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Submitter Number

Summary of Relief Sought

Further
Submissions

35/85 (Spear)
35/90 (Drummond)

available for commercial activities.

That the commercial premises allowed for in
Plan Change 35 should be allowed instead of
the residential subdivision currently allowed for
under the OSP, rather than as well.

That the Council purchase a further portion of
land to extend the park around the west side of
the Settler's Hall and down to the stream
behind the hall.

That the Council build a walkway/cycleway
linking the halls and park to Artisan and the
Twin Streams development along the stream.
Footpaths along local roads also need to be
extended to allow local residents to safely
access their new village on foot.

Opposed by:

35/131/4 (WRPS) -
in part

35/83 (Proposed
Oratia Village Affected
Owners Group)

Oppose Rule 8B.1 (iii) and (iv).
Oppose Rule 8B.2(i) (b) and (h)
Oppose Rule 8B.3 (i).

Provisionally oppose Assessment Criterion
8B(a).

Oppose Assessment Criterion 8B(f).

Clarify bullet point 1 and 9 of list of Resource
Consent Conditions which the Council may
impose.

The creation of new lots within the Oratia Rural
Village Non-Residential Activity Overlay Area
will need to be incremental because of the
unknown factor as to value or demand.

If any owner within the Overlay Area chooses
not to subdivide, they do not wish to see an
increase in their rates until such time as the
Rural Village title is created.

Owners of land within the Overlay Area seek
the ability at the time of creating the new Rural
Village to adjust the boundaries of the
designated Areas 1, 2, and 3 either within or
beyond the boundaries of the designated
shown by the Council so that existing features
may be retained within the resultant existing
residential title.

That the Council guarantee that any new Rural
Village lot will have a wastewater connection.

Supported by:

35/131/4 (WRPS) -
in part

35/87 (Lance & Sonia
Sunde)

That the Council implement provisions
addressing noise, hours of operation, traffic
generation and parking to protect residential
amenity;

That the Council only allow commercial
activities in the proposed overlay area that are

Opposed by:

35/131/4 (WRPS) —
in part
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Submitter Number

Summary of Relief Sought

Further
Submissions

appropriate in the context of the nearby
residential housing and Oratia rural character;

That the Council reduce the size of the building
coverage proposed for each building. This
should be more in line with the size of your
typical Oratia packing shed; and

That further consideration be given to whether
the quantity of commercial floor space
proposed is commercially viable for the area in
the long term.

35/89 (M Dragicevich)

That Section 5B3.2.6 allow for

wastewater disposal.

That Rule 8B.2.d allow for at least two units to
be joined.

public

35/91 (Gould)

Make provision for café/restaurants within the
Oratia Village.

Maintain special features (fruit trees/deciduous
trees, packing sheds)

Don’'t increase from the Oratia Structure Plan
the number of lots that can be subdivided .

Provide a walkway/cycleway from Domain to
Artisan Wines.

Increase Domain (Council to purchase land) to
extend the park around the south west side of
the Settler's Hall and down to the stream
behind the hall.

Encourage/develop “foodie/artie” flavour to the
Village;

Preserve special features — e.g. packing sheds.

Supported by:

35/130/3 (Watson) -
in part

35/111 (Maria Sunde)
35/112 (Rex Sunde)

That WCC clarify the rules for the Oratia Rural
Village that will allow provision of infrastructure
of a scale that will allow businesses to thrive
within  the proposed plan changes
5B.3.1.3(i),(ii),(iii) and (iv).

35/113 (Darren
Sapich)

35/114 (Stephen
Sapich)

35/115 (Sapich Bros.)

Oppose rural view shafts until landowners have
been consulted and agreement has been met.

35/121 (Harre)
533 West Coast Rd

That the Council does not reduce the number
of lots allowed on our property Pt Lot 3 131742
(4 lots). That the Council does not make it
more difficult to put a dwelling on each lot.
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Evidence Presented:

The Committee heard evidence from Dr Mels Barton, WRPS, ARC, David Garelja and the
Proposed Oratia Village Affected Landowners Group.

Dr Barton acknowledged the more extensive consultation that had been undertaken with
the Oratia community about the Oratia LAP but expressed concern about the integrity of
the MUL, the effect of providing for reticulated wastewater to the Village and the
establishment of two storey buildings on local character.

