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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

Local Centre Zone

LC

Kamo Walkability Environment

KWE

Medium-density Residential Zone

MDR

Minor Residential Unit

MRU

Mixed Use Zone

MU

Northland Regional Council

NRC

Northland Regional Policy Statement

RPS

National Policy Statement – Urban Development Capacity

NPS-UDC

Neighbourhood Centre Zone

NC

Plan Change 148

PC148

Residential Zone

RES

Resource Management Act 1991

RMA

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

Waterfront Zone

WZ

Whangarei District Council

WDC

Whangarei District Council, Operative District Plan

WDP
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Introduction
This is Part 4 of the section 42A (s42A) evaluation report. This part should be read in conjunction with
the other Parts 1 – 11. The evaluation of general topics is contained within Part 1.
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 88E
– Business Zones (PC88E). This report provides consideration of the proposed provisions,
recommendations in relation to submissions and, where appropriate, the report cross-references the
section 32 Evaluations (s32), analysis of any background material and legislative discussions.
A comprehensive description of the background to PC88E, 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.
This s42A report has been prepared by Evan Cook. I have no vested interest in the outcome of PC88E,
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.
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.
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
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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.

Description of the Plan Changes as Notified
PC88E seeks to review and update zoning and provisions pertaining to local and neighbourhood
commercial centres. Two new zones are proposed: The Local Commercial Zone (LC) and
Neighbourhood Commercial Zone (NC). The land proposed to be zoned as LC and NC are currently
in a mix of zoning including Business 3 Environment, Kamo Activity Precinct, Business 2 Environment
(with scheduled overlay rules) and Port Nikau Environment.
PC88E also seeks to reflect the National Planning Standards (Standards), to apply new definitions
and reflect the proposed higher order policy of the Urban Area (UA).
PC88E includes:
A new ‘Local Commercial Zone’ Chapter – with objectives, policies and rules for the Zone,
including land use and subdivision provisions for the Zone.
A new ‘Neighbourhood Commercial Zone’ Chapter – with objectives, policies and rules for the
Zone, including land use and subdivision provisions for the Zone.
Changes to the WDP planning maps – denoting the LC and NC.
Consequential changes to the WDP.
A description of the proposed LC and NC to identify the environmental expectations and outcomes
sought in the Zone through the proposed objectives, policies and rules.
Collectively the two proposed zones (the LC and NC) are referred to as the ‘Centres’.
A comprehensive description of PC88E is included in the s32 report [see Part 1 Appendix A]. The
notified text of the plan changes is provided as Part 1 Appendix B.

Purpose of Report
This report considers submissions received in relation to PC88E. It has been prepared in accordance
with s42A of the RMA to assist the Commissioners with deliberations on submissions and further
submissions.
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. Depending on the complexity of the change proposed, the s32AA assessment
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is contained in Attachment 2 or in the discussion section relating to. 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.
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
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.
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.
Once allocated to a plan change, each submission point has then been grouped thematically based
on the chapter structure of the proposed LC and NC Chapters. As some submissions relate to multiple
topics, cross references to the discussion and recommendation sections of other topics have been
included.
This report is split into the following sections
A.

General

B.

Local Commercial Zone

C.

Neighborhood Commercial Zone

While all submitters have been acknowledged in the summary of submissions [Appendix C], 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.
Responses have not been written for all further submission because the further submissions generally:
Sought to emphasise the content of the corresponding original submission;
Did not present new or additional evidence.
Stated either support or opposition to the original submissions of other submitters.
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Where further submissions present additional evidence these have been dealt with within the report
where the primary submission point has been addressed.
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.
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
General
Section A addresses general submissions on PC88E. Topic headings for the submissions assessed
under section A are as follows:

a.

a.

Definitions

b.

General

c.

Overview

Definitions
Submission Information
WDC Planning and Development Department (WDC Planning) have made a comprehensive
submission that seeks to align the proposed provisions with the National Planning Standards.
Submission points 89-93 apply directly to the LC and NC provisions and seek to clarify or correct the
proposed provisions.

Discussion
Consequential amendments that apply to all chapters (including the LC and NC) have been addressed
in Part 1. With respect to the submission points relating directly to PC88E I consider that the relief
sought is consistent with the National Planning Standards and improves the clarity and readability of
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the provisions. My recommendation is that the submission is accepted in part, to provide for any
subsequent changes I recommend in the following sections of this report.

.

Recommendation
I recommend that the Commissioners accept the submission point as detailed below and:
a. Amend the LC and NC chapters in accordance with Attachment 1…

b.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

WDC Planning

236.89-93

Accept in part

a

General
Submission Information
J Edwards requests provision of the missing information in Table 15 of the Section 32 report and to
ensure the plan change has been properly considered.
J Edwards also requests missing key information from the title of Table 27. In her view it is unclear
whether the table relates to NC or LC.

Discussion
It appears that there is a typographical error in Table 15 and paragraph 74. Two options were
considered however the second option in the table is incorrectly identified as option 3, and it appears
that this error has carried through to the recommended option. The preceding paragraph (para 72)
clearly identifies the two options that were considered.
With respect to Table 27, I can confirm that it relates to the NC. It is located in the NC section of the
report and contains discussion relating to the NC. There is an equivalent table that discusses these
matters in relation to the LC in that section of the report (Table 14).
Having clarified these points, any decisions on this submission will be immaterial to the outcome of
the plan change. No recommendation is necessary on these submissions because the S32 report was
produced prior to notification.

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

Submitter

Submission# & Point #

Accept/Reject

Recommendation
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c.

J Edwards

193.24

Reject

N/A

J Edwards

193.25

Reject

N/A

Overview
Submission Information
Z Energy request the retention of the Zone Overview where the contribution of existing service stations
to the commercial character of the Kensington and Kamo Local Commercial areas is recognised.
Southpark Corporation Ltd (Southpark) request amendment of the LC overview by deleting the
reference to Ruakaka and Marsden Point.
Housing NZ request an amendment to the LC Overview to include an additional discussion specific to
Otangarei centre, and to identify Otangarei centre as a ‘Local Commercial’ zone.
Housing NZ request amendment to remove the reference to Otangarei in the NC Overview.

Discussion
I acknowledge the submission from Z Energy.
Southpark has a related submission that the Ruakaka town centre be zoned NC rather than LC. The
discussion and recommendation on that zoning question is located in Section B of Part 8. Given that
the recommendation is for the Ruakaka town centre to remain LC I recommend that the reference to
Ruakaka and Marsden Point remains in the LC Overview.
Housing NZ seek to provide for LC at Otangarei. As a consequence, their submission seeks to include
a statement specific to the Otangarei centre in the LC Overview, and to remove the reference to
Otangarei from the NC Overview. In my opinion the difficulty with this approach is that all of the other
LC’s described are existing, whereas in Otangarei there is only a small strip of shops, and some
community facilities. The majority of the area Housing NZ identifies as suitable for LC are residential
properties. The zoning report (Part 8) recommends that the submission point on rezoning an area of
Otangarei to LC be rejected for the reasons given in Section B of Part 8 and therefore in my opinion
this change is not required.
Given the discussion in relation to the LC overview I do not recommend any changes to the NC
overview based on the Housing NZ submission.

Recommendation
I recommend that the Commissioners accept the submission point as detailed below and:
a. Retain the LC and NC overview.
8

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Z Energy

62.6

Accept

a

Southpark

154.5

Reject

a

Housing NZ

268.86

Reject

a

Housing NZ

268.101

Reject

a

Local Commercial
Section B addresses submissions on PC88E Local Commercial. Topic headings for the submissions
assessed under section B are as follows:

a.

a.

LC Objectives

b.

LC Policies

c.

LC Rules

d.

Subdivision

LC Objectives
Submission Information
Fire and Emergency New Zealand (Fire NZ) request retention of Objective LC-O1 as notified.
Housing New Zealand Corporation (Housing NZ) request that LC-O1 to LC-O3 be retained.
Southpark request LC-O1 is amended as follows:
...vitality and viability of the City Centre and Marsden Primary Centre.

Population Health Unit of Northland District Health Board (Public Health Northland) request that LCO1 is amended to:
Provide a sustainable distribution of LC…

Public Health Northland request that LC-O3 – Urban Design is amended to:
Development demonstrates high quality urban form that is sustainable, positively interacts with the public
realm and responds positively to and enhances the character, economic, social, and cultural wellbeing
of the surrounding environment.

Public Health Northland request the insertion of a new LC objective:
LC-O3A - Safety: Promote the development of a safe and healthy Local Commercial Zone.
Foodstuffs North Island Limited (Foodstuffs) request the deletion of LC-O2 as notified.
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Discussion
Objective 1 reads as follows:
Provide a distribution of LC that provide mixed use development, including commercial, community and
residential activities, while not undermining the vitality and viability of the City Centre.

Fire NZ and Housing NZ support objectives LC-O1, and LC-O1 to LC-O3 respectively and request that
they are retained. I agree with these submissions.
With regard to the proposed amendments from Public Health Northland, it is unclear from the
submission what a ‘sustainable distribution’ of LC would be. It is my opinion that the objectives and
policies should be clear and succinct. In my view adding the suggested terms creates ambiguity in
the objective and I do not support its inclusion. This is also my opinion on the proposed additions to
LC-O3.
Public Health Northland have also requested the insertion of a new objective to promote safety in the
LC. In my opinion this issue is adequately addressed in the Strategic Direction chapter (SD-O12) and
an additional objective is not required.
Regarding the submission from Southpark, the ‘Marsden Primary Centre’ has been under
development for a number of years and shown little evidence of take up from commercial and industrial
developers. The Ruakaka Town centre is an existing shopping centre that has operated for many
years. It is the only shopping centre currently servicing the Ruakaka and One Tree Point Area. Given
the lack of development at the Marsden Primary Centre it is my opinion there is no significant risk of
development of the Ruakaka LC undermining the vitality and viability of the Marsden Primary Centre,
particularly over the life of this plan.
Foodstuffs’ submission requests that LC-O2 be deleted as they are concerned that the urban design
provisions of the LC policy framework are unnecessarily cumbersome and would add significant costs
to supermarkets, which require buildings that are large and bulky.
The objective seeks to maintain and enhance the urban character and amenity of the LC and has a
wider application than just supermarkets. It is an important objective that underpins a number of
policies and land use rules in the LC chapter, and seeks to ensure that new development is of an
appropriate scale and character to the locality. In my opinion the objective should remain, however I
acknowledge that supermarkets/grocery stores are an important feature of LC centres and should be
enabled to establish and continue to operate in this zone. Given the importance of supermarkets as
anchors for the LC I have recommended changes to the rules the following sections to better provide
for them.

10

Recommendation
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain the LC objectives as notified.

b.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Fire NZ

165.24

Accept

a

Housing NZ

268.87

Accept

a

Southpark

154.6

Reject

a

Public Health Northland

207.29

Reject

a

Public Health Northland

207.30

Reject

a

Public Health Northland

207.31

Reject

a

Foodstuffs

225.4

Reject

a

LC Policies
LC-P1 Submission Information
Z Energy request amendment of Policy LC-P1 to recognise the individual characteristics of each
specific LC area, as described in the Zone Overview, and to encourage the maintenance or
enhancement of its unique character. One way of achieving this intent would be to amend LC-P1 to
read:
LC-P1 – Character and Amenity: To maintain and/or enhance the character and urban amenity values
of the LC including but not limited to: ... 10. Recognition that some existing activities which contribute to
the vitality and individual characteristics of each specific LC [local commercial] area, as identified in the
Zone Overview, have functional or operational requirements that mean that the outcomes specified
above are only required to be met to the extent practicable.

Housing NZ request the amendment of LC-P1 as follows:
...A low to medium intensity and scale of built development….

Discussion
This policy seeks to identify the characteristics that define the amenity and character of the LC,
including recognising that the zone has a low to medium intensity and scale of built development and
a mix of type and scale of activities. Service stations are a discretionary activity in this zone and
therefore an assessment of the existing environment and any effects of the activity that may alter the
existing environment will be required as part of any application. Through the resource consent process
the benefits of the proposal as well as any functional or operational design requirements that preclude
meeting the urban design standards will be assessed and taken into account. For these reasons I do
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not consider that the suggested change is required. I note that I have however recommended several
exemptions to the land use rules in relation to service stations.
Regarding Housing NZ’s submission, the rules for the LC chapter provide for quite large buildings as
permitted activities (11m in height and up to 1000m2 GFA), and many of the areas identified as LC
contain larger buildings e.g. supermarkets.
The wording of the policy fits with the zone hierarchy which provides a range of zones for commercial
development ranging in intensity from the NC to the CC. Proposed policies describe NC as low
intensity of built development, LC as a low to medium intensity, and the CC as medium to high
intensity. The term ‘low to medium’ needs to be viewed against the other zones to give it context.
Removing the word ‘low’ as requested would in my opinion make the policy difficult to interpret and
inconsistent with the NC and CC provisions. I recommend that the phrase ‘low to medium’ remain,
however if the commissioners are of a mind to revise this policy, I would support an alternative term
such as ‘a moderate intensity and scale of build development’ in preference to ‘medium’ as sought by
the submission.

Recommendation
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain LC-P1 as notified.
Submitter

Submission# & Point #

Accept/Reject

Recommendation

Z Energy

62.7

Reject

a

Housing NZ

268.88

Reject

a

LC-P2 Submission Information
Fire NZ request that LC-P2 is amended as follows:
... 4. Requiring non-active uses to be located above ground floor. 5. Managing the scale, design and nature
of activities to ensure so that: ... d. Large single use buildings, activities at ground floor and standalone car
parking facilities are sleeved surrounded by smaller scale commercial activities, where appropriate.

