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Waitakere City Council

Te Taiao o Waitakere
NOTICE OF HEARING

BY COMMISSIONERS

| hereby give notice that a Hearing By Commissioners will be held on:-

DATE: Tuesday, 22 April 2008 TIME: 9.30 am

VENUE: Waitakere Central, 6 Henderson Valley Road, Henderson,
Waitakere

to consider an application for resource consent 17 & 19 Rata Street, New Lynn and to take any
necessary action connected therewith.

S/DM/\ S/VM@M

11 April 2008 Sharon Simiona
COMMITTEE SECRETARY

Telephone (09) 836 8000 extn 8820

MEMBERSHIP:
Commissioners: Cr VS Neeson, JP (Chairman)

Cr DQ Battersby, JP
Cr WW  Flaunty, QSM, JP
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(The reports and recommendations contained in all agendas are reports and recommendations
only and are not to be construed, in any way, as Council policy until adopted.)
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APOLOGIES NOTIFIED APPLICATION FOR RESOURCE CONSENT UNDER
SECTION 88 OF THE RESOURCE MANAGEMENT ACT 1991 BY NETWORTH
DEVELOPMENTS LIMITED TO ESTABLISH A 36 UNIT, PART THREE, PART FOUR
STOREY APARTMENT DEVELOPMENT AS A RESIDENTIAL DEVELOPMENT IN THE
LIVING ENVIRONMENT (MEDIUM DENSITY CIRCLE) AT 17 & 19 RATA STREET,
NEW LYNN

GLOSSARY

Auckland Regional Growth Strategy (ARGS)

Auckland Regional Policy Statement (ARPS)

Local Government (Auckland)

Amendment Act (LGAAA)

Resource Management Act 1991 (the Act) (the RMA)
Roads and Traffic Authority (RTA)

Traffic Impact Assessment (TIA)

Auckland Regional Council (ARC)

Waitakere City Council (WCC)

APPLICATION DETAILS

Planner: Jade Hunt

Site Address: 17 & 19 Rata Street, New Lynn

Applicant: Networth Developments Limited

Date Received: 19/12/07

Resource Consent No: LUC-2007-2245

Building Consent No: Not lodged at time of writing.

Ward: New Lynn 4

Legal Description: Lots 1 and 2 DP 153766

Address for Service: C/- MPC Consultants Limited, PO Box 8960, Symonds

Site Area: 1997m?2

District Plan:

Human Environment: Living 1 (Medium Density Circle)
Living 5 — Proposed Plan Change 17

Natural Area: General Natural Area

Landscape Elements: WSL sewer crosses 19 Rata Street.

Hazards: None Known

Roading Hierarchy: Regional Arterial

Further Information Yes

Required:

Date Requested: Various

Date Received: Various
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Ward: New Lynn 4
RMA: LUC-2007-2245

N.B. This report sets out the advice of Consent Services to the Hearings
Committee on the environmental issues raised by the application for
resource consent. It is not the decision of the Council. The decision will be
made after consideration of the application by the Hearings Committee.

1.0 INTRODUCTION AND RECOMMENDATION

1.1 Nature of the Application

The applicant seeks consent to establish a 36 Unit, part three, part four storey apartment
development as a residential development in the Living Environment.

Resource consent is required for infringements to the rules contained in the operative
District Plan relating to density, height, internal height in relation to boundary, front yard,
building coverage, outdoor space, vegetation alteration, earthworks and impermeable
surfaces. In addition the site is known to Council to be subject to flooding.

Resource consent is also required under Proposed Plan Change 17 (New Lynn) for
density, front yards and car parking. Proposed Plan Change 18 requires consent for
balconies and outlook/amenity.

Overall, consent is required as a discretionary activity.

1.2 Resource Management Issues Raised

The Resource Management Act 1991 requires that, when considering an application for a
resource consent, a consent authority shall have regard to the environmental effects of
the proposed activity, together with any relevant objectives, policies and rules of the
District Plan. A consent authority may also have regard to any other statutory planning
documents.

This report concludes that the development itself is appropriately designed for its location
and would support land use and land transport integration and the intensification of the
New Lynn Town Centre and public transport activities. The key resource management
issues posed by this application and raised by submitters is whether the proposal
achieves appropriate amenity, provides a quality environment for occupiers and has a no
more than minor adverse effect on neighbouring properties or the surrounding receiving
environment. The scale, intensity and character of the proposal shall be considered
within the context of the local environment and the strategic context of the Regional
Growth Strategy, the City’s Growth Strategy, Operative District Plan and Plan Change 17.
Consideration should also be given to the effects of traffic generation, pedestrian safety
and infrastructure capability.

The proposal must be assessed against both the operative statutory planning documents
and the proposed plan changes. In considering these statutory planning documents
consideration must be given to the appropriate weight to be accorded to each document.

It is considered that given that the application was lodged following the notification of the
decisions on the plan changes to the District Plan and Auckland Regional Growth
Strategy, considerable weight can be accorded to Plan Change 16, 17 and 18 as they
relate to the proposal.
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1.3 Planner’'s Recommendation

The planner who has prepared this report recommends that, subject to any contrary or
additional evidence submitted at the Hearing, consent be granted to the application to
establish a 36 Unit, part three, part four storey apartment development as a residential
development in the Living Environment. It is considered that the environmental effects
that may be generated by the activity would be minor or could be adequately avoided,
remedied or mitigated by the imposition of conditions, and that the relevant objectives and
policies of the District Plan and Plan Changes 16, 17 and 18 will be satisfied.

1.3.1 Additional/Revised Plans

Revised Design

Following Consultation with the applicant revised drawings RC05a (dated 14/02/08) and
RCO08a (dated 14/02/08) were received by Council 18/02/08 and shall replace those
originally submitted with the application. These drawings reflect an amendment to the
doors of Unit 6 and also the inclusion of ‘protrusions’ that would increase the width of the
walkway to 1800mm in certain locations. Revised drawings RC0Ola and RCO08b were
received by Council 19/03/08 to accurately show compliance with the eastern height in
relation to boundary control. The Landscape Planting Plan was revised twice during
processing of this application and the plan entitled “Landscaping Planting Plan” prepared
by Stephen Neate Landscape Design Consultant revision date 29/02/08 shall be the final
plan considered for this application.

Further Supporting Information

e Acoustic Detail received by Council 29/01/08.

e Arboricultural Report prepared by Simon Miller of Peers Brown Miller Consultants
dated 30/01/08 received by Council 05/02/08.

¢ Fencing detail received by Council 05/02/08.

o Landscape Treatment Plan prepared by Stephen Neath dated 23/01/08 received by
Council 05/02/08.

e Drainage Detail prepared by Dainty Alderton Consulting Engineers dated 1 Feb 2008
(ref L384) received by Council 05/02/08.

¢ Interior drainage detail drawing RC13 received by Council 08/02/08.
e Amended drawings RC05a and RC08a received by Council 18/02/08.
e Additional infrastructure information.

e Additional information received by Council 11/03/08 — revised Landscaping Planting
Plan prepared by Stephen Neate Landscape Design Consultant revision date
29/02/08. Earthworks and Treeworks Plan (Sheet RC11a dated 04/03/08).

¢ Additional infrastructure information received by Council 27/03/08 — Site and Service
Plan, copy of CTV footage, correspondence from Dave McCain of Watercare Limited.

¢ Amended drawing RC01a and RCO08b received by Council 19/03/08.

Drawings

This report and the development is based on the following drawings:

RCO0la — Site Plan (dated November 2007) received by Council 19/03/08
RCO02 — Basement Plan (dated November 2007) received by Council 19/12/07
RCO03 — Ground Floor (dated November 2007) received by Council 19/12/07
RCO04 — First Floor (dated November 2007) received by Council 19/12/07
RCO05a — Second Floor (dated 14/02/08) received by Council 18/02/08
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RCO06 — Third Floor (dated November 2007) received by Council 19/12/07

RCO07 — Typical Floor Plans (dated November 2007) received by Council 19/12/07
RCO08b - Elevations (dated 14/02/08) received by Council 19/03/08

RCO09 — Elevations (dated November 2007) received by Council 19/12/07

RC10 — Sections (dated November 2007) received by Council 19/12/07

RC11la — Earthworks Plan and Treeworks Plan (dated November 2007) received by
Council 11/03/08

RC12 - Site Analysis Plan (dated November 2007) received by Council 19/12/07

Revised “Landscaping Planting Plan” prepared by Stephen Neate, Landscape Design
Consultant, revision date 29/02/08 received by Council 11/03/08.