The WRPS planner James Hook opposed the Oratia Rural Village stating that it is not
necessary to promote the sustainable management of Oratia as a community. In addition,
Mr Hook expressed concern about the proximity of the proposed Village to the MUL and
the existing urban area. In this regard he supported the officer recommendation to delete
proposed Area 2. In Mr Hooks’ view, the proposed Oratia Rural Village is contrary to the
purpose and objectives of the WRHAA. However he noted that if the Committee was to
enable an expanded village at Oratia, then there should be a clear separation between the
new village and the MUL, the open space character of the Village should be maintained
with views through to areas of rural activity, an appropriate scale of buildings should be
defined and that specific design guidelines for Oratia should be applied to new buildings
within the Village rather than reliance on general assessment criteria as proposed.

The evidence from the ARC planner, Siobhan O’Kane noted that the ARC generally
supports the proposed Oratia Rural Village Non-Residential Overlay. However Ms
O’Kane expressed concern that the proposed village could result in an addition to the built
environment without any consideration for a reconfiguration of the overall form of
development in Oratia and that the scale of buildings and land use activities has the
potential to inappropriately blur the distinct transition between urban and rural in this
location. In this regard her evidence supported the officer recommendation to ‘downscale’
the proposed Village by deleting Area 2 and amending the provisions relating to the size
and scale of buildings.

The evidence from the Proposed Oratia Village Affected Owners Group and David Garelja
supports the proposed changes to provide for an expanded Oratia Village. However, the
group strongly opposed the deletion of Area 2. Mr Garelja explained that Area 2 contains
the old packing shed which historically has been an integral part of the village and a
community focal point as a place for people to gather and socialise. In addition, the
Group supported the provision for two storey buildings with the ability to establish a
residence above a commercial activity.

Discussion:

95. The Committee notes that approximately 72 of the 86 submissions relating to Oratia
Village seek that the proposed policies and rules that enable an expansion of the
Village be deleted. The majority of these submissions are identical (pro forma) and
simply state the relief without any reasons for the relief sought. In other submissions
seeking the deletion of the proposed Village policies, rules and reasons relate to,
amongst other things, whether a Village is needed, proximity to the MUL which may
blur the boundary between the ‘urban’ and ‘rural’ area and an expanded village
being contrary to the purpose and objectives of the WRHAA.

96. Similar relief is contained in other submissions however these refer to modifying the
size and scale of the village that the proposed provisions would enable rather than
deleting the provisions entirely. The relief sought in these submissions includes:

e reconfiguring the existing development opportunities in the local area;
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e ensuring what is proposed offers certainty as to the form of and the uses
contained within the rural village so that it will not result in urban
development outside the MUL;

e reducing the size of non-residential buildings allowed, limiting
subdivision opportunity for residential purposes within the Oratia Rural
Village Non-Residential Activity Overlay area (“the Overlay”); and

e ensuring the rules that allow expansion of the Village reflect the
outcomes sought in the policies that relates to Oratia Village.

PC 35 includes policies and rules that will enable the comprehensive management
of the existing Village which includes the school, the existing Settlers
Hall/Domain/historic church/Playgroup and the Superette/Fruit Shop/Packing Shed
situated along West Coast Road west of the Shaw Road intersection. The
Committee notes that the future of the Village was considered in consultation with
the local community during the development of the Oratia LAP. The idea that the
village could expand to include a café or other social gathering place in a rural
village centre distinct from metropolitan Auckland is supported. Key to this proposal
is the maintenance of a clear urban/rural edge to the MUL drawing on the existing
landform and rural land uses to maintain this distinction and the size and scale of
any proposed non-residential activities commensurate with a rural village centre.

The Committee notes that in relation to the future character and amenity of the
Village the Oratia LAP states:

“The village and school will continue to be the centre of the community.
The village will be contained within clear boundaries, and will attract a
range of non-residential activities including convenience, service and
café/restaurant. It will have a stronger focus as a place for local facilities
and to meet, celebrate and socialise. The village will be grounded in its
local history maintaining a rural character and form through the careful
clustering of activities and spacing of buildings.

Existing buildings will be reused and new development will be sympathetic
with the rural character of the village. Urban-scale activities will be
avoided, and carparking areas and infrastructure will reflect the areas rural
character. Reticulated services will be managed to support the
development of the village provided that its form is contained and the
pattern of development maintains a distinctive character different from
metropolitan Auckland.