Commercial Centres Ltd (Commercial Centres) and Foodstuffs request the deletion of clause 5 from
LC-P2.
Housing NZ request the amendment of LC-P2 as follows:
...Avoiding rural production, and discouraging industrial activities…
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Discussion
Housing NZ seek to align the policy with LC-O4 by changing the policy direction from ‘avoid’ to
‘discourage’ with respect to industrial activities.
While I agree that this would achieve consistency between the objective and policy, I do not consider
the word ‘discourage’ to be a helpful term in the context of this policy. The proposed change would
in my opinion weaken the policy with respect to industrial activities and introduce ambiguity into the
policy where the notified direction to ‘avoid’ is very clear. LC-O4 seeks to ‘discourage’ industrial
activities, however the wording proposed by Housing NZ for LC-P2 would also weaken the policy
direction to avoid other activities such as large department stores, bulk goods and trade related retail.
In my opinion the establishment of department stores and large format retail in the LC is undesirable.
Industrial activities are non-complying activities in the land use rules. Despite strong policies, these
activities could still establish provided the effects of proposals are no more than minor (i.e. they are
appropriate to the LC). While In some cases these activities may still be able to establish my opinion
is that this type of activity is generally inappropriate in this zone.
In my opinion it is appropriate that industrial activities (excluding small scale artisan industrial activities)
are avoided in this zone. The activities identified in LC-P2 (2) have the potential to significantly affect
urban character and amenity. The notified wording would in my opinion therefore also give better
effect to LC-O2 which seeks to maintain and enhance the urban character and amenity of LC. I
recommend that the policy direction to avoid remains in the policy. If the panel is of a mind to amend
the wording of LC-O4 I consider that it would be appropriate to amend that direction to avoid industrial
activities also.
With respect to the submission from Foodstuffs and Commercial Centres I consider that Clause 5 is
an important part of the policy linking the Objectives to the land use rules and providing guidance for
assessing applications that breach the land use rules. I recommend that this section of the policy be
retained.
Fire NZ seeks to remove the term ‘sleeved’ from the policy and replace it with ‘surrounded’ to require
‘sleeving’ only where appropriate. The term ‘sleeved’ is commonly used in urban design and is a
method by which parking or other large buildings are concealed from public view by wrapping it at
ground level with habitable/occupied space on the perimeter of the building. In my opinion the wording
of the policy is appropriate.

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

Retain LC-P2 as notified.
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b. Consider also amending LC-O4 to direct that industrial activities are avoided.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Fire NZ

165.25

Reject

a

Commercial Centres

210.11

Reject

a

Housing NZ

268.89

Reject

a,b

Foodstuffs Ltd

225.5

Reject

a

LC-P5 Submission Information
Housing NZ request the amendment of LC-P5 as follows:
To require residential units at ground floor to be designed and constructed in a manner which protects
provides for residential amenity and active frontages.

Discussion
I do not agree with the proposed wording as the ‘protection’ of amenity better reflects section 7 of the
Act which seeks to maintain and enhance amenity values. In my opinion the objective could be
improved by adding wording to recognise the maintenance and enhancement of amenity and I
recommend alternative wording that encompasses this approach in the policy.

Recommendation
I recommend that the Commissioners accept the submission point in part as detailed below and:
a.

Amend LC-P5 in accordance with Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.90

Accept in part

a

LC-P6 Submission Information
Housing NZ request the amendment of LC-P6 as follows:
To protect provide for residential amenity by requiring ensuring residential units to provide sufficient internal
space, outdoor living courts and noise insulation.

Discussion
I do not agree with the submission and consider that the deletion of the word protects is inconsistent
with Section 7 of the Act. I do not recommend removing the direction to protect amenity, however in
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my opinion, the wording of the policy could be improved by also including the term ‘provide for’ in the
policy.

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

Amend LC-P6 in accordance with Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.91

Accept in part

a

LC-P7 Submission Information
Housing NZ request the amendment of LC-P7 as follows:
...c. Requiring Enable sufficient site frontages to avoid discourage rear sites…

Fire NZ request Policy LC-P7c. is amended as follows:
c. Encouraging requiring verandahs where practicable, along building frontages to create a defined building
edge and provide shade and rain shelter.

Public Health Northland request the deletion of LC-P7 (b).
New Zealand Transport Agency (NZTA) have requested the amendment of LC-P7 as follows:
To create a pedestrian-centric environment by: […] e. providing facilities to support active and shared
transport modes.

Discussion
With respect to Housing NZ’s submission the policy seeks to achieve active street frontages with a
fine grain character. While I do not agree with Housing NZ’s proposed wording, I do consider that the
wording of clause (d) could be clearer and I recommend restructuring the policy as follows:
Requiring sufficient site frontages to avoid rear sites and activate corner sites while maintaining
smaller site and block sizes to retain the fine grain character of the LC.
d. avoiding the creation of rear sites, and
e. creating and maintaining smaller site sizes to retain the fine grain character of the LC …
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I disagree with Fire NZ’s proposed additions. A strong policy is required in my opinion to provide
guidance for discretionary activities under Rule LC-R7 and effectively achieve the LC objectives.
There appears to be a typographical error in the policy which Public Health Northland has helpfully
pointed out. I agree with the proposed amendment.
I support the intent of NZTA’s suggested change to the policy. In my opinion however it is unclear
who would be responsible for providing these facilities under NZTA’s proposed wording. The provision
of these type of facilities are usually a District or Regional Council function. In my opinion the policy
should seek to encourage the provision of facilities rather than directing applicants to provide the
facilities. I consider that this amendment will assist in achieving a pedestrian-centric environment in
Local Commercial centres.

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

Amend LC-P7 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.92

Accept in part

a

Fire NZ

165.26

Reject

a

Public Health Northland

207.33

Accept

a

NZTA

240.81

Accept in part

a

LC-P8 Submission Information
Housing NZ request that LC-P8 is retained as notified.

Discussion
I agree with the submission.

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

Retain LC-P8 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation
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Housing NZ

268.93

Accept

a

LC-P9 Submission Information
Commercial Centres and Foodstuffs request that LC-P9 is amended as follows:
“To protect urban amenity by avoiding activities which have noxious or offensive or undesirable, qualities
from locating within the Local Commercial Zone"…

Discussion
I agree that including the term ‘undesirable’ in the policy could potentially cause problems due to the
subjectivity of the word. In my opinion t the proposed amendment would not affect the ability of the
policy to give effect to LC-O2 and LC-O4.

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

Amend LC-P9 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Commercial Centres / Foodstuffs

210.12 / 225.6

Accept

a

LC-P10 Submission Information
Kneehy supports the objectives and policies, in particular LC-P10.
Woolworths New Zealand (Woolworths) oppose the wording of LC-P10 and request deletion of the
reference to supermarkets.
Commercial Centres and Foodstuffs request the deletion of LC-P10 as notified.

Discussion
I agree with the submission from Woolworths. While the objectives and policies seek to promote a
fine grain of development in the LC, I acknowledge the report from Mr Foy that highlights that
Supermarkets are a core activity of the LC zone, and do not detract from the viability of other retail
zones.
I acknowledge the submission from Kneehy, noting the recommended change to the policy above.
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I disagree with the Commercial Centres and Foodstuffs submission. As outlined in the Mr Foy’s report
[Part 1 Attachment 4], supermarkets are dispersed throughout the city, serve a smaller catchment
and generate multiple trips per week. Large format retail and department stores are visited much less
frequently and there is typically only one outlet of each type that serves the whole city (or district).
Development of department stores and large format retail therefore has the potential to detract from
other retail centres (such as the city centre) and in my opinion it is appropriate that they be avoided in
the LC.

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

Delete the reference to supermarkets in LC-P10.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Kneehy

144.5

Accept in part

a

Woolworths

51.1

Accept

a

Commercial Centres / Foodstuffs

210.13 / 225.7

Reject

a

LC-P11 Submission Information
Kneehy support the objectives and policies, in particular LC-P11.
Housing NZ request the amendment of LC-P11 as follows:
To avoid manage adverse effects on the vitality and viability of the City Centre and Mixed Use Zones by
ensuring any expansion or establishment of the LC is provided only at a scale appropriate to the needs of
the surrounding residential areas.

Commercial Centres and Foodstuffs request the deletion of LC-P11 as notified.
Southpark requests LC‐P11 is amended as follows:
LC‐P11 Vitality and Viability of City Centre and Marsden Primary Centre to avoid adverse effects on the
vitality and viability of the City Centre, Marsden Primary Centre and Mixed Use Zones by ensuring
expansion of the LC is provided only at a scale appropriate to the needs of the surrounding residential
areas.

Discussion
I disagree with Housing NZ’s submission to change the word ‘avoid’ to ‘manage’, as in my opinion this
weakens the policy and reduces its effectiveness to protect the vitality and viability of the City Centre
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and Mixed Use zones. I agree however with the other changes Housing NZ proposes to the policy, to
reflect any new LC zones.
I disagree with Southpark’s submission to consider the viability of the Marsden Primary Centre for the
reasons given in relation to Objective LC-O1 above.
I acknowledge the submission from Kneehy, noting the changes recommended to LC-P11 above.

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

Amend LC-P11 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Kneehy Limited

144.5

Accept in Part

a

Housing NZ

268.94

Accept in Part

a

Commercial Centres / Foodstuffs

210.13 / 225.7

Reject

a

Southpark Corporation Ltd

154.7

Reject

a

New Policies Submission Information
Z Energy request adoption of a new policy which recognises that some activities (such as service
stations) have functional or operational design requirements that preclude meeting the urban design
objectives, but which are both established and entirely appropriate within the LC. This could be
achieved by adding a policy along the following lines:
Where existing activities do not contribute to the traditional main street design outcomes sought in other
policies, to ensure the design of development makes a positive contribution to the streetscape and character
of its surroundings, while having regard to the functional and operational requirements of activities.

Public Health NZ request the insertion of a new LC policy: LC-P2A – Safety:
To improve the design of developments to reduce threats to personal safety and security by using National
Guidelines for Crime Prevention through Environmental Design (CPTED) in New Zealand.

Discussion
I acknowledge that service stations are an existing and important part of Local Centres, and that their
functional and operational requirements mean that they may not meet the requirements of some of
the urban design controls in the zone rules. In my view the amendments to the rules that have been
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recommended below address these issues and adding an additional policy as proposed by the
submitter is unnecessary. (See LC-R3, LC-R6 and LC-R12)
With regard to Public Health NZ I agree that it is appropriate to take public safety into account when
designing commercial developments in the LC. I have assessed the costs and benefits of including
the policy in accordance with S32AA [Attachment 2] and consider that including a policy would give
effect to the higher order strategic direction objective SD-O12. I do not however, recommend Public
Health Northland’s wording or proposal to reference a document in the policy. I recommend that a
policy be added to the LC with the following wording:
To reduce threats to personal safety and security by utilising urban design and CPTED principles
in the design of developments in the Local Centre Zone.

Recommendation
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Do not include a policy for existing activities.
b. Include an additional policy in relation to CPTED as outlined in Attachment 1

c.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Z Energy

62.8

Reject

a

Public Health Northland

207.32

Accept

b

LC Rules
General Landuse Rules Submission Information
Kneehy support the range of activities permitted in the LC.
Patuharakeke Te Iwi Trust Board (PTB) have identified that there is no guidance on how local mana
whenua interpretation and design can be a consideration alongside amenity and other values that are
specifically mentioned in this chapter although they have not stated any specific relief sought.
Commercial Centres request the 7,500m2 allowance as a restricted discretionary activity for retail
development is reinstated for the sites currently provided for in Rule 41.3.2 of the Operative District
Plan.
Foodstuffs and Commercial Centres supports the removal of any rules and notification requirements
relating to traffic movements within the LC.
WDC Planning have requested the insertion of new rule:
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General Retail Activity Status: P Where: 1. Any individual activity is less than 300m2 GFA per site.
Activity Status when compliance not achieved: D.

Several submissions sought amendments to or deletion of the landscaping rule contained within TRAR10. These submissions have been addressed in Part 9 of the s42A report.

Discussion
I acknowledge the support in the submission from Kneehy and recommend that the submission point
be accepted in part.
I acknowledge Patuharakeke’s submission and, while I recognise the importance and benefits of
consultation with local mana whenua early in the design process, the details of incorporating Maori
designs in a development is in my opinion best managed by the developer to suit their particular
circumstances. WDC is currently working on urban design guidelines and in my opinion it would be
appropriate to include a consideration of local mana whenua design and interpretation in those
guidelines.
Commercial Centres currently has an existing scheduled overlay in the District Plan that applies to its
approximately 6ha site in Raumanga. The site has an underlying zoning of Business 3, however the
scheduled overlay sets out that no activities are permitted activities, meaning every activity undertaken
on the site would require a consent application. Up to 7,500m2 GFA of retail activity and associated
storage, including medical services, are able to be developed as a restricted discretionary activity.
Any development greater than the cumulative 7500m2 GFA on the site is a non complying activity
under the rule.
The matters of discretion in operative rule 41.3.2 are:
Access
The extent to which any development would impact on the local and regional roading network both now
and in the foreseeable future
The design and external appearance of buildings
Visual appearance
Setbacks to and from boundaries and natural features
Provision for protection of natural features
Landscaping
Provision for infrastructure particularly storm water control

This rule came into the plan through Environment Court mediation and has been in the plan since April
2009. Since that time, it appears that minimal progress has been made towards giving effect to the
provisions, although I note that the submitter states that they have been developing concept plans
during this time.
Under the notified LC provisions retail development up to 300m2 GFA is a permitted activity, beyond
which it is discretionary (noting that I have recommended that the maximum GFA be increased to
450m2 in relation to LC-R15-18). There is no maximum GFA limit so on a site of this size there is the
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potential for a development much larger than 7500m2 to be established as a discretionary activity
(providing that all other permitted/discretionary standards are achieved). There are also a host of
other activities that could occur on the site as permitted activities (including residential) that would not
be permitted under the operative District Plan rule.
In my opinion the proposed zoning is more flexible than the existing Business 3 Environment and
scheduled overlay. First, a consent application may not be required, where it would under the current
provisions (no operative permitted activities). Second, the matters that discretion is restricted to in the
operative RDA rule regime are quite broad, and provide considerable scope to either decline an
application, or set conditions to manage any adverse effects. Taking into account that broad set of
matters of discretion I do not consider that applying a discretionary activity status would be unduly
onerous or prejudice any background work that has been undertaken. Allowing exceptions to the rules
for different shopping centres is in my opinion not an efficient way of achieving the zone objectives
when they should be, in my view, assessed through the consenting process.
I acknowledge the submission from Foodstuffs and Commercial Centres in relation to traffic movement
rules and agree with the relief sought.
I agree with WDC Planning’s submission. The notified LC chapter does not have a rule applying to
General Retail Activities. General Retail Activities is a defined activity and the section 32 has evaluated
the appropriate rule as a permitted activity with a maximum GFA of 300m2. Including this rule in my
opinion ensures consistency in the application of rules and clarifies the activity status of General Retail
Activities.
In relation to the landscaping rule, The reporting planner of Part 9 of the s42A Mr Burgoyne
recommends that rule TRA-R10 is deleted and that the rule be assessed for each relevant zone
because the rule is managing amenity from active frontage perspective. I agree with Mr Burgoyne’s
conclusions with respect to the readability and implementation issues of the notified rule.
In my opinion it is necessary to introduce a rule to replace landscaping requirements in the LC. The
LC is expected to be a high amenity pedestrian focused zone. The rule that restricts the provision of
carparks between buildings and the road boundaries does not apply to some activities, in particular,
service stations, and supermarkets and it is appropriate that landscaping is provided between the road
frontage and low amenity internal areas.
I do not consider that the landscaping rule is appropriate in the NC. The NC caters mainly for existing
small shops and corner dairies that often have a small number of car park on the road frontage. It is
my opinion that the landscaping rule would be of limited benefit and would be an unnecessary impost
on these small businesses. I do not recommend that the Road Boundary Landscaping rule be applied
to the NC.
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In my opinion a rule that is the equivalent to TRA-10 is appropriate in the LC to achieve the objectives
of the zone.

