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1.0

THE APPLICANT AND PROPERTY DETAILS
To:

Auckland Council

Site Address:

9 & 11 Purewa Road, Meadowbank

Applicant's Name:

Housing New Zealand Corporation

Address for Service:

Barker & Associates Ltd
PO Box 1986
Shortland Street
Auckland 1140
Attn: Sarah Burgess

Legal Description:

Lots 20 and 21 DP 41497 (refer to Certificates
of Title at Appendix 1)

Site Area:

1,262m²

AUP Zoning:

Mixed Housing Urban

AUP Overlays and Controls:

Volcanic Viewshaft overlay

District Plan:

Auckland Council District Plan – Isthmus
Section 1999

District Plan Zoning:

Residential 6a

District Plan Limitations:

Volcanic Viewshaft overlay

Additional Limitations:

Contamination

Locality Diagram:

Refer to Appendix 2

Brief Description of Proposal:

Construction of three apartment buildings
and two terraced houses, containing 11
dwellings in total, with other associated
works as described in the application
material.

Summary of Reasons for Consent:

AUP (OP): Earthworks; parking and access
infringements; subdivision; construction of
three or more dwellings; alternative height in
relation to boundary; and height in relation
to boundary and yard infringements.
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District Plan: Height in relation to boundary
infringements.
NESCS: Disturbing soil and subdivision.
We attach an assessment of environmental effects that corresponds with the scale
and significance of the effects that the proposed activity may have on the
environment.
AUTHORS

Evita Key/Sarah Burgess
Associate/Planner, Barker & Associates Limited
Date: 05/05/2017
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2.0

BACKGROUND
In February 2016 approval was obtained under the Housing Accords and Special
Housing Area Act 2013 (HASHAA) for development of the subject sites with 6 and
8 Puroto Street to the south-west. A copy of the decision is included as Appendix 3.
The proposal included the demolition of the existing dwellings on the site, and
construction of 12 two and three-storey detached and duplex dwellings. The
existing dwellings have been demolished and the sites are currently vacant. Housing
New Zealand now proposes to obtain consent for an alternative scheme for 9 and
11 Purewa Road only.

3.0

SITE CONTEXT

3.1

SITE DESCRIPTION
The subject site is located on the southern side of Purewa Road, in Meadowbank,
opposite the Meadowbank train station (see Figure 1 below). Purewa Road is a local
road which provides a connection to the train station from Manapau Street and
Meadowbank Road to the south. It has a carriageway width of approximately 9.5m
and provides for on-street parking intermittently along the road. Both sides of the
road are lined with green berms, and footpaths. A small car park is provided directly
opposite the site for commuter parking.

Figure 1: Locality plan (Source: Auckland Council GeoMaps).
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The subject site comprises two properties, being Lots 20 and 21 DP 41497 with a
combined area of 1,262m². The site has a fall from the rear to front boundaries,
with a change in levels of approximately 5m. The site is currently vacant, and its
common boundaries are defined by high timber fencing to the west, a combination
of hedging and fencing to the west, and an open interface to the south where it
adjoins two other Housing New Zealand properties (being 6 and 7 Puroto Street).
3.2

SURROUNDING LOCALITY
As noted above, Meadowbank train station is located to the north of the subject
site, with the Purewa Creek, St Heliers Bay Pony Club and suburb of Orakei beyond.
Orakei Basin is located to the west of the site, with the residential suburb of
Meadowbank to the south and east.
The surrounding locality is predominantly residential in nature, and typically
features one and two storey detached dwellings with variety in architectural style.
Common materials include brick and painted horizontal weatherboards with
concrete tile roofing. Overall the existing character of the area can be described as
suburban.
The subject site is excellently situated with respect to public transport being
opposite the train station which serves the Eastern Line and is a less than ten
minute trip from Britomart. A local bus route also runs along Meadowbank Road,
providing connections to Glen Innes, Newmarket and Britomart.
Local amenities include local shops on Meadowbank Road which are 500m or a six
minute walk from the subject site, and several schools, and a supermarket within
the suburb of Meadowbank. The site is also within 200m of the Orakei Basin and its
walkway.

4.0

PROPOSAL
A summary of the key elements of the proposal is set out in the following sections.
More detailed descriptions of particular aspects of the proposal are set out in the
expert reports and plans accompanying the application.

4.1

SITE WORKS
As noted above, the subject site is currently vacant. It is proposed to undertake
earthworks to construct the building foundations, accesses and landscaped areas,
as well as generally level the site. Land & Civil Engineering (LCE) have prepared a
preliminary cut and fill plan and this is included as Appendix 4.
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In summary, the earthworks will involve approximately 1,345m³ of cut and 75m³ fill
across a total area of approximately 1,262m². The works will be carried out in
accordance with the Guideline Document 2016/005 (GD05), and a preliminary
erosion and sediment control plan has been prepared and is included in Appendix
4, which includes a decanting earthbund along the northern boundary of the site
and a stabilised bunded metal access. A construction and traffic management plan
is also offered as a condition of consent.
4.2

DWELLINGS
A total of 11 dwellings are proposed in apartment and duplex typologies, including
nine units in three three-storey apartment buildings fronting Purewa Road (Blocks
1-3), and two units in a duplex to the rear, as shown in the site plan in Figure 2
below.
The proposed apartments are 70m² in area and feature an open plan main living
area to the north, facing Purewa Road, with two bedrooms and a bathroom to the
rear. The ground level units have outdoor living space to the front and rear, with
11m² north-east facing terraces. These apartments have their own pedestrian
accesses from the street, via gated entrances.
The upper level units have 8m² north-east facing balconies which are partially
recessed. Blocks 1 and 2 share a stair core, and Block 3 has its own core at the
western elevation. Both cores have direct access from Purewa Road.

Figure 2: Proposed site plan. Source: Sheet RC 003 of the architectural plans.
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The duplex units are 83.5m² in area with their open plan living at ground floor and
two bedrooms and a bathroom at first floor. The southern-most unit has
approximately 30m² of useable outdoor space (excluding retained area) and the
northern unit has approximately 46m². Pedestrian access to these units is gained
via the central accessway.
Proposed materials include vertical and horizontal weatherboard cladding, brick
cladding, pre-cast concrete wall panels, and trapezoid and corrugated steel roofing.
Further details of the development are included in the architectural plans by
Waterfall Gunns Lowe Architects as Appendix 5.
4.3

ACCESS AND PARKING
The access and parking arrangements are shown on the site plan in Appendix 5.
The proposed units will gain vehicle access from Purewa Road via a 5m wide
accessway, leading to an at-grade car park at the rear of the apartment buildings.
The car park contains 11 spaces with each unit having one car park. The accessway
and car park will be held in a Jointly Owned Access Lot (JOAL).

4.4

LANDSCAPING AND FENCING
The proposed landscaping details are shown on the plans prepared by Greenwood
Associates as Appendix 6. The overall landscape strategy includes the following:
•

Planting and Landscape Design: The planting strategy incorporates a number of
different species including houpara, te kouka, cherry guava and key lime trees;
and a range of shrub and groundcover species. The proposed retaining walls are
proposed to be planted with miniature toe toe and wharariki;

•

Paving Treatment and Design: The JOAL surface is proposed to be broken up
and delineated through the use of exposed aggregate concrete for the main
trafficable areas and acid washed concrete for the pedestrian routes (which are
flush and drivable). The ground level outdoor areas to the south and sides of
the apartments will be in decorative gravel, with planting surrounding. The rear
duplexes will feature an area of lawn or decorative gravel;

•

Fencing: Within the front yard area, the exclusive outdoor space for each
ground level unit will be retained to varying heights up to 0.4m, with 1.2m high
timber slatted screening. The outdoor space at the rear of these units will be
defined with 1.6m high aluminium slatted screening above the retaining, with
details of heights included in the sections of the architectural plans (Sheets RC
100 to RC105 of Appendix 5). The inside face of these screens will be painted in
a light colour to maximise light. At the common boundaries the existing hedge
and fence along the eastern boundary is proposed to be retained, as well as the
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fence at the western boundary shared with 2 Puroto Street. 1.8m high timber
fencing is proposed at the remainder of the common boundaries; and
•

4.5

Retaining: Due to the relatively sleep topography retaining is required within
the site. Proposed heights are shown on the site plan and cross sections in the
architectural plans (Appendix 5).

