| hereby give notice that a hearing by commissioners will be held on:

Date: Wednesday 6, Thursday 7 and Friday 8 November
2019

Time: 1:00pm (Wed), 9.30am (Thurs and Fri)

Meeting Room: Warkworth Town Hall

Venue: 21 Neville St, Warkworth 0910

HEARING REPORT - VOLUME TWO
SUBMISSIONS

PRIVATE PLAN MODIFICATION 25 -
WARKWORTH NORTH

TURNSTONE CAPITAL LTD

COMMISSIONERS

Chairperson David Hill
Commissioners Rebecca Macky
Michael Parsonson

Kelsey Partridge
HEARINGS ADVISOR

Telephone: 09 890 2588 or 021 341 894
Email: kelsey.partridge@aucklandcouncil.govt.nz
Website: www.aucklandcouncil.govt.nz

Note: The reports contained within this document are for consideration and should not be construed as a
decision of Council. Should commissioners require further information relating to any reports, please
contact the hearings advisor.



WHAT HAPPENS AT A HEARING

At the start of the hearing, the Chairperson will introduce the commissioners and council staff
and will briefly outline the procedure. The Chairperson may then call upon the parties
present to introduce themselves to the panel. The Chairperson is addressed as Mr Chairman
or Madam Chair.

Any party intending to give written or spoken evidence in M&ori or speak in sign language
should advise the hearings advisor at least five working days before the hearing so that a
qualified interpreter can be provided.

Catering is not provided at the hearing. Please note that the hearing may be audio recorded.
Scheduling submitters to be heard

A timetable will be prepared approximately one week before the hearing for all submitters
who have returned their hearing attendance form. Please note that during the course of the
hearing changing circumstances may mean the proposed timetable is delayed or brought
forward. Submitters wishing to be heard are requested to ensure they are available to attend
the hearing and present their evidence when required. The hearings advisor will advise
submitters of any changes to the timetable at the earliest possible opportunity.

The Hearing Procedure

The usual hearing procedure (as specified in the Resource Management Act) is:

¢ The applicant will be called upon to present his/her case. The applicant may be
represented by legal counsel or consultants and may call witnesses in support of the
application. After the applicant has presented his/her case, members of the hearing
panel may ask questions to clarify the information presented.

o Submitters (for and against the application) are then called upon to speak. Submitters
may also be represented by legal counsel or consultants and may call withesses on their
behalf. The hearing panel may then question each speaker. The council officer’s report
will identify any submissions received outside of the submission period. At the hearing,
late submitters may be asked to address the panel on why their submission should be
accepted. Late submitters can speak only if the hearing panel accepts the late
submission.

e Should you wish to present written information (evidence) in support of your application or
your submission please ensure you provide the number of copies indicated in the
notification letter.

e Only members of the hearing panel can ask questions about submissions or evidence.
Attendees may suggest questions for the panel to ask but it does not have to ask them.
No cross-examination - either by the applicant or by those who have lodged submissions
— is permitted at the hearing.

o After the applicant and submitters have presented their cases, the chairperson may call
upon council officers to comment on any matters of fact or clarification.

o When those who have lodged submissions and wish to be heard have completed their
presentations, the applicant or his/her representative has the right to summarise the
application and reply to matters raised by submitters. Hearing panel members may
further question the applicant at this stage.

o The chairperson then generally closes the hearing and the applicant, submitters and their
representatives leave the room. The hearing panel will then deliberate “in committee” and
make its decision by way of formal resolution. You will be informed in writing of the
decision and the reasons for it.
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APPENDIX 4

SUBMISSIONS AND FURTHER SUBMISSIONS
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The following customer has submitted a Unitary Plan online submission.
Contact details

Full name of submitter: Maxine Hatfull
Organisation name:

Agent's full name: Maxine Hatfull
Email address: hatfull@xtra.co.nz
Contact phone number:

Postal address:
87 Hudson Rd
Warkworth
Warkworth 0910

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North
My submission relates to

Rule or rules:
Submission on the Auckland Unitary Plan. Proposed Warkworth North Plan Change 25 Stubbs
Farm.

Property address:
Map or maps:
Other provisions:

Do you support or oppose the provisions you have specified? | or we support the specific provisions
identified

Do you wish to have the provisions you have identified above amended? No

The reason for my or our views are:

| fully support the proposal that has been proposed for the Stubbs Farm development. It fits in with
supporting affordable housing. It carefully looks after the waterways and allows for more
landscaping to develop these areas. The change they have requested protects the residents that
currently live in the area and further develops walking and cycling tracks. Having more Industrial
along Hudson Road will only cause more noise pollution, and it is already bad enough. By
developing the Western Link Road immediately will support the network roading system for the area
and support a future proposal of a network hub near the showgrounds. The planning proposals
allows for Warkworth to develop as a community, offers employment and housing in aesthically
appealing way. | like the enhanced green spaces and the well thought out roading and differential
housing.

4.1 | or we seek the following decision by council: Accept the plan modification
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Submission date: 27 June 2019

Attend a hearing

Do you wish to be heard in support of your submission? No
Declaration

Could you gain an advantage in trade competition through this submission? No
Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

Yes

| accept by taking part in this public submission process that my submission (including personal
details, names and addresses) will be made public.
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5.1 |

From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

To: Unitary Plan
Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Pauline Preen
Date: Thursday, 27 June 2019 3:45:33 PM

The following customer has submitted a Unitary Plan online submission.
Contact details

Full name of submitter: Pauline Preen
Organisation name: Ma and Pa Commercial Ltd
Agent's full name: Mark Weingarth

Email address: paulinekelly7@icloud.com
Contact phone number:

Postal address:

22a Maungakiekie Ave
Greenlane

Auckland 1051

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North
My submission relates to

Rule or rules:
A plan change request to Re-zone approx 99 Hectares of Future Urban zoned land to a mix of
business and residential.

Property address: The zoning of land within the Warkworth north Precinct and Stubbs Farm
development

Map or maps:
Other provisions:

Do you support or oppose the provisions you have specified? | or we support the specific provisions
identified

Do you wish to have the provisions you have identified above amended? No

The reason for my or our views are:

To elevate the pressures on Auckland housing/affordability and provide more options for families
and home owners in the area. The intensification of residential housing in this location will help
service the growing community as well as business growth in the region which is expanding. The
accessibility to the region is improving given the new motorway and link Rd which improve travel
times and make it more attractive to reside out of Auckland but work in the city.

| or we seek the following decision by council: Accept the plan modification

Submission date: 27 June 2019

Attend a hearing
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Do you wish to be heard in support of your submission? No
Declaration

Could you gain an advantage in trade competition through this submission? No
Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

No

| accept by taking part in this public submission process that my submission (including personal
details, names and addresses) will be made public.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Friday, 28 June 2019 11:16 AM
To: Unitary Plan
Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Patricia Sullivan

The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Patricia Sullivan
Organisation name:

Agent's full name:

Email address: paddyasullivan@gmail.com
Contact phone number: 094258294 021425820

Postal address:

P.O Box 193 Warkworth
Warkworth

Auckland 0910

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North
My submission relates to

Rule or rules:
9.5.1 Design and Locationof the Western Link Road 9.6.1 Fresh Water

Property address: 27 state Highway one

Map or maps: Figure 3b page 12. Page 11 Appendix 1. Page 8 Appendix 13.

Other provisions:

Do you support or oppose the provisions you have specified? | or we oppose the specific provisions identified
Do you wish to have the provisions you have identified above amended? Yes

The reason for my or our views are:

The Indicitive route for the Western Link road dissects our property leaving parts of in in accessible. Also there is no
Connectivity at the southern end to Mansel Drive. the watercourse on our property has been idetified as a permanent
stream. However this watercourse is intermittent as it runs dry 2-3 months of the year. This is confirmed by ecology
and stormwater reports on the council website under designation 6763 state highway 1 hudson road to Puhoi to
warkworth.
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7.2|

7.3|

| or we seek the following decision by council: Accept the plan modification with amendments

Details of amendments: Move indicitive Western Link road to our eastern Boundary. Change Classification of
watercourse to intermittent stream. Do not include any riparian planting of this watercourse in th plan change.

Submission date: 28 June 2019

Attend a hearing

Do you wish to be heard in support of your submission? Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission? Yes
Declaration

Could you gain an advantage in trade competition through this submission? No

Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

No

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Sunday, 30 June 2019 2:16 PM

To: Unitary Plan

Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Ross David Brereton
Attachments: TCL submission.pdf

The following customer has submitted a Unitary Plan online submission.
Contact details

Full name of submitter: Ross David Brereton

Organisation name:

Agent's full name: kate port

Email address: rbrereton@slingshot.co.nz

Contact phone number: 0274861358

Postal address:

28 Viv Davie-Martin Drive
Warkworth 0984
WARKWORTH

Auckland 0984

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North

My submission relates to

Rule or rules:

Property address: Lot 6, DP339152 - 28 Viv Davie- Martin Drive, Warkworth
Map or maps:

Other provisions:
Proposed road from TCL subdivision through Lots 5 & 6 to Viv Davie-Martin Drive.

Do you support or oppose the provisions you have specified? | or we oppose the specific provisions identified
Do you wish to have the provisions you have identified above amended? Yes

The reason for my or our views are:
Refer attached document

| or we seek the following decision by council: Accept the plan modification with amendments
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8.1

Details of amendments: 1. Proposed future roads from TCL to Viv Davie-Martin become cul-de-sac's at boundary. 2.
No proposed future roads across Viv Davie-Martin subdivision.

Submission date: 30 June 2019

Supporting documents
TCL submission.pdf

Attend a hearing

Do you wish to be heard in support of your submission? Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission? Yes
Declaration

Could you gain an advantage in trade competition through this submission? No

Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

Yes

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.
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TO: AUCKLAND COUNCIL

FROM: ROSS BRERETON 30™ JUNE 2019

SUBMISSION FOR PLAN PPC 25

REASONS FOR MY VIEWS:

8.2

8.3 |

8.4

8.5

8.6

Viv Davie-Martin Drive (VDM) is a completed lifestyle subdivision (refer site location 4.2 &
8.1.1)

Link road to VDM serves no purpose as the Western Collector is the new conduit from SH1
to Mansel Drive

Would require the removal of approx. four existing houses on VDM

Would require possible widening of VDM presently is 5.5 metres wide

Section 8.2 — Consultation and Engagement — in our consultation with TCL the “ opportunites
for future connection is in reference to water and sewage supply in the event of council
adopting an increased lot size in single house zone. Not roading connection as VDM is a
quiet cul-de-sac which in the existing form can handle any increase in traffic from a lot size
zoning change

The topography of TCL land up to Lots 5 & 6 would require extensive earthworks to attain a
min 12% gradient for roading. The land is steep.