Recommendation
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain the land use rules as shown in Attachment 1.
b. Insert a new rule for General Retail as shown in Attachment 1.
c.

Do not include rules or notification requirements relating to traffic movements.

d. Do not include a precinct overlay for the Southdale site.
e. Insert a rule for Road Boundary Landscaping.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Kneehy

144.6

Accept

a

PITB

173.17

Accept in part

a

Commercial Centres

210.10

Reject

d

Commercial Centres

210.14

Accept in part

c

Foodstuffs

225.9

Accept in part

c

WDC Planning

236.89

Accept

b

LC-R2 Submission Information
Housing NZ oppose LC-R2. They consider that 16m (four stories) is a more appropriate height limit
to enable high density development and seek the following specific amendments:
Activity Status: P
Where:
1.The maximum height is 11 16m.
Activity status where compliance is not achieved RD
Matters of discretion
Effects on the amenity of adjoining sites.
The extent to which visual dominance effects are mitigated.

Discussion
The LC is not in my opinion appropriate for high density development, and is described in the zone
overview and objectives as of a low-medium intensity of development. The proposed maximum
building height of 11m is consistent with the operative Business 3 Environment and Kamo Activity
Precinct. The section 32 report evaluates the costs and benefits of different height scenarios and
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determines that a maximum permitted height of 11m is the most effective and efficient way of achieving
the objectives for the zone. I concur with this assessment and I do not support raising the maximum
building height to 16m.
With regard to the activity status my view is that building heights can have effects which are not always
limited to those on adjoining sites. It is my opinion that 11m is a substantial building in the Whangarei
context and where LC-R2 is infringed, I consider it appropriate to assess the potential effects through
a discretionary assessment on a case by case basis. A discretionary activity status will ensure that
effects on the character and amenity of the wider locality, as well as any adjacent effects on shading,
outlook, privacy and amenity, can be assessed and considered.

I do not support a restricted

discretionary activity status.

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

Retain Rule LC-R2 as notified

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.95

Reject

a

LC-R3 Submission Information
Woolworths opposes LC-R3(2) setback distances and seeks either exemption of supermarkets or
changing the activity status from non-complying to restricted discretionary.
Z Energy seeks to amend LC-R3(2) to exclude buildings for existing service stations from these
building setback requirements.
Fire NZ seek to include an exemption to exempt Emergency Services from the rule:
2. The building is setback from 0.5m of the road boundary at ground floor for the entire length of the street
frontage for any front site, except:
a. A setback of up to 1.5m for a maximum width of 2.5m to allow for a recessed pedestrian entrance.
b. Emergency services.

G. King, G and A King and Krivoklat Trust oppose LC-R3 and seek that it be deleted. They submit
that this rule has no identified amenity benefit and is a waste of valuable land resource.
Housing NZ oppose LC-R3 and seek that it be deleted. They consider this a matter that is overly
prescriptive and complicated as a method to manage building setbacks.
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Discussion
I do not agree with the submissions that seek to delete the rule. The intent of the building setback is
to maintain amenity values on neighboring sites, and with respect to clause 2 of the rule, maintain an
active building frontage and promote a pedestrian centric environment.
The term ‘setback’ has been used for some time under the operative plan provisions, and it is
commonly understood in the Whangarei context as a measure of the distance between a structure or
activity and the boundary of the site or other feature and is defined in the Plan. I recommend that the
term ‘building setback’ is retained rather than changing the term to ‘yards’.
Regarding the submission from Woolworths and the Oil companies, Grocery Stores greater than
300m2 GFA and Service Stations are proposed to be a discretionary activity in the LC. Part 1
addresses activity status of this rule.

Given the operational and functional requirements of

Supermarkets and Service Stations it is my opinion however that they are unlikely to achieve the
setbacks specified under Clause 2. I have assessed this option in accordance with S32AA and
recommend that an exception to clause 2 be applied to Service Stations and Grocery Stores.
Emergency services are a permitted activity in the LC. In my opinion it is appropriate to include an
exemption for emergency services from LC – R3(2) due to the requirements of emergency services
which includes the accessibility to operate effectively. Although the intent of the building setback
provision is to maintain an active building frontage and help promote a pedestrian centric environment
as stated in the s32 report, I consider that providing an exemption for emergency services will allow
for the more efficient and effective provision of emergency services.
I note that consequential changes to the rule to give effect to the National Planning Standards are
proposed in the submission from WDC planning.

Recommendation
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain a building setbacks rule for the LC
b. Amend clause 2 of LC-R3 to exclude grocery stores, service stations and emergency
services as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Woolworths

51.2

Accept in part

b

Z Energy

62.9

Accept in part

b

Fire NZ

165.27

Accept in part

b

King

237.1 and 238.1

Reject

a
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Krivoklat Trust

239.1

Reject

a

Housing NZ

268.96

Reject

a

LC-R4 Submission Information
G King, G and A King and Krivoklat Trust oppose LC-R4 and seek that it be deleted. They submit that
this rule has no identified amenity benefit and would preclude a lowered ceiling anywhere in the
building.
Housing NZ oppose LC-R4 and seek that it be deleted. They consider this a matter of internal amenity
better suited to being assessed through restricted discretionary activity assessments for multi-unit
developments.

Discussion
I disagree with the submitters that the rule has no identified amenity benefit and that a restricted
discretionary activity status should apply. The intent of the proposed minimum ground floor-to-ceiling
height of 3.5m is to ensure quality urban design outcomes for the zone and to provide flexibility for
future land use changes. In my opinion this is important as the LC is primarily a commercial zone,
however the restrictions on residential development are very limited. Higher ceiling heights at ground
floor contribute to amenity by providing a sense of spaciousness in smaller rooms, better daylight
access and better natural ventilation, particularly for buildings with deep floor plans as you would
expect in commercial areas with a fine grain, and active shop frontages. They also support conversion
between different land uses.

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

Retain LC-R4 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

King

237.2 and 238.2

Reject

a

Krivoklat Trust

239.2

Reject

a

Housing NZ

268.97

Reject

a

26

LC-R5 Submission Information
Housing NZ oppose LC-R5 and seek that it be deleted. They seek a comprehensive review of the rule
in order to better provide for flexibility and optionality in building form while still managing the potential
for adverse effects to adjoining properties.

Discussion
The operative plan currently imposes rules relating to daylight angles, however the rule is somewhat
confusing and difficult to interpret. In my opinion the height in relation to boundary rule proposed in
PC88E is much clearer.
The LC is located adjacent to Residential, Open Space and Recreation Zones which require careful
management to avoid adverse effects at the zone interface. The rule provides for larger buildings to
be established on larger sites while managing the adverse effects on neighbours in terms of privacy
and daylight. I do not agree that LC-R5 should be deleted, as it seeks to protect amenity values and
in my opinion is an efficient and effective method to achieve the zone objectives.
While I do not support deleting the rule, in my opinion this rule could be more efficient and effective if
it were a restricted discretionary activity where the height in relation to boundary limits are breached.
The adverse effects of a height in relation to boundary breach will primarily be on immediate neighbors.
In my opinion the matters over which discretion should be restricted to should be privacy, shading
effects, and effects on amenity values of the adjoining properties.
This would bring the activity status in line with similar rules in other commercial zones. The building
height rule defaults to a discretionary activity, so any effects on the wider locality from the construction
of very tall buildings can be considered under that rule.

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

Change the activity status when compliance is not achieved from Discretionary to Restricted
Discretionary.

b. Add matters of discretion as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.98

Accept in part

a

LC-R6 Submission Information
Z Energy supports the exclusion for service stations in LC-R6.
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Woolworths oppose the continuous blank wall, the 65% clear glazing and main pedestrian entrance
distance restrictions. They seek an exemption for supermarkets or a change in the activity status to
restricted discretionary.
WDC Planning have sought amendment to LC-R6 to ensure consistency of rules.
LCZ-R6 Building Frontages
Activity Status: Permitted
Where:
1. No continuous blank wall with an area greater than 25m2 is visible
from site frontage.
2. 1. At least 65% of the ground floor building frontage at ground floor is
clear glazing.
3. 2. The main pedestrian entrance is provided within 3m of the site
frontage, except for service
stations.
4. 3. There are nNo roller doors (except security grills which allow views
from the street into the premise) is
situated along site frontage.

Fire NZ seek the following specific amendments to LC-R6.3 and 4:
3. The main pedestrian entrance is provided within 3m of the site frontage, except for service stations and
emergency services.
4. No roller door is situated along site frontage, except at emergency service facilities.

Landowners seek the deletion of LC-R6 as they consider the provisions unnecessarily restrictive.
Commercial Centres and Foodstuffs seek the deletion of LC-R6. They consider that the continuous
wall and glazing restrictions have the potential to be onerous and cost restrictive and may have
unintended consequences. They also consider that the continuous wall wording lacks clarity and
certainty. s
G. King, G and A King and Krivoklat Trust seek to delete LC – R6.

Discussion
I acknowledge the support for the exclusion of service stations in LC-R6. I consider that is it appropriate
to exempt them from clause 2 which controls pedestrian entrances due to the operational and
functional requirements of these activities. I also consider that it is appropriate to exclude Grocery
Stores and Emergency Services from this clause.
The proposed LC objectives seek to prioritise pedestrians and enhance active frontages at ground
floor. This includes requirements for active building frontages, and clear glazing. I agree that it is
appropriate to delete LC-R6.1 in relation to blank walls. In my opinion this part of the rule is not
required and the deletion of provision will result in consistency between zones and a more effective
and efficient rule, although I do not agree that the rule should be deleted in its entirety.
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I recommend that the rule be retained subject to the amendments above. Retaining the rule will in my
opinion achieve the objectives that seek to maintain and enhance the urban character and amenity of
the LC.

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

Amend LC-R6 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Z Energy

62.10

Accept

a

Woolworths

51.3

Accept in part

a

WDC Planning

236.71

Accept

a

Fire NZ

165.28

Accept in part

a

Landowners

138.11

Reject

a

Commercial Centres

210.15

Reject

a

Foodstuffs

225.10

Reject

a

King

237.3 and 238.3

Reject

a

Krivoklat Trust

239.3

Reject

a

LC-R7 Submission Information
Z Energy request the amendment of Rule LC-R7, to make it clear that the rule relates to any building
that fronts (not simply faces) a road. This could be done by retaining the rule but adding the following
clarification:
1. Any building fronting (not simply facing) a road contains a verandah...

Landowners request the deletion of LC-R7.
Fire NZ request the amendment of LC-R7 as follows:
1.c. That has a minimum width of 1.5m and a maximum width of 2.5m and is set back at least 0.5m from
the kerb line.

King and Krivoklat Trust request the deletion of LC-R7 and its replacement with Operative District Plan
rule 41.4.7 suitably modified to reference new rules.
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Discussion
With regard to the submission from Z Energy I consider that the existing wording is appropriate, and
the proposed amendment would introduce more ambiguity into the rule. It is expected that most
buildings will be fronting the road given the controls in LC-R3 (setbacks).
The operative District Plan contains a rule managing verandahs in the Business 3 Environment. The
clause relating to verandah height in the notified provisions is the same as that rule. The operative
rule also requires that verandahs are the width of the footpath less 600mm from the kerb. Fire NZ
point out that fire appliances are 4 meters high and if verandahs overhang the carriage way taller
vehicles may not be able to pass beneath them. Requiring verandahs that impede tall vehicles is not
an efficient or effective use of resources and may have health and safety implications. In my opinion
it is sensible to add a similar requirement to avoid this situation and I support the amendment sought
by Fire NZ. For consistency with other zones I recommend that the setback maintain the Business 3
Environment status quo, requiring a 600mm setback from the kerb, provided that the panel considers
that there is scope for this change.
I disagree with the submission from Landowners. Deleting the rule will in my opinion not achieve the
objectives and policies of the LCZ.

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

Amend LC-R7 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Z Energy

62.11

Reject

a

Landowners

138.11

Reject

a

Fire NZ

165.29

Accept

a

King

237.4 and 238.4

Reject

a

Krivoklat Trust

239.4

Reject

a

LC-R9 Submission Information
Housing NZ opposes LC – R9 and seeks to delete this rule.
WDC Planning seek to delete rule LC-R9 and the addition of clause 1 to rules LC-R15, LC-R17 - 25.
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Discussion
In my opinion this rule should be deleted. Removing the rule will provide consistent formatting with
other chapters. I agree that the rule should be added to rules LC-R15, LC-R17-25, as it is appropriate
when applied to activities related to Grocery Stores, Commercial Services and Food and Beverage
Activities, Artisan Industrial Activities, Places of Assembly, Emergency Services, and Entertainment,
Recreational and Educational Facilities. In my opinion this an effective and efficient way of protecting
residential amenity and managing reverse sensitivity effects.

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

Delete LC-R9 and insert Clause 1 into LC R-15, LC-R17-25 as detailed in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendations

Housing NZ

268.99

Accept in part

a

WDC Planning

236.91

Accept

a

LC-R10 Submission Information
Fire NZ seek deletion of LC-R10.
WDC Planning seek the deletion of the rule and the addition of clause 1 to rules LC-R15, and LC-R17 to R-24.

