity and efficiency of planned and
existing infrastructure.

468.

Housing NZ seek the amendment of SUB-P5 as follows:
To achieve efficient and effective provision of services and infrastructure..., if not otherwise adequately
serviced.

Discussion
469.

A number of submissions were made in relation to SUB-P1.

470.

I acknowledge PTB’s submission in regard to sites of significance to Maori.

471.

NRC have requested that the protection of highly versatile soils is provided for within the policy
framework. SUB-P1(d) contains a list of matters that are identified in the WDP maps, and apply across
all zones. Highly versatile soils are not mapped in the WDP maps. In my opinion it is important to
protect highly versatile soils, however it must be acknowledged that many of the versatile soils in the
District have been lost to urban or industrial development. As a result versatile soils are present within
a number of Residential and Business zones - for example the Fonterra plant at Kauri is located on
class 2 soils. Including versatile soils in this high level policy may lead to unintended outcomes in my
opinion. I support the protection of versatile soils in the RPE and I consider that Policy RPE.1.3.11
already provides for the protection of highly versatile soils appropriately.

472.

In regard to the submissions seeking to include amenity values in the policy, I consider that this matter
is more appropriately considered within the zone policies, rather than a broad overarching policy in
the SUB chapter. Amenity is not mapped like the other matters listed in the policy, however the zone
maps identify areas with similar amenity inter alia by identifying areas for different types of
development and with different expectations for development.

In my view the zone provisions

appropriately describe the expectations and amenity values to be protected in relation to each zone.
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I note that subsections (a) and (c) of SUB-P1 do consider the context of the zone, and will enable
subdivision that is compatible with the role, function and predominant character of the zone. I do not
recommend that amenity values are added to the policy.
473.

Housing NZ considers that the word ‘reinforce’ in SUB-P1 implies that a subdivision must not change
the current role, function and character of the zone, and that including the word will prevent change
from occurring in a zone. In my opinion the policy as notified seeks to enable subdivision that is
consistent with existing patterns of development, i.e. maintains the existing lot sizes. The amendment
proposed would in my opinion change the policy to enable subdivision that is compatible with, but not
necessarily consistent with, existing lot sizes in each zone and would enable subdivision that may be
much smaller than what a community expects in their area. I do not recommend any changes based
on this submission.

474.

I do not agree with NRC’s submission to add a consideration of reverse sensitivity to the policy. In my
opinion the topic of reverse sensitivity is already dealt with appropriately in the SD and zone chapters.

475.

I acknowledge the submission from Housing NZ on SUB-P2, however in my opinion they have
misinterpreted the policy. The policy does not seek to provide for consolidation and intensification of
development in my opinion. Instead, it seeks to provide for subdivision that takes place to recognise
existing development. I do not agree with the amendment proposed, but consider that the policy could
be made clearer by rewording clause (a) as shown in Attachment 1.

476.

I do not agree with the amendments in F Morgan’s submission. The policy seeks to provide for
subdivision that recognises existing development, provided that it complies with the district plan rules
and with an approved land use consent. Subdivision of this nature will generally have no effects as it
will not provide an opportunity for additional development, but it may be required to provide for the
management or disposal of the existing development. I do not recommend any changes as a result of
the submission.

477.

I acknowledge Housing NZ’s support of SUB-P3.

478.

I acknowledge Northpower’s support of policy SUB-P4. I do not support the proposed amendment to
SUB-P4 by Housing NZ. The change would be inconsistent with my recommendations on SUB-O2
and the direction of other plan provisions that seek to protect amenity values in my opinion. Minor
residential units (MRU) are provided for on the basis that they are used in conjunction with the primary
residential unit. The subdivision of MRU’s from primary residential units has been a major issue in the
District and I consider that it is appropriate that the plan policies take a strong approach to avoiding
this situation.

479.

With regard to SUB-P5, I agree with C Morgan’s submission that refers to subdivided allotments, rather
than subdivision itself. However, I consider that the term ‘new allotments’ reads better than ‘subdivided
allotments’ in the policy.

480.

I do not consider that the amendment proposed to SUB-P5 by Housing NZ is necessary. I also
disagree with the submission from Kiwirail that seeks to replace the policy, which currently focuses on
the ability of new allotments to be serviced in an efficient and effective manner, with a policy that
ensures adequate provision of infrastructure to meet development capacity.
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481.

Recommendation
482.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain SUB-P1 as notified.

b.

Amend SUB-P2 as shown in Attachment 1.

c.

Retain SUB-P3 as notified.

d.

Retain SUB-P4 as notified.

e.

Amend SUB-P5 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

NRC

264.16

Reject

a

F Morgan

229.21

Reject

a

G Dow

70.10

Reject

a

K Grundy

73.15

Reject

a

Puriri Park Society

301.13

Reject

a

C Haines

106.5

Reject

a

NRC

264.17

Reject

a

PTB

173.3

Accept

a

Housing NZ

268.127

Reject

a

Housing NZ

268.128

Accept in part

b

Housing NZ

268.130

Accept

c

F Morgan

229.22

Reject

b

Housing NZ

268.129

Reject

d

Northpower

127.5

Accept

d

C Morgan

290.8

Accept in part

e

KiwiRail

265.8

Reject

e

Housing NZ

268.131

Reject

e

d.

SUB Rules
Various Submission Information

483.

B Hall does not state relief sought, but discusses how there should be enough car parking in both infill
and bigger subdivisions to provide sufficient manoeuvrings such that no vehicle is required to reverse
either onto, or off, the site into busy roads. There may also be a need to have parking areas setback
from property boundaries.

484.

B Hall, AJ and JK Morgan and A Jameson request that Matters of Control are strictly adhered to.
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485.

G McGregor seeks the addition of an activity status of RD for infill developments to enable
development of existing rear lots subject to ensuring engineering outcome is achieved.

486.

Northpower request specification as to which matters of control within the HPW chapter must be
referred to.

487.

J Irving seeks that boundary adjustments are provided for in all zones as a controlled activity where
lots sizes do not change by more than 10%, and minimum lot sizes are maintained.

488.

Housing NZ request the insertion of a new rule to apply to all zones to enable subdivisions which are
in accordance with an approved land use resource consent.

489.

King does not request specific relief, however states that he does not support the use of minimum lot
sizes to manage density, define zones, or for any other purpose than to set a threshold for subdivision
as a permitted activity.

Various Discussion
490.