Revised “Landscape Treatment Plan” prepared by Stephen Neate, Landscape Design
Consultant, revision date 29/02/08 received by Council 11/03/08.

Schematic section thru’ Kaponga Crescent boundary prepared by Stephen Neate,
Landscape Design Consultant, received by Council 02/02/08.

1.3.1.1 Glossary

The following table provides a list of frequently used initials and terms appearing within

this report.
Word Definition
ARGS Auckland Regional Growth Strategy
ARPS Auckland Regional Policy Statement
Apartments Means a dwelling or dwellings in a multi storey development and any
associated common internal areas, recreation facilities or parking and
access, but does not include medium density housing (Proposed Plan
Change 18 definition)
LG(A)AA Local Government (Auckland) Amendment Act
PC6 Plan Change 6 (Auckland Regional Policy Statement)
PC 16 Plan Change 16 — Managing City Growth
PC 17 Plan Change 17 — New Lynn
PC 18 Plan Change 18 — City Wide Urban Design Rule
HIRB Height in relation to boundary

EMO Environmental Monitoring Officer
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2.0 LOCATION PLAN

Figure 1: Site as shown on colour ortho photograph March 2005.
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Figure 2: Plan Change 17 — Concept Plan
3.0 PROPOSAL

The applicant seeks consent to establish a 36 Unit, part three, part four storey apartment
development at the site comprising 17 and 19 Rata Street, New Lynn.

The proposed apartment building would be arranged in two parallel blocks connected by
a central access lift and stairwell. There would be a footbridge connecting each level.
The development would be four stories in height along the Kaponga Crescent road
frontage (southern boundary) reducing to three stories in height in the north.

As mentioned the development would be part three, part four stories in height. Units 1 —
10 are located on the ground floor. Access is via a pedestrian entry from Kaponga
Crescent. A common courtyard area is provided in the area between the western and
eastern block. This area contains three large planters with stormwater mitigation. The
entry to the development is marked by two large planters either side of a keypad-
controlled gate. A canopy of steel and glass would be located above. Letterboxes are
located adjacent to the gates. The ground floor units are each provided with private
courtyards.

Level 1 and Level 2 would also contain 10 units. Each unit at these levels would have an
east or west facing balcony with a minimum width of 2.4m. A 1.2m wide walkway with a
series of 1.8m “protrusions” in certain locations would connect the units to the access
column.

The third level would contain 6 units which are located to the south of the development,
near the Kaponga Crescent boundary (the northern end is lower at three storeys high).
The third level units are arranged identical to those units on the lower levels and have
private balcony areas with a minimum width of 2.4m.
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There would be 36 units in total; 33 of the units would contain 3 bedrooms, 3 of the units
would contain 2 bedrooms. The exterior of the development would be finished with
painted pre-cast concrete walls. Aluminium louver panels are proposed on each of the
street frontages. All joinery will be of a powder coated aluminium finish. Decks are to be
enclosed with glazed balustrades.

Site Works

The applicant anticipates that earthworks will be carried out for a period of five weeks.
The development would involve the excavation of earth to basement level (maximum
depth 4.0m) across the majority of the site. Excavation to a depth of 0.6m is required
outside the building platform to create useable outdoor living areas. These outdoor areas
will be retained. Overall approximately 5100m3 of material is to be excavated over an
area of 1800mz2. This volume is broken down into the following areas:

4,700ms for the formation of the basement area.
250m3 for the formation of the basement access ramp.
80m?2 to create a levelled front yard.

70m3 to create levelled living courts.

All excess cut will be removed off site to an approved landfill. This would require
approximately 850 six-wheel truck movements. A stabilised entranceway would be
provided. An Earthworks Management Plan has been submitted with the proposal.
Retaining to a maximum height of 0.6m would be required in the south and west.

Access and Parking

Vehicle access to the development would be from Kaponga Crescent via the existing
vehicle crossing, 40m from the Rata Street site boundary. This crossing would be
widened to accommodate two-way vehicle movements.

Parking for 40 vehicles would be provided at basement level, which is accessed via a
ramp. There would be no parking provided at grade. The basement area also provides a
separate area for bicycle storage, 3m?2 of storage for each unit and a rubbish and
recycling room. There is lift and stair access from the basement lobby area to the
apartments.

A Traffic Impact Assessment has been submitted with the proposal.

Infrastructure

A 750mm WaterCare line passes through the north-western corner of the site. This line is
at a depth of 9m. Bridging of the development to avoid damage to the line will be
designed at building consent stage.

New stormwater, wastewater and water connections are proposed to the existing public
services. In addition stormwater treatment devices are proposed within five above ground
rain planters with 14m3 of stormwater detention storage.

Tree Removal

It is proposed to remove 23 protected trees from the site. There would be works within
the driplines of six street trees that would remain in the road verge.
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A59-A242

Landscaping

A revised landscaping plan was submitted with the application, which provides a
comprehensive planting scheme. The proposed landscaping would occur mostly along
the Rata Street and Kaponga Crescent boundary. Species include a range of native and
exotic species. Planters would feature within the development. 1.6m fencing would
feature on the Rata Street and Kaponga Crescent frontages. The entry gate and fence
from Kaponga Crescent is to be 1.2m high and of open pool-style material.

Consultation with Council

The applicant attended a pre-application meeting with Council officers 6 November 2007.
A copy of the pre-application meeting minutes are attached as Appendix 11 of the
application documentation as notified. (Refer to Appendix 2 at pages A59 to A242).

4.0 REASONS FOR THE APPLICATION

Consent is required under the following provisions of the District Plan for the following
reasons:

Operative District Plan

Living Environment

e Discretionary activity resource consent is required under Rule 2.3 “Residential
Activities/Density” for residential activities where there is more than one residential
dwelling per 400m2. The proposal provides for residential units at a density of one
unit per 55.5mz2,

o Discretionary activity resource consent is required under Rule 4.2 “Building Height” for
buildings having a maximum height exceeding 8.0 m. The proposed apartment
building would have a maximum height of 11.0 m.

e Discretionary activity resource consent is required under Rule 5.3 “Height in Relation
to Boundaries/Separation of Building” for an infringement of the internal boundary
recession planes. As the proposal involves units adjoining each other, the unit area
boundary of each apartment would infringe the relevant recession planes. The
proposal would comply with all external boundaries.

e Limited discretionary activity resource consent is required under Rule 6.2 “Front
Yards” for buildings set back less than 3.0 m from the road boundary. The proposed
planter boxes, due to their size of 2 m2 are defined as a ‘building’ in the District Plan
definitions. The planters would adjoin the Kaponga Crescent road boundary.

o Discretionary activity resource consent is required under Rule 7.2 “Building Coverage”
for buildings resulting in a building coverage of over 35% of the net site area. The
proposal is for 1246m?2 or 63% building coverage.

e Limited discretionary activity resource consent is required under Rule 9.2 for
residential buildings where 25m2 of on-site outdoor space is provided per bedroom.
The proposal would provide courtyards of between 7m2 and 138m?2 to ground level
apartments, and balconies of between 9.25m2 and 14.9m2 to above ground
apartments.

e Limited discretionary activity resource consent is required under Rule 12.3 where the
application fails to provide 2 on-site car parks for each dwelling. The proposal is for
40 parking spaces.
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General Natural Area

Limited discretionary activity resource consent is required under Rule 2.3 for the
clearance of native and exotic vegetation which is more than 6.0m in height or more
than 600 mm in girth (measured at 1.4 m above the ground). It is proposed to remove
the majority of vegetation from thee site, a total of 23 protected trees. There will be
works within the dripline of vegetation within the road reserve.