Discussion
I agree with the request by WDC Planning to delete LC-R10 and add the clause to the specified
provisions, as this amendment ensures the consistent application of rules. In my opinion it is
appropriate to manage opening hours for this type of activity, particularly when it is located near
residential environments to ensure amenity levels are not adversely affected.
I acknowledge the submission from Fire NZ. While I have recommended deleting the rule, I agree with
WDC Planning that hours of operation should be added to activity rules including LC-R23 Emergency
Services. I agree that the nature of emergency services means that they need to respond to
emergencies at any time. Fire NZ contends that this rule will move emergency services from a
permitted to a discretionary activity, but I note that that this only applies within 50m of the boundary of
a Residential zone. There are still opportunities for emergency services to locate in the zone as
permitted activities. However in my opinion if an activity has the potential to disturb residential areas
late at night it is appropriate to consider the effects on that community.
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Recommendation
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Delete LC-R10.

b. Add clause 1 to rules LC-R15, and LC-R-17 to R-24 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendations

Fire NZ

165.30

Accept in part

a

WDC Planning

236.91

Accept

a

LC-R12 Submission Information
Z Energy seeks to amend Rule LC-R12 to exclude sites for existing service stations from car parking
locational requirements. This could be done by including the following exemption to the rule:
1. No car parking space is located between the building frontage and road boundaries of site, except for
carparking spaces at service station and supermarket sites.

Woolworths oppose LC-R12 and suggest either an exemption of supermarkets from such a
requirement or changing the non-compliance activity status to restricted discretionary.
Commercial Centres Ltd and Foodstuffs seek to delete LC-R12.
Landowners request the deletion of LC-R12.

Discussion
The rule seeks to enable active street frontages and a pedestrian friendly environment, and I consider
that it is an efficient and effective way of achieving the objectives. However, for the reasons discussed
in relation to previous rules, I consider that it is appropriate to provide for supermarkets and service
stations in the LC by exempting them from this rule. I support in principle the wording suggested by Z
Energy.

Recommendation
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain LC-R12 as notified.
b. Exempt service stations and grocery stores as shown in Attachment 1.
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Submitter

Submission# & Point #

Accept/Reject

Recommendation

Z Energy

62.12

Accept

b

Woolworths

51.4

Accept in part

b

Commercial Centres

210.15

Reject

a

Foodstuffs

225.10

Reject

a

Landowners

138.11

Reject

a

LC-R14 Submission Information
Commercial Centres request the retention of LC-R14.
Housing NZ request the deletion of clause 1 of LC-R14.

Discussion
I acknowledge the submission from Commercial Centres.
I do not agree with Housing NZ’s submission to delete the minimum net floor area requirements. There
are very few controls on residential units in terms of the number of residential units able to be provided
per site, provided they are above ground floor, and limited opportunities for public input. While I agree
with Housing NZ that very small residential units may be appropriate in some situations, a restricted
discretionary activity is available to consider these situations.

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

Retain LC-R14

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Commercial Centres

210.16

Accept

a

Housing NZ

268.100

Reject

a

LC-R15 Submission Information
Woolworths request an amendment to LC-R15 changing the term "grocery store" to "supermarket"
and the non-compliance activity status discretionary to restricted discretionary, or that the term
'supermarket' be added to LC - R15 together with the change in activity status where there is noncompliance with the 300m2 GFA provision.
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Kneehy requests that Rules LC-R15 - R18 are amended to increase the GFA from 300m2 to 450m2.
Commercial Centres and Foodstuffs request the removal of GFA restrictions from Rule LC-R15 and
to make these activities a permitted activity. Commercial Centres makes the same requests for R17.
WDC Planning request the deletion of clause 1 from LC-R9 and LC-R10 and for the requirement to be
added to LC-R15.

Discussion
I agree with the proposed changes sought by WDC Planning, noting the changes that I recommend
below. The wording I recommend is slightly different to the submission for clarity and to improve the
wording of the rule.
Having regard to the Mr Foy’s economic advice [Part 1 Attachment 4], I consider that it would make
the rule more efficient and effective to increase the maximum GFA from 300m2 to 450m2.
In regards to the submissions from Woolworths, Foodstuffs and Commercial Centres, Mr Foy’s report
identifies that most supermarkets in Whangarei are in areas proposed to be zoned LC, and that they
are a core activity in this zone. It also notes that the number of supermarkets is self-limiting, and that
it is unlikely that more than two new supermarkets will be developed over the life of the plan. In my
opinion the risk of enabling supermarkets as a permitted activity in the LC (a pedestrian friendly, fine
grained built environment) is low and is outweighed by the benefits of permitting the retention and
expansion of existing stores in the LCZ.

I note that new supermarkets will still be required to meet

the building height and setback rules, and consider that this will appropriately manage effects on
adjoining property. I agree with the Mr Foy’s comments and recommend that the minimum GFA for
grocery stores be removed in relation to LC-R15, but that the recommended clauses addressing
landscaping and opening hours are retained.
The use of the term Grocery Store is addressed in Part 1. I agree with the discussion in that chapter
and do not support changing the term.

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

Increase the Business Net Floor Area as shown in Attachment 1.

b. Remove the maximum Business Net Floor Area for Grocery Stores as shown in Attachment
1.
c.

Retain the use of the term Grocery Store.

d. Make consequential changes to LC-R15 as shown in Attachment 1.
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Submitter

Submission# & Point #

Accept/Reject

Recommendation

Woolworths

51.5

Reject

c

Kneehy

144.1

Accept

a

Commercial Centres

210.17

Reject

b

Foodstuffs

225.11

Reject

b

WDC Planning

236.91

Accept in part

d

LC-R16 Submission Information
WDC Planning request the deletion of Rule LC-R16 Health Care Facility.

Discussion
Health Care Facilities is not a defined term in the Planning Standards. This type of activity will be
included within the definition of Care Centres. I agree with the WDC planning submission.

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

Delete LCZ-R16 - Health Care Facilities as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

WDC Planning

236.90

Accept

a

LC-R17 Submission Information
Kneehy request that Rules LC-R15 - R18 are amended to increase the GFA from 300m2 to 450m2.
WDC Planning request the deletion of clause 1 from LC-R9 and LC-R10 and for the requirement to be
added to LC-R17.

Discussion
I agree with the proposed changes submitted by WDC Planning, noting the changes that I recommend
below.
Having regard to the Mr Foy’s report [Part 1 Attachment 4], I consider that it would make the rule
more efficient and effective to increase the maximum GFA from 300m2 to 450m2.
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Recommendation
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Increase the Business Net Floor Area from 300 to 450m2 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Kneehy

144.1

Accept

WDC Planning

236.91

Accept

Recommendation

LC-R18 Submission Information
Kneehy request that Rules LC-R15 - R18 are amended to increase the GFA from 300m2 to 450m2.
WDC Planning request the deletion of clause 1 from LC-R9 and LC-R10 and for the requirement to be
added to LC-R18.

Discussion
I agree with the proposed changes submitted by WDC Planning, noting the changes that I recommend
below.
Having regard to Mr Foy’s report, I consider that it would make the rule more efficient and effective to
increase the maximum GFA from 300m2 to 450m2.

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

Increase the Business Net Floor Area from 300 to 450m2 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Kneehy

144.1

Accept

WDC Planning

236.91

Accept

Recommendation

LC-R19-25 Submission Information
Fire NZ seek to retain Rule LC-R23 as notified.
Ministry of Education seek to retain LC-R24 as notified.
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WDC Planning request the deletion of clause 1 from LC-R9 and that the requirement be added to LCR19-25.
WDC Planning request the deletion of clause 1 from LC-R10 and that the requirement be added to
LC-R19-24.

Discussion
I agree with the proposed changes submitted by WDC Planning for the reasons outlined in the
discussion on LC-R9 and LC-R10.
I acknowledge the submissions from Fire NZ and Ministry of Education, noting that I have
recommended changes in response to the WDC Planning submissions.
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Delete clause 1 from LC-R10 and add it to LC-R19-24 as shown in Attachment 1; and

b. Delete clause 1 from LC-R9 and add it to LC-R19 as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

WDC Planning

236.91

Accept

a, b

Fire and Emergency New Zealand

165.31

Reject

a

Ministry of Education

267.5

Reject

a

LC-R26 Submission Information
Woolworths oppose the discretionary status of LC-R26 and seek that the activity status be changed
to restricted discretionary.
Fire and Emergency New Zealand seek to amend Rule LC-R26 as follows:
Activity Status: Permitted Where: 1. Emergency services establish and require a vehicle access to the
site. Activity Status when compliance not achieved: Discretionary

Discussion
The intent of LC-R26 is to improve amenity within the LC and create a more pedestrian-centric
environment, with safer and more accessible footpaths and improved active frontage. In my opinion
the amendment suggested by Fire NZ is appropriate because vehicle crossing are a functional and
operational requirement for emergency services. Emergency services are encouraged in the LC and
are a permitted activity.
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In general, other activities establishing vehicle crossings over footpaths in the LC will in my opinion
adversely affect the streetscape and pedestrian centric environment that the zone objectives seek to
create. I consider that it is appropriate to consider all aspects of the effects of a vehicle crossing on
the wider environment and so in these instances it is my opinion that a discretionary activity status is
appropriate.

Recommendation
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain LC-R26, and;
b. Exempt Emergency Services from LC-R26 as shown in Attachment 1.

Submitter
Woolworths
Fire NZ

Submission# & Point #
51.6
165.32

Accept/Reject
Reject
Accept

Recommendation
a
b

LC-R37 Submission Information
Bunnings Limited seek to delete LC-R37 and amend the provisions so that Trade Suppliers are a
permitted activity in the LC Zone with the permitted criteria being the existing discretionary activity
criteria in LC-R37. Where compliance is not achieved, a discretionary activity status should apply.

Discussion
Trade suppliers are identified as a specific type of retail activity in the Commercial Activities nesting
table. The types of goods sold by trade suppliers tend to be oriented more towards businesses than
are other types of retail goods, and/or require large warehouse or yard-based premises to operate
from. Both of those attributes distinguish trade suppliers from most other retail activities, and are the
reason that their location is managed differently in the plan change package.
In Mr Foy’s opinion [Part 1 Attachment 4] the attributes of trade suppliers make them less suited to
most Local Centre zones than other retail activities, and that it is appropriate that they are not permitted
activities in the LC. Space in Local Centres can be limited, and it is more important than space be
available for other retail goods and commercial services in those centres. Further, potential issues of
reverse sensitivity may arise with some trade suppliers, given their sometimes quasi-industrial nature
(being yard-based, often in warehouse type buildings generating heavy vehicle movements. I agree
with Mr Foy’s analysis on this topic.
In my opinion Trade suppliers are more appropriately located in the Commercial or Light Industrial
Zones and I recommend that the discretionary activity status remain for the LC.

38

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

Retain the discretionary status for Trade suppliers in the LC.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Bunnings Limited

60.8

Reject

a

LC-R40 and R41 Submission Information
Bristow Family Trust request a clarification of the definition of "Manufacturing and Storage" and "Repair
and Maintenance" to exclude small automotive repair facilities, electricians and the like or to remove
"manufacturing and storage" and "repair and maintenance" from the non-complying list in LC-R40 &
R41.

Discussion
The definitions of Manufacturing and Storage and Repair and Maintenance Services are proposed to
be included in the definitions section of the plan and are a subset of industrial activities in the nesting
tables.
The submitter is concerned that existing activities undertaking automotive repairs and light industrial
activities would be non-complying activities. In my opinion the activities the submitter refers to would
be included within the definition of Repairs and Maintenance services but would generally fall outside
the definition of Manufacturing and Storage.
In my opinion small scale Repair and Maintenance Activities may be appropriate within the LC. Many
of the areas zoned LC (Such as Kamo) currently accommodate this type of business and it is expected
that they will continue to operate here under existing use rights to some degree. At a small scale these
activities can be innocuous and, in my opinion, can be compatible with expected activities in the LC.
In my opinion providing for this type of activity within the LC would be an effective and efficient way of
achieving the zone objectives and the purpose of the Act.
The submitter has asked that small automotive repair facilities, electricians and the like are excluded
from the Non-Complying List but does not request an alternative activity status. I recommend that
Manufacturing and Storage retain its non complying status, but that Repair and Maintenance Facilities
become a discretionary activity in the same category as service stations and other activities in rules
27-33. A discretionary activity status would provide for those activities with benign effects to establish,
or continue to operate, while avoiding activities which have noxious, offensive, or undesirable qualities
to comply with LC-P9.
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Recommendation
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Amend the LC Chapter to provide for Repair and Maintenance Services as a discretionary
activity as shown in Attachment 1.

d.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Bristow Family Trust

25.1

Accept in part

a

Subdivision
SUB-R7 Submission Information (City Centre, Mixed Use, Waterfront or Local Commercial
Zones)
Housing NZ request the amendment of SUB-R7 as follows:
...2. Every allotment has a: a. Net site area not less than 100m². b. Frontage no less than 6m, or 12m in
the case of a corner allotment. c. Frontage no greater than 30m, or 60m in the case of a corner allotment.
Activity Status when compliance not achieved: DRD

SUB-R7 Discussion
SUB-R7 applies to four zones, the CC, WZ, MU and LC.
e.

I have reviewed the s32 analysis and summary tables for subdivision for the LC (Table 15). I agree
with the conclusions in that report, particularly the increased economic development opportunities and
maintenance of anticipated amenity levels within the LC.

f.

With respect to the appropriateness of the proposed amendments to minimum and maximum site
frontages, I note Housing NZ’s comment that they consider such provisions as being “appropriate
provisions for the ‘high order’ centres, such as the CC”. It is unclear from the submission if Housing
NZ considers that the site frontages rules should apply to the LC which in my view, is a ‘higher order
centre’. In my opinion, removal of the site frontage controls would reduce the ability to achieve the
objectives and policies for the LC and I do not support this change.

g.

I do not support the alteration of the activity status for non-compliance. The rule addresses subdivision
of allotments as well as unit title allotments for both commercial and residential development in the
LC. In my opinion, the range of effects that would be necessary to consider as part of any resource
consent would be too broad to define an appropriate list of matters over which discretion is reserved. I
do not consider that a restricted discretionary activity status is appropriate.

I note that my

recommendations with respect to the LC are consistent with the recommendations in Part 3 on the
CC, WZ and MU zones.
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SUB-R7 Recommendation
h.

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

Retain SUB-R7 as notified

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.137

Reject

a
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Neighbourhood Commercial
Section C addresses submissions on PC88E Neighbourhood Commercial. Topic headings for the
submissions assessed under section C are as follows:
a. NC Objectives
b. NC Policies
c.