In regard to B Hall’s submission on car parking, I consider that this issue is best addressed at the time
of subdivision and is a matter that control is reserved over in HPW-R6 and HPW-R7 (How the Plan
Works). I do not recommend any changes to the SUB chapter as a result of this submission.

491.

It is unclear exactly what B Hall, AJ and JK Morgan and A Jameson seek when they request that
matters of control are strictly adhered to. The matters of control in HPW-R7 are not rules or limits,
they are matters that are considered when assessing subdivision applications. I do not recommend
any changes to the SUB chapter as a result of this submission.

492.

In response to Northpower’s submission requesting clarification on matters of control, these are the
matters listed in HPW-R7.

493.

With regard to G McGregor’s submission, access widths for subdivision are managed through the TRA
chapter in TRA-R5 and TRA-R6 for land use activities and TRA-R14 for subdivision. Under TRA-R14
if an access does not meet the standards it defaults to a discretionary activity. The submitter seeks to
provide for infill subdivision creating rear lots that do not meet the minimum widths as a restricted
discretionary activity. In my opinion it is not efficient or effective to differentiate between access widths
for new subdivisions vs infill subdivision. The discretionary status provides for accesses that do not
meet the width requirements to be approved provided that any adverse effects are acceptable. I do
not recommend any changes as a result of this submission.

494.

Regarding J Irving’s submission, boundary adjustments were provided for in the Countryside
Environment, the rural zone that preceded the RPZ. The maximum change in lot size under this rule
was 10%. When the RPZ replaced the Countryside Environment under PC85, the 10% boundary
adjustment rule was removed and replaced by the existing operative rule.

495.

The notified version of SUB provided for boundary adjustments in the three Open Space and
Recreation zones. The effects of a boundary adjustment rule across all zones was not considered in
the s32 report and I do not support such a rule.
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496.

With regard to Housing NZ’s proposed new rule I am concerned that the wording may be ultra vires
based on previous Environment Court decisions with respect to Outline Development Plans
(Queenstown Airport Corp Ltd v Queenstown Lakes DC [2014] NZEnvC 93) and Framework Plans (re
Auckland Council [2016] NZEnvC 56), . I am not opposed to the concept of a rule providing for
subdivision that recognises existing and legally established development if legally compliant wording
could be provided by the submitter.

497.

In relation to the submission from King, I consider minimum lot size an appropriate way of managing
subdivision in the Whangarei District. I do not recommend any changes as a result of the submission.

Various Recommendation
498.

I recommend that the Commissioners accept and/or reject the submission points as detailed below:
a.

Do not introduce new rules on car parking and manoeuvring.

b.

Retain the matters of control in HPW- R7.

c.

Retain the activity status for non-compliance in TRA-R14.

d.

Do not add a boundary adjustment rule for all zones.

e.

Do not add a new rule for subdivision of existing development unless further information is
provided.

f.

Retain the SUB provisions subject to amendments proposed below.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

B Hall

83.8

Reject

a

B Hall

83.5

Reject

b

AJ and JK Morgan

170.16

Reject

b

A Jameson

291.3

Reject

b

G McGregor

118.1

Reject

c

Northpower

127.10

Accept

b

J Irving

128.1

Reject

d

Housing NZ

268.138

Accept in part

e

King

174.2

Reject

f

SUB-R1 Submission Information
499.

Housing NZ request the retention of SUB-R1 as notified.

500.

F Morgan seeks the deletion of SUB-R1.

501.

Transpower request the amendment of the first clause of SUB-R1 as follows:
Shall comply with all relevant Overlay, Resource Area and district wide subdivision and land use rules,
including Rule NTW.3.1 when within 32m of the centreline of the National Grid.

61

SUB-R1 Discussion
502.

I acknowledge and agree with the submission from Housing NZ.

503.

I do not agree with F Morgan’s submission to delete SUB-R1. The rule provides important guidance
on how the plan works to assist applicants and processing planners.

504.

I do not agree with Transpower’s submission to elevate rule NTW.3.1 by specifying it in SUB-R1. The
NTW chapter is a resource area so is already addressed by SUB-R1 as notified.

SUB-R1 Recommendation
505.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain SUB-R1 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.132

Accept

a

F Morgan

229.23

Reject

a

Transpower

247.14

Reject

a

SUB-R2 Submission Information
506.

PITB support SUB-R2.1.

507.

Housing NZ request the retention of R2.3, R2.4 and R2.5 as notified.

508.

G Dow, K Grundy, and Puriri Park Society request SUB-R2.2 to contain reference to ‘outdoor living
courts’ as a matter to be complied with.

509.

C Haines and C Morgan request SUB-R2 includes reference to outdoor living courts as is included
under the current plan.

510.

Housing NZ request the amendment of SUB-R2 as follows:
...Activity Status when compliance not achieved: DRD.

511.

F Morgan seeks to amend SUB-R2 - R11 to default to restricted discretionary rather than discretionary
where compliance is not achieved, with the matters of discretion being restricted to "The effects of
non-compliance with the controlled activity condition".

512.

PNTJV and PNJV seek the inclusion in SUB-R2(2) of an exception for where an infringement already
exists and where the extent of the infringement is not being increased.

513.

Northpower seeks the amendment of SUB-R2(3-6) as detailed in the submission.

514.

Northpower requests clarification of which rule applies to the RVCZ and RVIV Zones, and to amend
Rules SUB-2(3), SUB-R2(6) and SUB-R2(7) accordingly.

515.

Northpower request the retention of SUB-R2(8) and R2(9) as notified.
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SUB-R2 Discussion
516.

I acknowledge the submission from PTB in support of SUB-R2(1).

517.

I acknowledge the submission from Housing NZ in support of SUB-R2(3), R2(4) and R2(5).

518.

In respect to the submission from G Dow, K Grundy, Puriri Park Society, C Haines, and C Morgan,
outdoor living courts are a matter that is considered in the existing Living 1 Environment in relation to
the construction of a residential unit, and for subdivision around existing buildings. In my opinion it is
appropriate to consider the provision of outdoor living courts in the rules for subdivision around existing
buildings and I recommend that wording is added to the rule to this effect to avoid subdivision that
does not provide for the bulk and location requirements set out for the zone.

519.

Housing NZ and F Morgan seek to change the activity status when a subdivision does not meet
controlled activity status to a restricted discretionary activity. SUB-R2 covers a wide range of aspects
including servicing, effects on historic heritage, and effects on the amenity of existing buildings. I
consider that where the potential effects of infringement are wide ranging, but the activity may be
appropriate subject to considering the objectives and policies, then it is appropriate to retain the
discretionary activity status. As it stands subdivision will be considered against the list of matters in
HPW-R6 or R7, depending on the activity status. In my opinion this is an appropriate approach.