Accepting the points mentioned above, | am in support of the proposed plan change for the
following reasons:

Would like to see the development of a neighbourhood centre as proposed by TCL. The
existing Warkworth town centre is fully developed now.

Do not wish to have more industrial buildings along the waterways as at present. Would
much prefer additional plantings (as at present on Stubbs Farm) with walk/cycle way
connecting to existing A & P showgrounds and Mansel Drive. Support TCL plan to clean up
rear of existing industrial sites. We have had significant pollution from these sites in the
past.

Much prefer to see styles of housing as proposed by TCL (similar to Millwater) as opposed to
what has been allowed in The Meadows subdivision in Warkworth i.e. single house on 500
sgm with wooden fence

| support TCL plan to put the Western Collector through the bottom of the valley as this will

take the existing traffic pressure off Hudson/Falls roads, especially on the weekends with
heavy SH1 traffic
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Before you fill out the attached submission form, you should know:

You need to include your full name, an email address, or an alternative postal address for your submission to be
valid. Also provide a contact phone number so we can contact you for hearing schedules (where requested).

Please note that your submission (or part of your submission) may be struck out if the authority is satisfied that at
least one of the following applies to the submission (or part of the submission):

e |tis frivolous or vexatious.

e It discloses no reasonable or relevant case.

e |t would be an abuse of the hearing process to allow the submission (or the part) to be taken further.

e |t contains offensive language.

e |tis supported only by material that purports to be independent expert evidence, but has been prepared by
a person who is not independent or who does not have sufficient specialised knowledge or skill to give
expert advice on the matter.
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Submission on a notified proposal for policy
statement or plan change or variation

Clause 6 of Schedule 1, Resource Management Act 1991
FORM 5

Send your submission to unitaryplan@aucklandcouncil.govt.nz or post to : For office use only
Submission No:

Attn: Planning Technician
Auckland Council Receipt Date:
Level 24, 135 Albert Street
Private Bag 92300
Auckland 1142

Submitter details

Full Name or Name of Agent (if applicable)

Mr/Mrs/Miss/Ms(Full
Name) Dr Isobel Alexandra Topham

Organisation Name (if submission is made on behalf of Organisation)

Address for service of Submitter
41 Braeside, Kinmont Park, Mosgiel 9024

Telephone: 0274466793 Fax/Email: |isobel.topham@gmail.com

Contact Person: (Name and designation, if applicable)

Scope of submission

This is a submission on the following proposed plan change / variation to an existing plan:
Plan Change/Variation Number | PPC25

Plan Change/Variation Name Warkworth North

The specific provisions that my submission relates to are:
(Please identify the specific parts of the proposed plan change / variation)

Plan provision(s)

Or
Property Address

Or
Map

Or
Other (specify) North Block ecological impact assessment, health impact assessment, town centre, roading

Submission

My submission is: (Please indicate whether you support or oppose the specific provisions or wish to have them
amended and the reasons for your views)

| support the specific provisions identified above []
| oppose the specific provisions identified above []

| wish to have the provisions identified above amended Yes MV No []
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The reasons for my views are: Please see attached sheet.

(continue on a separate sheet if necessary)

| seek the following decision by Council:

Accept the proposed plan change / variation
9.1 | Accept the proposed plan change / variation with amendments as outlined below

Decline the proposed plan change / variation

OO O

If the proposed plan change / variation is not declined, then amend it as outlined below.

Perform a Health Impact Assessment (HIA) of the proposed plan change, including the North Block, and optimise the plan to promote human health

01|

and wellbeing based on the HIA.

9.2 I Complete the ecological impact assessment, including the North Block. Consider moving the town centre to the North, removing vehicle access from the centre,

9.3 I and reducing the number of lanes on the Western Link Road.

| wish to be heard in support of my submission ]
| do not wish to be heard in support of my submission [l

If others make a similar submission, | will consider presenting a joint case with them at a hearing M

28 June 2019

Signature of Submitter Date
(or person authorised to sign on behalf of submitter)

Notes to person making submission:
If you are making a submission to the Environmental Protection Authority, you should use Form 16B.

Please note that your address is required to be made publicly available under the Resource Management Act
1991, as any further submission supporting or opposing this submission is required to be forwarded to you as well
as the Council.

If you are a person who could gain an advantage in trade competition through the submission, your right to make a
submission may be limited by clause 6(4) of Part 1 of Schedule 1 of the Resource Management Act 1991.

I could [] /could not |/] gain an advantage in trade competition through this submission.

If you could gain an advantage in trade competition through this submission please complete the
following:

lam []/am not [_] directly affected by an effect of the subject matter of the submission that:
(a) adversely affects the environment; and
(b) does not relate to trade competition or the effects of trade competition.
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9.6

28 June 2019

Re: Auckland Council

PC 25 (Private): Warkworth North

To Whom It May Concern:

| am of the fourth generation of kaitiaki of the land comprising the “North Block” of the
proposed Private Plan Change 25. | propose that the principle of zoning land in this
area in order to provide for the expansion of Warkworth is sound and logical, but that
key components needed to optimise this planning must be undertaken before the plan
can be finalised.

| trained originally as a veterinarian, and have spent many years in clinical practice
with both production animals and their agricultural businesses, and more recently with
companion animals, alongside my research and publication in health economics. |
direct two property companies. | have a Masters focussed in epidemiology, and am
most of the way through a Postgraduate Diploma in Public Health with a focus on
policy and environmental determinants of health. It is with this breadth of experience
in business and health that | look over the plan change submission that includes a
portion of our family’s land.

In line with the 2015 Sustainable Development Goals put forth by the United Nations,
the work done by Turnstone Capital on cultural impact assessments and ecological
impact assessment goes some way to supporting sustainable development. Along the
same vein, promoting human health and wellbeing through the spaces in which with
live, work, travel, and play, is specifically outlined in the Turnstone Capital Warkwoth
North Structure plan (page 44). However, an ecological impact assessment was
performed only on Stubbs’ land. Excluding the North Block from this analysis means
that optimising deign for ecological factors is not possible based on the current data.

Additionally, a human health impact assessment has not been performed at all. This
leaves quite literally the key and central role of sustainable development (and the
Council), to support human flourishing, up in the air. How can this plan be optimised
for human development without measuring or managing human health and wellbeing
in relation to the proposal?

The proposed Western Link Road has four lanes. No other urban roads in the area
have two lanes each way, currently. Given that we should be implementing measures
that move towards public and active transport in order to improve transport equity,
reduce climate impacts, and promote health, it seems regressive to actively
accommodate more private motorised vehicle use than is current, let alone desirable,
particularly with the motorway only a few hundred metres away.

Specific to the proposed location (page 1 of Appendix 1) and design of the town centre
(page 5 of Appendix 4, the Warkworth Structure Plan):
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9.4

9.5

- Locating the proposed town centre atop or on the northern side of the hill between
the Stubbs and North Blocks would make better use of the natural vistas of the area,
providing uninhibited views of the Dome and Dome Valley. The current site is at the
base of a gully with little outlook or sun.

- The current example shows vehicular access to the town centre. Pedestrian only, or
much more pedestrian prioritised, design would enhance the walkability of the centre
by making it more safe, quiet, and clean of air.

- The artist’'s impressions of the proposed streets, if pursued, result in a missed
opportunity. Ideally, the design of these streets would include, at minimum, a grass
berm between the road and footpath to minimised road traffic injuries, trees along the
berm to provide shelter, shade, beautification, and to prevent crime, along with
dedicated cycle areas.

Finally, The Zero Carbon Act is likely to result in municipal progress. Why not use this
proposal as an opportunity to create some positive, progressive precedent by
thoroughly incorporating our national and local responsibilities into expressing the
Sustainable Development Goals? Let’'s do a thorough health impact assessment,
finish the ecological assessment, and then optimise the plan from the top down.

Nga manaakitanga,
Dr Isobel Topham
BVSc, MVM, PGDipPH candidate

41 Braeside

Kinmont Park
Mosgiel 9024
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‘Submission on the Auckland Unitary Plan (Operative in Part)

Proposed Plan Change 25

Clause 6 of Schedule 1, Resource Management Act 1991 (Form 5)

To: Auckland Council
1. SUBMITTER DETAILS
Name of Submitter: QM‘M/ KLVM Wob]%ﬁ;f
Postal Address: b"J VN Divre. MM‘ (”17\‘ Ve

RN & Mpkwocth 043y

phone: 02 8h¢ 142 Email: 6ﬂ{(‘7'1,_, NQO]S% _‘1) {9‘7\5 : w.l’\:’}

This is a submission on Auckland Council’s Proposed Plan Change 25.

Could you gain an advantage in trade competition through this submission?
Please select one of the below options:

1 1 could gain an advantage in trade competition through this submission.

Eﬂl could not gain an advantage in trade competition through this submission.

Are you directly affected by an effect of the Proposed Plan Change in so far as it:
a) Adversely affects the environment; and
b) Does not relate to trade competition or the effects of trade competition.

Please select one of the below options:

il | am directly affected by an effect of the subject matter of the submission.

[ 1 am not directly affected by an effect of the subject matter of the submission.