NC Rules

d. Subdivision

a.

Neighbourhood Commercial Objectives
Submission Information
Fire NZ requests retention of Objective NC-O1 as notified.
Housing NZ request retention of NC-O1 to O3 as notified.
Public Health Northland request the amendment of NC-O1 to:
Provide a sustainable distribution of commercial and community activities, while not undermining the vitality
and Viability of the LC.

Public Health Northland request the amendment of NC-O2 to:
Maintain and enhance the urban character and amenity of the NC, whilst avoiding reverse sensitivity and
minimising the effects on the existing community.

Public Health Northland request the amendment of NC-O3 to:
Development demonstrates high quality urban form that is sustainable, positively interacts with the public
realm and responds positively to and enhances the character, wellbeing and social outcomes of the
surrounding environment.

Discussion
I acknowledge the submissions of Fire NZ and Housing NZ and concur.
Regarding the proposed amendments from Public Health Northland I do not consider that the
proposed amendments would aid in the assessment and consideration of applications. In my opinion
adding the suggested terms would create ambiguity in the objectives and duplication with higher order
provisions (Strategic Direction) and I therefore do not recommend that they are included.
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Recommendation
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a.

Retain the NC objectives as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Fire NZ

165.33

Accept

a

Housing NZ

268.102

Accept

a

Public Health Northland

207.53

Reject

a

Public Health Northland

207.54

Reject

a

Public Health Northland

207.55

Reject

a

b.

Neighbourhood Commercial Policies
Submission Information
Housing NZ request amendment of NC-P1 as follows:
...1. A low to medium density of development and built form…. …5. No l Limited exposure to noxious
odour or noise associated with industrial activities….

Housing NZ request amendment of NC-P2 as follows:
…2. Avoiding rural production, and discouraging industrial activities…

Fire NZ request the amendment of NC-P2 as follows:
To enable a range of activities ... 1. Encouraging small scale dairies, commercial service activities,
community activities and cafes. 2. Avoiding rural production and industrial activities, large scale
commercial activities and destination-based community activities (but not emergency services).

Housing NZ request amendment of NC-P3 as follows:
To require residential units to be designed and constructed in a manner which protects provides for
residential amenity and active frontages.

Housing NZ request amendment of NC-P5 as follows:
To protect provide for residential amenity by requiring ensuring residential units to provide sufficient internal
space, outdoor living courts and noise insulation.

Public Health Northland request amendment of NC-P5:
43

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

Housing NZ request that NC-P6 and P9 are retained as notified.

Discussion
With regard to Housing NZ’s submission on NC-P1, I consider a low intensity of development and built
form to be appropriate in the NC. This is in keeping with the residential development that commercial
facilities with this zoning generally service, and maintains the hierarchy of commercial zoning from
NC-LC-CC. I also disagree with the amendment proposed that seeks to provide for “limited” exposure
to external effects of industrial activities rather than “no/limited”. The NC is generally applied to small
shops or groups of shops within residentially zoned areas. In my opinion industrial activities are
generally inappropriate in these areas.
With regard to the submission from Fire NZ on NC-P2, the NC is intended for small commercial
activities that provide goods and services to meet the day to day needs of communities and associated
residential activities. They are generally surrounded by residentially zoned land. In my opinion the
NC is not an appropriate zone to locate emergency services in, and this is reflected in their non
complying activity status in this zone. For these reasons I do not agree with Fire NZs proposed
amendments to the policy.
Regarding Housing NZ’s submission on NC-P2 I prefer the notified version which seeks to avoid
industrial activities in the NC. It is my opinion that industrial activities are generally not appropriate in
the NC due to its proximity to residential land use. Industrial activities are a non-complying activity in
the NC and in my view the policy wording as proposed is clearer and more directive and appropriate.
Regarding Housing NZ’s submissions on NC-P3 and NC-P5. I do not agree with Housing NZ’s
proposed amendments for the reasons outlined in relation to LC-P6 of this report.
Public Health Northland seeks the removal of the reference to noise insulation in NC-P5 on the basis
that there are no rules requiring it. In my view the ability to consider noise insulation at a policy level
may be useful for discretionary and non-complying activities, and for the setting of conditions. I
recommend that it remain in the policy.
I acknowledge Housing NZ’s submission in support or LC-P6 and LC-P9.

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

Retain NC-P1, NC-P2, NC-P3, NC-P5, NC-P6 and NC-P9 as notified.
Submission# & Point #

Accept/Reject

Recommendation
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Housing NZ

268.103

Reject

a

Housing NZ

268.104

Reject

a

Fire NZ

165.34

Reject

a

Housing NZ

268.105

Reject

a

Housing NZ

268.106

Rejectt

a

Public Health Northland

207.56

Reject

a

Housing NZ

268.107

Accept

a

c.

NC Landuse Rules
Landuse Rules General Submission Information
WDC Planning have requested the insertion of a new rule:
General Retail Activity Status: P Where: 1. Any individual activity is less than 300m2 GFA per site. Activity
Status when compliance not achieved: D.

Discussion
The proposed change will in my opinion close a loophole in the notified version where potentially large
retail activities that did not meet a definition would be a permitted activity with no control over gross
floor area. I agree with this change.

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

Insert a new rule as shown in Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

WDC Planning

236.89

Accept

a

NC-R2 Submission Information
Housing NZ oppose NC-R2. They consider that 12m (three storeys) is more appropriate to enable
medium density development and seek the following specific amendments:
Activity Status: P
Where:
1.The maximum height is 12 8m.
Activity status where compliance is not achieved RD
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Matters of discretion
Effects on the amenity of adjoining sites.
The extent to which visual dominance effects are mitigated.

Discussion
The notified maximum building height of 8m is consistent with the operative Living 1 Environment. The
S32 report evaluates the costs and benefits of different height scenarios and determines that a
maximum permitted height of 8m is the most effective and efficient way of achieving the objectives for
the zone. I concur with this assessment and I do not support raising the maximum building height to
12m.
I also disagree with Housing NZ’s request to change the activity status to a restricted discretionary
activity. In my opinion building heights can have effects which are not always limited to those on
adjoining sites. I consider it appropriate to assess the potential effects through a discretionary
assessment on a case by case basis. A discretionary activity status will ensure that effects on the
character and amenity of the wider locality, as well as any adjacent effects on shading, outlook, privacy
and amenity, can be assessed and considered.

Recommendation
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Retain Rule NC-R2 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Housing NZ

268.108

Reject

a

NC-R3 Submission Information
Fire NZ seek to amend NC-R3 to exempt Emergency Services from the setback from road boundaries.

Discussion
The intent of the building setback is to maintain an active building frontage and to promote a pedestrian
centric environment that fits with the streetscape. The NC is a zone designed to provide for small retail
outlets that service the surrounding residential zone. In many instances small existing shops such as
dairies have been spot zoned as NC to recognise their existing uses and their value to communities,
and to provide certainty for their ongoing operations. In my opinion it would be unlikely, and generally
inappropriate, for emergency services to locate in this zone, as demonstrated by its Non-Complying
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activity status. I do not recommend that emergency services be exempted from the building setback
provisions.

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

Retain rule NC-R3 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Fire NZ

165.35

Reject

a

NC-R5 Submission Information
Landowners consider this rule unnecessarily restrictive.
Fire NZ seeks to amend NC – R5:
3. The main pedestrian entrance is provided within 3m of the site frontage (except emergency services).
4. There are no roller doors (except emergency services and security grills which also views from the street
into the premises) along site frontage. Activity status when compliance not achieved: Restricted
Discretionary

Discussion
For the same reasons as those discussed in relation to the building setbacks rule above, I disagree
that Emergency services should be exempt from the building frontages rule in the NC.
I also disagree with the submission from Landowners.

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

Retain rule NC-R5 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Landowners

138.12

Reject

a

Fire NZ

165.36

Reject

a

NC-R7 Submission Information
Fire NZ seek deletion of NC-R7.
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WDC Planning seek the deletion of the rule and the addition of clause 1 to rules NC-R13, NC-R14 and
NC-R16.

Discussion
I agree with the request by WDC Planning to delete NC-R7 and add clause 1 to the specified provisions
as in my opinion, this amendment ensures the consistent application of rules.
The recommended amendments resulting from the accepting WDC Planning request may satisfy the
relief sought by Fire NZ who have also requested the deletion of this rule. The recommended change
will mean that the restriction on hours of operation will not apply to Emergency Services.

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

Amend the NC rules in accordance with Attachment 1.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Fire NZ

165.37

Accept in Part

a

WDC Planning

236.93

Accept

a

d.
NC-R10 Submission Information
Relief sought is not stated by Landowners.
Fire NZ request the amendment of NC-R10 as follows:
1. c. That has a minimum width of 1.5m and a maximum width of 2.5m and is set back at least 0.5m from
the kerb line.

Discussion
The operative District Plan contains a rule managing verandahs in the Business 3 Environment. The
notified NC rule relating to verandah height is the same as that rule. The operative rule also requires
that verandahs are the width of the footpath less 600mm from the kerb. Fire NZ point out that fire
appliances are 4 meters high and if verandahs overhang the carriage way taller vehicles may not be
able to pass beneath them. In my view it is sensible to add a similar rule to avoid this situation and I
support this amendment, however to maintain the status quo in the Business 3 Enironment and for
consistency with other zones, I recommend that the setback from the kerb should be 0.6m.
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I recommend that the submission from Landowners be rejected. Deleting the rule will in my opinion
not achieve the objectives and policies of the NC.

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

Amend rule NC-R10 as shown in Attachment 1

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Landowners

138.12

Reject

a

Fire NZ

165.38

Accept

a

NC-R13, 14, 15 and 16 Submission Information
Foodstuffs request that the rule requirements of NC-R13 are clarified.
WDC Planning request the addition of clause 1 of rule NC-R7 to rules NC-R13, NC-R14, NC-R16.
WDC Planning seeks to delete rule NC-R15 Health Care Facility.

Discussion
Foodstuffs has correctly identified that there appears to be a formatting error in the numbering for rule
NC-R13. I recommend that this rule be corrected.
Because of my recommendation on NC-R7, I recommend that clause 1 from that rule be applied to
NC-R13, NC-R14, NC-R16. This change would apply the hours of operations rule to Grocery Stores,
Food and Beverage, and Health Care Facilities. Operating these types of activities outside business
hours may adversely affect the amenity of their localities and I consider that it is appropriate to manage
this through a discretionary activity rule in the NC.
Health Care Facility is not a defined term in the Planning Standards. This type of activity will be
included within the definition of Care Centres. I agree with the WDC planning submission to delete this
rule.

Recommendation
I recommend that the Commissioners accept and/or reject the submission points as detailed below
and:
a. Delete NC-R15 Health Care Facility.
b. Amend Rules NC-R13, NC-R14, NC-R16 as detailed in Attachment 1.
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Submitter

Submission# & Point #

Accept/Reject

Recommendation

Foodstuffs

225.21

Accept

b

WDC Planning

236.93

Accept

b

WDC Planning

236.92

Accept

a

NC-R23 Submission Information
Ministry of Education seek to retain NC-R23 as notified.

Discussion
I agree with the submission.

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

Retain NC-R23 as notified

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Ministry of Education

267.9

Accept

a

NC-R28 to 35 Submission Information
Landowners request change from Non-Complying to Discretionary for NC-R28 to NC-R35.
Bunnings Limited seek to delete NC-R30 and amend the provisions so that the establishment of a
“trade supplier” within the NC Zone is a discretionary activity subject to the same requirements as a
“general retail activity” in NC-R25.
Fire NZ seek to amend Rule NC-R33 as follows:
Activity Status: Non-complying Permitted
Where:
1. Any individual activity less than 1,000m2 GFA per site.
2. Any outdoor area associated with the activity is not located between the front of the building and the
road.3. Any site boundary which is adjoining a Rural Production, Living or Green Space Zone is planted with
trees or shrubs to a minimum height of 1.8m and a minimum depth of 1m, except within 5m of a road
boundary where the maximum height is 1.2m
Activity Status when compliance is not achieved: Restricted Discretionary
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Matters of Discretion:
1. Mitigation measures to manage adverse effects on adjacent Rural Production, Living or Green Space
Zones.
2. The functional and operational requirements of emergency services. 3. The design of vehicle parking and
access.

Discussion
I do not agree with the submission from Landowners to drop the activity status from non-complying to
discretionary for rules NC-R28-35.

This would apply to Marine Retail, Garden Centres Trade

suppliers, Drive through facilities, Hire Premise, Emergency Services, Service Stations and Funeral
Homes. Any of this type of activity currently operating in the NC has existing use rights, however, in
my opinion these activities are generally inappropriate in the NC and are unlikely to seek to locate in
the type of area that has been identified for NC. These types of activities have permissive rules in
areas where they are more appropriate in other zones.
Bunnings Ltd have sought a similar change in activity status, seeking to apply the same requirements
for general retail activities to trade suppliers. A trade retail activity locating in a NC is in my opinion
generally inappropriate and would be out of character with the surrounding environment, as discussed
in relation to LC-R37 above. This approach is consistent with the conclusions in Mr Foy’s report [Part
1 Attachment 4].
For similar reasons to those mentioned above, I do not support emergency services locating within
the NC.

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

d.

Retain Rules NC-R28-35 as notified.

Submitter

Submission# & Point #

Accept/Reject

Recommendation

Landowners

138.13

Reject

a

Bunnings Limited

60.6

Reject

a

Fire NZ

165.39

Reject

a

Subdivision
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SUB-R5 (Medium Density Residential and Neighbourhood Commercial Zones
Subdivision in the NC is managed through SUB-R5 which also covers the MDR. Submissions received
on this rule generally related to the MDR rather than the NC. In my opinion commercial development
in the NC blends into the MDR and it is therefore appropriate that the subdivision provisions in the
MDR match those in the NC. I have reviewed Mr Burgoyne’s comments in Part 6 in relation to the
MDR and agree with his conclusions and recommendations. I recommend that the notified lot size,
and activity status for the two zones are retained and agree with the changes Mr Burgoyne
recommends to SUB-R5 as shown in Attachment 1 to Part 2.