520.

With regard to the PNTJV and PNJV submissions, I do not agree with providing an exception for
infringements that already exist but are not exacerbated by the subdivision. Any consideration of
effects will acknowledge that there are existing effects and there may be opportunities to change
boundaries to reduce non-compliance with the bulk and location rules.

521.

I acknowledge the support from Northpower for SUB-R2(8) and (9).

522.

In regard to Northpower’s submission to specify whether electricity supply is underground or above
ground, my opinion is that specifying undergrounding for the Residential and Business zones should
be incentivised through a controlled activity status to protect and enhance amenity values in SUBR2(3).

523.

In other zones leaving the form of electricity connection open retains flexibility to consider all options
and I do not consider that it is necessary to specify whether the connection is above or below ground.
I do however agree with the change proposed to add ‘of the allotments’ to the end of the subsections
of the rule and to provide the suggested wording for telecommunications systems, to ensure
consistency with the NPS-UDC.

524.

There appears to be a typographical error in SUB-R2(6 and 7). The rule refers to RVIV where it should
be RVIZ – Rural Village Industrial Zone. Northpower also seeks to clarify which provision applies to
the RVCZ and RVIZ. Given that these are existing zones with historical development I consider that
these zones should have the flexibility to not require underground connections and recommend
changes to SUB-R(3) to reflect this.
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SUB-R2 Recommendation
525.

I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain SUB-R2(1) as notified.

b.

Retain SUB-R2(2) but provide for outdoor living courts in as shown in Attachment 1

c.

Retain SUB-R2(3), R2(4) and R2(5) as notified.

d.

Retain discretionary activity status for non-compliance with the controlled activity standards.

e.

Amend SUB-R2(3)-(6) as shown in Attachment 1.

f.

List RVCZ and RVIZ in SUB-R2(3).

g.

Retain SUB-R2(8) as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

PITB

173.4

Accept

a

Housing NZ

268.132

Accept

c

G Dow

70.11

Accept

b

K Grundy

73.16

Accept

b

Puriri Park Society

301.14

Accept

b

C Haines

106.6

Accept

b

C Morgan

290.9

Accept

b

Housing NZ

268.133

Reject

d

F Morgan

229.24

Reject

d

PNTJV

142.36

Reject

b

PNJV

224.29

Reject

b

Northpower

127.7

Accept in part

e

Northpower

127.8

Northpower

127.9

f
Accept

g

Conclusion
526.

After carefully considering the submissions and further submissions received in relation to each topic,
I recommend that PC88E be amended to the extent detailed in the preceding sections of this report
and as illustrated in Attachment 1. I further recommend that those submissions and further
submissions that support the provisions as notified, or that request the recommended changes be
accepted in whole or in part, and that all other submissions be declined.

527.

The revised provisions [Attachment 1] have been detailed and compared above against viable
alternatives in terms of their costs, benefits, efficiency and effectiveness and risk in accordance with
the relevant clauses of s42A. Overall, it is considered that the revised provisions represent the most
efficient and effective means of achieving the RMA and the plan changes.
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Author

Evan Cook
Senior Planner
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Attachment 1: Recommended Plan Change Provisions
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Attachment 1:

Strategic DirectionDistrict
Growth and Development Chapter
(SDDGD)
Overview Issues
This chapter contains the key strategic approach to development that will to address
significant resource management issues of importance to the District. Thise chapter contains
overarching objectives and policies that will guide decision making at a strategic level in
relation to urban and rural growth and development, the management of open space and
recreation zones, and Regionally Significant Infrastructureindustries. It also sets out how
Māori Resource mManagement provisions in Part 2 of the RMA Resource Management Act
(1991) will be implemented through the District Plan. plan.
The objectives and policies seek to address sSignificant resource management issues for the
Whangarei District. that are addressed by the plan Significant resource management issues
for the Whangarei District which include the following:
•
•

Managing growth and development;
Managing existing and future development in areas subject to environmental
risks;
•
Protection of natural heritage (landscapes, biodiversity and natural features);
•
Issues of significance to Mana Whenua;
•
Protection of built and cultural heritage;
•
Cumulative effects of development on the coastal environment;
•
Fragmentation of the rural environment;
•
The protection of and efficient development, operation and maintenance of
infrastructure.
•
The protection of strategic business and industry.
The following Objectives and Policies apply when changing and implementing the District
Plan and should be considered in addition to the objectives and policies in the relevant zone
as well as any District wide policies that apply. The zoning policies (Policies 8-29) in particular
apply when considering the most appropriate zone for a piece of land. The Objectives and
Policies should be considered in addition to the objectives and policies in the relevant zone,
as well as any District wide provisions that apply.

Objectives
SD-O1 – Range of
Zones

Provide for differing character and amenity values by having a range
of Zones with differing expectations.

SD-O2 – Rural and
Urban Areas

Protect the range of amenity values and characteristics in the Rural
Area and the Urban Area.
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SD-O3 – Growth

SD-O4 – Sense of
Place
SD-O5 –
Incompatible
Activities Reverse
Sensitivity
SD-O6 – Indigenous
Biodiversity
SD-O7 – Reticulated
Infrastructure

SD-O8 – Cultural
Values
SD-O9 – Land Use
and Transport
Planning
SD-O10 – Hazards

Accommodate future growth through urban consolidation of
Whangarei City, existing suburban nodes and rural villages, to avoid
urban development sprawling into productive rural areas.
Identify and protect buildings, major structures, sites, features and
areas which are valued by the community and contribute to the
District’s unique identity and sense of place.
Avoid, remedy or mitigate conflict between incompatible land use
activities from new subdivision and development.

Identify and protect the values and attributes of indigenous biological
diversity (Significant Natural Areas) and maintain the extent and
diversity of other indigenous biodiversity.
Provide efficient and effective onsite and reticulated infrastructure in
a sustainable manner and co-ordinate new land use and
development with the establishment or extension of infrastructure
and services.
Ensure that growth and development takes into account Māori
cultural values.
Maintain and enhance accessibility and safety for communities and
integrate land use and transport planning.
Minimise the risks and impacts of natural hazard events on people,
property and infrastructure.

Policies
SD-P1 – Range of
Zones

To manage effects on character and amenity values by providing for
a range of Zzones with differing expectations.