SERVICING
The servicing strategy for the site is set out in the LCE report attached as Appendix
4. Key features of the strategy include:
•

Wastewater: The site is serviced by an existing 225mm diameter wastewater
line which is located within the site. Due to its location it will not be possible to
utilise this existing line for the proposed development, instead it is proposed to
undertake an extension to the public line within Purewa Road, as shown on the
drawings. The works will be carried out in accordance with the Code of Practice
and subject to approval from Watercare. LCE have determined that the
network has sufficient capacity to service the proposed development;

•

Stormwater: There is an existing 225mm diameter line that traverses the
subject site and will be required to be re-routed to accommodate the
development as shown in the engineering plans. Detention is proposed for
those lots which exceed the maximum impervious area thresholds, and LCE
consider that there is sufficient capacity in the network to accommodate the
anticipated runoff. The design of the tanks will be confirmed at detailed design
stage;

•

Water Supply: There is an existing 100mm mainline within Purewa Road which
currently services the subject site and LCE considers that there is sufficient
supply to service the proposed development. Hydrant testing also determined
that there is sufficient capacity to meet the requirements;

•

Utility Services: Power supply and telecommunications will be connected from
the existing network within the adjoining streets;

•

Rubbish: Public rubbish collection is proposed and several bin storage areas are
located within the site as shown on the site plan (Sheet RC 003 of Appendix 5).
The bin storage is divided into several distinct areas that accommodate the bins
for two dwellings each, such that residents are more likely to take ownership of
their bin and area than if all bins were in one location. For collection the bins
will be wheeled to the berm for pickup; and

•

Letter Boxes: Letter boxes are proposed at the site frontage, with six provided
in front of Block 1 and five provided in front of Block 3, as shown on the site
plan.
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4.6

SUBDIVISION
It is proposed to subdivide the subject sites into four lots and one Jointly Owned
Access Lot (JOAL). A scheme plan is included as Appendix 7, and the lot sizes are set
out below:
Lot

Area (m²)

Lot 1

378

Lot 2

216

Lot 3

122

Lot 4

125

Lot 100 (JOAL)

421

Total

1,262

Easements are also proposed, as follows:
•

Easements A and B: Rights of way for the duplexes over the JOAL;

•

Easements C and D: Party wall rights for duplexes; and

•

Easements EA and EB: Easements over the JOAL for Vector and Chorus.

Unit title subdivision is also proposed for the apartments as shown on the unit title
scheme plans in Appendix 7.
Each apartment is a primary unit being Units A1-A3 for Block 1, B1-B3 for Block 2,
and C1-C3 for Block 3. Accessory units include the ground floor outdoor spaces, and
the car parks, which are allocated as described in the scheme plans.

5.0

REASONS FOR THE APPLICATION
The Council released the Auckland Unitary Plan (AUP) – Operative in Part version on
the 15 November 2016. A rules assessment against the provisions of the Auckland
Unitary Plan (OP) and the District Plan – Isthmus Section is attached as Appendix 8.
As noted in this assessment, the majority of the controls of the AUP (OP) are not
subject to appeal, or the appeals do not relate to the proposal (such as the
exclusions to the height control), and are therefore operative. However the appeals
to the permitted activity status and notification status for the alternative height in
relation to boundary control result in consent matters under the legacy District
Plan, as noted below:
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5.1

AUCKLAND UNITARY PLAN (OPERATIVE IN PART VERSION)
The subject site is zoned Mixed Housing Urban under the AUP (OP), and resource
consent is required for the following reasons:
•

Restricted Discretionary Activity for earthworks greater than 1,000m²
(approximately 1,262m² proposed) within a Residential zone, pursuant to Rule
E12.4.1 (A5);

•

Restricted Discretionary Activity for earthworks greater than 1,000m³
(approximately 1,420m³ proposed) within a Residential zone, pursuant to Rule
E12.4.1 (A9);

•

Restricted Discretionary Activity for parking and access that do not comply
with all the standards, as described below, pursuant to Rule E27.4.1 (A2):
o

Rule E26.6.3.6(3) Formation and Gradient: Five parking spaces exceed the
maximum 1:20 gradient with a cross fall of 1:13 proposed;

o

Rule E27.6.4.2(1) Width and Number of Vehicle Crossings: The proposed
vehicle access does not comply with E27.6.4.3;

o

Rule E27.6.4.3 (T151) Width of Vehicle Access and Queuing Requirements:
The proposed vehicle access infringes the minimum 5.5m width for
crossings and formed accesses, with 5m proposed; and

o

Rule E27.6.4.4(3) Gradient of Vehicle Accesses: The proposed 4m long
platform exceeds the maximum 1:20 gradient with 1:9 proposed.

•

Discretionary Activity for subdivision listed in E38.4.2 (subdivision in
accordance with approved land use consent), not meeting the standards in
E38.8 for subdivision in residential zones, pursuant to Rule E38.4.2 (A31); and

•

Restricted Discretionary Activity for three or more dwellings per site, pursuant
to Rule H6.4.2 (A4) and (A34);

•

Restricted Discretionary Activity for development which does not comply with
H5.6.5 Height in Relation to Boundary but which complies with H5.6.6
Alternative Height in Relation to Boundary, pursuant to Rule H5.4.1 (A33); and

•

Restricted Discretionary Activity for non-compliance with the following
standards pursuant to Rule C1.9(2):
o

Rule H.6.5 Height in Relation to Boundary: The 3m + 45° plane is exceeded
as follows:
o At the eastern boundary by a maximum of 1.7m reducing to 1.4m
over a length of 13m with respect to Block 3; and
o At the western boundary by a maximum of 1.6m reducing to 1.3m
over a length of 12.3m with respect to Block 1.
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o

Rule H5.6.8 Yards: The 2.5m front yard standard is infringed as follows:
o Block 1 Balcony: By a maximum of 0.8m reducing to nothing over a
length of 2.7m;
o Block 2 Balcony: By a maximum of 0.5m reducing to nothing over a
length of 2.7m;
o Block 3 Balcony: By a maximum of 0.4m reducing to 0.3m over a
length of 2.7m;
o Block 1 Retaining: By a maximum of 2.4m reducing to nothing over
a length of 6m 1;
o Block 2 Retaining: By a maximum of 2.1m reducing to nothing over
a length of 6m1; and
o Block 3 Retaining: By a maximum of 2m reducing to nothing over a
length of 6.4m1.

5.2

DISTRICT PLAN
The subject site is zoned Residential 6a under the District Plan – Isthmus Section,
and resource consent is required for the following reasons:
•

The 2m + 45° height in relation to boundary control (Rule 7.8.1.3) as it applies
to this zone is infringed as follows:
o

At the eastern boundary by a maximum vertical height of 2.7m reducing to
2.4m over a length of 13m; and

o

At the western boundary by a maximum vertical height of 2.6m reducing to
2.3m over a length of 12.3m.

This is a discretionary activity pursuant to Rule 4.2.1.3B.
5.3

NATIONAL ENVIRONMENTAL STANDARD
Historic aerial photography on Auckland Council’s GIS (circa 1940) of the site
indicates that the site was historically used for horticultural and/or pastoral activity.
A Detailed Site Investigation (DSI) was undertaken in 2015 which confirmed that the
lead levels from a sample taken in 11 Purewa Road exceed the permitted
thresholds and consent is therefore required as follows:

1

These infringements arise because any retaining wall within 1.5m of a road boundary is considered
to be ‘building’. The walls range from approximately 0.2m to 0.4m in height.
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Restricted Discretionary Activity for soil disturbance and subdivision of a HAIL
site which does not otherwise meet the permitted or controlled activity
standards, pursuant to s10(1).