Conclusion
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.
The revised provisions 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 and S32AA [Attachment 2]. Overall, it is considered that the revised provisions represent
the most efficient and effective means of achieving the RMA and the plan changes.
Author

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

Local Commercial Centre Zone
(LCZ)
Overview Issues
The Local Commercial Centre Zone (LCZ) provides for commercial, community and
residential activities within the suburbs of Whangarei City, Ruakaka and Marsden Point. The
LC Local Centre Zone is often the heart of a suburb providing a focus point for community
functions and community identities. The LC Local Centre Zone services a wide area and
contains activities such as supermarkets, a range of retail goods and services, small scale
office activities and some community, recreation and health services.
The LC Local Centre Zone is identified in suburbs with land areas that range between 2 – 6ha
and varied shop sizes. Local Centres are identified in suburbs and are often anchored by a
traditional main street with active street frontages, high levels of pedestrian activity and links
to public transport networks. A mix of on-street and off-street parking is provided in these
larger local commercial areas, reflecting the fact that they serve a wider catchment than the
Neighbourhood Commercial Centre Zone. Opportunities exist for expansion and
intensification to ensure that local commercial areas continue to meet the needs of the
growing suburban populations.
The LC Local Centre Zone within each major suburb are described below. It is expected that
the individual characteristics of each LC Local Centre Zone area will be recognised in the
preparation and assessment of any resource consent application.
Tikipunga
Tikipunga LC Local Centre Zone is located to the west of Paramount Parade. The LC Local
Centre Zone area contains a mix of retail, food and beverage, and service activities, including
a supermarket, post office, service station and a medical centre. Most of the shops are
connected with pedestrian walkways and verandahs, with a large on-site parking area to the
front of the buildings. Tikipunga Tavern is also located to the west of Paramount Parade.
Community facilities, including a library, are situated within public land zoned Open Space
adjoining the LC Local Centre Zone to the north.
Kensington
Kensington LC Local Centre Zone is situated around the intersection of Kensington Avenue
and Kamo Road. Food and beverage, retail and service activities are prevalent, including
takeaways, restaurants, cafes, postal and banking services, and a service station. A
traditional strip of mainly food and beverage activities is located along the western side of
Kamo Road, with an active frontage, pedestrian footpaths and verandas. Along Kensington
Avenue there is a strong presence of medical service activities, including a private hospital,
imaging facility and orthopedic centre.
Regent
Regent LC Local Centre Zone is situated around the intersection of Kamo Road, and Manse
and Donald Streets, and is in proximity to the City Centre. The LC Local Centre Zone contains
two supermarkets on separate sites dominated by on-site, front of store parking. To the east
of Kamo Road a more traditional strip of smaller scale retail and service activities are present
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with active frontages, pedestrian footpaths and verandas. Several places of assembly and a
school are also located in the LC Local Centre Zone.
Kamo
Kamo LC Local Centre Zone is a compact mainstreet of buildings on, or in close proximity to,
Kamo Road which provides a range of retail, service and community activities. The LC Local
Centre Zone is bordered by schools, recreation areas, churches and identified mining hazard
areas. Food and beverage, retail and service activities are prevalent, including takeaways,
restaurants, cafes, postal and banking and commercial services, and two service stations. An
active frontage, pedestrian footpaths and verandas are present on both sides of Kamo Road.
Onerahi
Onerahi LC Local Centre Zone is located to the west of Onerahi Road. It contains a mix of
retail, food and beverage and service activities, including a supermarket, police station,
medical centre, and postal services, reflecting the more isolated nature of Onerahi. The LC
Local Centre Zone is bisected by two local roads, creating physical barriers maintaining
separation between the row of smaller retail shops connected with pedestrian footpaths and
verandas and the supermarket and a large hotel. Recreation and community services,
including a library and hall, are located on public land zoned Open Space adjacent to the LC
Local Centre Zone.
Maunu
Maunu LC Local Centre Zone is located at the intersection of Tui Crescent and State Highway
14. It contains a mix of retail, food, service activities and a medical centre. The LC Local
Centre Zone is bisected by a local road and State Highway 14, resulting in a physical
separation of activities. A row of smaller retail and food and beverage shops are connected
with pedestrian footpaths and verandas along Tui Crescent. A larger area containing
restaurant, garden centre, childcare and medical care is situated to the north of State
Highway 14.
Ruakaka
Ruakaka LC Local Centre Zone is situated on the corner of Marsden Point Road and Peter
Snell Road opposite the Bream Bay High School. It contains a range of retail, food and
beverage and service activities, including a supermarket, bank, medical centre, kindergarten
and police station. Most of the shops are connected by pedestrian walkways and verandas,
with a large on-site parking area to the front of the buildings. A recreational area adjoins the
LC Local Centre Zone on Peter Snell Road.
Raumaunga
A large vacant area is situated at the corner of State Highway 1 and Tauroa Street.
McDonalds Restaurant is the only existing activity operating within the LC Local Centre Zone.
One Tree Point/Marsden Cove
Marsden Cove LC Local Centre Zone is located at Rauiri Drive, Marsden Cove. The LC Local
Centre Zone is oriented around the marina with buildings fronting the waterways. A range of
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retail, food and beverage and service activities exist on-site which are strongly oriented
toward providing for marine activities.
Port Nikau
Vacant area providing for a future LC Local Centre Zone supporting the Port Nikau
redevelopment as enabled by the Port Nikau Precinct.
Objectives
LCZ-O1 – Range of
Activities

Provide a distribution of LC Local Centre Zone that provide mixed
use development, including commercial, community and residential
activities, while not undermining the vitality and viability of the City
Centre.

LCZ-O2 – Urban
Character and
Amenity

Maintain and enhance the urban character and amenity of LC Local
Centre Zone.

LCZ-O3 – Urban
Design

Development demonstrates high quality urban form that positively
interacts with the public realm and responds positively to and
enhances the character of the surrounding environment.

LCZ-O4 –
Discouraged
Activities

Discourage Avoid industrial activities within the LC Local Centre
Zone to maintain the LC Local Centre Zone amenity and character.

LCZ-O5 –
Commercial Sprawl

Contain commercial activities within the LC Local Centre Zone.

Policies
LCZ-P1 – Character
and Amenity

To maintain and enhance the character and urban amenity values of
the LC Local Centre Zone including but not limited to:
An active urban environment with a mix of type and scale of
activities.
Presence of community activities, street plantings/trees and
street furniture.
A low to medium intensity and scale of built development.
High levels of noise during the daytime associated with traffic
and commercial activities.
A moderate degree of privacy for residential activities.
Access to daylight.
No/limited exposure to noxious odour or noise associated with
industrial activities.
High levels of vehicle traffic particularly during daytime hours.
On-street and off-street parking.
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LCZ-P2 – Range of
Activities

To enable a range of activities that will enhance the vibrancy,
community focus, economic performance and amenity of the Local
Commercial Centre Zone by:
Encouraging residential activities, smaller scale retail activities,
offices, tourist related activities, restaurants, cafes, bars and
entertainment facilities.
Avoiding rural production and industrial activities (excluding small
scale artisan industrial activities), large department stores, bulk
goods and trade related retail.
Limiting large scale, destination-based community activities
which do not enhance the vibrancy of the LC Local Centre Zone.
Requiring non-active uses to be located above ground floor.
Managing the scale, design and nature of activities to ensure
that:
a. An active frontage is maintained at ground floor.
b. The activity and building design are complementary to the LC
Local Centre Zone context and retain a fine grain character.
c. The building is designed to be flexible and adaptable to a
range of uses and does not unduly restrict potential future
uses of the site.
d. Large single use buildings, activities at ground floor and
standalone car parking facilities are sleeved by smaller scale
commercial activities.

LCZ-P3 – Mixed Use

To encourage mixed use development by providing for residential
activities primarily located above ground floor commercial uses.

LCZ-P4 – Active
Frontage

To require active frontage at ground floor in building design to
strengthen the interrelationship between buildings and the public
realm.

LCZ-P5 – Ground
Floor Residential
Units

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

LCZ-P6 – Residential
Amenity

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

LCZ-P7 –
Pedestrian-Centric
Environment

To create a pedestrian-centric environment by:
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c.3. Requiring sufficient site frontages to aAvoiding the creation of
rear sites, and
4. activate corner sites while Creating and maintaining smaller site
and block sizes to retain the fine grain character of the LC Local
Centre Zone.
5. Encouraging the provision of facilities to support active and
shared transport modes.

LCZ-P8 – Zone
Interface

To maintain the amenity and character which contributes to sense of
place by managing built development and the interface between the
Local Centre Zone and Residential Zones.

LCZ-P9 –
Discouraged Activities

To protect urban amenity by avoiding activities which have noxious,
or offensive, or undesirable qualities from locating within the Local
Centre Zone.

LCZ-P10 – Scale of
Development

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

LCZ-P11 – Vitality
and Viability of City
Centre

To avoid adverse effects on the vitality and viability of the City Centre
and Mixed-uUse Zones by ensuring any expansion or establishment
of the LC Local Centre Zone is provided only at a scale appropriate
to the needs of the surrounding residential areas.

LCZ-P12 – Water
Setbacks

To protect esplanade areas and reserve waterfront walkways by
avoiding impervious surfaces adjacent to Mean High Water Springs
and river banks.

LCZ-P13 – Urban
Design

To reduce threats to personal safety and security by utilising urban
design and CPTED principles in the design of developments in the
Local Centre Zone.

Rules
LCZ-R1

Any Activity Not Otherwise Listed in tThis Chapter
Activity Status: Permitted
Where:
Resource consent is not required under any rule of the District Plan.
The activity is not prohibited under any rule of the District Plan.
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LCZ-R-New1

Minor Buildings
Activity Status: Permitted
1.

LCZ-R2

Note: Minor buildings are exempt from rules LCZ-R2 – R6.

Building and Major Structure Height
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
The maximum building height and
major structure height is 11m above
ground level.
LCZ-R3

Building and Major Structure Setbacks
Activity Status: Permitted

Activity Status when compliance not
achieved with LCZ-R3.1(a) or R3.2 :
Restricted Discretionary

Where:
The All buildings and major
structures is are set back at least:
a. 5m from a boundary that
adjoins a any Residential or
Open Space and Recreation
Zone boundary.
b. 27m from Mean High Water
Springs or and the top of the
bank of any river that has a
width exceeding 3m (excluding
bridges, culverts and fences).
Excluding buildings and major
structures within the Marsden
Cove LC Local Centre Zone.

Matters of discretion:
The outlook and privacy of
adjoining and adjacent properties.
Effects of shading and visual
dominance on adjoining properties.
Effects on the streetscape
character of the area.
Effects on the safety and efficiency
of the transport network.

Activity Status when compliance not
achieved with LCZ-R3.1(a): Restricted
Discretionary

The building is setback from within
0.5m of the road boundary at
ground floor for the entire length of
the street site frontage for any front
site, except:
a. A One setback of up to 1.5m for
a maximum width of 2.5m to
allow for a recessed pedestrian
entrance.
b. For Service Stations,
Emergency Services and
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Grocery Stores this clause does
not apply.
LCZ-R4

Building Floor-to-Ceiling Height
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
The minimum interior floor-toceiling height is:
a. 3.5m at ground floor.
b. 2.7m above ground floor.
LCZ-R5

Building and Major Structure Height in Relation to Boundary
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
No part of the All buildings and
major structures do not exceeds a
height equal to 3m above ground
level plus the shortest horizontal
distance between that part of the
building or major structure and the
site boundary adjoining a any Living
Residential or Green Open Space
and Recreation Zone boundary.
LCZ-R6

Matters of discretion:
Effects on the privacy of adjoining
properties
Shading effects on adjoining
properties
Amenity effects on streetscapes
and adjoining properties.

Building Frontages
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
1. No continuous blank wall with an
area greater than 25m2 is visible
from site frontage.
2. 1. At least 65% of the ground floor
building frontage at ground floor is
clear glazing.
3. 2. The main pedestrian entrance is
provided within 3m of the site
frontage, except for Service
Stations, Emergency Services and
Grocery Stores.
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4. 3. There are nNo roller doors (except
security grills which allow views
from the street into the premise) is
situated along site frontage.
LCZ-R7

Verandahs
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
Any All buildings fronting a road
contains provides a verandah:
a. Along at least 90% of the
frontage of the building.
b. That is at least 3m above the
footpath and no more than 4m
above the footpath.
c. That has a minimum width of
1.5m and a maximum width of
2.5m and is set back at least
0.6m from the kerb line.
d. That has a maximum facia
height of 0.5m.
LCZ-R8

Impervious Areas
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
The impervious area within the site
does not exceed 90% of the site
area.
Areas The impervious area is set
back at least further than 5m of
from Mean High Water Springs or
and the top of the bank of any river
that has a width exceeding 3m
(excluding bridges, culverts and
fences).
LCZ-R9

Shared Boundary with a Living Residential or Green Open Spaces and
Recreation Zone
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Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
Any site boundary which is shared
with a Living Residential or Green
Open Spaces and Recreation Zone
is planted with trees or shrubs to a
minimum height of 1.8m and a
minimum depth of 1m, except
within 5m of a road boundary where
the minimum height is 1.2m.
LCZ-R10

Hours of Operation
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
Any activity which operates or is
open for visitors, clients, deliveries
or servicing outside of the hours of
0600 - 2200, where the activity is
located closer than 50m from a
boundary with a Living Residential
Zone.
LCZ-R11

Any Fences
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
The fence is along a road
boundary site frontage and is
required by a by-law or for public
health and safety, or
The fence is not along a road
frontage.
Fencing up to 2m in height within
1m of any side or rear boundary.
Fencing within 1m of any side or
rear boundary is no higher than
2m.

LCZ-R12

Matters of discretion:
Effects of shading and visual
dominance on adjoining properties.
Urban design and passive
surveillance.
Effects on streetscape character
and amenity.
Health and safety effects.
Activity Status when compliance not
achieved: Restricted Discretionary

Car Parking
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Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
No The car parking space is not located
between the building frontage and road
boundaries of the site, except for
carparking spaces at Service Stations
and Grocery Stores.

LC-RNEW

Road Boundary Landscaping
Activity Status when compliance not
achieved: D

Activity Status: P
Where:
Any ground level car parking
areas, except those associated
with a residential activity,
between a building and the road
boundary provide a minimum
2m wide landscaping strip with
a minimum plant height of 0.9m
and a maximum plant height of
1.15m (excluding any tree
planting) between the parking
area and the road boundary
(excluding any area for vehicle
crossings).