SD-P2 – Incompatible
Land Uses Reverse
Sensitivity

To manage the establishment and location of new activities and
expansion of existing activities to avoid conflicts between
incompatible land uses.

SD-P3 – Natural
Hazards

To avoid increasing the risk of natural hazards on people and
property by:
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(SDDGD)
Avoiding Managing the zoning land for more
development within identified hazard prone areas.

intensive

Avoiding locating regionally significant and critical infrastructure
within identified hazard zones unless there is a functional or
operational need for its location.
SD-P4 – Amenity

SD-P5 – Sustainable
Infrastructure

To ensure that the scale and nature of new land use activities are
consistent with the existing level of amenity and the stated overview
for the relevant zone.
To avoid adverse effects on the sustainable provision of
infrastructure by ensuring that all subdivision and land use is
appropriately designed, located and constructed.

SD-P6 – Urban
Expansion

To avoid inappropriate urban expansion by:

SD-P7 – Transport
System

To manage an effective and efficient transport system by:

SD-P18 – Resource
Areas

SD-P19 – Special
Purpose Zones

Ensuring that urban development occurs:
a. In a planned and coordinated manner.
b. Where appropriate infrastructure and services can be
provided.
Requiring new urban development to be consolidated within or
adjacent to Urban Areas and rural villages.
Avoiding urban residential development sprawling into the Rural
Area and Heavy Industrial Zone.

Integrating and coordinating transport and land use planning.
Improving access to alternative transport options.
Enhancing the walkability of neighbourhoods.
To identify and protect biodiversity, outstanding landscapes and
features, the natural character of the coastal environment, heritage
features, and sites Sites of significance Significance to Māori from
inappropriate subdivision and development by mapping resource
areas, and applying rules to protect the values, attributes,
characteristics and qualities of these areas.
To provide for specific activities or areas where special
circumstances apply by identifying and zoning areas as Special
Purpose Zones.
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SD-P210– City Centre
Zone

To ensure that the viability, vibrancy and activity of the City Centre is
maintained and enhanced by applying the City Centre Zone to a
limited area:
In the core of Whangarei City where a consolidated centre is
maintained.
With high amenity values and active frontages at ground floor.
Where existing uses and development support a vibrant and
pedestrianised environment.

SD-P211– Shopping
Centre Zone

To provide for compatible larger general retail activities by applying
the Shopping Centre Zone where:
The combined existing net retail area exceeds 2,000m².
The net floor area for existing retail activities has a minimum
average of 450m².
Three or more existing retailers are located at a single existing
‘destination’ shopping centre.
Multiple brands are present.
The shopping centre can be planned, managed and developed as
a single facility.
Shared common public facilities (such as parking, restrooms, rest
areas, pedestrian network) are provided.
The City Centre Zone is within 1km of the shopping centre.

SD-P212–
Commercial Zone

To provide for a mix of commercial, business and small scale
industrial activities without materially reducing the economic potential
of other Business Zones by applying the Commercial Zone in
locations where:
There is a range of existing commercial, business and small scale
industrial activities.
Good transport access is available.
The area is within 1km of the City Centre Zone.
There is a low to moderate presence of active frontages at ground
floor.
There is a low presence of residential and retail activities.
The criteria for other Business Zones are not met.

SD-P213– Mixed-uU
se Zone

To improve the amenity adjacent to the City Centre and provide
opportunities for residential activities while minimising potential
reverse sensitivity conflicts by providing for the Mixed-uUse Zone in
locations that:
Are adjacent to the City Centre Zone.
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Are adjacent or in proximity to key arterial transport routes or the
Waterfront Zone.
Have an existing presence of active frontages at ground floor.
Have an existing level of amenity that is compatible with
residential activities.
SD-P214– Light
Industrial Zone

To provide for small scale industrial activities and larger scale trade
retail activities by providing for the Light Industrial Zone in locations
that:
Contain an existing range of industrial and large scale retail
activities.
Are in proximity to major transport routes.
Enable adverse effects on proximate Living Residential and
Green Open Space and Recreation Zones to be avoided.
Have minimal existing active frontages at ground floor.
Have a supply of medium to large sized sites.
Are in proximity to key resources and infrastructure.

SD-P215 – Heavy
Industrial Zone

To enable noxious and large scale industrial activities to operate,
expand and establish by providing for the Heavy Industrial Zone in
locations that:
Contain an existing presence of large scale industrial activities.
Are in proximity to major transport routes.
Are not adjacent to Living Residential Zones.
Have no existing active frontages at ground floor.
Have an existing supply of large sized sites.
Are in proximity to key resources and infrastructure.
Will not compromise significant natural, historical or cultural
features.

SD-P216 – Local
Commercial Centre
Zone

To maintain the community focal point and provide convenient
business and service activities by applying the Local Commercial
Centre Zone in locations that:
Contain a range of existing small scale commercial and community
activities to support the surrounding residential community.
Have predominately active street frontages and strong pedestrian
networks.
Are not identified as hazard prone.
Are not located within 500m of the City Centre Zone and maintain
the viability of the City Centre Zone.
Have an identified demand for business, service and community
activities for the surrounding residential community.
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Occupy a maximum total contiguous land area not exceeding 6ha.
SD-P217 –
Neighbourhood
Commercial Centre
Zone

SD-P218– Waterfront
Zone

To maintain the community focal point and provide convenient
business and service activities by applying the Neighbourhood
Commercial Centre Zone in locations that:
Contain a range of existing small scale commercial and community
activities to support the surrounding residential community.
Have predominately active street frontages and strong pedestrian
networks.
Occupy a maximum total contiguous land area not exceeding 1ha.
To provide a mixed-use environment while protecting and promoting
the maritime, open space, recreation and tourism themes of the
Waterfront by applying the Waterfront Zone in locations:
Adjacent to the Open Space Zone, Hatea River or Waiarohia
Stream.
In proximity to the Hatea Loop Walkway.
That are well well connected to convenient transport routes and
major facilities.

SD-P219– Airport
Zone

To recognise and provide for Whangarei Airport as regionally
significant infrastructure by applying the Airport Zone in locations
where there is a functional need to support airport operations.

SD-P320– Hospital
Zone

To recognise the regionally significant nature of the Whangarei
Hospital and provide for the wide range of existing and future
medical facilities and supported activities by applying the Hospital
Zone in the locations of Whangarei Hospital and associated medical
facilities.