Discretionary activity resource consent is required under Rule 3.5 for earthworks
exceeding 300 m3 and a cut depth exceeding 1.0 m. The proposal would require
earthworks of 5100 m3, of which approximately 400 m?3 is outside the building platform.
A cut depth of 4.0m is required for the formation of the basement car park. An
Earthworks Management Plan has been submitted with the proposal.

Limited discretionary activity resource consent is required under Rule 4.2 for the
establishment of impermeable surfaces exceeding 60% of the net site area where
connection is available to a reticulated stormwater system. The site is connected to
Council’'s reticulated stormwater system. Overall the development has impermeable
surfaces totalling 1396 m2 or 69.9%.

Proposed Plan Change 17

Living Environment

Discretionary activity resource consent is required under Rule 2.3 for apartments
located in the Living (L5) environment where the following criteria are not met:

® Net site area of 1500 m2 and a minimum street frontage of 20 m.
Complies. Net site area of the proposal is 1997 m?, street frontage = 42 m.
(i) minimum density of 1 unit per 200 m?2 of net site area

Complies. The development provides for 1 unit per 55 mz
(iii) no greater than 70% of the site as impermeable area
Complies. 69.9% impermeable surfaces are proposed.

(iv) for apartments that comply with the Performance Standards of the City-Wide
Rule 1 Apartment Design (Plan Change 18)
Does not comply. See assessment below.

Proposed Plan Change 18

Proposed Plan Change 18 introduces the definition of ‘apartments’ to the District Plan.
The definition is as follows;

“Means a dwelling or dwellings in a multi storey development and any associated
common internal areas, recreation facilities or parking and access, but does not
include medium density housing”

Given the multi storey nature of the building the development meets the definition of
apartments.

City-Wide Rule 1 Apartment Design

1.0 General Performance Standards

Discretionary activity consent is required under rule 1.0 as the following performance
standards are not met. The consent category shall be as discretionary as it relates to
the relevant Human Environment Rule, Living 5.
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(i) Apartment Size — apartments shall have a minimum gross floor area of 40m?2
Complies. The apartments would have a floor area of 83m2 — 91mz2.
(i) Balconies, roof gardens, courtyards — each apartment shall be provided with

its own balcony with a minimum area of 7.0m2, accommodates a 2.0m
diameter circle and is directly accessed from the main living room.

Does not comply. The private balcony area of Unit 6 would have a minimum
dimension of 1.7m.

(iii) Outlook/Amenity - appropriate outlook space shall be provided in accordance
with Figure 1(iii).
Does not comply. The upper 0.7m of the roofline (for a width of 2.0m) fails to
provide 10m of outlook space towards the eastern boundary.

City-Wide Rule 2 — Site Analysis Rule

2.0 General Performance Standards

e Discretionary activity consent is required under Rule 2.1 as it relates to the consent
category of the relevant Human Environment Rule, Living 5. A detailed site and
neighbourhood analysis and a design response brief has been submitted with the
application and shall be assessed as per the relevant assessment criteria.

4.3 Overall, the application is considered to be a discretionary activity. The
proposal complies with all other development controls under the District Plan,
Proposed Plan Change 17 and 18 where relevant.

4.4 Consent is also required from the Auckland Regional Council for Discharge as
impermeable surfaces would exceed 1,000m2. Unit title subdivision would be
required if the units are to have independent title.

No other consents are required in respect of this application.
5.0 THE SITE AND NEIGHBOURHOOD DESCRIPTION
Site

The subject site has a total area of 1997m2 (3m2 below that required for medium density
assessment) and is currently held in two titles, which are to be amalgamated for the
purposes of the development. There is a Building Line Restriction (BLR) registered on
the title preventing buildings from being constructed within 10.06m of the centreline of
Kaponga Crescent. The District Plan now controls building setback from the boundary of
the site and the building line restriction is redundant. The applicant is requesting that the
historical restriction be removed from the title as part of this application (s327A of the
Local Government Act 1974).

The site is located on the northern corner of Rata Street and Kaponga Crescent, New
Lynn, some 185m north of the Titirangi Road/Great North Road intersection (refer
Location Plan, Figure 1, above). Vehicle access is from Kaponga Crescent only.

The site is virtually flat with a fall of approximately 0.8m from south to north. A 750mm
WaterCare line passes through the north-western corner of the site at a depth of 9m.
Two dwellings currently occupy the site, each with separate vehicle crossings to Kaponga
Crescent. Both sites have well established vegetation comprising native and exotic
species. There are 11 visually prominent trees within the road reserve (8 along the Rata
Street frontage, 3 along Kaponga Crescent). Of these trees 6 are ‘protected’ due to their
height exceeding 6m.
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A306-A332

Neighbourhood

The site is contained within the New Lynn medium density circle radius. The site fronts
both Rata Street (Regional Arterial Road) and Kaponga Crescent (Local Road).

The western side of Rata Street (on the opposite side of the street), is characterised by
low to medium intensity residential development, comprising mostly single level dwellings
with occasional two-storey dwellings. This area is not subject to a zoning change under
Proposed Plan Change 17 and will therefore remain Living 1.

Land immediately to the north and east of the site is also occupied by low to medium
intensity residential development, comprising mostly single level dwellings with occasional
two-storey dwellings on reasonably well-vegetated sites. Recent medium density
development in Caspian Close has seen the development of single storey dwellings on
average sites of 250m2. Land to the north of the site is subject to Living 5 zoning with
future anticipated development up to 11m in height and 70% building coverage.

Land to the south on the eastern side of Rata Street is currently zoned Community
Periphery Environment and is predominantly occupied by non-residential activities such
as the Orthodontist Clinic at 15 Rata Street and retail stores at 1-5 Rata Street. The New
Lynn Plaza with larger retailers such as The Warehouse and Bike Barn is located at 7-13
Rata Street.

The site is within 10 minutes walk of the New Lynn Town Centre, train and bus station.
There is a regular bus service, in both directions, along Rata Street. The Manuawa
Wetlands is within 1km of the site and other open space parks facilities include Olympic
Park (Binstead Road) and Kenthaunder Soccer Park.

6.0 ISSUES IDENTIFIED THROUGH THE SUBMISSION PROCESS

The application was publicly notified on 17 January 2008. The period for submissions
closed on 15 February 2008. Seven (7) submissions were received. The submissions
were all opposed to the application. Please refer to Appendix 4 attached at pages A306
to A330 for copies of the submissions that were received. A map showing the location of
the submitters in the immediate vicinity of the site is attached at pages A331 to A332 as
Appendix 5. It is noted that Council received one ‘return to sender’ letter from AL
Johnston at 162 Waimumu Road, Massey.

6.1 Submissions

The submissions are summarised below:

Name Address for Date Rec Points raised in
Service Submission

S Hamid 3 Corregidor Place | 13/2/08 Oppose
Avondale
AUCKLAND 0600 e Inconsistent with

existing character of the
area. Character would
be altered.

e Adverse dominance,
privacy, shadowing
effects on surrounding
environment because of
size, location and bulk
of the proposed
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Name Address for Date Rec Points raised in
Service Submission
building.

e Width of Kaponga
Crescent and increased
on-street parking would
compromise pedestrian
and traffic safety.

e 2 parks per unit should
be provided with a
passing bay adjacent to
the development.

e Qutdoor space should
be provided as per the
rules of the District

Plan.
D RJJDolby & | 26A Rata Street 13/2/08 Oppose
J Huxford New Lynn
WAITAKERE o Loss of view. Visual
0600 impact of washing hung
from balcony areas.
e Loss of privacy to front
yard area.
e Loss of sunlight.
e Overflow on-street
parking.
e Traffic Flow — existing
situation made worse.
¢ Residents — type of
residents the
development would
attract.
¢ Rubbish pilled up at
front gates.
J G Forrest & M | 3 Rimu Street 14/2/08 Oppose
J Forrest New Lynn
WAITAKERE 0600 e Out of keeping with

existing residential
character. Great North
Road would be a more
suitable location for the
development.

o Development would be
an eyesore. Would in
time become a slum
and degrade the value
of nearby residential
area.