2. SCOPE OF SUBMISSION

The specific provisions of the proposal that this submission relates to are:

Eﬁ The whole of Proposed Plan Change 25

[ A specific part of Proposed Plan Change 25 as detailed below:
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Submission on the Auckland Unitary Plan (Operative in Part)

Proposed Plan Change 25

Clause 6 of Schedule 1, Resource Management Act 1991 (Form 5)

3. SUBMISSION

Do you support or oppose the specific provisions of the proposal for which this submission
relates? Please select one of the following:

Eﬂ Support

[J Oppose

The reasons for my views are:
L snppoc He oiscod finiahy_plan uémm
at 1) M(l’lwiﬁr H‘m/‘ MF ﬁmsm%é Z’H\f /M{M'ilzﬂ ZOnQ l’/MJ '1071

10.1
M’JmJ ol B ﬂwmmm# J(Mm md 15 J/m\lu! L Hot /NoMsu/
oﬂ l‘lm'{‘iar fmd

10.2 'ﬁM in pmlow nﬂ ’M DPW\ ‘3{55\((1 éﬂ"u\lﬂlﬂ)ﬂ Zcmt HM

Yy widk wms

| seek the following amendments to Proposed Plan Change 25:

fhot a_pieen bodt by ubsbhshd on Hhe wirkun boundory o
10.3 _piwb n boly wihh Wy e tofsstd lam r/i\mm wd
H'u &mlmﬁ I)!} ‘«L/h of/(s 0{? Vr\/ OAN/ Mmﬁm /(}(nl(

M. 71\ 7Y ﬂLIWl/ a*/ ém:?{m%b/ AMWM /Jitf‘mtd | mn lmu«m%f
10 | _ M s b 4 mMMmah o&d duil ﬁm%m hab_wanld
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Submission on the Auckland Unitary Plan (Operative in Part)

Proposed Plan Change 25

Clause 6 of Schedule 1, Resource Management Act 1991 (Form 5)

4. DECISIONS SOUGHT

| seek the following decision from Auckland Council:

L] Accept Proposed Plan Change 25
il Accept Proposed Plan Change 25 with amendments as outlined above

[ Decline Proposed Plan Change 25

5. APPEARANCE AT COUNCIL HEARING

Do you wish to be heard in support of your submission? Please select from the following:
I I/we wish to be heard in support of my/our submission
d I/we do not wish to be heard in support of my/our submission

If others make a similar submission, I/we will consider presenting a joint case with them at the
hearing: Please circle one:

LI YES

ﬁNO

6. SIGNATURE AND DATE SIGNED

1\ 3/7 /:‘9

: 4 : -
Signature of person‘ﬁs,b{nakmg submission Date

163



164



11.1]

165


hannons
Line

hannons
Typewritten Text
11.1


Submission Plan Change 25 Warkworth

We would like to put forward a submission regarding the Plan Change 25 Warkworth, showing a
proposed future road through our property at Lot 5 number 26 Viv Davie-Martin Drive Warkworth.

We purchased this land 5 years ago to develop as our retirement property, for all the family to
enjoy. We have since spent a substantial amount of money designing, building and developing the
property from scratch. We found out a year ago that the farm was to become a residential
subdivision with single level housing along our back boundary.

We do not have an issue with this new subdivision at all, and understand that the new residential
housing in this area is well needed with the future growth of the Warkworth area and beyond.

In anticipation of this happening we have proceeded in planting out our back boundary with native
and substantial size trees. Since then we have now found out that there if a “Proposed Future Road
planned to go through our Property” \We now have been put in the position that we no longer have
an home as an asset but, it is now a liability. Should we need to sell our property for any unforeseen
reason we would not be in a position to do so as any purchaser would see the Proposed Future Road
and for that reason not proceed?

As we understand the developers approached many building companies to buy into their first
project, however the developers were asking to much for sections which made the potential building
company’s feasibilities come back unappealing and numbers did not stack up. Hence the “Plan
Change 25 Warkworth”

The new Plan Change now shows a “potential future road” through our property which is very
disconcerting to us. We now feel we cannot put any more money into our project as it could very
well be taken away from us, in the near future. | would also like to point out that a lot of the Arial
photos provided in the Plan Change 25 are very much out of date, as they do not show the existing
homes along the boundary of Stubbs Farm

Viv Davie-Martin Drive already has a considerable number of houses on it including Frances Place
and the consented driveway of the top of Viv Davie-Martin Drive which itself has no less than 12
dwellings on it. Any more traffic on Viv Davie-Martin Drive would make the road very busy and
dangerous for drivers and pedestrians, as this area is not designed to take high volumes of traffic.
Not only will the proposed roads impact Viv Davie-Martin Drive, but there is a native bush area on
our property which is listed as a covenant area and would have to be disturbed to get the road
through, and we would assume it would remain restricted as future development will have a
negative impact on the natural environment. This is on our land and as landowners we are not
allowed to build, or disturb this area at all
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It notes in the Plan Change that there has been “extensive consultation and engagement with
landowners” we have heard from no one as yet? Were the developers hoping us landowners would
not see the proposal until it was all too late?

“Ensuring that the Structure Plan provided and appropriate interface with the Viv Davie-Martin
Drive area considering the character and location of the built form there and providing
opportunities for future connections” again when were we going to get notification of potential
roading connecting through our properties?

The proposed light commercial / industrial area should be kept together, it is already starting to
11.2 | become spread out, it should be kept either north or Warkworth or south of Woodcocks Road area
where it is already well established

We know we are just one small landowner among the big developers. Would it not make more
sense that it you had to put a road through the area to do so on bare land (which there is some)
rather than push people out of their homes. We hope that the council can view this as a very
serious matter to us personally and the rest of the Viv Davie Martin Drive residents

Thank you
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

To: Unitary Plan

Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Middle Hill Ltd as trustee for the Tyne Trust
Date: Thursday, 4 July 2019 3:30:52 PM

Attachments: Plan Change 25 - Final Submission.pdf

Appendix 1 - Zoning Map - Lodged.pdf
Appendix 3 - Proposed Western Distributor Road Alignment.pdf

The following customer has submitted a Unitary Plan online submission.
Contact details

Full name of submitter: Middle Hill Ltd as trustee for the Tyne Trust
Organisation name:

Agent's full name: Harrison Burnard

Email address: harrison@mhg.co.nz

Contact phone number: 099505106

Postal address:
Po Box 37694
Parnell
Auckland 1151

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North
My submission relates to

Rule or rules:
The Plan Change as a whole.

Property address: 63 State Highway One, Warkworth
Map or maps:

Other provisions:
See submission attached

Do you support or oppose the provisions you have specified? | or we oppose the specific provisions
identified

Do you wish to have the provisions you have identified above amended? Yes

The reason for my or our views are:
See submission attached

| or we seek the following decision by council: Accept the plan modification with amendments
Details of amendments: See submission attached
Submission date: 4 July 2019

Supporting documents
Plan Change 25 - Final Submission.pdf
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SUBMISSION ON PROPOSED PLAN CHANGE 25 (WARKWORTH NORTH) UNDER THE
RESOURCE MANAGEMENT ACT (RMA) 1991

To: Auckland Council
Submitter Name: Middle Hill Ltd (as trustee for the Tyne Trust)
Address: 63 State Highway 1, Warkworth

This submission is made on behalf of Middle Hill Ltd (as trustee for the Tyne Trust), the owners of
25.8 hectares of land at 63 State Highway 1, Warkworth. Middle Hill's land comprises just over
25% of the land area encompassed in proposed Plan Change 25. Middle Hill generally supports
proposed Plan Change 25 however seeks the following modifications:

Overview of relief requested

a. Re-zone the land identified as Business: Light Industry zone on the notified plan change
map (Attachment 1) to Business: Mixed Use zone on the requested zone map
(Attachment 2).

b. Re-zone the land identified as Business: Light Industry zone and Residential: Mixed
Housing Suburban zone as shown on Attachment 1 to Residential: Mixed Housing Urban
zone as shown on Attachment 2.

C. Re-zone the land identified as Residential: Single House zone as shown on Attachment 1
to Residential: Mixed Housing Suburban zone as shown on Attachment 2.

d. Confirm the alignment of the Warkworth western collector road and specify an access
point to the submitter’s land in general accordance with the plan included as Attachment
3.

e. Include the submitter's site as part of the first stage of “live zoning” within the Plan
Change Area.

f. Provide for the land use zones requested above to shift slightly northwards as may be

required to abut the final / finished designation boundaries, or the carriageway of the
NZTA Ara Tuhono Puhoi to Warkworth highway.

Summary of reasons

Light Industry (“LI") zone changing to Mixed Use (“MU”) zone

1. Approximately 63.5ha of LI land is already ‘live-zoned’ to the northern frontage of State
Highway 1 and, as of 2019, much of this land is yet to be developed. In addition, there is
approximately 7.5ha of partly developed light industry land along the western frontage of
Hudson Road. In total, approximately 70% (79ha in total) of ‘live-zoned’ industrial land in
Warkworth is currently vacant. There is not likely to be demand for further industrial land
for at least two to three decades.

2. The Warkworth Structure Plan identifies demand for an additional 3 hectares of Mixed
Use land in Warkworth, however no green fields land is provided. The Structure Plan
indicates that the Mixed Use land around the Town Centre is available to meet this
demand growth, however this land is developed with high value residential buildings and
does not provide any significant amount of feasible capacity for additional Mixed Use





activities. The northern edge of the Warkworth North area is an ideal location for
additional Mixed Use activities given its profile and accessibility. Activities at this location
could include, for example, a medical centre, residential care and visitor accommodation.

Due to the under construction Northern Motorway extension terminating north of the town,
the north-eastern corner of the plan change area will become the main entrance to
Warkworth from both the north and the south. Mixed Use is a more appropriate zone in
this location as it will respond well to the 'gateway’ into Warkworth that will be formed by
the new State Highway expansion project. Mixed Use is markedly superior to the General
Business or Industry zones which have greater height limits and, in many instances, no
design controls or expectations of public amenity at all.

Given the concentration of functions and amenities within the Warkworth centre and its
centrality within the settlement as a whole, there is no realistic prospect of the requested
Mixed Use zone area competing with or undermining that centre. Warkworth centre will
remain the social and economic focal point of the community especially for non-retalil
activities that the community associates with as a focal point.

There are a number of watercourses and streams in the area identified as Light Industrial
zone on Attachment 1. These are not well suited to light industrial, or large footprint
activities and are better suited to finer-grained uses that involve more public uses and
residents.

Mixed Housing Suburban zone changing to Mixed Housing Urban (“MHU”) zone

6.

The MHU zone is the most efficient and logical means of interfacing a Mixed Use zone
and promotes high density, urban-character living likely to appeal to first-home and
affordable-home buyers, including those working in the new business zones in
Warkworth. The land identified as MHU on Attachment 2 is close to transport
infrastructure including the planned collector routes that will give convenient access to
Warkworth centre as well as planned and existing active transport routes.

PPC25 would enable development planning and consenting of this area to occur over the
next 1-2 years. This would ensure that the significant Watercare infrastructure upgrades
are able to be utilised efficiently when completed in 2022.

The proposed MHU area is also close to the proposed centre and Mixed Use zones
identified in the proposal and as requested in this submission, respectively. This will
efficiently provide for people’s daily needs.

Warkworth North has a small number of landowners and this more readily enables a
comprehensive master planned development. The Mixed Housing Urban and Suburban
zones would provide more flexibility to enable a high quality master planned
development. Mixed Use land in this location would enable an attractive and suitable
entrance to the Warkworth North area and township more generally.

Single House zone changing to Mixed Housing Suburban zone

10. Excessive use of the single house zoning will promote low-density ‘sprawl’ development,

leading to poor pedestrian connectivity and car dependency. To allow such development





would not be in accordance with the draft Auckland Climate Action Framework, which
states:

“evidence demonstrates that quality compact urban development has many benefits.
These include better and lower-carbon transport choices, reduced travel times and costs,
and fewer impacts on air and water quality."”