•

5.4

SUMMARY
Overall, this application is for a Discretionary activity.

6.0

NOTIFICATION ASSESSMENT (SECTIONS 95A TO 95E)

6.1

STATUTORY MATTERS
Section 95A gives a council discretion to decide whether to publicly notify an
application or not. However, an application must be publicly notified if:
(a) the activity will have, or is likely to have, adverse effects on the environment
that are more than minor;
(b) the applicant requests public notification of the application; or
(c) a rule or national environment standard requires public notification.
Section 95A(3) provides that an application must not be publicly notified if a rule or
national environmental standard precludes public notification and the applicant has
not requested public notification.
Despite the above, a council also has discretion to publicly notify an application if it
decides there are special circumstances in relation to the application.
Section 95B provides that if an application is not publicly notified, a council must
decide if there are any affected persons (or affected order holders) in relation to
the activity. Limited notification of the application must be given to affected
persons unless a rule or national environmental standard precludes limited
notification.

6.2

SECTIONS 95A AND 95D – PUBLIC NOTIFICATION
In determining whether to publicly notify an application, section 95D specifies a
council must decide whether an activity will have, or is likely to have, adverse
effects on the environment that are more than minor. In making this decision, a
council:
i.

must disregard any effects on persons who own or occupy:
-

the land in, on or over which the activity will occur; or

-

any land adjacent to that land;
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ii.

may disregard an adverse effect of the activity if a rule or national
environmental standard permits an activity with that effect (i.e. council may
consider the “permitted baseline”);

iii.

must disregard an adverse effect of the activity that does not relate to a
matter for which a rule or national environmental standard reserves control
or restricts discretion;

iv.

must disregard trade competition and the effects of trade competition; and

v.

must disregard any effect on a person who has given written approval to the
application.

Land Excluded from the Assessment
In terms of the tests for public notification (but not for the purposes of limited
notification or service of notice), the adjacent properties to be excluded from the
assessment are:
•

2 & 4 Puroto Street (west);

•

22 Manapau Street (east); and

•

6, 8 & 10 Puroto Street (south).

For the purposes of the assessment under s95D of the Act (public notification), the
effects on the owners and occupiers of the land have been disregarded. The
properties still require consideration under section 95B and 95E (limited
notification).
Permitted Baseline
The statutory permitted baseline involves a comparison of the effects of a proposed
activity which requires resource consent, with the adverse effects arising from
activities permitted by a district plan, regional plan or national environmental
standard. Activities not permitted by a district plan, activities operating under
existing use rights and activities authorised by resource consent are not within the
statutory permitted baseline. The receiving environment is also a relevant
consideration in the comparison of effects of a proposed activity. Effects generated
by activities which are authorised by a resource consent may form part of the
receiving environment, against which the effects of a proposal can be
measured. The receiving environment can also include unimplemented consents,
provided those consents are likely to be implemented.
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In this case, two new dwellings complying with the development standards are a
permitted activity 2. It is considered that the above forms a baseline that can be
usefully applied to this application, in addition to those effects generated by the
existing dwelling on the site. In addition, the unimplemented consents that would
be likely to be implemented if this development didn’t progress are consent
references R/JSL/2015/4279 and R/REG/2015/4280 to construct two and three
storey dwellings. The effects of the development in terms of contamination and
remediation were considered under the above referenced consents and remain
unchanged for this proposed development.
Persons who have given their written approval
•

6.3

Housing New Zealand Corporation as the applicant and owner of 6 and 8 Puroto
Street. It is noted that these sites are vacant such that there are no occupiers.

ASSESSMENT OF EFFECTS
Having regard to the above and after an analysis of the application, including any
proposed mitigation measures, the adverse effects of the activity on the
environment are identified and discussed below.

6.3.1

Construction Activities
As set out above, earthworks of approximately 1,345m³ cut and 75m³ are proposed
across a total area of 1,262m². During construction it is proposed to install
sediment and erosion control measures as required to mitigate any adverse
environmental effects. All proposed measures will be designed in accordance with
the Auckland Council guidelines prescribed in GD05 to ensure that 75% of sediment
is removed from stormwater runoff prior to discharge from the site.
LCE have prepared a preliminary erosion and sediment control plan which is
included in Appendix 3. Key elements include a decanting earthbund along the
northern boundary of the site and a stabilised bunded metal access.
As well as sediment and erosion control, measures to control dust generation and
noise will also be implemented in accordance with standard good practice
procedures. Works will be undertaken in accordance with the Council’s
construction standards in relation to hours and noise levels.
With respect to the suitability of the site for the proposed development, Tonkin &
Taylor have carried out a geotechnical investigation pertaining to the HNZC owned
sites and their report is included as an appendix to the infrastructure report in

2

Noted that this provision is not subject to appeal and is therefore operative.
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Appendix 3. They consider that the site is generally considered suitable for
development.
On the basis of the above, it is considered that any adverse effects associated with
earthworks and construction activities will be less than minor. Furthermore, there
are no significant geotechnical constraints that would preclude the type of
development proposed.
6.3.2

Character and Streetscape Amenity
As described in section 3.2 above, the surrounding locality is predominantly
residential in nature, and typically features one and two storey detached dwellings
with variety in architectural style. Overall the existing character of the area can be
described as suburban.
The Unitary Plan provides for a planned character of a greater intensity than the
existing, with predominantly three-storey dwellings including low-rise apartments.
The proposal involves the construction of 11 dwellings where two were previously
provided. The proposed apartment buildings have been designed to create a
positive interface to the street, with dwellings fronting onto and gaining pedestrian
access from Purewa Road and balconies providing for passive surveillance. The
proposed recesses in the façade for the balconies, glazing, and balustrades
articulate the front facades of these buildings.
The car park is located behind the proposed apartment buildings and accessed via a
relatively narrow accessway which avoids these features being dominant within the
streetscape. Planting is also proposed along the retaining walls to the rear which
will have some visibility from the street due to the topography. Further, cherry
guava trees and shrubbery is proposed in front of the entrances to the duplex
which will be visible from the bottom of the accessway.
The proposed front yard treatments include low 0.4m high retained areas to
provide useable outdoor space for the ground level apartments with shrubbery
located adjacent to the street frontage. Cherry guava trees are proposed
intermittently along the frontage. It is considered that this will provide a good level
of amenity. It is noted that the proposed front yard fencing is 1.2m in height but as
it is located above the retaining walls, the total height varies up to a maximum of
1.6m. It is considered that this height of fencing is appropriate when taking into
account the need to provide privacy to these outdoor areas, but also from a
pedestrian amenity perspective as some sightlines will still be achievable and
surveillance will be maintained as the retained outdoor area is raised above
footpath level. In addition the fencing is broken up by the building entrances and
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accessway, and buildings’ heights and the way that they address the street will also
provide visual interest to passing pedestrians.
Overall, whilst the proposal is for a greater density development than what is
currently prevalent in the surrounds, it is considered to feature a site layout that
has been well considered, with dwellings that address the street and pay homage
to the built form prevalent in the surrounding neighbourhood in their materials. It
is therefore considered that any adverse effects with regard to streetscape and
planned built character will be less than minor.
6.3.3

Visual Dominance and Shading
Consideration has been given to the extent to which the proposed buildings could
give rise to adverse visual dominance and shading effects on the wider
environment. It is noted that effects on the immediately adjacent properties are
addressed in section 6.7 below.
In this regard, the proposed buildings are three storey in height which is provided
for within the Mixed Housing Urban zone, and the buildings are generally compliant
with the development controls. Notwithstanding this, the design of the
development which features several buildings, variety in materiality and
landscaping, will break up the apparent bulk of the buildings when viewed from the
wider environment.
Based on the foregoing, it is considered that any adverse effects in terms of building
dominance and shading will be less than minor.