SD-P321– MediumTo provide for a range of residential activities to accommodate the
density General, High- population growth of Whangarei District by applying:
density Medium
The Medium-density General Residential Zone in locations that:
Density, and Low
a. Are contiguous with existing Living Residential Zones in
Density and Large Lot
Whangarei City or Ruakaka/Marsden Point.
Residential Zones
b. Feature sufficient, safe and accessible transport networks
roading access to accommodate increased development.
c. Are not identified as hazard prone.
d. Do not comprise highly versatile soils, Outstanding Natural
Landscapes or Features, High or Outstanding Natural
Character, significant indigenous vegetation or high
concentrations of archaeological sites.
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e.
f.
g.

Are serviced by Council’s reticulated three waters
infrastructure with sufficient capacity available.
Will not materially increase the potential for reverse
sensitivity effects in the Rural Area.
Will not compromise the rural character of an area.

The High-density Medium Density Residential Zone in locations
that:
a.
b.
c.
d.

Meet the criteria under SD-P321.1.
Are in proximity to commercial centres and sufficient Green
Open Space and Recreation Zones.
Are feasible for higher density residential development.
Are well served by active transport and public transport
modes.

The Low Density Residential Zone in locations that:
a.
b.
c.

d.
e.
f.

Are contiguous with existing Living Residential Zones on the
fringe of Whangarei City.
Are not identified as significantly hazard prone.
Do not comprise highly versatile soils, Outstanding Natural
Landscapes or Features, High or Outstanding Natural
Character, significant indigenous vegetation or high
concentrations of archaeological sites.
Do not compromise the future expansion of urban growth.
Will not materially increase the potential for reverse
sensitivity effects in the Rural Area.
Will not compromise the rural character of an area.

The Low Density Large Lot Residential Zone in locations that:
a.
b.
c.
d.
e.
f.
g.
h.

Are contiguous with Residential Zones and Rural Urban
Expansion Zone on the fringe of Whangarei City.
Are predominantly of rural character.
Are not identified as significantly hazard prone.
Do not comprise Outstanding Natural Landscapes or
Features or significant indigenous vegetation.
Have existing low density of clustered residential
development with a rural outlook.
Do not compromise the future expansion of urban growth.
Will not materially increase the potential for reverse
sensitivity effects in the Rural Area.
Will act as a transition from the Urban Area to the Rural
Area.
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SD-P322–
Conservation Natural
Open Space Zone

To protect and enhance natural, ecological, landscape, cultural and
heritage values of the District by applying the Conservation Natural
Open Space Zone in locations primarily publicly owned and operated
and:
Categorised as the following New Zealand Reserve Association
categories - unmanaged natural park areas, unmanaged
recreation and ecological linkages, and unmanaged green space.
That plays a special role in educating residents and visitors and
providing recreation opportunities.
Where generally, the natural elements and unmodified nature of
the area gives it a sense of wilderness and isolation.
That help to preserve and define Whangarei’s natural character
and provide a connection to our natural heritage.
Where the management emphasis for the area is the
conservation and protection of natural resources.
Where levels of development, facilities and management range
from none to medium.
Where there are minimal buildings and structures, ensuring a
largely undeveloped area and open expanse of land.

SD-P323– Sport and
Active Recreation
Zone

To provide for a range of sport and active recreation opportunities by
applying the Sport and Active Recreation Zone in locations primarily
publicly owned and operated and:
Categorised as the following New Zealand Reserve Association
Park Categories: sport and recreation, civic spaces, public
gardens, and cultural heritage.
Primarily used for organised activities including events and
indoor and outdoor organised sports.
Containing cultural and historical buildings and major structures
and provide for heritage conservation.
Area used for commemoration, mourning and remembrance.
Containing gardens developed to a high standard with collections
of plants and landscaping for relaxation, contemplation,
education, amenity/intrinsic value.
Used by local, district and regional population and visitors,
includes venues for regional and national events.
That have a medium to high levels of development, facilities and
management.
That contain buildings and structures to support active
recreation, and or civic recreation, such as grandstands, sports
and community buildings, toilets and changing facilities.
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SD-P324– Open
Space Zone

To establish a network of quality open spaces providing for informal
recreation by applying the Open Space Zone in locations primarily
publicly owned and operated and:
Categorised as the following New Zealand Reserve Association
Park Categories: neighbourhood green space, managed
recreation and ecological linkages, and managed natural park
areas.
Primarily used for outdoor informal recreation and community
use.
Used predominately by local residents.
Where levels of development, facilities and management range
from low to medium.
Featuring limited buildings and structures that support the use of
the public space, such as barbeques and picnic facilities,
playgrounds, skate parks, informal hard courts, shelters, toilet
and changing facilities, and small-scale community buildings.
Where expected social interaction within the area is medium
levels.

SD-P325– Rural
Production Zone

To identify areas as Rural Production Zone to provide for the
protection of productive rural land resources to enable a diverse
range of rural production activities, and activities that support rural
production activities and rural communities, and to maintain
biodiversity and rural character, where:
There is a prevalence of:
a. Existing production land use.
b. Significant ecological and biodiversity values, such as
indigenous bush and wetlands.
Larger land parcels are prevalent and the area is not
compromised by significant clusters of rural living built
development.
An area is not:
a. Located on the fringe of Whangarei City between the urban
and rural environments
b. Suitable to provide for the future reticulated expansion of the
Whangarei City Residential Zones.
c. The criteria for the Rural Urban Expansion Zone and the
Rural Living Zone are not met.

SD-P326– Rural
Living Zone

To identify areas as Rural Living Zone to provide for a variety of rural
living opportunities in the District without materially reducing the
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potential of the Rural Area for productive use of land by providing for
the Rural Living Zone in locations that:
Have an existing average allotment density between 2 and 4ha.
Demonstrate a predominantly rural living character.
Are not identified as hazard prone area.
Are not identified as an Outstanding Natural Landscape or
Feature, Significant Indigenous Vegetation or Habitat, or an
Outstanding Natural Character Area.
Do not gain direct access from an unsealed through road with
significant volumes of traffic.
Are located within close proximity to community facilities, such as
schools.
Are not located in close proximity to existing reticulated
infrastructure.
Will not materially increase the potential for reverse sensitivity
effects in the Rural Area.
Do not materially reduce the potential for soil-based rural
production activities on land with highly versatile soils or land
with established rural production activities.
SD-P327– Strategic
Rural Industries Zone

To identify the Strategic Rural Industries Zone in locations where
established Strategic Rural Industries operate and to limit the
addition of new locations through the statutory plan change process
where it can be demonstrated that activities:
Are consistent with the District Plan definition of ‘Strategic Rural
Industries’.
Have valid operational reasons to require a SRIZ Strategic Rural
Industries Zone.
Contribute positively to the economy of the District.
Provide local employment opportunities.
Can meet and fund local infrastructure requirements.
Incorporate appropriate mitigation and management methods
designed to ensure environmental effects are acceptable in the
area in which the activities are proposed to be located.