¢ Rates would be
increased.
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Service Submission
C L Keane 9A Rimu Street 13/2/08 Oppose

New Lynn
WAITAKERE 0600

e Horrified at the
demolition of existing
dwelling on site. Loss
of trees.

o Development would be
unsightly. Loss of
values of what is
important.

¢ Road traffic/parking —
traffic congestion.
Traffic safety.
Pedestrian barrier
opposite No. 17 Rata is
dangerous, proposal
will exasperate.

e Left turn only from
Kaponga Crescent to
Rata, more traffic brings
further delays.

e School
children/pedestrian
safety.

e Restricted parking
period time along Rata
Street. No parking
(yellow lines) along
Rata Street.

e Existing streets have
inadequate parking —
proposal cause more
problems (visitors and
occupiers). People may
park in The Warehouse
causing problems to
shoppers.

e Increased foot traffic to
train station, increased
vehicle movements
place extra strain on
Rata Street.

e House/health issues —
tenants having no
respect for the property
or other residents in
their vicinity.

¢ Rubbish, rats, animals
as strays, run down
building. Mix of
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Name Address for Date Rec Points raised in
Service Submission

cultures and style of
living is a concern.

e Drying facilities — no
provision for each unit
to hang out their
clothes. Visual impact
of drying clothes in
windows, clothes flying
on main road.

e Children — no area for
playing, may play on
road.

o Pets — development not
suitable for pets.

e Building materials —
deteriorate if not
maintained. Views and
maintenance.

e Rates — would increase
rates to others in area.

e Crime and graffiti.

e Property valuations —
decrease.

e |tistime for New Lynn
to have an upgrade.
New Lynn offers
conveniences and is in
walking distance to
Lynn Mall. Strong
objection to large
development built on a
main road. Serious
consequence to

residents.
K Schnepel 3/28 Rata Street 22/1/08 Oppose
New Lynn
WAITAKERE 0600 e Parking — increased on-

street parking; safety of
traffic entering Rimu
Street.

o Traffic Flows — added
volume would
exacerbate existing
traffic crawl. Proposal
would add pressure on
Rata Street.

¢ Crime — domestic
violence and drug
related offences. Type
of residents the
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Service Submission
development would
attract.

e Garbage abandoned.

F M Turner PO Box 15564 25/1/08 Oppose
New Lynn
WAITAKERE e Height would reduce
0604 sunlight to submitters’
property.

(15 Rata Street) e Parking is insufficient

and would result in an
increase of on-street
parking (Kaponga Ave).
e Car safety entering and
exiting Kaponga
Crescent, increase
movement Rata Street.

¢ Removal of protected
trees, effects on birdlife.

e Development should be
reduced to 3/ 2 stories.
Traffic safety
addressed.

Cathleen Hafu | 21 Rata Street, | 15/1/08 Oppose

Petoki New Lynn

e Height — majority of
surrounding buildings
are single storey with
occasional double
storey. 11m high
Apartment block would
be out of place in the

area.
e Density — exceeds 1
per 450mz2.

e Building Coverage —
almost the double
allowable percentage.

e Impermeable Surface —
may result in increased
risk of flooding.

e Vegetation Alteration -
removal of 26 protected
trees will change
amenity and character
of area. Landscaping
proposed is sparse in
comparison to existing.
More planting is
required to provide
privacy and visual
amenity.
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A333-A485

e Parking — 2 per unit is
not met. Likely to be an
increase in on street
parking which will
decrease amenity and
create hazards for other
vehicles, reduce
sightlines.

e Amenity — shadowing,
proposal contrary to
Policies 11.1, 11.27,
11.28. proposal
detracts from the
amenity of area and
does not fit the
character of the
surrounding area.

6.2 Late Submissions
There were no late submissions.
7.0 STATUTORY REQUIREMENTS

As detailed in Section 4 above the proposal requires assessment against the relevant
operative District Plan rules of the Living Environment and those associated with Plan
Change 17 (Living 5) and Plan Change 18 (Apartment Design) to which this site relates.
As determined by case law the regard to be given to the different plans can be weighed
up in relation to what stage in the process of becoming operative a proposed plan is, the
weight generally being greater as a proposed plan moves through the notification and
hearing process. On 20 June 2007 the Waitakere City Council adopted the
recommendations of the Joint Regional Policy Statement and District Plan Changes
Hearings Panel in relation to Proposed Plan Change 17 (PC 17) and Plan Change 18 (PC
18). The decisions (with amendments) were released 31 July 2007.

As the application was lodged following the decisions on PC 17 and PC 18 the proposal
should be assessed as a discretionary activity under Rule 2.3 of the Living Environment
(PC 17) and as a discretionary activity under Rule 1.0 and 2.0 of the City-Wide Rules, PC
18.

7.1 Discretionary Activities

The relevant policies and criteria which apply under the District Plan, PC 17, PC 18 and
the Resource Management Act 1991 are set out in more detail in Appendix 6, 7, 8 and 9
attached at pages A333 to A485. This should be referred to as the legal framework within
which the application should be addressed.

Section 104 of the Resource Management Act 1991 sets out those matters to be
considered when assessing an application for resource consent. Amongst other things,
these matters require consideration of any actual and potential effects on the environment
arising from the proposal, together with an assessment as to whether the application is
consistent with relevant objectives, policies and rules of the District Plan. All
considerations are subject of the provisions of Part Il of the Resource Management Act
1991, which sets out the purpose and principles that guide this legislation.
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The District Plan has been prepared with an “effects based” emphasis, in keeping with the
Resource Management Act 1991. As such, consideration of the application in relation to
each of the assessment criteria relating to the various infringements would ensure that all
the relevant matters contained in Section 104 of the Resource Management Act 1991
would have been addressed. In addition, a brief summary is presented below of the main
effects on the environment generated by the application.

8.0 EVALUATION IN ACCORDANCE WITH SECTION 104 OF THE RESOURCE
MANAGEMENT ACT 1991

In order to make a decision in terms of Section 104B of the Act it is necessary to
undertake an analysis and assessment to determine whether the purpose and principles
of the Act are being met (Part Il) having regard to the matters set out in Sections 104,
104A - 104D as relevant, the Fourth Schedule and any other statutory considerations.

Section 104(1) of the Act requires that Council have regard to any actual or potential
effects on the environment, any relevant objectives, policies, rules or other provisions of a
plan or proposed plan and any relevant regional policy statement and regional plan or
proposed plan, and any other matters the consent authority considers relevant and
reasonably necessary to determine the application.

When considering an application Council must not have regard to any effect on a person
who has given their written approval to the application (section 104 (3)(b)) and may
disregard an adverse effect of an activity on the environment if the Operative Plan permits
and activity with that effect (section 104(2)).

In evaluating adverse effects from the proposal, consideration must be given to the future
environments anticipated by Regional and District strategies, objectives and policies for
managing growth in town centres, particularly in New Lynn.

8.1 District Plan Weighting

The Operative rules relative to the site are the Living Environment, medium density
assessment criteria and the General Natural Area. The current environment is
characterised by single dwellings on large suburban lots with some existing two lot
subdivision, infill housing and medium density housing.

This existing environment is not consistent with the environment anticipated by Regional
and District strategies for managing growth, whereby significantly more intensive
development is encouraged to intensify the residential population within and surrounding
the New Lynn town centre. This intensification has been clearly signalled through Plan
Change 17 and Plan Change 18 and as explained in section 7.0 above weighting may be
given to the Plan Change policies that provide the context for the assessment of the
proposal.