6.3.4

On-Site Amenity
The proposal involves a mixture of dwelling types to provide for the different
housing needs of the community. Whilst the density is relatively intense, the
dwellings and site have been designed to optimise the use of space both internally
and externally and it is considered that the future residents will experience a high
level of amenity and liveability.
The internal layouts are very efficient and all of the dwellings are relatively
generous in terms of their floor area. The living areas of each dwelling open onto
outdoor spaces or balconies. The adjacency of the internal and external living areas
provides a strong indoor-outdoor connection, and all units have at least three
detached sides affording good periods of solar access and allows natural cross
ventilation. The bedrooms have generous windows for light and ventilation. Visual
privacy will be maintained through the careful selection of materials and windows,
and the use of fencing and planting. Overall, the size, private open space, daylight
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access and ventilation of the proposed dwellings will provide quality living
environments for residents.
Each dwelling has been provided with private outdoor living areas that are oriented
to the north-east to take advantage of the sun. The proposed landscaping, in
particular the planting which incorporates specimen trees within the main outdoor
living areas, shrubbery and groundcovers is also considered to achieve a good level
of amenity while taking into account the future maintenance of these areas.
As noted in section 4.4 above, the site’s topography creates challenges with respect
to achieving useable access, parking areas and outdoor spaces, as well as managing
the interfaces to neighbouring properties. Retaining is required throughout the site
as shown on the site plan in Appendix 5. The retaining to the rear of the ground
level apartments is located around their secondary outdoor space and bedrooms,
and is stepped in two sections with 0.9m to 1.2m wide planters at mid-height. The
total retaining height is between 2.1m to 2.45m and is set back at least 3m from
bedroom windows. Further detail is shown in the sections in the architectural plans.
Shading studies have been prepared by Waterfall Gunns Lowe Architects (RC007 of
Appendix 5), which include the proposed retaining. The studies demonstrate the
these outdoor spaces will achieve direct solar access during the afternoon in
summer and the equinoxes, or are otherwise overshadowed by the buildings
themselves as they are located to the south.
It is noted that as a permitted activity a building could be constructed at the same
location as this retaining (3m from the bedrooms) with a height of up to 6m, and
would comply with the daylight standard as shown in Figure 3 below. It is
considered that any shading or dominance effect associated with such a building
would be greater than the proposed scheme which incorporates slatted fencing and
is over 2m lesser in height.
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Figure 3: Possible building form that complies with the daylight standard in relation to Block 3, in red
shading.

Notwithstanding this, it is considered that there are several relevant factors to
consider in relation to the proposed retaining and fencing arrangements. In
particular the proposed bedrooms for these units are south-facing to begin with,
such that they would not achieve significant levels of solar access. Having regard to
that, the design has aimed to maximise daylight access and outlook to these
bedrooms while also taking into account the need for privacy, particularly as the
rooms are bedrooms. The retaining is stepped with planting to soften the perceived
bulk of the wall, and the fencing above which is of a different material to the
retaining will also act to break up surface. The proposed fencing is to be painted a
light colour to increase light reflectivity within these spaces.
Overall, when taking the above into account, including the permitted baseline, it is
considered that the development will feature an appropriate level of residential
amenity.
6.3.5

Personal Safety
Consideration has been given to personal safety and the principles of crime
prevention through environmental design (CPTED). Having regard to these
principles, the following comments are made:
•

Dwellings have been designed and located so that they provide a high level of
passive surveillance to the street and the JOAL. In particular, the internal
layouts of the rear duplexes have been specifically designed to have kitchens
facing the JOALs to improve passive surveillance of the area;
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•

The proposed JOAL that provides access to the rear car park and duplex will
maintain direct lines of the site from the public street. The car park will also be
designed to meet lighting requirements;

•

Care has been taken to avoid excessive areas of “leftover space” or communal
space, such space has been incorporated into the proposed lots. Landscaped
areas that are “owned” by a resident are easier to control and monitor
maintenance;

•

The proposed fencing has been carefully considered to ensure that passive
surveillance is maintained whilst maintaining privacy. The site frontages will
feature low fencing above low retaining and the view from balconies and
glazing above will not be obstructed;

•

Each house will have a fenced outdoor area or balcony and be connected to
living areas such that it is safe for children to play and is in keeping with
Housing New Zealand’s safe driveways policy; and

•

The proposed landscape planting along the main pedestrian entrances and
JOAL are carefully considered to ensure that they will not obscure sightlines to
and from the main pedestrian and vehicular entrances.

Overall, it is considered that appropriate regard has been had to CPTED principles
and that the proposed development will provide a safe environment.
6.3.6

Contamination
The subject site is identified as being potentially contaminated as a result of
horticultural uses that occurred on the sites historically. The potential adverse
effects with respect to effects on human health and the environment have been
considered as part of this proposal.
As part of the previous SHA approval for the site a DSI was carried out by
Groundwater and Environmental Services (GES), and a copy of this is included as
Appendix 9. The testing identified the presence of generally low-level lead
contamination, and GSE recommended management of the lead contamination to
reduce potential risk to the environment or human health. They prepared a Site
Management Plan (SMP) which is included in Appendix 9.
Following discussions with Council during the processing of the SHA application, it
was agreed that the SMP should be updated to include remediation of the
contamination hotspot at 11 Purewa Road and this is reflected in the conditions of
consent (see decision in Appendix 3). These conditions of consent can also be used
for this proposal. Overall, as this proposed remediation was approved as part of the
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existing consent, it is considered that any adverse effects in relation to human
health or the environment will be less than minor.
6.3.7

Traffic, Access and Parking
Traffic, access and parking matters have been considered in the transportation
report prepared by Traffic Planning Consultants and their report is attached as
Appendix 10. A summary of transportation effects is provided in the conclusion of
their reports is as follows:
“Vehicle and pedestrian access to the site is designed to a suitable standard
such that these infringements will not have an adverse effect on the surrounding
road network, or to the safety of pedestrians and vehicles using the site…
…Overall, it is considered that the traffic engineering effects of the proposal can
be accommodated on the road network without compromising its function,
capacity or safety. Therefore, from a traffic engineering perspective it is
considered that the proposal will have less than a minor impact.”

It is also noted that the site is immediately opposite the train station and comprises
two-bedroom dwellings, such that the proposed parking provision of one car park
per dwelling is considered to be appropriate.
On the basis of the advice received from Traffic Planning Consultants, it is
considered that any adverse effects with respect to transportation related matters
will be less than minor.
6.3.8

Infrastructure and Servicing
The provision of infrastructure to service the development has been considered in
the infrastructure report prepared by LCE. Their report is attached as Appendix 3
and confirms that the site can be adequately serviced such that it is considered that
no adverse effects will result.
In particular, the stormwater runoff that arises from the infringing impervious areas
will be detained in detention tanks (detail to be confirmed at building consent
stage) which will mitigate any effects of additional runoff.

6.3.9

Positive Effects
The proposal will also result in significant positive effects including:
•

11 new two-bedroom dwellings that will contribute towards the creation of
much needed housing in the Auckland region;
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•

The proposed development will provide for 100% retained dwellings for rental
accommodation;

•

The provision of additional living opportunities on a site that is able to
accommodate additional residential units in a location that is excellently
served by public transport and within an established neighbourhood that
contains local amenities;

•

The new buildings are of a scale and design that will enhance the streetscape
amenity of this area and provide for passive surveillance; and

•

The landscaping proposed will enhance both the subject site and the
immediate surrounds.

Overall, any actual and potential effects on the environment of allowing the activity
are considered to be acceptable.
6.4

SUMMARY OF EFFECTS
Overall, it is considered that any adverse effects on the environment relating to this
proposal will be less than minor.