11.1t is also much easier to build high-quality medium density on greenfields land
(Hobsonville Point for example) than it is to retrofit it within the existing urban fabric. While
this area is on the north-western edge of the township, it will still only be located a
maximum of 2km from the town centre, and as such could still be easily accessed by bus
or active transport. Further, there is already ample supply of Single House zoned land
within Warkworth, with few opportunities for infill or intensification within the town.

12. The Single House zone is restrictive, and does not encourage a wider range of housing
typologies, such as attached or terraced dwellings. Future development should provide
for a range of dwelling types, at a range of market values. In this regard, we concur with
the Manuhiri Kaitiaki Charitable Trust (Mana Whenua), who has requested that the Plan
Change provide for affordable housing options®. The Mixed Housing Suburban zone is
the more appropriate choice for this portion of the site, as this zone will maximise housing
choice and allow for a wide variety of housing typologies.

13. While it is acknowledged that this is adjacent to the motorway corridor, the prospect of
medium density housing adjacent to a highway can be seen to have been successfully
realised across NZTA's North Western routes, including most recently at Hobsonville
Point. As such, there are no landscape or environmental sensitivities that would justify a
Single House zone, and it would be an inefficient use of well-connected land to waste is
unnecessarily on low-density housing.

14. The placement of the new motorway as a defensible boundary will act as a long term;
urban edge to the settlement and it is most appropriate that this land be developed to its
most efficient possible extent, given how potentially disconnected any residential
development to the north of the motorway might be.

Include the submitter’s site in Stage 1

15. The submitter’s land is close to the new highway and will form an important part of the
collector network around Warkworth. Omitting the submitter's land from the first stage
would not lead to an efficient or effective outcome for the land, and would not be
consistent with the principle of establishing the intended collector road to leave out a large
and central link.

16. Related to this the submitter requests that no development be allowed to occur in the new
proposed plan change area until a comprehensive infrastructure funding and access
solution has been adopted.

! page 31,

http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/ENV_ 20190611 AGN 6851 AT files’/ENV_ 20190611 A
GN 6851 AT Attachment 67783 1.PDF

2 Page 28, https://www.aucklandcouncil.govt.nz/plans-projects-policies-reports-bylaws/our-plans-
strategies/unitary-plan/auckland-unitary-plan-modifications/proposed-plan-changes/docspc25/appendix-7-2-ngati-

manuhiri-cia.pdf




http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/ENV_20190611_AGN_6851_AT_files/ENV_20190611_AGN_6851_AT_Attachment_67783_1.PDF
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Confirm the route of the Western collector road and identify an access point to the submitter’s

land

17.

Middle Hill Ltd broadly supports the proposed alignment of the indicative western link
road; however seeks assurance that access to its site will be provided in the adopted
structure plan. A traffic assessment, produced by Arrive transportation consultants
outlines several a preferred new access link to the site (Attachment 3). Plan Change 25
should ensure that adequate access to the site is provided for to enable the type of
development envisioned in the PPC request and this should be confirmed on the Precinct
Plan.

Allow the zone boundary to follow the “final” designation boundary

18.

19.

The submitter understands that upon completion of the Puhoi to Warkworth stretch of the
Northern Motorway, it is possible that some of the land within the designation may be
returned to the previous landowners. If this occurs, the submitter would like to ensure that
this land is given an appropriate urban zone, rather than reverting back to the Mixed Rural
zoning of parcels beyond the Plan Change area. This would enable this strip of land to be
developed, as an isolated strip of rurally zoned land would be too fragmented to be
practically usable.

The submitter requests that the Precinct contain a rule confirming that the northern
boundary of the zone will follow the final designation boundary of the completed highway
or the carriage way, and the zones requested (Attachment 2) extend northwards as
necessary to remain adjoined to that boundary.

Conclusion

Middle Hill Ltd requests that Plan Change 25 is accepted with some modifications as detailed

above.

The relief requested will promote the sustainable management of the land by utilising it

efficiently and taking advantage of the site’s characteristics including the imposition of a ‘hard’
northern and urban edge to the zone, the gateway context of the SH1 and new highway
intersection, and the relatively discrete location of the site in the corner of the town.

The submitter or agents on behalf wishes to be heard in support of this submission.

Harrison Burnard

Planner — Mt Hobson Group

On behalf of Middle Hill Ltd





Date: 5 July 2019
Name: Middle Hill Ltd
Contact person/agent:  Harrison Burnard

Address for service: Middle Hill Ltd
C/- Mt Hobson Group
PO Box 37964
Parnell
Auckland 1151

Telephone: 09 950 5106
Email: Harrison@mhg.co.nz
Attached:

1 Plan Change 25 proposed land zoning
2 Amended zoning map

3 Proposed link for northern end of western collector road.
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s Proposed Warkworth North Plan Change

Date: 15/11/2018

Proposed Zoning Map
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Appendix 1 - Zoning Map - Lodged.pdf
Appendix 3 - Proposed Western Distributor Road Alignment.pdf

Attend a hearing

Do you wish to be heard in support of your submission? Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission?
Yes

Declaration

Could you gain an advantage in trade competition through this submission? No
Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

Yes

| accept by taking part in this public submission process that my submission (including personal
details, names and addresses) will be made public.
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13.6

SUBMISSION ON PROPOSED PLAN CHANGE 25 (WARKWORTH NORTH) UNDER THE

To:

RESOURCE MANAGEMENT ACT (RMA) 1991

Auckland Council

Submitter Name: Middle Hill Ltd (as trustee for the Tyne Trust)

Address: 63 State Highway 1, Warkworth

This submission is made on behalf of Middle Hill Ltd (as trustee for the Tyne Trust), the owners of
25.8 hectares of land at 63 State Highway 1, Warkworth. Middle Hill’s land comprises just over
25% of the land area encompassed in proposed Plan Change 25. Middle Hill generally supports
proposed Plan Change 25 however seeks the following modifications:

Overview of relief requested

a.

Re-zone the land identified as Business: Light Industry zone on the notified plan change
map (Attachment 1) to Business: Mixed Use zone on the requested zone map
(Attachment 2).

Re-zone the land identified as Business: Light Industry zone and Residential: Mixed
Housing Suburban zone as shown on Attachment 1 to Residential: Mixed Housing Urban
zone as shown on Attachment 2.

Re-zone the land identified as Residential: Single House zone as shown on Attachment 1
to Residential: Mixed Housing Suburban zone as shown on Attachment 2.

Confirm the alignment of the Warkworth western collector road and specify an access
point to the submitter’s land in general accordance with the plan included as Attachment
3.

Include the submitter's site as part of the first stage of “live zoning” within the Plan
Change Area.

Provide for the land use zones requested above to shift slightly northwards as may be
required to abut the final / finished designation boundaries, or the carriageway of the
NZTA Ara Tuhono Puhoi to Warkworth highway.

Summary of reasons

Light Industry (“LI") zone changing to Mixed Use (“MU”) zone

1.

Approximately 63.5ha of LI land is already ‘live-zoned’ to the northern frontage of State
Highway 1 and, as of 2019, much of this land is yet to be developed. In addition, there is
approximately 7.5ha of partly developed light industry land along the western frontage of
Hudson Road. In total, approximately 70% (79ha in total) of ‘live-zoned’ industrial land in
Warkworth is currently vacant. There is not likely to be demand for further industrial land
for at least two to three decades.

The Warkworth Structure Plan identifies demand for an additional 3 hectares of Mixed
Use land in Warkworth, however no green fields land is provided. The Structure Plan
indicates that the Mixed Use land around the Town Centre is available to meet this
demand growth, however this land is developed with high value residential buildings and
does not provide any significant amount of feasible capacity for additional Mixed Use
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activities. The northern edge of the Warkworth North area is an ideal location for
additional Mixed Use activities given its profile and accessibility. Activities at this location
could include, for example, a medical centre, residential care and visitor accommodation.

Due to the under construction Northern Motorway extension terminating north of the town,
the north-eastern corner of the plan change area will become the main entrance to
Warkworth from both the north and the south. Mixed Use is a more appropriate zone in
this location as it will respond well to the 'gateway' into Warkworth that will be formed by
the new State Highway expansion project. Mixed Use is markedly superior to the General
Business or Industry zones which have greater height limits and, in many instances, no
design controls or expectations of public amenity at all.

Given the concentration of functions and amenities within the Warkworth centre and its
centrality within the settlement as a whole, there is no realistic prospect of the requested
Mixed Use zone area competing with or undermining that centre. Warkworth centre will
remain the social and economic focal point of the community especially for non-retail
activities that the community associates with as a focal point.

There are a number of watercourses and streams in the area identified as Light Industrial
zone on Attachment 1. These are not well suited to light industrial, or large footprint
activities and are better suited to finer-grained uses that involve more public uses and
residents.

Mixed Housing Suburban zone changing to Mixed Housing Urban (“MHU”) zone

6.

The MHU zone is the most efficient and logical means of interfacing a Mixed Use zone
and promotes high density, urban-character living likely to appeal to first-home and
affordable-home buyers, including those working in the new business zones in
Warkworth. The land identified as MHU on Attachment 2 is close to transport
infrastructure including the planned collector routes that will give convenient access to
Warkworth centre as well as planned and existing active transport routes.

PPC25 would enable development planning and consenting of this area to occur over the
next 1-2 years. This would ensure that the significant Watercare infrastructure upgrades
are able to be utilised efficiently when completed in 2022.

The proposed MHU area is also close to the proposed centre and Mixed Use zones
identified in the proposal and as requested in this submission, respectively. This will
efficiently provide for people’s daily needs.

Warkworth North has a small number of landowners and this more readily enables a
comprehensive master planned development. The Mixed Housing Urban and Suburban
zones would provide more flexibility to enable a high quality master planned
development. Mixed Use land in this location would enable an attractive and suitable
entrance to the Warkworth North area and township more generally.

Single House zone changing to Mixed Housing Suburban zone

10. Excessive use of the single house zoning will promote low-density ‘sprawl’ development,

leading to poor pedestrian connectivity and car dependency. To allow such development
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11.

12.

13.

14.

would not be in accordance with the draft Auckland Climate Action Framework, which
states:

“evidence demonstrates that quality compact urban development has many benefits.
These include better and lower-carbon transport choices, reduced travel times and costs,
and fewer impacts on air and water quality.”’