The Village will be planted with street trees and fruit trees in an orchard or
vineyard to provide a visual differentiation and sense of place, and to
enhance its rural gateway form and function. Views of the open rural
landscape will remain visible between buildings.

The village will be connected with metropolitan Auckland and surrounding
rural activities through a network of trails.”

It is clear from the submissions and the evidence presented opposing the proposed
rules for the Overlay Area that the rules as notified could enable a much larger scale
of non-residential activity and additional buildings than envisaged by the community
during the development of the Oratia LAP. The notified rules could also enable a
significant number and range of non-residential activites that are not directly
connected with serving the needs of the local community or linked to its history and
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rural character. As a result, the number and scale of buildings allowed could also be
out of character with a ‘neighbourhood-scale’ rural village, particularly in the absence
of specific design criteria for new buildings. However, the Committee also notes that
the Oratia Village has a long and established history with strong cultural links to the
people who live and own land in the area. The historical and cultural link to Oratia
village was well articulated in the evidence of Mr David Garelja and Mr John Hayes
on behalf of the Proposed Oratia Village Affected Owners Group.

100. The Committee has reviewed the proposed rules relating to the Overlay Area in
response to the concemns raised in submissions and evidence presented at the
hearing. The Committee does not consider it appropriate to delete all of the
proposed policies and rules relating to the Village as this option would not give effect
to the future outcomes agreed with the community during the development of the
Oratia LAP and would simply allow the status quo to remain. Nor is this option
consistent with the objectives of the WRHAA which recognises that people live and
work in the WRHA and that there is a need for those people to provide for their
social, economic, environmental, and cultural wellbeing (Section 8 (i)).

101. Itis the Committee’s view that it is more appropriate to amend the proposed rules as
notified to better align these with community expectations expressed during the
development of the Oratia LAP to:

e limit the geographical extent of the Overlay Area to include Areas 1, 2
and 3 as shown on the map attached at Appendix B to this decision
notice. It is the Committee’s view that Area 2 is an integral part of
Oratia Village and should be retained;

e limit the size and number of new non-residential buildings to two per
area (6 in total) with a maximum individual gross floor area of 200m?
(800m? total) which is consistent with the size and scale of existing
residential and non-residential buildings in the immediate area. The
total number of non-residential buildings in the Overlay Area would be
nine including the three existing non-residential buildings in Area 3;

e Limit the range of non-residential activities that can establish in the
Overlay area to convenience retail (as defined in the WDP), rural
produce, arts and crafts and restaurant food. Each of these activities
would be limited to a maximum floor area of 100m% This restriction
includes any expansion of existing retail activities, although any existing
retail floor space would be excluded;

e Limit the total number of new non-residential activities to twelve (two per
building). The total new floor space for retail sales and retail services
would be limited to 400m? respectively;

e Limit the size of new buildings to a maximum gross floor area to 200m?
and the height of buildings to a maximum of two storeys;

e Exclude drive through, noxious and Part A & B air discharge activities
from this rule. Other non-residential activities such as manufacturing of
goods from rural produce, offices, pre-school centres,
churches/community centres would be able to establish under the rule,
although they would limited by the overall number of non-residential
activities;
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e Make any non-compliance with the permitted non-residential activity rule
a non-complying activity. Variations to the number, size, spacing of
buildings, building set back and fagade treatment would be a
discretionary activity.

¢ Modifying rules relating to the establishment of signs to only provide for
one freestanding sign in each area;

e Making new residential activities (excluding existing) within the Overlay
Area non-complying rather than discretionary;

e Maintaining the proposed subdivision rule which relates to an existing
building, its curtilage, landscaping and infrastructure, or where a land
use consent has been granted for a building and associated
development; and

e The inclusion of a further policy map to give guidance about the future
location of walkways.

102. It is the Committee’s view that the above provisions will provide for an expanded
Oratia Village at a size and scale that will not compromise the character of Oratia
or the integrity of the MUL. The amended rules include assessment criteria that
require new buildings to be designed to reflect the historic productive context of
Oratia and its packing shed building form, reusing existing buildings and locating
buildings to maintain existing rural views. The Committee considers that these
criteria are sufficient to address any concems the WRPS may have about the
design of buildings and future character of the Village.