6.5

SPECIAL CIRCUMSTANCES (SECTION 95A(4))
Section 95A(4) states that a council may publicly notify an application for resource
consent if it considers that special circumstances exist, notwithstanding that a rule
or national environmental standard precludes notification and the application has
not requested notification.
“Special circumstances” have been defined by the Court of Appeal as those that are
unusual or exceptional, but they may be less than extraordinary or unique
(Peninsula Watchdog Group (Inc) v Minister of Energy [1996] 2 NZLR 529). With
regards to what may constitute an unusual or exceptional circumstance, Salmon J
commented in Bayley v Manukau CC [1998] NZRMA 396 that if the district plan
specifically envisages what is proposed, it cannot be described as being out of the
ordinary and giving rise to special circumstances.
In Murray v Whakatane DC [1997] NZRMA 433, Elias J stated that circumstances
which are “special” will be those which make notification desirable,
notwithstanding the general provisions excluding the need for notification. In
determining what may amount to “special circumstances” it is necessary to
consider the matters relevant to the merits of the application as a whole, not
merely those considerations stipulated in the tests for notification and service.
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In this case, the development of three or more new dwellings is specifically
provided for as a restricted discretionary activity in the AUP (OP). Further it is
considered that there is not anything noteworthy about the proposed. It is
therefore considered that the application cannot be described as being out of the
ordinary or giving rise to special circumstances.
6.6

PUBLIC NOTIFICATION SUMMARY
Based on the foregoing assessment, it is considered that this application can be
processed without public notification.

6.7

LIMITED NOTIFICATION (SECTIONS 95B AND 95E)
If the application is not publicly notified, a council must decide if there are any
affected persons and give limited notification to those persons. A person is affected
if the effects of the activity on that person are minor or more than minor (but not
less than minor).
In deciding who is an affected person under section 95E, a council:
•

may disregard an adverse effect of the activity on a person if a rule or national
environmental standard permits an activity with that effect (i.e. council may
consider the “permitted baseline”);

•

must disregard an adverse effect of the activity on a person that does not relate
to a matter for which a rule or environmental standard reserves control or
restricts discretion;

•

must have regard to every relevant statutory acknowledgement made in
accordance with a statute set out in Schedule 11 of the Act.

A council must not consider that a person is affected if they have given their written
approval or it is unreasonable in the circumstances to seek that person’s approval.
As noted above, HNZC owns the properties at 6 and 8 Puroto Street, which are
currently vacant. Their written approval is implied as they are the applicant for this
development, and any adverse effects on these properties have been disregarded.
Having regard to the above provisions, the following comments are made in
relation to the proposal:
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6.7.1

2 Puroto Street (west)

Figure 4: Proposed development in relation to property to the west (approximate).

As shown in Figure 4 above, 2 Puroto Street adjoins proposed Block 1 of the
apartment buildings. This site is currently occupied by a three storey dwelling. The
common boundary is currently defined by a 1.8m high timber fence.
The following comments are made with respect to potential visual dominance,
shading and privacy effects on persons at this property:
•

This property has its main outlook and outdoor living to the north, and away
from the subject site. The property’s carport and driveway adjoin the common
boundary, and the dwelling itself has few windows on this façade;

•

It is noted that two dwellings could be constructed along this boundary as a
permitted activity, and could be greater in height than the proposed building.
The image at Figure 5 below shows that a higher building could be constructed
in the same location and complying with the 3m + 45° standard height in
relation to boundary control and 11m height control. When taking this
permitted form into account it is considered that any additional adverse visual
dominance effects would be less than minor;
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Figure 5: Permitted building form for dwellings (shaded red) with 2.7m floor to floor heights,
based on the same ground floor height and building platform.

•

Resource consent was also obtained for the use of the alternative height in
relation to boundary control and a height infringement in the SHA consent
(R/JSL/2015/4279), for proposed unit 9, which adjoined the common boundary
with this property;

•

Notwithstanding the above, it is considered that the proposed buildings siting
and scale, as well as architectural design, have been designed to have regard to
this neighbouring property. In particular, the building façade is articulated
through the use of two different claddings and glazing. In addition, the
boundary treatment combined with the building being set down below ground
level will help to soften and screen the building as viewed from this property;

•

The shading studies (Appendix 5) include a comparison of shading from the
proposed development (which complies with the alternative HIRTB) to shading
cast but the same buildings but compliant with the 3m + 45° standard HIRTB. As
can be seen in these studies the shading arising from the additional bulk
associated with using the alternative height in relation to boundary is minimal
and fast moving, and falls on the driveway and carport. This property’s outdoor
living area to the west and north will be unaffected by shading from the
development. Overall, it is considered that any adverse shading effects are less
than minor; and

•

With respect to privacy, the main outlook of the proposed apartments is to the
north, and not towards this property. Glazing along the west elevation is
restricted to secondary windows for the main living, and one window for the

Assessment of Environmental Effects
B&A Ref: 15789

23

Prepared by Sarah Burgess
Reviewed by Evita Key

bedroom, such that it is considered that any adverse overlooking effects will be
less than minor.
Overall, it is considered that any adverse effects on persons at 2 Puroto Street will
be less than minor.
6.7.2

4 Puroto Street (west)

Figure 6: Proposed development in relation to property to the west (approximate).

As shown in Figure 6 above, 4 Puroto Street adjoins the outdoor areas of the
proposed duplex building. The common boundary is currently defined by
vegetation.
The following comments are made with respect to potential visual dominance,
shading and privacy effects on persons at this property:
•

This property has its main outlook and outdoor living to the north and away
from the subject site;

•

The proposed duplex building is set back from the common boundary by
between 5m to 6.5m, which results in a separation distance of over 16m from
the dwelling at this property. In addition, as a permitted activity a dwelling
could be constructed closer to the boundary and of greater height than the
proposed as shown in Figure 7 below:

Assessment of Environmental Effects
B&A Ref: 15789

24

Prepared by Sarah Burgess
Reviewed by Evita Key

Figure 7: Permitted building form for dwellings (shaded red) with 2.7m floor to floor heights,
based on the same ground floor height.

•

The shading studies demonstrate that the shading to this property is minimal
and fast moving, occurring during the early morning such that any adverse
effects are considered to be less than minor; and

•

Having regard to the above it is considered that any adverse effects in relation
to visual dominance, shading or privacy will be less than minor;

Overall, it is considered that any adverse effects on persons at 4 Puroto Street will
be less than minor.
6.7.3

22 Manapau Street (east)

Figure 8: Proposed development in relation to property to the east (approximate).
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As shown in Figure 8 above, the 22 Manapau Street adjoins the subject site to the
east. The property is currently occupied by a single storey dwelling.
The following comments are made with respect to potential visual dominance,
shading and privacy effects on persons at this property:
•

The common boundary is currently defined by a combination of tall fencing and
hedging (see Figure 9 below) which is proposed to be retained as part of this
proposal;

Figure 9: Common boundary to 22 Manapau, taken from the subject site looking south-east.

•

This dwelling has its main outdoor living to the south where the pool is located,
with a double car pad to the north. It appears that it may have its main outlook
to the north as there are large areas of glazing along the northern façade;

•

Notwithstanding the above, it is considered that the proposed development,
specifically the siting and height and scale of the buildings is considerate of this
adjacent property. In particular, the proposed car park adjoins the western
façade of the dwelling and its outdoor area with a separation distance of 16m
to the proposed duplex in the western part of the subject site;

•

It is noted that as a permitted activity two dwellings could be constructed
adjacent to this property if complying with the development controls, including
the 3m + 45° height in relation to boundary control. As shown in Figure 10
below, the additional building form associated with the use of the alternative
height in relation to boundary control is not significant in the context of the
overall building, and when taking into account the specific context and
interface with the adjoining property including that its main outdoor living is to
the rear, it is considered that any adverse visual dominance effect would be less
than minor. The proposed buildings could also be sited differently to adjoin this
property’s outdoor space which would give rise to greater visual dominance
and privacy effects and could be undertaken as a permitted activity;
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Figure 10: Block 3 building form above the 3m + 45° HIRTB, shaded red.