I note that both the operative and proposed environments have identified this area for
intensification and there is no significant policy conflict between the Operative District
Plan and Plan Changes; they are in line with each other in terms of their anticipation to
meet urban consolidation objectives. | consider therefore that both the operative and
proposed plan changes may be assigned weighting and that it is appropriate in this case
to accord more weight to the Plan Change policies that provide the context for the Rules
relating to the location of residential intensification, appropriate density and design. This
is due to the specific inclusion of ‘apartments’ within the proposed plan changes, which sit
outside the scope of the medium density housing assessment criteria and the absence of
appeals to the L5 Environment and the Rules and Assessment Criteria of PC18.
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A486-A492

A515-A518

8.2 Assessment of Environmental Effects (104(1)(a)): Actual and Potential
Effects on the Environment.

8.2.1 Water Quality and Quantity

There are three elements of the project that have the potential to create adverse effects in
relation to water quality and quantity. The extent of impermeable surfaces proposed can
impact on both the quality and quantity of stormwater leaving the site; the construction
earthworks have the potential to affect water quality if sediment controls are inadequate
and the removal of vegetation has the potential to cause adverse downstream ecological
effects on the aquatic receiving environment and riparian margin.

The District Plan provides for the establishment of impermeable surfaces up to 60% of a
site area within the Living Environment and 70% within the Living 5 Environment. Under
the proposal total impermeable surfaces of 1,396m2 or 69.9% are proposed. EcoWater
have reviewed the impact the development could have on the environment in terms of the
servicing of the site and additional stormwater generation.

The development would connect to Council’s reticulated water supply and stormwater
system and includes the incorporation of detention planters. Each unit would be required
to have a water meter provided. The application and supporting documentation has been
reviewed by Council's EcoWater Engineer Ravi Chand (specialist report attached at
pages A486 to A492 as Appendix 10). Mr Chand notes that the development is set back
from the existing stormwater drain and pre-construction CCTV has shown that there are
no defects on the line. Extension of the stormwater drain within the property is required to
serve the proposed development. Engineering Plans provided by Dainty Alderton
Consulting Engineers have outlined the layout of the new drain and this is generally
accepted by EcoWater. Engineering Approval would be required prior to the
commencement of construction. Stormwater detention devices in the form of rain
gardens are included within the proposal. Given the above measures there would be no
more than minor potential adverse effects created in relation to water quality or quantity
as a result of the infringement. EcoWater Drainage Engineer, Mr Chand is satisfied that
the proposed engineering design would appropriately mitigate for the excess of 60%
impermeable surfaces. Suitable conditions of consent will be imposed to give effect to
this design.

Council's hazard register shows that 17 Rata Street is affected by an overland flowpath.
However the New Lynn East Catchment Management Plans (2003 and 2006) both
indicate that there is no overland flowpath on the site. Mr Chand has recommended a
condition of consent to ensure that the stormwater drainage system is appropriately
designed for the development.

Overall Mr Chand states that the development is in general accordance with Council’s
Code of Practice for City Infrastructure and Land Development. Mr Chand is in support of
the proposal subject to recommended conditions which will be imposed.

There is some potential for earthworks to have an impact on water quality. The applicant
has provided an Earthworks Management Plan prepared by Dainty Alderton Consulting
Engineers dated 13 December 2007. This Management Plan, the proposal and
submissions made on the application have been peer reviewed by Council's
Environmental Monitoring Officer, Ms Jasmine Gray. Ms Gray has recommended a
series of conditions to ensure appropriate controls are put in place for the duration of the
works. Such conditions will ensure that any potential or actual adverse effects of
earthworks are no more than minor and limited to the site (Ms Gray’s report attached at
pages A515 to A518 as Appendix 14). Conditions of the associated building consent will
ensure appropriate structural construction of the basement car parking area. A condition
will also be imposed to ensure that any development has regard to the recommendations
made in the Geotechnical Investigation Report prepared by Soil & Rock Consultants
dated 14 November 2007.
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A493-A498

A499-A507

Subject to the implementation of silt and erosion control measures and their monitoring
during the earthworks construction phase, and the provision of proposed stormwater
treatment devises (planter boxers) it is considered that there would be no more than
minor potential adverse effects in relation to water quality or quantity arising from the
proposed activity.

8.2.2 Native Vegetation, Vegetation and Fauna Habitat

The most prominent vegetation on site is those trees within the Rata Street and Kaponga
Crescent road reserves. These trees are being retained and will provide significant visual
amenity value to the site and integration of the development with the existing
neighbourhood (refer to section 8.1.5). The development would require the removal of
the majority of trees from within the site. The applicant has provided two arborist reports
prepared by Simon Miller of Peers Brown Miller Ltd providing an overview of the trees on
the site and their condition. This supporting documentation and the application have
been reviewed by Council's Arborist Mr Stephen Bishop. Mr Bishop’s report is attached
at pages A493 to A498 as Appendix 11).

Mr Bishop concurs with the findings of the above mentioned reports. The majority of the
trees on site are young exotics in poor form and health, providing little individual amenity
value. The collective amenity these trees provide to the neighbourhood is not considered
significant given their health and their supervised removal will not cause any adverse
effect or detract from the overall character and landscape value of the area. Mr Bishop
concludes that the majority of trees proposed for removal have a short safe useful life
expectancy and their removal would have a ho more than minor effect on the site. The
loss of protected trees from the site can be mitigated by appropriate landscaping including
the planting of trees. Mr Bishop does not consider that proposed works will cause any
adverse effects to the natural character; landscape value of any natural features given the
site is within a highly modified urban environment. The retention of those trees within the
road reserve will allow for the maintenance of any existing natural ecosystems.

The applicant has provided a revised Landscaping Planting Plan for the site, prepared by
Stephen Neate Landscape Design Consultant revision date 29/02/08 (received by Council
11/03/08). The planting that is proposed is practical and would compensate for any loss
of vegetation. Landscape treatment is focused on the retention of vegetation within the
road reserve and provides Grisilinea and Pittosporum hedges bordering the Rata Street
and Kaponga Crescent boundary. All retaining and planting would be within the site
boundaries. Hedging will provide screening, privacy, amenity and a sense of place to the
development. The revised Landscaping Plan and supporting information has been
reviewed and is supported by Council’'s Landscape Architect Mr Gordon Griffin (refer to
Appendix 12 attached at pages A499 to A507). Following the revisions made to the
landscaping component of the development Mr Griffin is satisfied that, subject to
conditions, appropriate measures have been taken to ensure the site is adequately
landscaped.

Overall it is considered that any minor adverse effects brought about by the removal of
vegetation can be mitigated by the proposed landscaping, the retention of three trees on
site, and those established trees within the road reserve. Appropriate conditions of
consent may be imposed to ensure that works do not adversely affect those trees that are
to remain.

8.2.3 Air Quality

As the site is within the urban area and the proposal does not involve air emissions that
are controlled under the district or regional plans, there would be no adverse effects on air
quality as a result of the development. Site and construction works have the potential to
generate dust nuisance and a condition of consent is recommended to ensure that dust
effects are minimised.
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8.2.4 Traffic

A Traffic Impact Assessment (TIA) prepared by Geoff Brown of G & H Transportation
Consultants Limited dated 26 November 2007 was submitted with the proposal. This
report considers a number of matters, including the effects of traffic generation associated
with the development, parking, site access, internal circulation and construction traffic
effects. Mitigation measures necessary to minimise any identified impacts on the traffic
environment are included. In this respect the TIA refers to a Traffic Management Plan
that would be developed as part of the building consent process.

Council's Principal Engineer, Mr Sam Shumane of Transport Assets has reviewed the TIA
and the submissions made on the application. Mr Shumane concludes that the proposed
development is appropriate in terms of traffic impact and recommends a number of
conditions should consent be granted.

Overall it is considered that the traffic effects associated with the proposed apartment
development would be no more than minor, as the proposed parking supply is not
contrary to Proposed Plan Change 17. The design of the basement car park and on-site
circulation areas are acceptable for use by regular users. Furthermore, traffic generation
associated with the proposal can be adequately accommodated by the existing road
network.

The analysis and conclusions drawn by the applicant’s Traffic Engineers and Council's
Principal Engineer are discussed below.

8.2.4.1 Parking, Access and On-Site Circulation

Parking

It is proposed to provide a total of 40 car parks within the basement area, 36 spaces for
residents and 4 visitor's spaces. The proposed development is required to provide 53
residents spaces and 12 visitor spaces under the operative District Plan. In terms of
Proposed Plan Change 17, the development is required to provide a minimum of 36
parking spaces. Council’'s Parking and Driveway Guidelines do not include demand rates
for high density housing developments but the Roads and Traffic Authority (RTA) Guide
suggests between 36 to 43 spaces for residents for the proposed development.