It is also much easier to build high-quality medium density on greenfields land
(Hobsonville Point for example) than it is to retrofit it within the existing urban fabric. While
this area is on the north-western edge of the township, it will still only be located a
maximum of 2km from the town centre, and as such could still be easily accessed by bus
or active transport. Further, there is already ample supply of Single House zoned land
within Warkworth, with few opportunities for infill or intensification within the town.

The Single House zone is restrictive, and does not encourage a wider range of housing
typologies, such as attached or terraced dwellings. Future development should provide
for a range of dwelling types, at a range of market values. In this regard, we concur with
the Manuhiri Kaitiaki Charitable Trust (Mana Whenua), who has requested that the Plan
Change provide for affordable housing options®. The Mixed Housing Suburban zone is
the more appropriate choice for this portion of the site, as this zone will maximise housing
choice and allow for a wide variety of housing typologies.

While it is acknowledged that this is adjacent to the motorway corridor, the prospect of
medium density housing adjacent to a highway can be seen to have been successfully
realised across NZTA's North Western routes, including most recently at Hobsonville
Point. As such, there are no landscape or environmental sensitivities that would justify a
Single House zone, and it would be an inefficient use of well-connected land to waste is
unnecessarily on low-density housing.

The placement of the new motorway as a defensible boundary will act as a long term;
urban edge to the settlement and it is most appropriate that this land be developed to its
most efficient possible extent, given how potentially disconnected any residential
development to the north of the motorway might be.

Include the submitter’s site in Stage 1

13.7

15.

16.

The submitter’s land is close to the new highway and will form an important part of the
collector network around Warkworth. Omitting the submitter's land from the first stage
would not lead to an efficient or effective outcome for the land, and would not be
consistent with the principle of establishing the intended collector road to leave out a large
and central link.

Related to this the submitter requests that no development be allowed to occur in the new
proposed plan change area until a comprehensive infrastructure funding and access
solution has been adopted.

]
Page 31,
http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/ENV 20190611 AGN 6851 AT files/ENV 20190611 A

GN_6851_ AT Attachment 67783_1.PDF

2 Page 28, https://www.aucklandcouncil.govt.nz/plans-projects-policies-reports-bylaws/our-plans-
strategies/unitary-plan/auckland-unitary-plan-modifications/proposed-plan-changes/docspc25/appendix-7-2-ngati-

manuhiri-cia.pdf
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Confirm the route of the Western collector road and identify an access point to the submitter’s

land

17.

Middle Hill Ltd broadly supports the proposed alignment of the indicative western link
road; however seeks assurance that access to its site will be provided in the adopted
structure plan. A traffic assessment, produced by Arrive transportation consultants
outlines several a preferred new access link to the site (Attachment 3). Plan Change 25
should ensure that adequate access to the site is provided for to enable the type of
development envisioned in the PPC request and this should be confirmed on the Precinct
Plan.

Allow the zone boundary to follow the “final” designation boundary

18.

19.

The submitter understands that upon completion of the Puhoi to Warkworth stretch of the
Northern Motorway, it is possible that some of the land within the designation may be
returned to the previous landowners. If this occurs, the submitter would like to ensure that
this land is given an appropriate urban zone, rather than reverting back to the Mixed Rural
zoning of parcels beyond the Plan Change area. This would enable this strip of land to be
developed, as an isolated strip of rurally zoned land would be too fragmented to be
practically usable.

The submitter requests that the Precinct contain a rule confirming that the northern
boundary of the zone will follow the final designation boundary of the completed highway
or the carriage way, and the zones requested (Attachment 2) extend northwards as
necessary to remain adjoined to that boundary.

Conclusion

Middle Hill Ltd requests that Plan Change 25 is accepted with some modifications as detailed

above.

The relief requested will promote the sustainable management of the land by utilising it

efficiently and taking advantage of the site’s characteristics including the imposition of a ‘hard’
northern and urban edge to the zone, the gateway context of the SH1 and new highway
intersection, and the relatively discrete location of the site in the corner of the town.

The submitter or agents on behalf wishes to be heard in support of this submission.

Harrison Burnard

Planner — Mt Hobson Group

On behalf of Middle Hill Ltd
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Date: 5 July 2019
Name: Middle Hill Ltd
Contact person/agent:  Harrison Burnard

Address for service: Middle Hill Ltd
C/- Mt Hobson Group
PO Box 37964
Parnell
Auckland 1151

Telephone: 09 950 5106
Email: Harrison@mhg.co.nz
Attached:

1 Plan Change 25 proposed land zoning
2 Amended zoning map

3 Proposed link for northern end of western collector road.
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Submission on Proposed Private Plan Change 25 to the Auckland Unitary Plan (Operative in Part)

3.1

Clause 6 of Schedule 1, Resource Management Act 1991 (Form 5)

Auckland Council
SUBMITTER DETAILS
Name of Submitter: Goatley Holdings Limited (Goatley Holdings)

This is a submission on Private Plan Change 25 to the Auckland Unitary Plan — Operative in
Part (AUP).

Goatley Holdings could not gain an advantage in trade competition through this submission.
Goatley Holdings is directly affected by effects of the subject matter of the submission that:
a) Adversely affect the environment; and

b) Do not relate to trade competition or the effects of trade competition.

SCOPE OF SUBMISSION

The specific aspects and provisions of Proposed Private Plan Change 25 that this submission

relates to are:

a) Business — Light Industrial Zoning;
b) Identified neighbourhood centre;
c) Provision of a mix of residential zoning; and
d) Indicative Western Link alignment

SUBMISSION

Introduction
Goatley Holdings own five properties (“the land”) in Goatley Road and State Highway 1 (SH1)
as shown in Figure 1 and described in the table below. Skywork Helicopters Ltd currently

operate from a number of buildings located in the northern portion of the land. There are also

three existing residential dwellings and a farm shed located on the land.
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Figure 1: Location of the subject site (Source: Auckland Council Geomaps)

Street Address

Legal Description

38 Goatley Road

Lot 1 DP 88298

104 State Highway 1

Lot 2 DP 88298

102 State Highway 1

Pt Allot 95 Psh Of Mahurangi SO 27C

42A State Highway 1

Lot 2 DP 155679

N/A

Lot 3 DP 155679 and Lot 3 DP 61693

The land is bound by Goatley Road to the west and SH1 to the south. The new Puhoi to

Warkworth p2Wk motorway project will provide connection (by way of a round-about) to the

existing SH1 directly to the south of the land. This project is currently under construction and

will be open for traffic by late 2021. Currently the land is zoned Business — Light Industry under

the Auckland Unitary Plan (Operative in Part).

By way of background, Goatley Holdings Limited and Stellan Trust have lodged a resource

consent application for a 94-lot subdivision of their Business — Light Industry zoned land. This
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resource consent application is currently being processed by Auckland Council and the

applicant is yet to respond to further information requests.
3.2 Proposed Private Plan Change 25

3.2.1 Oppose
Goatley opposes the proposed Business — Light Industry zoning in Private Plan Change 25. | 14.1

3.2.2 Reasons

The Council’s Warkworth Structure Plan shows Business — Light Industry fronting the existing
SH1 and also extending from north to south through the plan change area up to Falls Road
and between Hudson Road and the river on the land to the south of Sanderson Road. The
existing zoning and amount of industrial land within Warkworth provides a sufficient supply

of industrial land.

The McDermott Consultants economic report submitted with the Private Plan Change outlines
a potential over-commitment of land for industrial type purposes. The Economic reports

states (page 4):
“the currently zoned capacity will be enough to meet demand for many years”

There is no need for any more additional industrial land in Warkworth. Goatley oppose any
more industrial land on the Turnstone land or in the plan change area. Providing an oversupply
of industrial land will mean that land is likely to sit vacant for many years, land will not be
efficiently utilised, and there will not be the opportunity for an appropriate balance to be
achieved as to employment types and also a comparative balance between residential and

employment land.
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3.23

3.24

Support

Goatley Holdings support the following aspects of Private Plan Change 25:

e Business — Neighbourhood Centre/Business — Local Centre;

) ] ] ) 14.2
e Mix of residential zoning; and

e Indicative Road (Western Link alighment)
Reasons

Goatley Holdings support the above aspects of Private Plan Change 25 for the following

reasons:

Business — Neighbourhood Centre — The proposed neighbourhood centre is well-located and
will be accessible for the community that will establish within the proposed residential areas.
The neighbourhood centre will be important for servicing the community and contributing to

the functionality and vitality of Warkworth Town Centre.

We understand that Turnstone are seeking Business — Local Centre as opposed to the
Neighbourhood Centre currently shown on the notified zoning map. Goatley supports this
potential change as this will provide for supporting employment close to the live zoned

industrial land.

Mix of Residential zoning — The mix of residential zoning (Mixed Housing Urban, Mixed
Housing Suburban and Single House) identified within the Private Plan Change will deliver
housing in a variety of types and sizes to provide housing choice for the community. This is
consistent with one of the key principles of the Warkworth North Structure Plan which is to
provide a range of housing options in Warkworth so that it is a place for people to live at all

stages of life.

Indicative Road (Western Link alignment) — One of the key elements of the Warkworth North
Structure Plan is to provide transport connectivity with the wider area. The indicative Western
Link alignment identified in Private Plan Change 25 will be a key piece of roading infrastructure

for Warkworth that will enable well-functioning and well-planned transport networks. The

204

14.3

14.4


hannons
Line

hannons
Line

hannons
Line

hannons
Typewritten Text
14.2

hannons
Typewritten Text
14.3

hannons
Typewritten Text
14.4


indicative road provides good network and transport links and connections for the area which
is supported.
DECISIONS SOUGHT

Goatley Holdings seeks the following relief from Auckland Council (or other relief or other
consequential amendments as are considered appropriate or necessary to address the
concerns set out in this submission):

a) Removal of the Business — Light Industry Zone within the Plan Change Area.

b) Any such further or consequential changes necessary or appropriate to address the
concerns expressed in this submission.

Goatley Holdings wishes to be heard in support of this submission.

If others make a similar submission Goatley Holdings will consider presenting a joint case with

them at the hearing.