•

The shading studies show that the shading arising from the additional bulk
associated with using the alternative height in relation to boundary is minimal,
and falls on the car pad at the front of this property. This property’s outdoor
living area to the rear will be unaffected by shading from the development.
Overall, it is considered that any adverse shading effects are less than minor;
and

•

With respect to privacy, the apartments in Block 3 have their main glazing to
their north, and windows on the eastern façade are secondary windows from
the main living area; and windows from the bathroom and bedroom. These
openings are also located opposite this dwelling’s car pad in the front yard, and
are not facing into the dwelling’s front façade windows. Overall it is considered
that any adverse effects will be less than minor;

Overall, it is considered that any adverse effects on persons at 22 Manapau Street
will be less than minor.
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6.7.4

10 Puroto Street (south)

Figure 11: Proposed development in relation to property to the south (approximate).

As shown in Figure 11 above, 10 Puroto Street adjoins part of the site’s southern
boundary where the car park is proposed. Overall, when taking into account the
separation distance of 30m afforded between this dwelling and the nearest
proposed duplex; the development’s compliance with the development controls
including the height control; and the change in topography which means that the
subject site is lower than this property, it is considered that any adverse effects in
relation to visual dominance, shading and privacy will be less than minor.
6.7.5

Summary
Taking the above into account, it is considered that any adverse effects on persons
at the aforementioned properties with respect to visual dominance, shading, and
privacy will be less than minor. It is considered, therefore, that this application can
be processed on a non-notified basis.

7.0

RECOMMENDATION (SECTIONS 95A AND 95B)
•

That, pursuant to section 95A of the Resource Management Act 1991, this
application can be processed without public notification because the activity
will have adverse effects on the environment that will be less than minor.
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•

That, pursuant to section 95A(4), there are no special circumstances to warrant
public notification because the Unitary Plan envisages what is proposed, and as
such, it cannot be described as being out of the ordinary and giving rise to
special circumstances.

•

That, pursuant to section 95B of the Resource Management Act 1991, the
application can be processed without limited notification because there are no
adverse effects on any person.

8.0

ASSESSMENT (SECTION 104)

8.1

STATUTORY MATTERS
Subject to Part 2 of the Act, when considering an application for resource consent
and any submissions received, a council must, in accordance with section 104(1) of
the Act have regard to:
•

any actual and potential effects on the environment of allowing the activity;

•

any relevant provisions of a national environmental standard, other
regulations, national policy statement, a New Zealand coastal policy
statement, a regional policy statement or proposed regional policy statement;
a plan or proposed plan; and

•

any other matter a council considers relevant and reasonably necessary to
determine the application.

As a discretionary activity, section 104B of the Act states that a council:
(a) may grant or refuse the application; and
(b) if it grants the application, may impose conditions under section 108.
8.2

WEIGHTING OF PROPOSED PLAN CHANGES: AUCKLAND COUNCIL UNITARY PLAN
Auckland Council made the Auckland Unitary Plan operative in part on 15
November 2016. At this point, all corresponding previous rules under the legacy
plans, including the Isthmus District Plan, became inoperative.
The only parts of the Auckland Unitary Plan that were not made operative are those
parts subject to appeals. In this case, there are appeals to the permitted activity
threshold for three or more dwellings and alternative height in relation to boundary
activity. As a result, the height in relation to boundary control from the legacy
Isthmus District Plan requires assessment, and a weighting assessment is necessary.
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Overall, it is considered that little weight can be applied to the legacy District Plan
as the appeals seek for the construction of more dwellings to be a permitted
activity instead of restricted discretionary, and for the alternative height in relation
to boundary to be a permitted activity instead of restricted discretionary. The
proposal complies with the alternative height in relation to boundary standard
which has been progressed through the statutory process, subject to submissions,
and tested by the Independent Hearings Panel.
It is also our understanding that all higher-order objectives and policies are not
subject to appeal and have, accordingly, been made operative in the AUP (OP) as at
15 November 2016, and that an assessment is therefore not required under the
legacy District Plan objectives and policies (which is supported by the practice note
email circulated on 3 April 2017).
Therefore it is considered that with respect to all matters except density and height
in relation to boundary, the proposal can be assessed against the AUP (OP)
provisions only, and that greater weighting can be applied to the AUP (OP) for the
alternative height in relation to boundary controls, as it has advanced sufficiently
through the statutory process and the appeals seek a more permissive status.
8.3

ACTUAL AND POTENTIAL EFFECTS ON THE ENVIRONMENT (SECTION 104(1)(a))
Having regard to the actual and potential effects on the environment of the activity
resulting from the proposal, it was concluded in the assessment above that any
adverse effects relating to the proposal will be less than minor and that no persons
would be adversely affected by the proposal.
Further, it is considered that the proposal will result in significant positive effects
including the provision of much needed housing in the Auckland region, 11 retained
affordable dwellings, positive wellbeing benefits for future residents and enhanced
landscaping and streetscape amenity of the area.
Overall, it is considered that when taking into account the positive effects, any
actual and potential adverse effects on the environment of allowing the activity are
appropriate.
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8.4

DISTRICT PLAN AND ANY RELEVANT STATUTORY DOCUMENTS (SECTION
104(1)(B))

8.4.1

Objectives and Policies of the Auckland Unitary Plan (OP)
Mixed Housing Urban Zone
The subject site is zoned Mixed Housing Urban under the AUP (OP). The objectives
and policies for this zone are generally not subject to appeal and therefore are
given greater weighting.
The objectives for this zone are contained in section H5.2 and aim to ensure that
land near centres and close to the public transport network is efficiently used for
higher density residential living; development is in keeping with the planned urban
built character of predominantly three-storey buildings in a variety of forms; and
that development provides high quality on-site amenity for future residents,
adjoining sites, and the street.
The relevant policies are contained in section H5.3 and are to:
(1) Enable a variety of housing types at higher densities, including low-rise
apartments and integrated residential development;
(2) Require the built form of development and provision of setbacks and
landscaped areas to achieve an urban built character of predominantly three
storeys;
(3) Encourage development to achieve attractive and safe streets and public open
spaces by providing for passive surveillance, optimising front yard landscaping
and minimising dominance of garage doors;
(4) Require built form of development to maintain a reasonable standard of
sunlight access and privacy and minimise visual dominance to adjoining sites;
(5) Require accommodation to be designed to provide privacy and outlook, and be
functional, have access to daylight and sunlight and provide amenities;
(6) Encourage accommodation to have useable and accessible outdoor living
space; and
(7) Restrict impervious area to manage the amount of stormwater runoff.
The proposal is considered to accord with these objectives and policies, as follows:
•

The proposal is for three storey apartments and two storey terraced houses
which will increase the variety of housing types provided in this locality;

•

The proposed buildings positively address the street and provide for passive
surveillance from the balconies, glazing, and low fencing. There are no garage
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doors facing towards the street such that any potential visual dominance
effects are avoided;
•

The proposed front yard treatment features low planting as well as specimen
trees and pavers to create a good level of visual amenity as viewed from the
street;

•

A detailed assessment of effects on adjacent properties with respect to visual
dominance, shading and privacy was carried out in section 6.7 above, and it is
considered that any adverse effects will be less than minor;

•

The proposed dwellings will have a high level of amenity for future residents as
a result of their north-facing open-plan orientation (or east/west in the case of
the duplex), glazing proportions, size and layout, and proposed site
landscaping;

•

The proposed dwellings feature generous north-facing balconies as well as
some outdoor living space at ground level; and

•

Stormwater runoff arising from the excess impervious areas is proposed to be
detained which will mitigate any adverse effects of additional runoff on the
public infrastructure.