SD-P328– Rural
Village Zone

To identify areas suitable for consolidated residential (RVRZ Rural
Village Residential Sub-Zone), commercial (RVCZ Rural Village
Centre Sub-Zone) and industrial (RVIZ Rural Village Industry Sub
Zone) development within rural villages in locations that:
Are contiguous with existing Rural Village Zone.
Are predominantly comprised of land uses and character
consistent with the Rural Village Zone.
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Are not identified as hazard prone.
Do not comprise high Land Use Capability Class soils,
Outstanding Natural Landscapes or Features, High or
Outstanding Natural Character or significant indigenous
vegetation.
Are located in close proximity to existing reticulated
infrastructure.
Do not compromise the long-term development potential of the
rural village.
Have an identified demand for residential and/or commercial land
to meet the projected growth requirements over the lifespan of
the District Plan.
SD-P329– Rural
(Urban Expansion)
Zone

To identify areas as Rural (Urban Expansion) Zone that:
Are contiguous with Residential Zones on the fringe of
Whangarei City.
Are predominantly comprised of existing rural residential
character.
Legitimise the zoning of existing clusters of rural residential
development.
Are not identified as significantly hazard prone.
Do not comprise Outstanding Natural Landscapes or Features or
significant indigenous vegetation.
Have existing lot density of less than 2 ha. hectares.
Are predominately suitable for future reticulated urban expansion
of Whangarei City.
Do not compromise the future expansion of urban growth.
Will not materially increase the potential for reverse sensitivity
effects in the Rural Area.

Objectives – Open Space Area and Recreation
SD-O211– Sufficient
Open Space

Provide sufficient quality open space for the social and cultural wellbeing of a growing population.

SD-O212– Range of
Open Space

Provide a range of open space land in the District to enable
recreational, cultural, community, conservation, and educational use.
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Policies – Open Space Area and Recreation
SD-P130– Open
Space Linkages

To increase the functionality and effectiveness of the open space
network by ensuring that linkages (including walking and cycling
linkages) are created between new and existing areas of open space
through subdivision design.

SD-P1431– Range of
Open Space and
Recreation Zones

To identify and manage the range of Open Space and Recreation
Zones to provide for active sport and recreation, conservation and
open space.

Objectives – Regionally Significant Infrastructure
SD-O2213–
Recognised Benefits
Identification and
Protection
SD-O14 –
Recognised Benefits

Identify and protect Rregionally Ssignificant Iinfrastructure and
recognise the benefits it provides.

SD-O2315– Adverse
Effects

Avoid remedy, or mitigate or offset adverse effects of the
development, operation, and maintenance and upgrading of
Rregionally Ssignificant Iinfrastructure.

Regionally Significant Infrastructure is identified and protected.
The benefits of Regionally Significant Infrastructure are recognised
and provided for.

Policies – Regionally Significant Infrastructure
SD-P1532– Benefits
of Regionally
Significant
Infrastructure

To have regard to the social, economic and cultural benefits of
Regionally Significant Infrastructure by enabling the it’s ongoing
operation, maintenance, development and upgrading of Rregionally
Ssignificant Iinfrastructure where adverse effects can be avoided,
remedied, or mitigated or off-set.

SD-P1633– Adverse
Effects of New or
Upgraded Regionally
Significant
Infrastructure

To manage adverse effects created by new or upgraded network
utilities and Rregionally Ssignificant Iinfrastructure by:
Avoiding adverse effects, or allowing adverse effects that have
been avoided remedied, and mitigated or off-set to the extent
that they are no more than minor; and
Ensuring damage to or loss of the relationship of iwi with
ancestral sites, sites of significance, wāhi tapu, customary
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activities and or taonga is avoided or otherwise agreed to by the
affected iwi or hapū.
SD-P1734– Adverse
Effects of Existing
Regionally Significant
Infrastructure

To manage adverse effects from the operation, maintenance and
upgrading of existing network utilities and Rregionally Ssignificant
Iinfrastructure by:
Allowing adverse effects that are not significant while the
maintenance or upgrading is being undertaken.
Requiring that any permanent adverse effects are the same or
similar to the adverse effects that existed before the maintenance
or upgrading was undertaken.

Objectives – Rural Area
SD-O146– Productive
Functions

Protect the long-term viability of the productive functions of rural land
in a manner that delivers economic benefit and sustains the
environment.

SD-O157– Rural Area
Land Uses

Provide for a range of appropriate land uses in the Rural Area,
including rural production activities, residential, rural residential, rural
lifestyle, commercial, industrial, strategic rural industries, activities
ancillary to farming or forestry and mineral extraction activities in
appropriate areas.

SD-O168– Viability of
Productive Functions

Avoid adverse effects on the viability of the productive functions of
rural land in the Rural Area resulting from ad hoc or scattered
residential, rural residential and rural living subdivision and
development.

SD-O179– Rural
Living

Consolidate rural living subdivision and development by zoning
appropriate areas as RLZ Rural Living Zone.

SD-O1820– Rural
Residential
Development

Provide for areas of rural residential development on the fringe of
Whangarei City while ensuring that these areas can accommodate
future urban growth.