103. A number of other matters were raised in relation to Oratia Village including:

e The provision of walkway/cycle linkages between the existing hall and park
to Artisan Wines and Twin Streams;

e Council purchase of further land around the west side of Settlers Hall to
extend the park to the stream;

e Allowing staging of development within the Overlay Area to allow for
unknown demand

e Landowner concerns about Council rate increases within the Overlay Area;
e Provision of a reticulated wastewater connection to the Oratia Village area.

104. While the Committee acknowledges these concerns raised by submitters they are
generally beyond the scope of PC 35. For some issues, such as providing
walkway linkages between areas of activity in Oratia and extending the existing
Domain, this intent has been captured in policy (proposed Policy 5B3.1.6.1 and
5B.3.1.6.2) and will be implemented through subdivision consent processes,
voluntary agreement by landowners or Council purchase. In addition a new policy
map has been included with PC 35 to provide guidance about the location of future
walkways. The provision of a limited reticulated wastewater connection is
provided for in policy 5B.3.1.6.2 (v) and 5B.3.1.6.6 (ix) but only to the Oratia
Village.

105. The Oratia LAP identified that rural view shafts were important to the maintenance
of rural character and amenity. These are identified in the LAP and included in
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Policy Map 5B.3.1.2. These are also referred to in policies and assessment criteria
(Rule 7 E(e) of the Foothills Environment subdivision rule) and reflect the careful
locating of building platforms within these areas. Given the importance of rural
character, the policy and assessment criteria are appropriate for managing
potential adverse effects and in guiding an appropriate form of development
through the implementation of the OSP.

Decision

Submissions 35/2, 35/4, 35/5, 35/6, 35/8, 35/9, 35/10, 35/11, 35/12, 35/13, 35/14, 35/15,
35/16, 35/17, 35/18, 35/19, 35/21, 35/22, 35/23, 35/24, 35/26, 35/27, 35/28, 35/29, 35/30,
35/31, 35/32, 35/33, 35/34, 35/36, 35/37, 35/38, 35/39, 35/40, 35/41, 35/32a, 35/33a,
35/34a, 35/35a, 35/36a, 35/37a, 35/38a, 35/39a, 35/40a, 35/43, 35/44, 35/45, 35/46,
35/47, 35/48, 35/49, 35/50, 35/51, 35/52, 35/53, 35/54, 35/55, 35/56, 35/57, 35/60 35/64,
35/65, 35/66, 35/67, 35/68 35/70, 35/71, 35/73, 35/81, 35/84, 35/85, 35/113, 35/114,
35/116, 35/126, are rejected in part.

Submissions seeking amendments to the proposed policies and rules relating to the
Oratia Village including 35/60 (ARC), 35/72 (Oratia R&R), 35/74 (WCC), 35/82 (Jane
Bisley), 35/83 (Proposed Oratia Village Affected Owners Group) 35/87 (Lance Sunde),
35/82 (Fiona Drummond) 35/91 35/111(Maria Sunde) 35/112 (Rex Sunde) and 35/121
are accepted in part to the extent that the relief sought in the submissions is met by the
changes set out in Appendix A.

The relief sought in submission 35/89 (Dragicevich) is accepted in part as the provision
of reticulated wastewater to the Oratia Rural Village is provided for in proposed policies
5B.3.1.6.2(v) and 5B.3.1.6.6(ix). The relief sought in this submission seeking that
proposed Rule 8B.2 (d) allow for at least two units to be joined is rejected.

Submissions in relation to PC 35 Policy - 5B 3.1.6.4 (Pine Avenue/Forest Hill Road
and Holdens Road)

Submitter Number Relief Sought Further Submissions

35/2, 35/4, 35/5, 35/6, 35/8, | e Policy 5B.3.1.6.4 be deleted Supported by:
35/9, 35/10, 35/11, 35/12,

35/13, 35/14, 35/15, 35/16, 35/133/6 (ARC)
35/17, 35/18, 35/19, 35/21,
35/22. 35/23, 35/24. 35/26,
35/27, 35/28, 35/29, 35/30,
35/31, 35/32, 35/33, 35/34,
35/36, 35/37, 35/38, 35/39,
35/40, 35/41, 35/32a, 35/33a,
35/34a, 35/35a, 35/36a,
35/37a, 35/38a, 35/39a,
35/40a, 35/43, 35/44, 35/45,
35/46, 35/47, 35/48, 35/49,
35/50, 35/51, 35/52, 35/53,
35/54, 35/55, 35/56, 35/57,
35/60, 35/64, 35/65, 35/66,
35/67, 35/68 35/70, 35/71,
35/72, 35/73, 35/74, 35/81,
35/82, 35/83, 35/84, 35/85,
35/87. 35/89, 35/91, 35/111,
35/112, 35/113, 35/114,
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35/116, 35/123, 35/126,