LCZ-R13

Outdoor Areas of Storage or Stockpiles
Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
Any The outdoor areas of storage or
stockpile:
a. Complies with rules LCZ-R2 –
R4.
b. Is screened from view from
adjacent public places and
surrounding Living Residential or
Green Open Spaces and
Recreation Zones sites, except
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for construction materials to be
used on-site for a maximum
period of 12 months within each
10-year period from [operative
date].
LCZ-R14

Residential Unit
Activity Status: Permitted

Activity Status when compliance
not achieved: RD (Restricted
Discretionary)

Where:
Every residential unit provides an
internal area (excluding garages)
Net Floor Area of at least:
a.
b.
c.
d.

For 1 bedroom – 45m2
For 2 bedrooms – 70m2
For 3 bedrooms – 90m2
For more than 3 bedrooms –
90m2 plus 12m2 for each
additional bedroom.

Any Every 1 bedroom residential
unit provides an outdoor living court
of at least 4m2 and at least 1.5m
depth.
Any Every 2+ bedroom residential
unit contains an outdoor living court
of at least 8m2 and at least 2.4m
depth.
Every residential unit is above
ground floor.

LCZ-R15

Matters of discretion:
The design, size and layout of
buildings to provide appropriate
privacy and amenity for
occupants on site.
The proximity of the site to
communal or public open space
that has the potential to
mitigate any lack of private
outdoor living space.
Adverse effects on active
frontage.
Notification:
Any application for a residential
unit which does not comply with
Rule LCZ-R141 - 3 shall not
require the written consent of
affected persons and shall not be
notified or limited-notified unless
Council decides that special
circumstances exist under section
95A(4) of the Resource
Management Act 1991.

Grocery Store
Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
All site boundaries which are
adjoining a Residential or Open
Space and Recreation Zone are
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planted with trees or shrubs to a
minimum height of 1.8m and a
minimum depth of 1m, except within
5m of a road boundary where the
minimum height is 1.2m.
The activity is located:
a. within 50m of a Residential
Zone boundary and does not
operate or open for visitors,
clients, deliveries or
servicing during the hours of
0600 – 2200.
b. further than 50m from a
Residential Zone boundary.
The activity is a primary activity or
ancillary activity.

LCZ-R16

Grocery Store

LCZ-R17

Health Care Facilities

LCZ-R18

Commercial Services

LCZ-R19

Food and Beverage Activityies

LCZ-R-New2

General Commercial

LCZ-R-New3

General Retail
Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
Any individual activity is less than
300m2 GFA per site. The maximum
Business Net Floor Area is
300450m2.
All site boundaries which are
adjoining a Residential or Open
Space and Recreation Zone are
planted with trees or shrubs to a
minimum height of 1.8m and a
minimum depth of 1m, except within
5m of a road boundary where the
minimum height is 1.2m.
The activity is located:
a. within 50m of a Residential
Zone boundary and does not
operates or open for visitors,
clients, deliveries or
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servicing outside the hours
of 0600 – 2200.
b. further than 50m from a
Residential Zone boundary.
The activity is a primary activity or
ancillary activity.
LCZ-R20

Artisan Industrial Activities
Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
Any individual activity is less than
300m2 GFA per site. The maximum
Business Net Floor Area is 300m2.
The goods sold on-site are also
manufactured on-site, provided that
the retailing is ancillary to the
manufacturing. For this rule
manufacturing excludes activities
which comprise only the packaging,
labelling, sorting, mixing or
assembling of pre-made products.
Any outdoor area associated with the
activity is not located between the
front of the building and the road.
All site boundaries which are
adjoining a Residential or Open
Space and Recreation Zone are
planted with trees or shrubs to a
minimum height of 1.8m and a
minimum depth of 1m, except within
5m of a road boundary where the
minimum height is 1.2m.
The activity is located:
a. within 50m of a Residential
Zone boundaryies and does
not operates or is open for
visitors, clients, deliveries or
servicing duringoutside the
hours of 0600 – 2200.
b. further than 50m from a
Residential Zone boundary
The activity is a primary activity or
ancillary activity.
LCZ-R21

Place of Assembly
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LCZ-R22

Entertainment Facilities

LCZ-R23

Recreational Facilities

LCZ-R24

Emergency Services

LCZ-R25

Educational Facilities

LCZ-R-New4

General Community
Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
Any individual The activity is less
than 1,000m2 GFA per site.
Any outdoor area associated with the
activity is not located between the
front of the building and the road.
All site boundaries which are
adjoining a Residential or Open
Space and Recreation Zone are
planted with trees or shrubs to a
minimum height of 1.8m and a
minimum depth of 1m, except within
5m of a road boundary where the
minimum height is 1.2m.
The activity is located:
a. within 50m of a Residential
Zone boundaryies and does
not operates or is open for
visitors, clients, deliveries or
servicing duringoutside the
hours of 0600 – 2200.
b. The activity is located further
than 50m from a Residential
Zone boundary.
The activity is a primary activity or
ancillary activity.
LCZ-R26

Visitor Accommodation
Activity Status: Restricted Discretionary
Matters of discretion:

Activity Status when compliance
not achieved: Discretionary

The location, scale and intensity of
the proposed building/s, structures,
signs and lighting.
The number of accommodation
units.
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The provision of an active frontage
and pedestrian walkability.
The location, design, layout of car
parking spaces, internal access and
manoeuvering.
Urban design, amenity and
character of the LC Local Centre
Zone.
The availability and accessibility of
open space and communal
amenities.
Capacity and availability of
infrastructure.
Road access and effects on
transport, including availability of
public and/or active transport
options.
The activity is a primary activity or
ancillary activity.
LCZ-R27

A New Vehicle Crossing Over a Footpath
Activity Status: Permitted
Where:
Emergency Services are a primary activity.

Activity Status: Discretionary
Where:
1.

The activity is a primary activity or ancillary activity.

LCZ-R28

Supported Residential Care

LCZ-R29

Retirement Village

LCZ-R30

Care Centre

LCZ-R31

Drive Through Facilityies

LCZ-R32

Service Station

LCZ-R33

Funeral Home

LCZ-R34

Hospital
Repair and Maintenance Services
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Activity Status: Discretionary
Where:
1.

The activity is a primary activity or ancillary activity.

LCZ-R35

Marine Retail

LCZ-R36

Motor Vehicle Sales

LCZ-R37

Garden Centres

LCZ-R38

Trade Suppliers
Activity Status: Discretionary
Where:

Activity Status when compliance
not achieved: Non-Complying

An individual The activity: has a
GFA
a. Is less than 300m2 GFA per site.
b. Any individual The activity Hhas
an outdoor display or storage
area:
i. Less than 500m2.
ii. Not located between the
front of the building and the
road.
The activity is located within:
a. 50m of a Residential Zone
boundary and operates or is
open for visitors, clients,
deliveries or servicing during
outside the hours of 0600 –
2200.
b. further than 50m from a
Residential Zone
boundaryies.
The activity is a primary activity or
ancillary activity.
LCZ-R39

Rural Production Activities

LCZ-R40

General Industry

LCZ-R41

Manufacturing and Storage
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LCZ-R42

Repair and Maintenance Services

LCZ-R43

Marine Industry

LCZ-R44

Hire Premise Activities
Activity Status: Non-Complying
Where:
1.

The activity is a primary activity or ancillary activity.

LCZ-R45

Waste Management Facility

LCZ-R46

Landfill
Activity Status: Prohibited
Where:
1.
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Overview Issues
The Neighbourhood Commercial Centre Zone (NCZ) provides for a distribution of accessible
neigbhhbourhood commercial activities that provide goods and services to meet the day to
day needs of communities.
The Neighbourhood Commercial Centre Zone is distributed throughout the urban area of
Whangarei City, Ruakaka and Marsden Point. Providing a limited range of everyday goods
and services, NC Neighbourhood Centre Zones are small in overall land area, up to 1ha, with
shop sizes generally ranging from 100 – 300m2 in gross floor area.
On-street parking is generally provided, with limited off-street parking. Being situated within
residential areas it is essential that the range and scale of activities is compatible with
neighbouring residential activity and local amenity values. Very limited opportunities exist for
expansion of these NC Neighbourhood Centre Zones.
The suburbs of the Avenues, Morningside, Otangarei and Otaika do not contain a large
agglomeration of existing commercial and community activities, and therefore do not have a
Local Commercial Centre Zone.
Objectives
NCZ-O1 – Range of
Activities

Provide a distribution of commercial and community activities, while
not undermining the vitality and viability of the LC Local Centre Zone.

NCZ-O2 – Urban
Character and
Amenity

Maintain and enhance the urban character and amenity of the NC
Neighbourhood Centre Zone.

NCZ-O3 – Urban
Design

Development demonstrates high quality urban form that positively
interacts with the public realm and responds positively to and
enhances the character of the surrounding environment.

NCZ-O4 –
Discouraged
Activities

Discourage industrial activities within the NC Neighbourhood Centre
Zone to maintain the NC Neighbourhood Centre Zone amenity and
character.

Policies
NCZ-P1 – Character
and Amenity

To recognise the character and urban amenity values of the
Neighbourhood Commercial Centre Zone including but not limited to:
A low density of development and built form.
Presence of community activities, street plantings/trees and
street furniture.
Moderate levels of noise during the daytime associated with
traffic and commercial activities.
A moderate degree of privacy for residential activities.
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No/limited exposure to noxious odour or noise associated with
industrial activities.
Moderate levels of vehicle traffic particularly during daytime
hours.
Moderate levels of illumination.
On-street and off-street parking.
Ample access to daylight.
NCZ-P2 – Range of
Activities

To enable a range of activities that provide a distribution of small
scale commercial and community services for residents by:
Encouraging small scale dairies, commercial service activities
and cafes.
Avoiding rural production and industrial activities, large scale
commercial activities and destination-based community activities.
Enabling residential units in association with commercial and
retail activities onsite.
Allowing home occupation ancillary activities where an active
frontage is maintained and open to the public.
Managing the scale, design and nature of activities to ensure
that:
a. An active frontage is maintained at ground floor.
b. The activity and building design are complementary to the NC
Neighbourhood Centre context and retain a fine grain
character.
c. The building is designed to enhance the surrounding
residential amenity.

NCZ-P3 – Residential
Activities

To require residential units to be designed and constructed in a
manner which protects provides for residential amenity and active
frontages.

NCZ-P4 – PedestrianCentric Environment

To create a pedestrian-centric environment by requiring verandahs
and promoting active building frontages.

NCZ-P5 – Residential
Amenity

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

NCZ-P6 – Zone
Interface

To maintain the amenity and characteristics that contribute to sense
of place by managing built development and the interface between
the Neighbourhood Commercial Centre Zone and Residential Zones.

NCZ-P7 – Discouraged To protect urban amenity by avoiding activities which have noxious,
offensive, or undesirable qualities from locating within the
Activities
Neighbourhood Commercial Centre Zone.
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Attachment 1:

Neighbourhood Commercial
Centre Zone (NCZ)
NCZ-P8 – Water
Setbacks

To protect esplanade areas and reserve waterfront walkways by
avoiding impervious surfaces adjacent to Mean High Water Springs
and river banks.

NCZ-P9 – Built Form

To maintain a built form that is consistent with the surrounding
Residential Zones by limiting bulk and location of buildings.

Rules
NCZ-R1

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

NCZ-R-New2

Minor Buildings
Activity Status: Permitted
1.

NCZ-R2

Note: Minor buildings are exempt from rules NCZ-R2 – R5.

Building and Major Structure Height
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
The maximum building height and
major structure height is 8m above
ground level.
NCZ-R3

Building and Major Structure Setbacks
Activity Status: Permitted
Where:
The All buildings and major
structures is are set back at least:
a. 3m from a boundary that
adjoins any Residential or Open
Space and Recreation Zone
boundary.
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Activity Status when compliance not
achieved with NCZ-R3.1(a) or R3.2:
Restricted Discretionary
Matters of discretion:
The outlook and privacy of
adjoining and adjacent properties.
Effects of shading and visual
dominance on adjoining properties.
Effects on the streetscape
character of the area.
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Attachment 1:

Neighbourhood Commercial
Centre Zone (NCZ)
b. 27m from Mean High Water
Springs or and the top of the
bank of any river that has a
width exceeding 3m (excluding
bridges, culverts and fences).

Effects on the safety and efficiency
of the transport network.
Activity Status when compliance not
achieved with NCZ-R3.1(b): Restricted
Discretionary

1.2. The building is setback 0.5m from
the of road boundariesy at ground
floor for the entire length of the
street frontage for any front site,
except:
a. A One setback of up to 1.5m for
a maximum width of 2.5m to
allow for a recessed pedestrian
entrance.
NCZ-R4

Building and Major Structure Height in Relation to Boundary
Activity Status when compliance not
achieved: Restricted Discretionary

Activity Status: Permitted
Where:
No part of the All buildings and
major structures do not exceeds a
height equal to 3m above ground
level plus the shortest horizontal
distance between that part of the
building or major structure and the
site boundary adjoining any Living
Residential or Green Open Spaces
and Recreation Zone.

NCZ-R5

Matters of discretion:
The outlook and privacy of
adjoining and adjacent properties.
Effects of shading and visual
dominance on adjoining and
adjacent properties.

Building Frontages
Activity Status when compliance not
achieved: Discretionary

Activity Status: Permitted
Where:
1. No continuous blank wall with an
area greater than 25m2 is visible
from site frontage.
2. 1. At least 65% of the building
frontage at ground floor is clear
glazing.
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Attachment 1:

Neighbourhood Commercial
Centre Zone (NCZ)
3. 2. The main pedestrian entrance is
provided within 3m of the site
frontage.
4. 3. There are Nno roller doors (except
security grills which allow views
from the street into the premise) is
situated along site frontage.
NCZ-R6

Impervious Areas
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
The impervious area within the site
does not exceed 75% of the site
area.
Areas The impervious area is
further set back at least than 5m of
from Mean High Water Springs or
and the top of the bank of any river
that has a width exceeding 3m
(excluding bridges, culverts and
fences).
NCZ-R7

Hours of Operation
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
Any activity which operates or is
open for visitors, clients,
deliveries or servicing outside of
the hours of 0600 - 2200, where
the activity is located closer than
50m from a boundary with a
Living Residential Zone.
NCZ-R8

Any Fences
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
The fence is along a road boundary
site frontage and is required by a
by-law or for public health and
safety.
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Matters of discretion:
Effects of shading and visual
dominance on adjoining
properties.
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Attachment 1:

Neighbourhood Commercial
Centre Zone (NCZ)
The fence is not along road
frontage.
Fencing up to 2m in height within
1m of any side or rear boundary.
Fencing within 1m of any side or
rear boundary is no higher than 2m.