SD-O1921– Rural
Villages

Provide for managed growth of rural villages.
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Policies – Rural Area
SD-P1135–
Residential Activities
SD-P1236 –
Development Scale
and Design

To protect highly versatile soils from activities which would materially
reduce the potential for soil-based rural production activities.
To manage the cumulative effects of onsite wastewater discharge in
the RVRZ, RLZ and RUEZ Rural Village Residential Zone, Rural
Living Zone and Rural (Urban Expansion) Zone by requiring site
specific design and any other evidence and/or mitigation measures
necessary to demonstrate that the effects of wastewater disposal
can be adequately addressed.
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Chapter (UFD)
Issues
Urban form refers to the physical layout and design of the city. Areas that are considered
‘urban’ in the context of this chapter refers to residential, commercial, and industrial zones.
The way in which a district or city grows and its resulting urban form, can have a significant
impact on its environment, the quality of life for its residents and the economic well-being of
business.
The location and form in which urban development occurs in the District affects how efficiently
services can be provided and amounts of energy consumed. Inefficient design in terms of layout and density can lead to an environment that is less sustainable in physical and social
terms. Energy efficiency and conservation measures can be implemented by residential,
commercial and industrial activities, and will slow the depletion of non-renewable energy
resources.
This chapter contains the policy direction for the urban and industrial areas of Whangarei
District. Objectives and policies have been included to assist in the management of urban
growth that will provide a range of lifestyle options while recognising the constraints to
development in the District. One of the overarching objectives of this chapter is to provide
strategic direction on the location, shape and form of future urban development in the
Whangarei District, providing for a range of lifestyle choices whilst minimising the impact of
urban development on existing activities and valued resources

Objectives – Urban Area Form and Development
SD-O11UFD-O1–
Residential and
Business Demand
SD-O12UFD-O2–
Urban Design

Ensure that there are sufficient opportunities for the development of
residential and business land to meet demand.

SD-O13UFD-O3–
Unanticipated
Activities

Manage, and where appropriate avoid the establishment of activities
that are incompatible with existing uses or unanticipated in the zone.

Promote safe, compact, sustainable and good quality urban design
that responds positively to the local context.

Policies – Urban Area Form and Development
SD-P8UFD-P1–
Housing and
Business Capacity

To ensure that there is sufficient residential and business
development capacity by zoning land where Ddevelopment is
feasible and:
Is serviced with development infrastructure; or
Funding for development infrastructure is identified in the Long
Term Plan.
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SD-P9UFD-P2–
Alternative Modes of
Transport

To support alternative modes of transport by promoting higher
residential densities around nodes of suburban development and
active or public transport infrastructure.

SD-P10UFD-P3–
Urban Design

To protect character and amenity by managing built form and
encouraging best practice urban design.
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Overview Issues
Subdivision is the process of dividing a site or building into one or more additional sites or
units, or changing an existing boundary location. The way a site is subdivided, including its
size and shape, is important as it not only determines the quality and character of
development, but also impacts on adjacent sites and the future use of the land. Subdivision
affects the natural and physical environment and by introducesing long-term development
patterns that cannot be easily changed.
Large-scale and greenfield subdivisions should be designed in an integrated a way
that contributes to sense of place, supports connectivityely to the surrounding neighbourhood,
and provides well-designed, accessible, sunny and safe open spaces.
Subdivision of land within overlays (Resource Areas) is subject to additional subdivision rules
and standards in the relevant overlay chapter (e.g. Outstanding Natural Features and
Landscapes, Historic Heritage, Coastal Area, Natural Hazard Areas).
Provision of infrastructure and services with the subdivision of land is achieved by compliance
with district wide chapters such as Transport and Three Waters Management.
Māori land is exempt from the subdivision provisions of the Resource Management Act 1991
and must be undertaken through the Māori Land Court.
Objectives
SUB-O1 – Zone,
Overlay and District
Wide Objectives

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

SUB-O2 – Natural
Features

Subdivision provides for the protection and enhancement of the
District’s:
a. 1. Highly versatile soils.
b. 2. Outstanding Natural Features.
c. 3. Outstanding Natural Landscapes.
d. 4. Coastal Area.
e. 5. High Natural Character.
f. 6. Outstanding Natural Character.
g. 7. Significant Natural Areas.
h. 8. Sites of Significance to Māori.
i. 9. Historic Heritage.

SUB-O3 –
Community Needs

Land is subdivided in a manner that provides for the changing needs
of people and communities, and for future generations. the
community.

SUB-O4 –
Infrastructure

Subdivision and development provides for the efficient and orderly
provision of services and infrastructure.
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SUB-O5 – Minimise
Adverse Effects

Subdivision is designed to minimise avoid, remedy or mitigate any
adverse effects on the environment and occurs in a sequenced and
coherent manner.

Policies
SUB-P1 – Zone,
Overlay and District
Wide Policies

To enable subdivision where it meets the relevant zone, overlay and
district wide policies, where subdivision and development is
designed to:
a.1. Reflect the patterns of development that are compatible with
and reinforce the role, function and predominant character of the
zone.
b.2. Maintain the integrity of the zone with lot sizes sufficient to
accommodate intended land uses.
c.3. Respond positively to and is integrated with the surrounding
context.
d.4. Appropriately avoid, Rremedy or Mmitigate adverse effects on:
i. a. Outstanding Natural Features.
ii. b. Outstanding Natural Landscapes.
iii. c. Coastal Area.
iv. d. High Natural Character.
v. e. Outstanding Natural Character.
vi. f. Sites of Significance to Māori.
viii. g. Historic Heritage.

SUB-P2 – Existing
Development

To provide for subdivision:

SUB-P3 – Boundary
Adjustment

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

SUB-P4 - Minor
Residential Unit

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

SUB-P5 –
Infrastructure

To achieve efficient and effective provision of services and
infrastructure by ensuring subdivision is new allotments are capable
of being provided with adequate services and infrastructure.

a. 1. That creates sites to recognise existing development. Around
existing development.
b. 2. Where it enables the creation of sites for uses that are in
accordance with an approved land use resource consent.
c. 3. Where there is compliance with district wide, overlay and zone
rules.
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Rules
SUB-R1

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

SUB-R2

a.

Rural Production Zone.

b.

Rural Living Zone.

c.

Rural Village Zone.

d.

Strategic Rural Industryies Zone.

e.

Ruakaka Equine Zone.

f.

Marsden Primary Centre.

Any Subdivision
Activity Status: Controlled

Activity Status when compliance not
achieved: Discretionary

Where:

All Zones

The land contains a Site of
Significance to Māori, or an area of
historic heritage and the proposed
boundaries are located to ensure
that the whole Site of Significance to
Māori or area of historic heritage is
entirely within one of the allotments
produced by the subdivision.

The land contains existing buildings
or major structures and the
boundaries
of
the
proposed
allotments result in compliance with
the relevant zone permitted activity
building and major structure
setback,
building
coverage,
impervious surface, outdoor living
courts, and height in relation to
boundary rules.
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All zZones
other than
RUEZ,
RLZ. RPZ,
RVIZ
,RVCZ
SRIZ., HIZ
and LIZ

RUEZ

a. Every allotment is provided with
an underground connection or
easements to secure connection to
a reticulated electrical supply
system at the boundary of the
allotment.
b. A connection, or the ability to
connect to a wireless, above ground
or underground telecommunications
system.

a. Every allotment is provided with a
connection, or easements to secure
connection, to a reticulated electrical
supply system at the boundary of
the net site area of the allotment.
b. A connection, or the ability to
connect to a wireless, above ground
or underground telecommunications
system.