Pamela Santos, Barker & Associates Ltd
(Persons authorised to sign on behalf of submitter)

5. ADDRESS FOR SERVICE

Goatley Holdings Limited
c/- Barker & Associates Ltd
PO Box 1986

Auckland 1140

Attn: Pamela Santos

Mobile: 021 306 026
Email: pamelas@barker.co.nz

Date: 4 July 2019
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SUBMISSION ON PLAN CHANGE 25 (PRIVATE): WARKWORTH NORTH TO THE

AUCKLAND UNITARY PLAN - OPERATIVE IN PART

Clause 6 of Schedule 1 of the Resource Management Act 1991

To: Auckland Council
unitaryplan@aucklandcouncil.govt.nz
Copy to: Turnstone Capital Limited

c/- Barker and Associates

burnetteo@barker.co.nz

WARKWORTH PROPERTIES (2010) LTD c/- Ellis Gould, Solicitors at the address for service
set out below (“the Submitter’) makes the following submission in relation to Plan Change 25
(Private): Warkworth North (“the Plan Change”).

The Plan Change seeks operative urban zonings for Future Urban zoned land on the

northern margins of Warkworth.

The Submitter will be directly affected by the Plan Change as the owner of the site on
the north western corner of the Hudson Road SH1 intersection, legally described as
Section 4 Survey Office Plan 476652 (“Site”), part of which is proposed to be zoned

a mix of Light Industry and Mixed Housing - Urban pursuant to the Plan Change.

The Submitter is not a trade competitor of the applicant for the Plan Change and could

not gain any advantage in trade competition through this submission.

The Submitter generally supports the Plan Change for the reasons set out below. The

Submitter has a particular interest in:
(a) The proposed extent and location of Light Industry zoning;

(b) The proposed indicative location of the route for the Western Link Road
(“WLR”); and

(c) The adequacy of stormwater analysis supporting the Plan Change.
The reasons for the submission are as follows;

(a) Unless the relief sought below in this submission is granted, the Plan Change

will:
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(b)

(i Not promote the sustainable management of natural and physical

resources;

(i) Not amount to and promote the efficient use and development of

resources;

(iii) Be inconsistent with the purpose and principles in Part 2 of the Resource
Management Act 1991 (“RMA”); and

(iv) Not be appropriate in terms of section 32 of RMA.

Provided the relief sought below in this submission is granted, the Plan Change
will be in accordance with the purpose and principles of the RMA and will be

appropriate in terms of section 32 of the RMA.

In particular, but without derogating from the generality of the above:

(c)

(d)

The Site has a split zoning:

(i) A 5.5 hectare portion of the Site fronting Hudson Rd and SH1 has a
General Business zoning. This part of the Site is currently subject to an
application for resource consent for large format retail incorporating a

Pak’n Save supermarket.

(ii) The balance of the Site is subject to a Future Urban zoning. The Plan
Change proposes to rezone a proportion of this part of the Site to Light

Industry.

The Submitter generally supports the proposal to apply live urban zones to the
Future Urban zoned land subject to the Plan Change but wishes to ensure that
the Plan Change provides for development in an appropriate manner whilst

ensuring that potential adverse effects on its land are minimised.

Suitability of Light Industry Zoning of the Site

(e)

(f)

The Plan Change proposes Light Industry zoning for a proportion that part of
Site which is currently zoned Future Urban, along with land immediately to its

south.

The Submitter agrees that this land should be allocated an operative urban
zoning but considers that the Light Industry zoning is not appropriate and should

be replaced by a Mixed Housing — Urban zone, for the following reasons:
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(9

(i This land has a relatively steep contour and is not well suited practically
to industrial activities, which ideally use relatively large and flat building

and manoeuvring platforms.

(i) The allocation of Light Industry zoning to this land is inconsistent with
the rationale set out in the section 32 report supporting the Plan Change
for the application of zonings (namely that generally residential activities
have been proposed on steeper areas with Light Industry applied on

flatter more developable land).

(iii) Because the land is relatively steep it would be more suitably zoned for
residential activity, complementary to the Mixed Housing — Urban zoning

proposed for adjacent land.

(iv) The application of Mixed Housing — Urban zoning to the part of the Site
subject to the Plan Change would result in a small, narrow and
inappropriate block of Light Industry zoned land to the south and a
lengthy sensitive boundary between Light Industry and Mixed Housing
— Urban that would give rise to significant interface issues. That land

should, therefore, also be rezoned Mixed Housing — Urban.

The Submitter therefore seeks the application of the Mixed Housing — Urban
zone for that part of the Plan Change Area shown in Annexure A to this
submission. Failing that, the Submitter seeks the application of the Mixed
Housing — Urban zone to that part of the Site that is subject to the Plan Change,

as shown in Annexure B to this submission.

Location of Western Link Road

(h)

The Precinct proposed under the Plan Change:
(i) Identifies an indicative route for the WLR; and

(i) Provides for the WLR to be secured and constructed through a

subsequent resource consent process.

The Submitter supports the indicative route identified for the WLR which does
not encroach on the land owned by the Submitter that has an operative zoning

(General Business). This approach is consistent with:
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15.1

)

(k)

(i Submissions made by the Submitter on Notices of Requirement lodged
by New Zealand Transport Agency and Auckland Transport in relation
to the location of the intersection of the proposed Matakana Link Road
with SH1; and

(i) Feedback provided by the Submitter to Auckland Council on the Draft
Warkworth Structure Plan.

While the Submitter agrees that the WLR route through the Plan Change area
should be flexible, it considers it desirable to provide greater certainty in the
immediate vicinity of the intersections with the existing road network.
Accordingly, the Submitter seeks the inclusion of a control in the Precinct
provisions that fixes the location of the WLR in the immediate vicinity (eg: within
100m) of SH1 to the north and Falls Road to the south.

The location of these intersections will have a particularly significant impact on
the location and form of proximate activities. Thus, fixing the location of these
parts of the WLR will enable land owners to plan activities with certainty and to
reduce the prospect of potential adverse effects on urban form and the rational

and efficient use of land.

Potential Flooding Effects

()

(m)

The Plan Change will alter the use of approximately 99 hectares of land from
primarily rural activities to primarily urban activities (business and residential).
This will necessarily result in a significant increase in the amount of impervious

surfaces within the Plan Change area over time.

The Application has not assessed the potential increased flood risk for the Site
with this increase in impervious area. The Submitter therefore seeks assurance
that there will be no increase in flooding on its land as a result of the rezoning
proposed with the Plan Change, and, to the extent necessary, incorporation into

the Plan Change provisions which ensure that outcome.

The Submitter seeks that the Plan Change be upheld provided the following changes

are made:

(a)

That the proposed zoning of the area identified on Annexure A to this
submission be altered from a mix of Light Industry and Mixed Housing — Urban

to Mixed Housing - Urban, as shown in Annexure A.
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(b) That, if the relief in item (a) above is not granted, that the proposed zoning of
the part of the Site subject to the Plan Change be altered from a mix of Light
151 Industry and Mixed Housing — Urban to Mixed Housing - Urban, as shown

in Annexure B to this submission.

(c) That a control be included in the Precinct which fixes the location of the WLR
within 100m of its intersections with SH1 to the north-east and Falls Road to the
15.2 south-west, and which aligns with the indicative location of the WLR identified

in Precinct Plan 1.

(d) That an assessment of potential flooding risk for the Site be undertaken and
that, to the extent necessary, provisions be incorporated into the Plan Change
15.3 which ensure that there will be no increase in flooding risk for the Site as a result

of the rezoning proposed in the Plan Change.

(e) Such other orders, relief or other consequential amendments as are considered

appropriate or necessary to address the matters outlined in this submission.

7. The Submitter wishes to be heard in support of its submission.

8. If other parties make a similar submission, the Submitter would consider presenting a

joint case with them at any hearing.

DATED this 5" day of July 2019

WARKWORTH PROPERTIES (2010)
LTD by its solicitors and duly authorised
agents, Ellis Gould

DA Allan / AK Devine

ADDRESS FOR SERVICE: The offices of Ellis Gould, Solicitors, Level 17, Vero Centre, 48
Shortland Street, PO Box 1509. Auckland 1140, DX CP22003, Auckland. Telephone: (09) 307-
2172, Facsimile: (09) 358-5215. Attention: Douglas Allan, Alex Devine.

dallan@ellisgould.co.nz, adevine@ellisgould.co.nz.
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Auckland £
Transport ==

An Auckland Council Organisation

20 Viaduct Harbour Avenue, Auckland 1010
Private Bag 92250, Auckland 1142, New Zealand
Phone 09 355 3553 Website www.AT.govt.nz

5 July 2019

Plans and Places
Auckland Council
Private Bag 92300
Auckland 1142
Attn: John Duguid

Email: unitaryplan@aucklandcouncil.govt.nz

Re: Proposed Private Plan Change 25 - Warkworth North

Please find attached Auckland Transport’s submission on the proposed private plan change
25 from Turnstone Capital Limited.

If you have any queries in relation to this submission, please contact Katherine Dorofaeff,
Principal Transport Planner, on 09 447 4547.

Yours sincerely

L

Tracey Berkahn
Acting Executive General Manager: Planning and Investment

cc:
Barker and Associates Ltd

PO Box 1986 _ S
Shortland Street

Auckland 1140

Attention: Burnette O'Connor

Via email: BurnetteO@barker.co.nz

&
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Submission by Auckland Transport on private plan change 25 -
Warkworth North

To:

Auckland Council

Submission on: Proposed private plan change 25 from Turnstone Capital Limited

From:

1.1

1.2

1.3

1.4

1.5

for land at Warkworth North

Auckland Transport
Private Bag 92250
Auckland 1142

Introduction

Turnstone Capital Limited ("Turnstone’ or 'the applicant') is applying for a plan
change ('PC25' or 'the plan change') to the Auckland Unitary Plan — Operative in
Part ('AUP(OP)') to rezone approximately 99 hectares of land in Warkworth North
from Future Urban to a mix of Residential zones (Mixed Housing Urban, Mixed
Housing Suburban and Single House), and Business zones (Light Industry and
Neighbourhood Centre).

The rezoning is expected to provide capacity for approximately 1,000 to 1,200
dwellings, 13 hectares of light industrial land and a neighbourhood centre of
3,000m?. PC25 also introduces a new Warkworth North precinct for the plan
change area north of Falls Road, applies the Stormwater Management Area Flow -1
(SMAF-1) overlay to the whole of the plan change area, and applies the Significant
Ecological Area overlay to two areas.

Auckland Transport ('AT') is a Council-Controlied Organisation of Auckland Council
(‘the Council') and the Road Controlling Authority for the Auckland region. AT has
the legislated purpose to contribute to an 'effective, efficient and safe Auckland land
transport system in the public interest’.” AT is responsible for the planning and
funding of most public transport; operating the local roading network; and
developing and enhancing the local road, public transport, walking and cycling
network.