Council's Principal Engineer, Transport Assets, has reviewed the application and
considers the proposed parking provision to be adequate for the development. The
carriageway width of Kaponga Crescent is too narrow to accommodate parking while
maintaining two-way traffic and no stopping line restrictions restrict parking on Rata
Street. Therefore there are no alternative parking zones to accommodate overspill.
Transport Assets is of the opinion that tenants/residents will be forced to accept that the
only available option is to have one vehicle per unit. Most notable is that the proposed
parking supply is not contrary to the parking objectives of Proposed Plan Change 17. |
note that the basement area of the development includes parking for approximately 9
bicycles.

It is noted that several submitters raised concerns relating to parking. One of the key
concerns is the potential for overflow parking to occur on Kaponga Crescent. In this
regard, it is considered that it has been demonstrated that a satisfactory level of parking
would be provided on site (one per unit) and it is unlikely that overflow parking would
occur. Given the sites close proximity to existing transport infrastructure, and the planned
upgrades of transport infrastructure in New Lynn specifically and throughout Waitakere
City there are other means of transportation readily available to the site. There is a
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A508-A514

movement from maximum to minimum car parking requirements through the
implementation of Proposed Plan Change 17.

As discussed it has been clearly demonstrated both within the applicant's TIA and in
Council’s review of this report and the application, that the level of parking proposed is
appropriate.

Access

Access to the basement car parking is via a ramp from Kaponga Crescent, approximately
50m from Rata Street. Council’'s Principal Engineer considers that the proposed ramp
and vehicle crossing is satisfactory. Manoeuvring, ramp gradient and visibility is
adequate in both directions.

Private contractors would be used for rubbish collection. Contractors will use vehicles
that will be capable of manoeuvring within the constraints of the site. The effects of
smaller trucks manoeuvring between the ramp and basement will be limited to the site.

On-Site Circulation

All parking spaces have complying dimensions and adequate reverse manoeuvring
spaces. A one-way operation between both sides of the basement parking area is
considered acceptable and would enhance safety of circulation. Visitors’ spaces 23-26
are provided with a slightly wider manoeuvring area.

8.2.4.2 Pedestrian Safety

To ensure safety to pedestrians and to avoid queuing of vehicles, security gates are
located within the basement area. Entry and exit to the site would be from a single
driveway.

8.2.4.3 Road Network

Rata Street is a designated Regional Arterial Road. There are two traffic lanes in each
direction separated by a two metre wide flush median. Yellow no stopping lines front the
site with limited on-street parking permitted further down. Kaponga Crescent is a short
‘no exit’ street with a carriageway width of five metres. Parking is permitted on both sides
of this street.

No detailed analysis of the intersection operation is included in the TIA although Kaponga
Crescent is a cul-de-sac and the proposed development will rely solely on the Rata Street
intersection for access.

Traffic Generation

The TIA report includes a detailed analysis of the likely changes in traffic flows that would
occur as a result of the apartment building being established. Council’s Principal
Transport Assets Engineer has reviewed the analysis and has also undertaken an
independent assessment of traffic flows and the operation of the Rata Street intersection
(report attached at pages A508 to A514 as Appendix 13). It is concluded that the
potential development is likely to increase peak hour traffic movements however, any
potential adverse effects would be absorbed by the existing road network.

Mr Shumane states that there would be acceptable AM and PM peak increases with no
significant delays on Kaponga Crescent from the existing estimated delay of 15-20
seconds (on average) to 25-30 seconds. Peak queues would increase from the existing
one vehicle to two-three vehicles. The presence of the flush median along Rata Street
allows some right turning vehicles to use it as a staged turn.
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A519-A522

Peak PM delays would increase significantly from 30-40 second delays to 60-70 seconds;
this however is the direct result of the southbound traffic volumes on Rata Street.
Queues on Kaponga Crescent would increase from the currently estimated queues of
two-three vehicles to five-six vehicles (95" percentile). The current operation of this
intersection limits the ability to turn right out in the PM Peak.

Council's Principal Engineer concludes that the effects of the proposed generation will not
significantly alter the current operation of Kaponga Crescent / Rata Street intersection (no
more than minor adverse effect). Mr Shumane expects the current de-facto right turn
limitations to continue.

Overall it is considered that the actual and potential adverse effects of the proposal on the
safe and efficient operation of the roading and traffic network will be no more than minor.

8.2.5 Amenity
Character

‘Amenity values’ are defined in s2 of the Act to mean ‘those natural or physical qualities
and characteristics of an area that contribute to people’s appreciation of its pleasantness,
aesthetic coherence, and cultural and recreational attributes’. In this case the site lies
within the Living Environment (medium density circle) under the Operative District Plan.
The plan provisions relating to this zone envisage 1 — 2 storey detached housing with a
similar bulk and form on sites averaging 350m2 - 450m2. There are existing examples of
infill subdivision within the immediate area. For sites over 2000m2, fronting a major road,
this zone also envisages the integration of new multi-house developments into existing
low density areas to achieve urban consolidation objectives. Focus is placed on providing
a high quality urban environment, the relationship with neighbouring properties and
streetscape and on-site amenity. Assessment criteria rather than rules give flexibility to
provide opportunities for site responsive designs. It is reasonable to state that the
medium density assessment criteria envisage a built form whereby amenity values are
slightly higher.  The existing environment displays both living and medium density
characteristics.

Proposed Plan Change 17 also identifies the site for intensification by rezoning the site as
Living 5 and together with Plan Change 18 introduces a comprehensive suite of plan
provisions and methodology that deal specifically with the desired urban form (amenity
values) envisioned for New Lynn.

The Operative and proposed plan changes identify the site for intensification. The
proposed plan changes contain provisions that are a significant departure from the
provisions of the operative District Plan. Given the stage of notification and public
awareness of the likely future character of this area it is not unreasonable to expect the
proposed level of development (up to 11m in height) to occur on site. And in fact, a
development of 11m in height could reasonably be expected on this site give the medium
density assessment criteria of the Operative District Plan. The medium density
assessment criteria does not specifically cater for ‘apartment style’ development and
therefore the design elements as envisaged by Plan Change 18 become important and
have in this case been achieved. The proposal has been reviewed by Council's Project
Manager — Urban Design, Mr Peter Joyce (specialist report attached at pages A519 to
A522 as Appendix 15). Mr Joyce provides a review of the proposal in terms of the
provisions of Proposed Plan Change 17 and 18 noting that the proposed apartment
development reflects the scale, density and building typology intended under the
proposed plan changes in this location within the New Lynn urban intensification area.
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Urban Design

A number of pre-application meetings were held with the applicants, their consultants and
Council specialist advisors. The Assessment of Environmental Effects submitted with the
application details the various design issues relating to the urban and architectural design
rules and criteria of Plan Change 18. Council’s Project Manager, Urban Design, is
generally satisfied that the design quality of the building and individual apartment spaces
exemplify the type and scale of residential development intended in the proposed Living 5
zone. Strategically the development would give a good indication of the nature of
residential development that is anticipated.

The proposed apartment development, whilst some 11m in height, is attractively designed
with a good use of materials. Openings, balcony arrangements and textual contrast
provide visual interest. Overall it is considered that the building would be an attractive
addition to the immediate area and would enhance the existing amenity values. The
development would encourage increased pedestrian movements, reflecting its location on
the edge of the town centre core and adjoining an arterial route.

Although the site is zoned Living it is adjoined by Community Environment to the south
and Living 1 to the west. Rata Street and Kaponga Crescent provide a road reserve
buffer between these zone changes. In terms of the existing receiving environment, it is
considered that the proposal would have a minor effect on immediately adjoining
properties to the north and east in terms of loss of outlook, dominance and building bulk,
however, the proposed design is an enhancement on the current built form of the
environment and is the likely future character of this area, as publicly notified by Proposed
Plan Change 17 and 18. Actual effects, District Plan effects and the context of the
development are discussed in further detail below.