RPZ &
RLZ

a. Every allotment is provided with
the ability to connect, or easements
to secure the ability to connect, to an
electrical supply system at the
boundary of the allotment.
b. A connection, or the ability to
connect to a wireless, above ground
or underground telecommunications
system.

SRIZ,
RVCZ,
RVIV,
HIZ, LIZ

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

All Zones

All Zones

An below underground electrical
supply system is provided where the
subdivision is within an Outstanding
Landscape Area or Outstanding
Natural Character Area.

The most efficient route for electrical
supply to any allotment(s) is across
other allotments or other land owned
by the subdivider, and easements
are provided to secure the route.

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

SUB-R3

Subdivision in the Low Density Large Lot Residential Zone
Activity Status: Controlled

Activity Status when compliance
not achieved: Discretionary

Where:
50% of the total allotment area (excluding
public road, access ways and impervious
areas) shall be retained indefinitely:
a. By legal protection such as covenant,
consent notice or encumbrance that
precludes building principal residential
units and minor residential units.
b. As a contiguous area.
The maximum allotment size does not
exceed 2,500m2, except that:
a. 1 allotment may be larger.

S42A Recommended Track Changes

October 2019

Page 5

Attachment 1:

Subdivision Chapter (SUB)
b. Any allotment may be larger where that
allotment in its entirety is subject to a
conservation covenant, Reserve Act
covenant or similar restriction.
Every allotment connected to a reticulated
sewerage system has a minimum net site
area of at least 500m2.
The yield of a subdivision shall not exceed
one allotment per 5,000m2 of net site area.
Every allotment shall identify a building
area within 50m of an existing building or
proposed building area within the Low
Density Large Lot Residential Zone.
Every allotment contains an identified
building area of at least 100m2 within which
a residential unit can be built so that there
is compliance as a permitted activity with
the zone rules.
Every allotment can contain a circle with a
diameter of 16m, or a square of at least
14m by 14m.

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

SUB-R4

Subdivision in the Low Density Residential Zone
Activity Status: Controlled

Activity Status when compliance
not achieved: Discretionary

Where:
Every allotment:
a.

Where the allotment is vacant
cContains an identified building area of
at least 100m2 within which a
residential unit can be built so that
there is compliance as a permitted
activity with the Low Density
Residential Zone rules.

b. Has a net site area of at least 2,000m².
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c. Can contain a circle with a diameter of
16m, or a square of at least 14m by
14m.
Matters over which control is reserved:
1. Matters listed in the How the Plan Works
chapter.

SUB-R5

Subdivision in the Medium Density General Residential and Neighbourhood
Commercial Centre Zone
Activity Status: Controlled

Activity Status when compliance
not achieved: Discretionary

Where:
Every allotment:
a. Has a net site area of at least
450m².
b. Has a minimum frontage width of
14m in the Neighbourhood Centre
Zone.
c. Can contain a circle with a diameter
of 14m, or a square of at least 12m
by 12m.
Where the allotment is in the General
Residential Zone and is vacant, contains
an identified building area of at least
100m2 within which a residential unit can
be built so there is compliance as a
permitted activity with the General
Residential Zone rules.
Matters over which control is reserved:
1. Matters listed in the How the Plan
Works Chapter.
2. The likely location of future buildings
and their potential effect on the amenity
of the locality.
3. The location and design of allotments
to enable efficient use of land.
SUB-R6

Subdivision in the High Medium Density Residential Zone
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Activity Status: Controlled

Activity Status when compliance
not achieved: Discretionary

Where:
Every unit title allotment created under
the Unit Titles Act 2010 has a net site
area of at least 50m².
Every allotment:
a. Has a net site area of at least
300m².
b. Has a minimum frontage width of
12m.
c. Can contain a circle with a diameter
of 12m, or a square of at least 10m
by 10m.
Where the allotment is vacant, contains
an identified building area of at least
100m2 within which a residential unit can
be built so there is compliance as a
permitted activity with the Medium
Density Residential Zone rules.

Matters over which control is reserved:
1. Matters listed in the How the Plan Works
Chapter.
2. The likely location of future buildings and
their potential effect on the amenity of
the locality.
3. The location and design of allotments to
enable efficient use of land.

SUB-R7

Subdivision in the City Centre, Mixed Use, Waterfront or Local Commercial
Centre Zones
Activity Status: Controlled

Activity Status when compliance
not achieved: Discretionary

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.
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b. Frontage no less than 6m, or 12m in
the case of a corner allotment.
c.

Frontage no greater than 30m, or
60m in the case of a corner allotment.

Matters over which control is reserved:
1. Matters listed in the How the Plan
Works Chapter.
2. Physical and visual linkages provided
between allotments and surrounding
public places.

SUB-R8

Subdivision in the Commercial Zone
Activity Status: Controlled

Activity Status when compliance
not achieved: Discretionary

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

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

SUB-R9

Subdivision in the Light Industryial Zone
Activity Status: Controlled

Activity Status when compliance
not achieved: Discretionary

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

SUB-R10

Subdivision in the Light Heavy Industryial Zone
Activity Status: Controlled

Activity Status when compliance
not achieved: Discretionary

Where:
Every allotment has a net site area
greater than 8,000m².
Matters over which control is reserved:
1. Matters listed in the How the Plan
Works Chapter at the HPW-R7a-v.
2. The location and design of allotments
to ensure that they are suitable for
future industrial activities.

SUB-R11

Subdivision by way of bBoundary aAdjustment in the Open Space, Sport and
Active Recreation and Conservation Natural Open Space Zones
Activity Status: Controlled

Activity Status when compliance
not achieved: Discretionary

Where:
No additional allotments are created.
Matters over which control is reserved:
1. Matters listed in How the Plan Works
Chapter.

SUB-R12

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

SUB-R13
Low
Density
Large Lot
Residential
Zone

Subdivision within aAreas sSubject to a ‘nNo rResidential uUnit' rRestriction
Activity Status: Prohibited
Where:
Any proposed allotment or part of any proposed allotment is within an area
subject to any form of covenant, consent notice or encumbrance that
precludes building principal residential unit and minor residential unit.
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