Urban development on greenfield land not previously developed for urban purposes
generates transport effects and the need for investment in transport infrastructure
and services to support construction, land use activities and the communities that
will live and work in these areas. AT's submission seeks to ensure that the
transport related matters raised by PC25 are appropriately considered and
addressed.

AT is also part of the Supporting Growth Alliance (Te Tupu Ngatahi) ('SGA') which
is a collaboration between AT and the New Zealand Transport Agency (NZTA') to
plan and route protect the preferred transport network in future growth areas such
as Warkworth. In reviewing this plan change, AT has had regard to the Integrated
Transport Assessment ('ITA') completed by SGA in February 2019 to complement
the Warkworth Structure Plan. The Warkworth Structure Plan was prepared by the

1 Local Government (Auckland Council) Act 2009, section 39.



1.6

1.7

2.2

2.3

4.1

4.2

Council and went through a robust process, including four stages of consuitation,
before being adopted by the Council's Planning Committee on 4 June 2019. The
structure plan sets out a pattern of land uses and the supporting infrastructure
network for approximately 1000 hectares of Future Urban zoned land around
Warkworth.

The ITA completed for the Warkworth Structure Plan identifies a strategic transport
network which includes the Western Link Road passing through the plan change
area. The Western Link Road runs between State Highway 1 (north) and State
Highway 1 (south) and includes Mansel Drive and a small part of Falls Road. In
reviewing the plan change, AT has been particularly interested in how the plan
change provides for the Western Link Road and has regard to the anticipated form
and function of that road.

AT is not a trade competitor for the purposes of section 308B of the Resource
Management Act 1991.

Specific parts of the plan change that this submission relates to

The specific parts of the plan change that this submission relates to are set out in
Attachment 1. In keeping with AT's purpose, the matters raised relate to transport,
and include:

» Deficiencies in the transport information provided to support the plan change

» Deficiencies in the precinct plan provisions relating to transport matters

e Lack of funding or alternative mechanisms identified to ensure that the
transport infrastructure and services required to support the rezoning will be
provided

e Lack of certainty about how the Western Link Road will be route protected
and provided for by the plan change

» Loss of potential employment land adversely affecting integration of land
use and transport.

AT opposes the plan change unless the applicant satisfactorily addresses the
matters raised in Attachment 1.

AT is available and willing to work through the matters raised in this submission with
the applicant.

Decisions sought

The decisions which AT seeks from the Council are set out in Attachment 1.

In all cases where amendments to the plan change are proposed, AT would
consider alternative wording or amendments which address the reason for AT's

submission. AT also seeks any consequential amendments required to give effect
to the decisions requested.

Appearance at the hearing
AT wishes to be heard in support of this submission.

If others make a similar submission, AT will consider presenting a joint case with
them at the hearing.
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Name:

Signature:

Date:

Contact person:

Address for service:

Telephone:

Email:

Auckland Transport

Tracey Berkahn
Acting Executive General Manager: Planning and Investment

5 July 2019

Katherine Dorofaeff
Principal Planner

Auckland Transport
Private Bag 92250
Auckland 1142

09 447 4547

katherine.dorofaeff@at.qovt.nz
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Submission on the Auckland Unitary Plan (Operative in Part)
Proposed Plan Change 25

Clause 6 of Schedule 1, Resource Management Act 1991 (Form 5)

To: Auckland Council

1. SUBMITTER DETAILS
Name of submitter: W Acwic K Gk \X\;\e\ine 'MG(SF; C/,LJ\
Postal Address: \ - 3‘& JC X 33‘5- \NL Ko | ’{\/\ OCr/f‘,

Phone: 'Oé"f AQS (ffxl/fév Email: YT\OSSQA BU\B fQCC” C\;(\TN‘OL\\ » Comn

This is a submission on Auckland Council’s Proposed Plan Change 25.

Could you gain an advantage in trade competition through this submission?
Please select one of the below options:

[ | could gain an advantage in trade competition through this submission.

L_YTI/couId not gain an advantage in trade competition through this submission.

Are you directly affected by an effect of the Proposed Plan Change in so far as it:
a) Adversely affects the environment; and
b) Does not relate to trade competition or the effects of trade competition.

Please select one of the below options:

[J | am directly affected by an effect of the subject matter of the submission.

m/lam not directly affected by an effect of the subject matter of the submission.

2. SCOPE OF SUBMISSION
The specific provisions of the proposal that this submission relates to are:

[J The whole of Proposed Plan Change 25

E/A specific part of Proposed Plan Change 25 as detailed below:

§\f\ Cuw Cpmneny  PPC-3% \/‘Q\/)C\ :P@; \OJUK\%[ WLOWQ
&@I shua x»l\;\@ w»\qw LN t%mM aQ@/o\b%\u Eaat
Bamwo\@vb% ®Q~ %’w ’[\u\—m&{«w{ sude . \\LMM)«Q \\oise
179 | Swewn m,iwh@ﬂ OMQ weatosn sicte of dhe e/ Wik Qpon
Qo o Awadab@v\ aﬁm “Muin dhiodebn.

/\:\o, Werkysorin %MUQ Q(quf\ (a/o OOQ\D?(Q’D ahouo

Aot Tindusinad &meg}@@m,@ cloia s o TSN
i@b«z e — NOT A &GeoD PLPctothG DECAL30 | {
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Submission on the Auckland Unitary Plan (Operative in Part)

Proposed Plan Change 25

Clause 6 of Schedule 1, Resource Management Act 1991 (Form 5)

3. SUBMISSION

Do you support or oppose the specific provisions of the proposal for which this submission
relates? Please select one of the following:

Eélpport Aa vAiode d on Woﬂ/s PO%'Q :
& Oppose @Q\QQQD&')

The reasons for my views are:

@m w«w\&k&m JOQ Ap\ium @xu@o@u “‘v\/\Q :Lw@m SE BN

\m = NS \uc&khw@um AN@\ L\Aamumcmgup / TOING.(I7N
\o;u ch,/ Uil cmuﬂ

"(\/\L‘o AL)AMW\ SMON _JAMCaxn o8 @k mcmq CRALOAMA
docot Voo o sncaene ot ool dibosin sl
CLaler M Mxvms&)& \%iv(\»\({ *6 SR A(,U\LQ/Q\E‘T/\

\\\o C%m v\%\@d QW\Q Tua wsleng DQ,&S&LQBW\Q}VM %K/\mmﬂd

CGZ),U\LJ:QQM

“The J\,@M\&w @P )\W %\a%c feods on Ywdoon
owd, ?a&ﬁn@d/\)l@w & in ldaxQQM Mc\mp‘hﬁw

| seek the following amendments to Proposed Plan Change 25:

Thod cte Woatown Wunde Reed \@u sheon
\&é«\x&L OroindoA jﬂx NOUG \)\ Q‘W& AUALQ C Uv\()\
L}mm\%&‘m b@fﬁ@@ ({uwzf)ﬂwv\m\&j %A
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Submission on the Auckland Unitary Plan (Operative in Part)

Proposed Plan Change 25

Clause 6 of Schedule 1, Resource Management Act 1991 (Form 5)

4. DECISIONS SOUGHT

I seek the following decision from Auckland Council:

[J Accept Proposed Plan Change 25
@/Accept Proposed Plan Change 25 with amendments as outlined above

UJ Decline Proposed Plan Change 25

5. APPEARANCE AT COUNCIL HEARING

Do you wish to be heard in support of your submission? Please select from the following:
IE/I/we wish to be heard in support of my/our submission
[J I/we do not wish to be heard in support of my/our submission

If others make a similar submission, |/we will consider presenting a joint case with them at the
hearing: Please circle one:

MYES
O NO

6. SIGNATURE AND DATE SIGNED

Peatero fasodtf
05 /07/02@/7

Signature of person(s) making submission Date
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Step 1 - Submitter and agent details

Full name of submitter

Z Energy Limited

Organisation name (optional)

tion name if the s

-

'

Far Fha
Ll L

raan

[T}
L
=8}

Z Energy Limited

Agent's full name (optional)

mn Fh

i

name of your agent if applicable.

Mark Laurenson, 45ight Consulting Limited

Email address

markl@4sight.co.nz

Postal address {required under section 352 of the act if no email address avail

FO Box 911 310, Victoria Street West

Suburb

Auckland

City

Auckland

Postcode

nd vonr noskrode
ad your postcode

1142

Step 2 — Submission details

Specific provisions

Z Energy Limited operates an existing service station (Z Warkworth) from the site at 1 Hudson Road
(corner of Hudson Road and SH1). The site is zoned Business - General Business Zone in the partially

operative Auckland Unitary Plan.
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PPC 25 proposes to rezone a large tract of land including land adjacent the Submitter’s site. As part
of the documentation in support of the rezoning, the Applicant is relying on a long-term wastewater
solution that is based on certain assumptions. The Submitter is aware that a residential wastewater
loading has been assumed and applied to the Submitter's site at 1 Hudson Road. This is depicted at
Figure 10 to the Applicant's s32 Analysis Report dated 21 January 2019 (and also in the Land
Development Report at Appendix 18), which encompasses the Submitter's site within East
Catchment B Zone and records that the catchment is zoned residential.

Property address (opticnal

nperby agdress that the submission relates o

1 Hudson Road, Warkworth (2 Warkwaorth)

Do you support or oppose the provisions you have specified?

| or we support the specific provisions identified

® | or we oppose the specific provisions identified

Do you wish to have the provisions you have identified above amended?

® Yes
MNo
Reason for views

The Submitter supports the development of a long-term wastewater solution for Warkworth North,
including the site at 1 Hudson Road but seeks to ensure that the promoted solution makes sufficient
provision for wastewater volumes arising from the existing operational service station at Z
Warkworth. The Submitter is concerned that this may not be the case as Figure 10 to the s32
Analysis Report that accompanies the plan change (and the underlying Land Development Report)
identifies the site as being within a residential catchment area (East Catchment B) when in fact Z
Warkworth is an established service station in a General Business Zone. The Submitter notes that the
application of residential wastewater loadings to this site does not provide an adequate assessment
of existing or potential wastewater loadings. The Submitter wishes to see the wastewater loading
potential for this site amended accordingly (to recognise the Business zoning of the site and the
potential wastewater loading that can be associated with such a zoning, having regard to the
potential for changes in land use or land use intensity over time in accordance with the zoning of the
site).
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18.1

| or we seek the Following decision by council

Accept the plan modification
® Accept the plan modification with amendments
Decline the plan modification

Amend the plan modification if it is not declined

Amendments sought

Ensure that any wastewater solution provided through PPC25 is appropriately designed to
accommodate the potential commercial wastewater loadings that can be generated from the
business zoned site at 1 Hudson Road, including Z Warkworth.