NCZ-R9

Urban design and passive
surveillance.
Effects on streetscape character
and amenity.
Health and safety effects.

Car Parking
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
The car parking space is not located
between the building frontage and
road boundaries of the site.
NCZ-R10

Verandahs
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
Any All buildings fronting a road
contains provide a verandah:
a. Along at least 90% of the
frontage of the building.
b. That is at least 3m above the
footpath and no more than 4m
above the footpath.
c. That has a minimum width of
1.5m and a maximum width of
2.5m and is set back at least
0.6m from the kerb line.
That has a maximum facia height
of 0.5m.
NCZ-R11

Outdoor Areas of Storage or Stockpiles
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Where:
Any The outdoor area of storage
or stockpile:
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Neighbourhood Commercial
Centre Zone (NCZ)
a. Complies with rules NCZ-R2 –
R4.
b. Is screened from view from
adjacent public places and
surrounding Living Residential
or Green Open Spaces and
Recreation Zones sites, except
for construction materials to be
used on-site for a maximum
period of 12 months within
each 10-year period from
[operative date].
NCZ-R12

Residential Unit
Activity Status: Permitted

Activity Status when compliance not
achieved: Restricted Discretionary

Where:
The maximum density is 1
residential unit, per site.
The residential unit is an
ancillary activity to a
commercial service, general
retail or food and beverage
activity within the site.
The Every residential unit
provides an internal area
(excluding garages) a Net Floor
Area of at least:
a.
b.
c.
d.

For 1 bedroom – 45m2
For 2 bedrooms – 70m2
For 3 bedrooms – 90m2
For more than 3 bedrooms
– 90m2 plus 12m2 for each
additional bedroom.

Any Every 1 bedroom
residential unit provides an
outdoor living court of at least
4m2 and at least 1.5m depth.
Any Every 2+ bedroom
residential unit contains an
outdoor living court of at least
8m2 and at least 2.4m depth.
No residential unit is accessed
directly from the road frontage.
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Matters of discretion:
The design, size and layout of
buildings to provide appropriate
privacy and amenity for occupants
on site.
The proximity of the site to
communal or public open space
that has the potential to mitigate
any lack of private outdoor living
space.
Adverse effects on active frontage.
Notification:
Any application for a residential unit
which does not comply with the
minimum internal area and outdoor
living court requirements in NCZ-R12.3
- 5 shall not require the written consent
of affected persons and shall not be
notified or limited-notified unless
Council decides that special
circumstances exist under section
95A(4) of the Resource Management
Act 1991.
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Neighbourhood Commercial
Centre Zone (NCZ)
NCZ-R
New2

General Retail

Activity Status: Permitted
Where: Any individual activity is
less than 300m2 GFA per site.

NCZ-R13

Grocery Store

NCZ-R14

Commercial Service

NCZ-R15

Health Care Facility

NCZ-R16

Food and Beverage Activity
Activity Status: Permitted

Activity Status when compliance not
achieved: Discretionary

Activity Status when compliance not
achieved: D (Discretionary)

Where:
Any individual The activity:
a. Has a GFA Is less than
300m2 GFA per site.
2. b. Has an outdoor area:
i. Less than 500m2.
ii Not located between the
front of the building and
the road.
The activity is located:
c. within 50m of a
Residential Zone
boundaryies and does
not operates or is open
for visitors, clients,
deliveries or servicing
duringoutside the hours
of 0600 – 2200.
d. The activity is located
further than 50m from a
Residential Zone
boundariesy.
The activity is a primary or
ancillary activity.
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Neighbourhood Commercial
Centre Zone (NCZ)
NCZ-R17

Visitor Accommodation
Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
No more than 12 trariff-paid visitors
are staying on-site at any one time.
No more than 2 accommodation
units per 500m2 are constructed or
operated on site.
Each accommodation unit provides
an outdoor living court of at least
4m2 and at least 1.5m depth.
The activity is a primary or ancillary
activity.
NCZ-R18

Care Centre

NCZ-R19

Supported Residential Care

NCZ-R20

Retirement Village
Activity Status: Permitted

Activity Status when compliance
not achieved: Discretionary

Where:
No more than 12 patients are staying
on-site at any one time.
No more than 2 accommodation units
per 500m2 are constructed or
operated on site.
Each accommodation unit provides
an outdoor living court of at least 4m2
and at least 1.5m depth.
The activity is a primary or ancillary
activity.
NCZ-R21

Place of Assembly

NCZ-R22

Recreational Facilities

NCZ-R23

Educational Facilities

NCZ-R24

Entertainment Facilities

NCZ-R-New2

General Community
Activity Status: Discretionary
Where:
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Neighbourhood Commercial
Centre Zone (NCZ)
1. The activity is a primary or ancillary activity.
NCZ-R25

General Retail Activity

NCZ-R-New3

General Commercial
Activity Status: Discretionary
Where:

Activity Status when compliance
not achieved: Non-Complying

1. An individual retail The activity has a:
a.
b.

GFA greater than 250m2 per site.
An outdoor area:
i.
ii.

Less Greater than 500m2.
Not Llocated between the
front of the building and the
road.

2. The activity is a primary or ancillary
activity.
NCZ-R26

Industrial Activities

NCZ-R27

Motor Vehicle Sales Activities

NCZ-R28

Marine Retail Activities

NCZ-R29

Garden Centres Activities

NCZ-R30

Trade Suppliers Activities

NCZ-R31

Drive Through Facilities Activities

NCZ-R32

Hire Premise

NCZ-R33

Emergency Services

NCZ-R34

Service Stations Activities

NCZ-R35

Funeral Homes Activities

NCZ-R36

Hospital Activities
Activity Status: Non-Complying
Where:
1. The activity is a primary or ancillary activity.
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Neighbourhood Commercial
Centre Zone (NCZ)
NCZ-R37

Rural Production Activities
Activity Status: Prohibited
Where:
1. The activity is a primary or ancillary activity.
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Attachment 2: Section 32AA Assessment
Recommended
Amendment
Include a policy relating
to CPTED principles in
the LC

Options Evaluated

S32AA Assessment

Option

Costs and benefits
Economic
Option 1 has the lowest economic costs with no
additional requirements to meet the policy.
Option 2 may have increased economic costs
where consent is required and intended
development does not appropriately satisfy the
new policy.
Option 2 has the greatest economic benefits as
a safe and attractive shopping centre will attract
more customers and be more sustainable long
term than one which is perceived as unsafe.

provisions

1:
–

Notified
Do

not

include a CPTED policy
Option
Recommended

2:
revised

provisions – Include a
CPTED policy

Environmental
Option 2 has the highest environmental benefit
by introducing specific provisions to support
development to produces a safe commercial
environment within Whangarei City.
Social
Benefits of increased safety and security are
greater for Option 2
Cultural
None identified
Efficiency
Option 2 is considered more efficient because it
signals that principles of CPTED should be
considered and incorporated into designs at the
outset.

Effectiveness
Option 1 is not considered effective in managing
safety as the lack of a policy will not provide
guidance to consider CPTED principles. Option
2 provides a clearer direction to address safety
within developments and resource consents.
Risks
There is a risk with Option 1 that CPTED
principles will not be considered and unsafe
commercial areas will develop in the LC
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Urban Design
Exclude Grocery Stores,
Service Stations and
Emergency
Services
from:
Clause 2 of LC-R3
Building Setbacks
Clause 2 of LC-R6
Building Frontages

Option

1:

Notified

provisions – Retain urban
design

provisions

as

notified.
Option

2:

Recommended

revised

provisions

Amend

–

urban design provisions
And
Exclude Grocery Stores
and Service Stations
from
LC- R12 Carparking
rules

to exclude some activities
Option

3:

Alternative

revision – Delete urban
design provisions in LCR3, R6 add R12

Costs and benefits
Economic
Grocery Stores, Service Stations and
Emergency Services already exist in the LC and
due to functional and operational requirements
are unlikely to meet the requirements in the 3
rules as notified. Costs will include consenting
costs and will be highest under Option 1 and
lowest under Options 2 and 3. Options 2 and 3
have the highest benefits as they allow new
activities to locate within the LC with minimal
consenting requirements, and for existing
activities to expand.
Environmental
Environmental benefits can be achieved through
better urban design and will be highest under
Option 1 and lowest under Option 3.
Environmental costs include the lost opportunity
for quality urban design outcomes and are
highest under Option 3 and lowest under Option
1. Option 2 strikes a balance where only
activities that are unable to meet the provisions
due to functional and operational requirements
are excluded from the rule.
Social
Providing for these activities has social benefits
through convenience and access to services
within communities, and response times in
emergency situations. Options 2 and 3 have the
highest benefit.
Cultural
None identified
Efficiency
Option 2 is the most efficient option as it
recognises Grocery Stores, Service Stations and
Emergency Services are appropriate in the
zone, reduces consenting requirement and
provides for the ongoing operation and
expansion of existing infrastructure.
Effectiveness
Option 2 is the most effective and urban design
provisions are retained for most activities, but
are not applied to activities that are unable to
achieve the expected results because of
operational requirements.
Risks
There is a risk with option 3 that urban design
outcomes will not be achieved. There are risks
with Option 1 that developments that benefit the
community and would have gone ahead, do not
proceed.
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Change the activity status
of LC-R5 - Building Height
in Relation to Boundary
from
discretionary
to
restricted
discretionary
when compliance with PA
status is not achieved.

Option

1:

Notified

provisions – Retain LCR5 as notified (DA).
Option

2:

Recommended

revised

provisions – Amend LCR5 (RDA).
Option

3:

Alternative

revision – Delete LC-R5

Costs and benefits
Economic
Option 3 has the lowest economic costs and
highest as no consents will be required. Option
1 has the highest economic cost as consents will
be required and there is little certainty of the
outcome because new matters may be raised in
the consent process, increasing costs and
delays
Environmental
Option 3 has the highest environmental costs in
terms of adverse effects on the neighbourhood
overlooking
neighbouring
from
shading
properties.
Option 1 has the highest
environmental benefits as all aspects will be able
to be considered when assessing resource
consent applications
Social
Option 3 has the highest social costs in terms of
potential adverse effects on neighbours from
overlooking and a loss of privacy
Cultural
None identified.
Efficiency
Option 2 is considered the most efficient as the
effects of a height in relation to boundary breech
are well known and generally only on immediate
neighbours allowing effect to be considered with
minimal compliance costs
Effectiveness
Option 2 allows effects on affected parties to be
considered while reducing compliance costs.
Risks
there are no known risks.
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Provide for Repair and
Maintenance Services as
a discretionary activity
rather
than
a
noncomplying activity.

Option

1:

Notified

provisions – Repair and
Maintenance Service as
non-complying activity
Option

2:

Recommended

revised

provisions – Repair and
Maintenance Service as
discretionary activity
Option

3:

Alternative

revision – Repair and
Maintenance Service as
permitted activity

Costs and benefits
Economic
Economic
benefits
include
providing
employment and convenient service for people
living and working around local centres. Benefits
are highest under Option 3 and lowest under
Option 1.
Economic costs include consenting costs, and
the cost of relocating these activities out of the
LC and into other zones.
Costs are highest under Option 1 and lowest
under option 3
Environmental
Environmental benefits are the same for Options
1 and 2 as the activity status provides for any
adverse environmental effects to be managed.
Option 3 has the potential for significant
environmental costs on character and amenity.
Social
Social benefits include providing employment
opportunities in the suburbs within local centres.
This will be highest under Option 3 and lowest
under option 1.
Social costs may arise as these activities may
have adverse effects outside their boundary
affecting amenity on neighbouring sites. These
costs will be highest with Option 3 and lowest
with Option 1
Cultural
None known
Efficiency
Option 3 is considered most efficient and there
will be no compliance costs associated with
resource consent requirement.
Option 1
(notified version) has the most restrictive
consenting regime and is considered the least
efficient.
Effectiveness
Option 2 is considered to be the most efficient as
it provides an opportunity for existing repair and
maintenance services in the LC to continue to
operate and expand without a non complying
activity status, while allowing management of
effects.
Risks
Not providing a consenting path to existing
activities risks businesses delaying or electing
not to expand or upgrade buildings. Over time
this will lock in existing uses and reduce amenity
in the LC.
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LR-R15

Option

1:

provisions –
Remove the Business Net
Floor Area restrictions on
Supermarkets

Notified

300m2

Limit

as permitted activity
Option

2:

450m2as

permitted activity
Option 3: No limit on
BNFA.

Costs and benefits
Economic
Benefits include the reuse and expansion of
existing buildings, convenience and reduced
travel time for customers with access to
dispersed
supermarkets,
and
reduced
consenting costs.
The benefits are highest for Option 2 and similar
for Options 1 and 2 as supermarkets are unlikely
to meet either the 300m2 or 450m2 threshold.
Supermarkets can anchor local centres and
encourage visits to complementary businesses.
Costs are consenting costs and lost
opportunities
for
redevelopment
and
replacement of new and existing supermarkets.
Costs are highest under Option 1 and lowest
under Option 3.
Environmental
Benefits include reduced fuel use and greater
convenience if supermarkets are distributed
throughout the city in local centres. The benefits
are highest under Option 3 and lowest under
Option 1.
Costs include large bulky buildings that detract
from the fine grain of the LC. Costs are highest
under Option 3 and lowest under Option 1.

Social
Benefits include greater convenience that will be
achieved
through
the
distribution
of
supermarkets.
Benefits are highest under
Option 3

Cultural
None known.
Efficiency
supermarkets are a core activity in the Local
Centre Zone, already exist in most of
Whangarei’s local centres, and where they
usually exceed the proposed permitted
threshold. Options 1 and 2 would impose rules
that are impossible for supermarkets to meet
due to functional and operational requirements.
Option 3 is considered the most efficient
Effectiveness
Supermarkets are a core function of the LC and
it is appropriate that they be provided for in the
zone. Option 3 is the most effective option.
Risks
There is likely to be the opportunity for 1 or 2
more supermarkets to establish in Whangarei
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over the life of the plan due to the size of the
market. The risk of Option 3 is therefore limited
to only two sites. Existing sites may expand but
this would result in a small increase in existing
effects rather than new effects.
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