Overall, it is considered that the proposal accords with the objectives and policies
for the Mixed Housing Urban zone.
Subdivision
The relevant subdivision objectives and policies seek to ensure that land is
subdivided efficiently to reflect the intended outcome of the zone in a manner that
is well-designed and provides for a high standard of amenity whilst managing
adverse effects relating to landscape amenity, natural resources, natural hazards
and historic heritage. Infrastructure should be planned in an integrated manner and
be in place at the time of the subdivision. Furthermore, subdivision should have a
layout that is safe, convenient and safe in terms of connections within the
development and with the surrounding neighbourhood.
Having regard to the above, the proposed layout of the subdivision has been well
planned to ensure that the intended outcome of the Mixed Housing Urban zone is
maintained, as well as allowing for good levels of on-site amenity for both the
proposed dwellings and the adjoining sites. The proposed subdivision also avoids
natural hazards and includes provisions to ensure that the new lots will be
adequately serviced. For the reasons provided above, it is considered that the
proposal accords with the relevant objectives and policies for subdivision at E38.2
and E38.3.
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Transportation
The relevant transport objectives and policies seek to ensure that land use and
transport (including public transport, walking and cycling) is integrated in a manner
that enables adverse effects of traffic generation on the transport network to be
managed. In addition, the objectives and policies ensure that parking and loading is
designed, located and accessed safely and efficiently for pedestrians and vehicles
within and outside the site. The objectives and policies also seek to manage travel
demand and provide for additional travel choices (such as public transport, cycling
and walking).
Having regard to the above, the following comments are made:
•

The site is located in close proximity to public transport services, and within
reasonable proximity to schools and shops. This will reduce dependence on
private vehicles;

•

The proposal complies with the majority of parking and access standards, and
TPC has confirmed that it will function safely and that any anticipated traffic
will be able to be accommodated within the existing road network; and

•

The proposed access ways and parking spaces have been carefully designed to
provide for safe pedestrian and vehicular access to and from the site.

For the reasons provided above, it is considered that the proposal is consistent with
the relevant objectives and policies for transport set out in sections E27.2 and
E27.3.
Stormwater
The objectives and policies generally seek to minimise changes to stormwater
runoff volumes to avoid adverse effects on natural and physical resources. LCE
confirm that the stormwater network has sufficient capacity to accommodate
anticipated runoff from the site, with detention proposed for those areas that
exceed the impervious area threshold. Accordingly it is considered that the
proposal accords with the relevant objectives and policies for stormwater at
sections E8.2 and E8.3.
Earthworks
The relevant objectives and policies ensure that earthworks are undertaken in a
manner that protects people and the environment whilst minimising sediment runoff. It is confirmed that the proposed earthworks will be designed in accordance
with the Auckland Council guidelines set out in GD05.
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8.5

RELEVANT RULES AND ASSESSMENT CRITERIA
The Unitary Plan specifies the relevant assessment criteria to be considered in
assessing this application. Notwithstanding that the application is a discretionary
activity overall, the following criteria are considered to form an appropriate
guideline for assessment of this activity:

8.5.1

Three or More Dwellings in Mixed Housing Urban Zone
The assessment criteria for three or more new dwellings within the Mixed Housing
Urban zone are set out at H5.8.2(2) and refer to the purpose of standards and back
to the policies for the zone.
The following comments are made with regard to these criteria:
•

Extent to which proposal achieves the purpose of the standards:
o

Maximum impervious areas (purpose – manage runoff and limit paved
areas for visual amenity): The proposal exceeds the maximum 60%
threshold however all stormwater runoff arising from this additional area
is to be detained which will mitigate any adverse effects on infrastructure;
and the driveway and paved areas have been broken up through the use of
different surface treatments which will maintain amenity values and assist
in creating an attractive streetscape frontage;

o

Building coverage (purpose – achieve planned urban character of
buildings surrounded by open space): On a site by site basis, Lot 1
infringes by 4.2%, however the development complies overall with 29.8%
coverage. A detailed assessment of the proposed development was carried
out in sections 6.3.3 and 6.7 above. Having regard to this assessment it is
noted that the proposed buildings are within the intended character of the
zone of predominantly three-storey buildings and feature the main built
form to the frontage having regard to the location of outdoor spaces for
other sites. When having regard to this, and the overall compliance of the
development, it is considered that the proposal achieves the planned
urban character of the zone;

o

Landscaped area (purpose – provide for quality living environments and
create a landscaped urban streetscape character): On a site by site basis,
Lot 3 infringes with a 4.6% shortfall and the overall development infringes
by 5.2%. While this is a shortfall in area, it is considered that the proposed
landscaping treatment is of a high quality and takes into account the
practicality of maintenance for future tenants. It includes shrubbery and
trees that will have result in a good level of amenity, in particular to the
street. The proposal complies with the front yard landscaping
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requirements, and planting is provided within the retaining. It is also
considered that the proposed dwellings feature a good level of amenity
with useable, well-oriented outdoor space;
o

Outlook space (purpose – ensure a reasonable standard of visual privacy
between habitable rooms and manage visual dominance effects within a
site): The proposal is generally compliant with small infringements to the
required depth as described in Appendix 7. These infringements do not
affect visual privacy as they are opposite fencing, and when taking into
account the scale of the infringements and the assessment carried out in
section 6.3.4 above it is considered that any adverse visual dominance
effects will be less than minor;

o

Daylight: The proposal is compliant;

o

Outdoor living space (purpose – provide dwellings with outdoor living
space that is of a functional size and dimension, and access to sunlight):
The ground level apartments infringe the required 20m² because the
minimum dimension of the space is 2.7m with 4m required. Overall
however they have between 20m² of north-facing space including an 11m²
terrace, with more space to the rear. Overall it is considered that these
spaces are high quality as a result of their aspect and are still considered to
be of a useable dimension.

o

Fences and walls (purpose – provide privacy while enabling opportunities
for passive surveillance): The proposed front yard fencing exceeds 1.2m as
it is located above retaining, and varies up to 1.6m in height. This fencing
enables privacy to the main outdoor living for the ground level units whilst
also not entirely preventing a visual connection at ground level. In addition
passive surveillance will be providing from the openings and the upper
balconies; and

o

Minimum dwelling size: The proposal is compliant.

•

Policies (1) to (7): Refer to assessment carried out in section 8.4.1 above; and

•

Infrastructure and servicing capacity: LCE have investigated the capacity of the
surrounding infrastructure and confirm that, with detention tanks, the
proposed development will be able to be adequately serviced without resulting
in any adverse effects on infrastructure.

Having regard to the above, and the assessment carried out in section 8.4.1 and 6.3
it is considered that the proposal meets the criteria for three or more dwellings.
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8.5.2

Alternative Height in Relation to Boundary
The proposal has adopted the alternative height in relation to boundary control at
the eastern boundary and is fully compliant with this control. The assessment
criteria are contained in section H5.8.2(6) and refer back to Policies (2), (3), (4) and
(5) which are summarised below for reference:
(2) Require the built form of development and provision of setbacks and
landscaped areas to achieve an urban built character of predominantly three
storeys;
(3) Encourage development to achieve attractive and safe streets and public open
spaces by providing for passive surveillance, optimising front yard landscaping
and minimising dominance of garage doors;
(4) Require built form of development to maintain a reasonable standard of
sunlight access and privacy and minimise visual dominance to adjoining sites;
(5) Require accommodation to be designed to provide privacy and outlook, and be
functional, have access to daylight and sunlight and provide amenities.
As discussed in section 8.4.1, the proposal is considered to accord with these
policies. In particular, the proposed apartments are three storeys in height which is
specifically provided for within this zone, and the buildings positively address and
provide for passive surveillance, with attractively landscaped front yards. The
dominance of garage doors is avoided by the location of parking in the rear of the
site, accessed by a narrow JOAL.
A detailed assessment of potential visual dominance, shading and privacy effects on
adjoining properties was carried out in section 6.7 above and it is considered that
any adverse effects will be less than minor as a result of the specific contextual
features of the sites; the design of the building; and a comparison to potential
effects of a complying scheme.
On-site amenity was assessed in section 6.3.4 above and it is considered that the
proposed dwellings will achieve a good level of amenity, and it is noted that the
almost all units comply with key amenity related standards such as outlook space
and outdoor living space.
Overall, for the reasons described above, it is considered that the proposal meets
the assessment criteria for the use of the alternative height in relation to boundary
standard.