35/127

35/59 (Dean) e Amend Policy 5B.3.1.6.4 so that any | Opposed by:
subdivision is assessed in the
context of the immediate 35/131/4 (WRPS)
environment; 35/133/6 (ARC)

e Remove references to achieving a
density no greater than that being
the average density for the OSP area
and replace with reference to
achieving a density that reflects the
patterns of development found in the
immediate Holden Road locality;

e Enable discretionary activity status
for development (subdivision) of the
submitters land by way of a
comprehensive management plan or
similar;

e Enable restricted discretionary land
use activities linked to a rural land
use subject to performance
standards.

e Provide for change of use within
existing buildings and on the land as
a restricted discretionary activity.

Evidence Presented:

The Committee heard evidence from Dr Mels Barton and the ARC in relation to
subdivision of the Holdens Road triangle. These submitters oppose changes to WDP
policies and rules that would enable further subdivision of this land by way of ‘special
policy provision’ and/or discretionary activity status. In addition, the Committee tabled a
written statement from Barry Kaye & Associates on behalf of L G Dean, a submitter and
owner of land within the Holdens Road triangle. This statement supports the
recommendations in the planning report for discretionary activity status for subdivision of
this land.

Discussion:

106. The Committee notes that the majority of submissions set out in the above table
oppose PC 35 proposed Policy 5B.3.1.6.4 and seek that it be deleted. The reasons
for this, where given, include:

e The extension of the provisions of the OSP towards Henderson Valley
could lead to an expectation of increased subdivision in that area;

e The subject land is part of the WRHA and must remain subject to its
existing provisions;

e The policy would allow for a density of development in a rural area,
adjacent to the MUL, not envisaged or desired within the ARPS or WDP;
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e The subject land has not been subject to the analysis that was undertaken
as part of the OSP process. A structure planning process or similar is
required to be undertaken prior to any change in the density of
development envisaged in this area above.

107. The ARC reiterated its concerns at the hearing about the proposed policy,
particularly the proximity of the Holdens Road triangle to the MUL, the ambiguity in
the Policy 5B.3.1.6.4 which refers to ‘the average density of the OSP’ and an alleged
erroneous assumption in the officers recommendation to the Committee that the
current regulatory approach of discretionary subdivision beyond that shown on the
OSP is correct and should be applied to the Holdens Road triangle. The ARC seeks
that the proposed policy be deleted and that a separate plan change/structure plan
process be required if an amendment to the minimum subdivision standard is
contemplated.

108. The Committee notes that Policy 5B.3.1.6.4 relates to a discrete area of land in the
north of the Oratia Local Area bounded by Pine Avenue, Forest Hill Road and
Holdens Road known as the Holdens Road triangle. There are 22 properties within
this area (outside the MUL) that are currently identified in the WDP as Foothills
Environment. Some are these properties comprise several lots. The remaining
properties within this area (which front Pine Avenue) are identified as Living
Environment and are within the MUL (and outside the WRHA).

109. The following table sets out the properties within the subject area identified as
Foothills Environment.

Properties within the Holdens Road, Pine Avenue, Forest Hill Road triangle

Address Owner Lot Size (hectares)

15 Holdens Road D S Dean 4.6524

47-51 Parrs Cross Road D S Dean 1.8137

65 Pine Avenue J P Wells 3.4123

23-27 Holdens Road Z Antunovich 3.2375

31 Holdens Road McSweeny 1.0295

35 Holdens Road Fistonich/Halse/Clough 0.7056

132-138 Forrest Hill Road Antunovich 0.9979 (comprised in 4 lots)
126-130 Forrest Hills Road Antunovich 0.5273 (comprised in 2 lots)
124 Forrest Hills Road Mackay 0.3417

122 Forrest Hills Road Holland 0.3678

120 Forrest Hill Road Field 1.3355

112 Forrest Hills Road Koene 0.2689

106 Forrest Hills Road Ferguson 1.2623 (comprised in 2 lots)
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