Visual Amenity

As described in Section 5 of this report the existing neighbourhood character is varied
and would intensify with the progression of PC 17 and PC 18. Residential intensification
is anticipated to the north and east. Increased commercial and retail activity with some
high density residential development is planned for land to the south.

The proposal would have a positive effect on existing character through design and
density (vibrancy). Located on a prominent street corner, the development would
introduce a structure of increased scale, modern design and intensity that is above the
current character and visual amenity level of the immediate area. Retention of trees (8m
— 9m in height) within the road reserve would give effective integration and
softening/screening of the building from the outset, while providing some linkage to its
previous character. An additional tree would be planted in the southwestern corner of
the site to provide further amenity as viewed from Kaponga Crescent.

The building would be constructed with modern materials and has been broken into two
separate blocks on either side of a central access void. This arrangement gives a
reduced visual bulk with proposed landscaping softening the visual appearance of the
building. The floor plan of individual apartments creates articulation to the facade as
apartments are stepped in and out between wall planes and recessed decks. Large
louvered panels on the western and southern (street frontage) facade provide further
articulation. This feature also provides solar relief. The orientation of the building and
balcony areas towards Rata Street and Kaponga Crescent provides an interactive
streetscape to create a sense of place. Pedestrian access is clearly defined with planters
and a canopy of steel and glass floats. The use of pavers within the public footpath to
mark this pedestrian access gives further integration and also recognition to the
development.
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District Plan effects and Context

In terms of actual amenity effects, the development would give rise to a change in
character of the existing environment from low-medium intensity residential dwellings to
include a medium rise apartment block. The proposal has achieved higher amenity
values as envisaged in a medium density circle and the L5 environment. Potential effects
are mitigated by the design quality of the building and proposed landscaping. The
development exemplifies the type and scale of residential development intended in the
Living 5 zone. Therefore the likely future effects are mitigated by the provisions of Plan
Change 17. The site does not stand alone and is rather centrally located with in the L5
environment. The site is within close proximity to future greater intensity development
that would be likely to the south (25m in height). There would in time, be a good scale
relationship between this site and the surrounds. Council's strategic direction for the New
Lynn Town Centre and surrounding residential areas identified in Plan Change 17 has
been widely publicised over recent years.

Basement car parking would not be visible from the street.

Scale, form, height, bulk, physical dominance

The scale, height and bulk of the development is out of keeping with the existing medium-
low density character of the immediately adjoining residentially zoned surrounds. The
visual bulk of the development would have a minor effect on the outlook of existing single
storey residential development to the north and west.

District Plan effects and Context

The proposal has been designed to comply with the height and design controls under
Proposed Plan Change 17 and 18. The development would also comply with the
Operative District Plan external height in relation to boundary controls and the maximum
height guidelines (11m) of the medium density housing assessment criteria. The design
therefore reflects the scale of buildings envisaged in the L5 Environment whilst
maintaining an acceptable level of daylight and sunlight to existing single storey dwellings
to the north and east of the site. This relief addresses concerns raised by submitters with
regard to sunlight and daylight access. A deliberate transition from one and two storey
single dwellings on adjoining sites to a multi storey, multi-unit development over several
sites has been provided and is likely to become increasingly prevalent.

The retention of trees within the road reserve and landscaping as per the proposed
planting plan will maintain and enhance visual amenity.

On-site amenity

The medium density housing assessment criteria and Proposed Plan Change 18 provide
certainty of quality urban design outcomes. Council’'s Urban Design Specialist was
involved with the pre-application meeting and has had several discussions with the
applicants’ architect. Mr Joyce considers the design quality of the building and individual
apartment spaces to exemplify the type and scale of residential development intended in
the proposed Living 5 zone. There would be no more than minor actual effects on the
amenity of future residents. Apartment orientation, design and layout provides for
adequate levels of on-site amenity. The development comprises a mix of two and
predominantly three bedroom apartments with main living areas separated from sleeping
areas. The floor areas of the apartments sit above Plan Change requirements providing
for acceptable living and storage areas. The proposal contains a storage area at the
basement level of the development which provides 3mz2 of storage area to each unit. In
addition every unit is provided with multiple built-in storage cupboards.
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Daylight, solar access, visual and acoustic privacy have been addressed in the applicants
Assessment of Environmental Effects. All bedrooms have windows facing external walls.
Windows facing onto the common internal walkway allow access to natural light and
ventilation and will be placed at a high level to maintain privacy. ‘Protrusions’ within this
walkway provide additional amenity/space relative to each unit. Internal bathrooms would
have mechanical ventilation and artificial lighting to the requirements of the Building
Code.

Each unit has been provided with between 7m2 - 138m?2 of useable outdoor space that
would receive adequate daylight. Master bedrooms of the 3 bed apartments are located
adjacent to, with access onto outdoor balconies. Screening to a height of 1.6m has been
provided where outdoor living areas adjoin. A condition of consent would be imposed to
ensure that acoustic measures to be taken at building consent stage to give effective
mitigation of on-site privacy and noise. The District Plan also provides performance
standards in relation to noise and outdoor lighting. | conclude that the proposal complies
with the outcomes sought by medium density housing and PC 18.

8.2.6 Social and Economic

The proposal provides a choice of living environments which have been designed to
achieve on-site amenity. Located close to the New Lynn Town Centre and within
convenient walking distance of public transport options residents would have less reliance
on vehicles as their main mode of transport. Occupants would be able to reduce their
‘carbon footprint’. Sufficient measures have been taken in terms of rubbish collection and
recycling. The regulations of the Building Code set standards to achieve healthy living.

The proposed development would provide a vibrant living environment that is suitable to
its residential surrounds and nearby town centre amenities.

8.2.7 Summary

The site is located within an identified intensification node (medium density circle) and
elements of the building design comply with the relevant assessment criteria. Effects
have been anticipated during this transitional phase between the operative Living
Environment rules and the provisions of the proposed plan changes (Living 5).

It is considered that the actual and potential adverse effects of the proposed activity are
no more than minor and can be adequately mitigated through appropriate conditions of
consent. Trees retained within the road reserve would provide immediate integration of
the building and soften the view of the development from the outset. Additional
landscaping is proposed within the site boundaries. Individual units have been
appropriately designed to provide sufficient on-site amenity with the overall appearance of
the development contributing to residential amenity. The proposal would not adversely
affect the safe and efficient functioning of the surrounding road network and the site within
10 minutes walking distance from the New Lynn bus and train stations. It has been
demonstrated that sufficient measures would be taken with regard to infrastructure.

8.3 Relevant Provisions of a Statutory Planning Document — Section 104(1)(b)

Subject to Part Il of the Act, consent authorities must have regard to the relevant
provisions of statutory planning documents. The following statutory planning documents,
national, regional and district based, are considered relevant to the proposal:

8.4 National Policy Statement (104(1)(b)(i)(ii))

The proposal does not give rise to any matters that require consideration in the context of
the National Policy Statement (Electricity Transmission) and New Zealand Coastal Policy
Statement.
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8.5 A Regional Policy Statement or Proposed Regional Policy Statement
(s104(b)(iii)

The Auckland Regional Policy Statement (ARPS) seeks to maintain a quality environment
for the Auckland Region and at the same time, maintain and enhance opportunities for
the region’s future growth. The ARPS is concurrently being updated through Plan
Change 6 to reflect and incorporate the requirements of the Local Government (Auckland)
Amendment Act (LGAAA).

The ARPS encourages urban intensification at selected locations (Policy 2.5.2.3 (iii)). The
ARPS in policy 2.6.1.2(i) establishes that urban development shall be planned and
undertaken through an integrated process, consistent with the Strategic Directions and
include provision for urban intensification around selected nodes and along selected
transport corridors. These policies support the Council’'s approach in the Operative
District Plan of intensifying employment and residential activities in New Lynn, centred on
the town centre and train and bus public transport interchange. The role of New Lynn as
a sub-regional centre and a desirable location to accommodate employment and
residential growth is already part of the Operative ARPS.