8.5.3

Yard Infringements
As described above the proposal infringes the front yard controls with respect to
the upper level balconies (by between 0.4m to 0.8m in depth), and by the front
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yard retaining (by between 2m and 2.4m). The purpose of the front yard control is
to create an urban streetscape character and provide sufficient space for
landscaping. The assessment criteria for yard control infringements are contained in
section H5.8.2(7) and refer back to Policies (2), (4) and (5).
When taking into account that the balconies are generally open structures and
located above ground level, and that the retaining is only 400mm in height, it is
considered that the proposal is in accordance with these policies and therefore
meets the assessment criteria for yard infringements.
8.5.4

Subdivision
The proposal involves subdivision of the site into four new residential lots and one
JOAL, as well as unit title subdivision of the proposed apartments. The assessment
criteria for subdivision in accordance with an approved land use consent are
contained in section E38.12.2(6), and refer to the effect of the design and layout of
the proposed sites with respect to any new or increased non-compliances;
provision for infrastructure; and common areas, as well as Policies (1) and (6).
The following comments are made with regard to these criteria:
•

Extent of non-compliance with rules: The proposal is generally compliant with
the standards and any non-compliance has been addressed in this report, and
any adverse effects are considered to be less than minor;

•

Appropriate provision for infrastructure: As described above, LCE have
addressed the proposed servicing of the site and all will be appropriately
serviced;

•

Appropriate creation of common areas: The proposed JOAL is appropriately
designed and provided for in order to ensure efficient access to rear lots;

•

Policy (1) – provide for subdivision which supports policies of the Plan: As
discussed in section 8.4.1, the proposal is considered to be consistent with the
relevant objectives and policies of the Plan; and

•

Policy (6) – provide for subdivision in accordance with an approved resource
consent: The proposal is for a joint land use and subdivision application.

Overall, for the reasons described above it is considered that the proposal meets
the assessment criteria for subdivision in accordance with an approved land use
consent.
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8.5.5

Earthworks
The earthworks controls in the AUP (OP) recognise that earthworks have the
potential to impact on surrounding land and the water quality of watercourses (and
ultimately coastal waters) through surface run-off and sedimentation. The controls
are aimed at ensuring that appropriate treatment of areas where earthworks are
occurring can reduce or avoid these effects.
In this case the earthworks proposed will involve approximately 1,345m³ cut and
75m³ fill volumes across a total area of 1,262m². An assessment was carried out in
section 6.3.1 above with respect to the potential effects associated with these
earthworks. As set out in those sections, all earthworks will be carried out in
accordance with GD05. These measures are considered appropriate to minimise
effects particularly as there are no sensitive receiving environments in close
proximity to the works. On this basis, it is considered that the proposal accords with
the relevant assessment criteria set out in E12.8.2(1) of the AUP (OP).

8.6

SUMMARY
For the reasons outlined above, it is considered that the proposal is consistent with
the relevant objectives and policies, rules, assessment criteria and other matters of
the Unitary Plan.

8.7

PART 2 MATTERS
Section 5 of Part 2 identifies the purpose of the RMA as being the sustainable
management of natural and physical resources. This means managing the use,
development and protection of natural and physical resources in a way that enables
people and communities to provide for their social, cultural and economic wellbeing and health and safety while sustaining those resources for future
generations, protecting the life supporting capacity of ecosystems, and avoiding,
remedying or mitigating adverse effects on the environment. It is considered that
the proposed development is complementary to these objectives. In particular, the
development will provide additional housing, all of which are to be retained
affordable homes, in the Meadowbank area in a way that will not unreasonably
disrupt the amenity of the existing neighbourhood.
Section 6 of the Act sets out a number of matters of national importance including
(but not limited to) the protection of outstanding natural features and landscapes
and historic heritage from inappropriate subdivision, use and development. It is
considered that the proposal will not give rise to any issues with respect to matters
of national importance.
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Section 7 identifies a number of “other matters” to be given particular regard by
Council and includes (but is not limited to) Kaitiakitanga, the efficient use of natural
and physical resources, the maintenance and enhancement of amenity values, and
maintenance and enhancement of the quality of the environment. The proposal is
considered to be consistent with the matters in section 7.
Section 8 requires Council to take into account the principles of the Treaty of
Waitangi. It is considered that this proposal will not offend against the principles of
the Treaty of Waitangi.
Overall, as the effects of the proposal are considered to be less than minor, and the
proposal accords with the relevant District and Unitary Plan objectives, policies, and
assessment criteria, it is considered that the proposal will not offend against the
general resource management principles set out in Part 2 of the Act.
8.8

NATIONAL ENVIRONMENTAL STANDARD (NES) FOR ASSESSING AND MANAGING
CONTAMINANTS IN SOIL TO PROTECT HUMAN HEALTH (SECTION 104(1)(B)(I))
The proposal requires consent under the NESCS due to former horticultural
activities undertaken on the sites. When taking into account that there is an
existing consent for residential activities and subdivision of the subject land
provided that remediation is undertaken and these conditions will be applied to this
proposal, it is considered that any adverse effects in relation to human health or
the environment will be less than minor and that the proposal therefore accords
with the NESCS.

9.0

OTHER MATTERS (SECTION 104(1)(c))

9.1

PRE-APPLICATION MEETINGS
The proposal was discussed with Council at a pre-application meeting on 6 March
2017 and a copy of the minutes is attached as Appendix 11. A revised set of
drawings was also emailed to Council on 4 April 2017 and feedback was received on
10 April 2017. The following comments are made with respect to Sheerin
Samsudeen’s feedback on these plans:
•

Explore adding planting to retaining: This has been done as shown in the
landscaping plans;

•

Explore adding openings to west elevation of Block 3: This was explored,
however adding windows to the stairwell would result in cleaning and
maintenance issues (being accessed from the driveway) and if left open could
result in rain entering the stairwell and causing a hazard; and
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•

Explore whether bins/stairs to west of Block 3 can be relocated to improve
northerly aspect of the units: This was considered however locating these
elements on the eastern side of Block 3 would preclude a pedestrian
connection to the car park area as a result of the limited space available, and it
is considered that these elements also provide a buffer to the driveway for the
units.

A number of other matters were discussed in relation to engineering, urban design
and planning. It is not proposed to address each matter individually, rather the
majority of feedback has been addressed in the report above, and in the supporting
documentation.
9.2

CERTIFICATE OF TITLE DOCUMENTS
The Certificates of Title for the site are subject to three interests which are not
anticipated to affect the resource consent application for the site, as discussed
below:
Interest and Title Affected

Summary

Subject to Part IV A Conservation
Act 198

This section of the Act relates to marginal strips
along foreshores, lakes and rivers/streams, and is
generally applied to titles to ensure that land within
the first 20m of the property where it abuts a
waterway is reserved from sale. We understand that
this interest is often put on Crown land being
disposed, and as there are no waterbodies within
20m of the site, that this will not have a bearing on
the resource consent application.

Subject to Section 11 Crown
Minerals Act 1991 (affects part)

This section of the Act sets out the Crown’s rights in
relation to minerals found on the land. Unlikely to be
relevant but noted. No bearing on the resource
consent application.

K61273 Certificate that a pipeline
for the passage of sewage serves
the within land

This document dates from 1957 and includes a plan
showing the public sewer lines within properties in
the surrounds. Within 9 Purewa Road there is a
public line shown along the site’s western boundary
and this is the same as the current line shown on
Council’s GeoMaps. It is not proposed to alter or
connect to this line as part of this proposal.
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10.0

CONCLUSION
It is considered that the proposal to undertake a joint land use subdivision for 11
dwellings at 9-11 Purewa Road, Meadowbank, accords with the relevant objectives
and policies, as well as the assessment criteria.
The proposed development is considered to result in less than minor adverse
effects on the environment as it relates to construction activities; character and
streetscape amenity; visual dominance and shading; on-site amenity; personal
safety; contamination; traffic, access and parking; and infrastructure and servicing.
It is considered that the proposal is in keeping with the anticipated development of
the area as outlined in the zone objectives and policies, and that no persons at
adjacent properties are considered to be adversely affected by the development.
It is therefore concluded that the proposal satisfies all matters the consent
authority is required to assess and that it can be granted on a non-notified basis.
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