The LGAAA requires that all Councils in the Auckland Region integrate their land
transport and land use provisions and ensure these are consistent with the Auckland
Regional Growth Strategy, give effect to its growth concept and contribute to the matters
specified in Schedule 5. The LGAAA raised the statutory weight of the ARPS from a
document that District Plans must not be inconsistent with, to one that District Plans must
give effect to. Since the Waitakere District Plan became operative New Lynn has been
identified as a growth node and in my opinion the strategic policies of the ARPS directly
support the direction embodied in the District Plan. As will be discussed later, PC 17 does
not seek to change this strategic direction; rather it addresses the mix and arrangement of
activities in the town centre and the quality of development. The Living 5 and 6
‘Apartment’ Zones provide methods to achieve the ARPS’s approach of encouraging
growth in ‘selected nodes’.

Proposed Plan Change 6 amends Chapters 2 and 4 of the ARPS (decisions version 31
July 2007), enhancing the policies for the management of growth to give effect to the
Auckland Regional Growth Strategy (ARGS) and its Growth Concept. Since the ARGS
was adopted by the Region’s Councils in 1999, New Lynn has been identified as a sub-
regional town centre and a preferred location to provide for intensification of business,
employment and residential activities. The ARGS identifies that high rise and low rise
apartments are appropriate within and surrounding town centres. This is further supported
by the Auckland Regional Passenger Transport Plan which identifies opportunities to
increase residential densities within walkable catchment of public transport nodes (the
site is within a 10 minute walk of the train station). The New Lynn train station has the 4"
highest patronage in the Auckland region, making it a significant passenger transport
node and strategic regional objectives and policies seek to support and encourage
intensification.

Policy 2.6.5.1 of Plan Change 6 to the ARPS identifies that urban intensification should
occur in specific locations identified in Schedule 1A, including New Lynn. While not a rule,
Appendix H identifies as a target that minimum residential gross densities of 60
households per hectare should be achieved in sub-regional centres such as New Lynn.
To achieve these densities more intensive forms of residential development are required,
including medium density housing, low-rise and high-rise apartments. The existing
residential development in proximity to the Rewarewa Creek is predominantly detached
housing which is low density, averaging between 8 to 16 households per hectare, too low
to support the intensification of New Lynn. | consider the Living 5 Apartment Environment
proposed with Plan Change 18 is a ‘method’ which seeks to achieve the strategic policy
intent of Plan Change 6.
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In my opinion there is a strong and clear policy platform in the regional planning
documents for the intensification of New Lynn with higher density development such as
that proposed with the application. Therefore | believe the proposal is consistent with,
and gives effect to the ARPS, ARGS and PC 6.

8.6 A Plan or Proposed Plan (s104(b) (iv)

8.6.1 Waitakere City Council — Waitakere Operative District Plan; Proposed Plan
Change 16, Proposed Plan Change 17 and Proposed Plan Change 18 to
the Waitakere District Plan.

The Act directs consent authorities to have regard to both an operative plan and any
proposed plan (subsection (iv) of s104(1)(b). In this instance, the Waitakere City District
Plan became operative on the 27" March 2003 and Proposed Plan Changes 16, 17 and
18 were notified on 31 March 2005 and decisions released on the 31 July 2007. The
provisions of the Plan Changes are subject to appeal and therefore cannot be considered
operative. However, these Plan Changes simply reinforce the role of New Lynn as a sub-
regional town centre and advance apartments as an additional method to medium density
housing to achieve the intensification of residential development in New Lynn.

The rules and policies of the plan change, of which the public are aware, give a clear
indication of likely future development. As mentioned Plan Changes 16, 17 and 18 have
been notified and therefore there is a public awareness of the changes that include new
Growth Management objectives and policies (Plan Change 16) place based concept
plans and rules (Plan Change 17 for New Lynn) and city wide design criteria for urban
sites, apartments, street frontages and mixed use developments (Plan Change 18). Plan
Change 17 in particular identifies the site for Living 5 development, within which the
District Plan rules will encourage intensive residential development of predominately
medium rise apartments (up to 4 stories) on sites with a minimum area of 1500m2. The
proposed residential apartment development reflects the scale, density and building
typology (design outcomes) intended under the proposed plan changes in this location,
being within the New Lynn town centre identified in the Operative District Plan for
intensification.

The resource management approach taken under the Operative District Plan and the
Proposed Plan Change do not differ significantly. The plan changes are intended to close
the gap between the current rules of the district plan and give rise to greater
sustainability. The plan changes aim to integrate land transport and land use provisions
to give effect, in an integrated manner, to the ‘growth concept’ in the Auckland Regional
Growth Strategy. In particular Proposed Plan Change 16 introduces new Growth
Management objectives and policies in which New Lynn has been identified as a primary
town centre in the Auckland Regional Growth Strategy (ARGS). New Lynn has been
identified as a significant town centre in the Operative District Plan and therefore there is
no significant overall change in policy approach to managing growth in New Lynn.
Residential development will be in the form of medium to high density with a high level of
local amenity and easy access to local facilities. Compact urban development, as the
preferred form of development, would provide enough local catchment to support public
transport, employment and retail. Plan Change 17 offers further focus to manage and
encourage intensification in and around the New Lynn Town Centre, encouraging a
higher standard of development so as to support community well being and economic
growth. Plan Change 18 gives appropriate design criteria to provide certainty, in the case
of apartments, that the type of development is site responsive in design, providing a
positive contribution to character and amenity of the particular neighbourhood in which
they are located. A further aim is to provide a good level of amenity for residents.

The proposal supports the resource management approach taken under Plan Changes
16, 17 and 18. This type of intensive residential development, in this type of location,
would provide for a resident population that will support sustainable functioning of the
New Lynn Town Centre, and public transport systems. The design quality of the
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apartment building and individual apartment spaces are an appropriate example of the
type and scale of residential development intended in the proposed Living 5 zone.
Strategically the development represents the standard and nature of residential
development that is anticipated.

On balance it is considered that Proposed Plan Changes 16, 17 and 18 should be given
considerable weight and because there is no significant policy conflict between these
Plan Changes and the Operative District Plan | believe it should be considered as the
dominant planning document. For the reasons explained above it is appropriate in this
case to accord weight to the Plan Change policies that provide the context for the Rules
relating to the location of residential intensification, appropriate density and design.

8.6.2 Council’s Strategic Direction and Proposed Plan Changes

The Council has a policy of directing growth in a manner consistent with Policies 1.2 and
4.2 of the Operative District Plan, which includes locating growth within the New Lynn
Town Centre. This is reinforced by the ARPS, ARGS, PC 6 and Plan Changes 16 and 17.
As Waitakere City faces increased population trends over the next 50 years, New Lynn,
as a main town centre of the City, must intensify if the Council is to achieve its
responsibilities related to accommodating urban growth identified in the ARGS, ARPS
and the North and Western Sector Agreement. To facilitate and proactively manage this
growth Council notified proposed Plan Change 16 under the Local Government
(Auckland) Amendment Act 2004 (LGAAA).

The city’s growth is largely driven by increases in residential population. The District Plan
requires that intensive development is consolidated within the urban area to avoid
significant adverse effects on the environment from the spread of urban activities.
Consolidation will also help promote land use patterns that will reduce people’'s
dependency on the motor car, thereby reducing the effects of motor vehicles on the
environment. The plan changes under the LGAAA introduce new objectives, policies and
rules to support the implementation of strategy for the intensification of the town centres.

There is recognition that the role of town centres is changing to accommodate a range of
non-residential activities but also increasingly, residential living. Hence Plan Change 17
and the introduction of Living 5 and Living 6 Environments to support the intensification of
the New Lynn Town Centre. Plan Change 17 is specific to intensification around New
Lynn and gives recognition that residential development will be in the form of medium to
high density requiring a high level of local amenity and access to local facilities. Such
mixed use development must be managed by standards and design criteria to ensure
there is good amenity for residents and the avoidance of nuisance and disturbances
between activities.

As an area intensifies urban design becomes important in delivering good quality
environments and town centres. While the Operative District Plan recognises New Lynn
as a sub-regional centre and provides for medium density development within this
location (medium density circle), it does not provide much direction on design outcomes.
Further, the provisions f