The Submitter understands from a meeting with Watercare (llza Gotelli, 28 June 2019) that these
loadings have already been factored into Watercare’s long term plans but seeks to ensure that the
appropriateness of doing the same is clearly recognised in the assumptions made in association with
the development of the land subject to PPC25 and in the documentation supporting PPC25.
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PROPOSED PRIVATE PLAN CHANGE 25 - WARKWORTH
NORTH

SUBMITTER DETAILS

Submission by:

Summerset Villages (Warkworth) Limited
Owner of Summerset Falls Village at 31 Mansel Drive, Warkworth

Agent and Address for Service for Submission

Andrew Wilkinson

Scott Wilkinson Planning

PO Box 37-359

Parnell

Auckland

Email: andrew@scottwilkinson.co.nz

Phone: (09) 354 4166 or Mobile: 021 619 571

2 SUBMITTER LOCATION AND BACKGROUND

Summerset Villages (Warkworth) Limited own the 79,357mz2 site known as Summerset Falls Village
containing a comprehensive care retirement village that has 204 independent units, plus 44 care
apartments and 41 care beds located at 31 Mansel Drive, Warkworth.

The location of the Summerset Falls Village is identified as a mark-up on the map provided as
Attachment 1 to this submission.

The Summerset Falls Village was established in 2010 and further extended in 2016 - 2018.

3 SUBMISSION

3.1 ZONING

The submitter agrees that a plan change is necessary to facilitate development of the Warkworth
North area.

The submitter supports the Residential - Single House and Residential - Mixed Housing Suburban
zoning identified to the north of their site on the northern side of Falls Road as it will provide an
appropriate level of intensity of development in the Warkworth North area; and is reflective of the
intensity of existing development in proximity to the area, such as the Summerset Falls Village.

The submitter would oppose any increase in intensity in residential zoning above that indicated in
Proposed Private Plan Change 25 in the areas north of the Summerset Falls Village.

3.2 INFRASTRUCTURE PROVISION

Proposed Private Plan Change 25 proposes a wastewater treatment pumping station (identified as
WWPS Location - 1) and a ‘dry basin’ stormwater device (Device A) to be located on land outside
of the private plan change area and not owned by the private plan change proponent, to the more
immediate north of the Summerset Falls Village.
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19.1

19.2

19.3

The submitter opposes and objects to the proposed location of the proposed wastewater treatment
pumping station (WWPS - Location 1) and proposed dry basin (Device A) in close proximity to their
site, given the potential for adverse amenity impacts on the existing residential retirement village
from odour; and from wastewater and stormwater overflows and flooding.

The submitter considers that the plan change proponent should locate all infrastructure associated
with their Private Plan Change area within that Private Plan Change area on their own land.

3.3 TRAFFIC AND ROADING

The traffic environment surrounding the Summerset Falls Village is identified to change
substantially, especially along Mansel Drive and to the north as a result of the proposed western
link road.

The western link road is proposed to be a four-lane road within a corridor of 29.5m. This is
expected to connect to the currently two-lane, approximately 20m wide, Mansel Drive at the
southern end.

The submitter is concerned about the cumulative and increased traffic effects on the Summerset
Falls Village and the limited ability for these to be mitigated on Mansel Drive; as a result of the
combination of the proposed western link road, the need to develop the intersection of Falls Road
/ Mansel Drive and the western link road with traffic signals; and the re-zoning and likely
development that is indicated to occur under the now adopted Warkworth Structure Plan for the
wider Warkworth area.

The submitter seeks better indication and understanding of the likelihood and timing of any
upgrades or widening to Mansel Drive, noting the current width (i.e. approximately 20m wide) and
existing development on either side (i.e. Summerset Falls Village and Mitre 10) that any ability to
widen Mansel Drive is considered to be limited.

The submitter provided feedback on the draft Warkworth Structure Plan. In that feedback the
submitter advised that they consider that transport agencies should be in direct discussions with
them as an affected landowner. Furthermore, the submitter reserved the right to comment further
on roading and traffic matters when Council provides details of what Mansel Drive is anticipated
to look like in 2046 under the Auckland Unitary Plan (road cross-section and vpd), compared to
the Warkworth Structure Plan (road cross-section and vpd). This matter is reiterated in this
submission, in light of the Proposed Private Plan Change and the traffic and roading submission
points made above.

4 RELIEF SOUGHT

The submitter seeks the following relief:

1. That the location of Residential - Single House and Residential - Mixed Housing Suburban
zones as identified in the map provided as Attachment 1 to this submission and as identified
in the Proposed Private Plan Change 25 maps, be confirmed.

2. That the proposed wastewater pumping station (WWPS - Location 1) and dry basin (Device
A) identified on land to the north of the Summerset Falls Village be relocated away from the
submitters property and contained wholly within the private plan change proponents land.

3. That further and better consideration be given to the cumulative and increased traffic effects
and potential mitigation measures and their limitations on Mansel Drive as a result of the
both the development of the western link road; any connections to Mansel Drive required
under the proposed private plan change and development of the western link road; and as
a result of the development of the wider Warkworth Structure Plan area.
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OR
4. Such other relief that will meet the concerns of the Submitter.
AND

5. Such consequential relief necessary to give effect to this submission.

5] OTHER

Summerset Villages (Warkworth) Limited will not gain an advantage in trade competition through
this submission.

Summerset Villages (Warkworth) Limited is directly affected by an effect of the subject matter of
the submission that adversely affects the environment; and does not relate to trade competition
or the effects of trade competition.

Summerset Villages (Warkworth) Limited wishes to be heard in support of its submission.

If others make a similar submission, the submitter will consider presenting a joint case with them
at any hearing.

Aaron Smail
Duly authorised agent for
Summerset Villages (Warkworth) Limited

Date: 3 July 2019
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ATTACHMENT 1

Location of Summerset Falls Village, 31 Mansel Drive, Warkworth and identification of
submission point locations supported or opposed

Oppose proposed wastewater
pumping station and stormwater
dry basin in this location.

Summerset  Falls
Village, 31 Mansel
Drive, Warkworth

Support Residential - Single
House and Residential - Mixed
Housing Suburban Zones in these
locations.
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SUBMISSION ON

PROPOSED PRIVATE PLAN CHANGE 25 WARKWORTH NORTH, WARKWORTH

SUBMITTER DETAILS:

1. Name: Atlas Concrete Ltd

2.  Address for Service:
Postal: c¢/- Haines Planning
PO Box 90842
Victoria Street West
AUCKLAND 1142

Email: kaaren.rosser@hainesplanning.co.nz

3. Contact Person: Kaaren Rosser
Senior Planner
Haines Planning

4.  Date of Submission: 5 July 2019

SCOPE OF SUBMISSION:

5.  This submission by Atlas Concrete Limited (“Atlas”) relates to the property at 24 & 26
Hudson Road, Warkworth, which is owned and operated by Atlas as a concrete
batching plant and dry goods sales depot.

6.  This submission relates to the request made by Turnstone Capital Ltd to Auckland
Council for a private plan change. Private Plan Change 25 (‘PPC25’) seeks to rezone
99 hectares of Future Urban zone land in the north of Warkworth, between Falls

Road and State Highway 1, to a mix of business and residential zones.

7.  This submission relates to the proposed re-zoning of land proximate to the Atlas
Concrete site.

INTRODUCTION
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10.

11.

Atlas is an incorporated company that supplies ready mix concrete, pre-cast
concrete, aggregates and other related products within the Auckland and Northland
regions through 11 branches across five divisions: Atlas Concrete, Atlas Quarries,
Atlas Recycling, Mount Rex Shipping and Atlas Tilt Slab.

Atlas operates a concrete batching plant and trade supplies (dry goods) depot at 24
and 26 Hudson Road, Warkworth. The concrete plant has recently become
operational, and the trade supply depot is in its final stages of construction.

24 and 26 Hudson Road have been identified as affected properties with respect to
PPC25 as they are immediately to the east of the proposed Plan Change area.

Atlas previously submitted on the separate Draft Warkworth Structure Plan and
Warkworth Structure Plan consultations initiated by Auckland Council. These
submissions focussed on transport connections and reverse sensitivity effects and
generally supported Auckland Council’s approach to the future zoning of land in
Warkworth North. Auckland Council has subsequently adopted the Warkworth
Structure Plan as outlined below.

COUNCIL-ADOPTED WARKWORTH STRUCTURE PLAN

12.

13.

14.

15.

On 4 June 2019, the Planning Committee of Auckland Council adopted the
Warkworth Structure Plan (WSP). The WSP provides for future employment growth
and new industrial areas at a capacity that equates with Warkworth being a
significant satellite town. Three new industrial areas are proposed, with two of these
areas being adjacent to existing industrial areas.

Figure 1 below shows the Council-proposed industrial area (coloured purple) located
to the west of the existing industrial properties along Hudson Road. The western
boundary of the extended industrial area is the proposed Western Link Road. The
Structure Plan document states that the proposed industrial land ‘limits the interface
of the new industrial land with potentially sensitive uses and allows industrial
activities to co-locate’. It also states that the 30-metre wide Western Link Road ‘will
act as a buffer, providing physical separation between the industrial land and the
residential land uses on the other side of the road to prevent conflicts between these
uses’.

The WSP also recommended, for amenity reasons between zones, that urban design
solutions for the frontages of the industrial zone along the Western Link Road would
be needed.

As noted, Atlas supports the Council’s decision on the location of industrial land
under the adopted WSP, the latter having been established through assessment of
the land’s characteristics and extensive community consultation. It is therefore
considered that unsatisfactory planning outcomes will result from PPC25, which
does not align with the WSP.
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ﬂ <+—Atlas Site

Figure 1: Excerpt from Auckland Council adopted Warkworth Structure Plan

PPC25 PROPOSED ZONING PATTERN

16.  Atlas opposes the proposed zoning of land (west of the existing industrial area at
Hudson Road) to Residential - Mixed Housing Urban. As shown at Figure 2 below,
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17.

18.

19.

the proposed Mixed Housing Urban zones are immediately adjacent to the
majority of the Hudson Road industrial area and within 30 metres of Atlas’s
newly completed concrete batching plant. As noted, the proposed PPC25
residential zoning conflicts with the Council’s adopted Warkworth Structure Plan.

Figure 2: PPC25 Proposed zoning in relation to Atlas site

Atlas disagrees with the conclusions of the privately proposed Warkworth North
Structure Plan (WNSP) and Section 32 report of PPC25, particularly with regards
to the location of the proposed residential zoning.

The WNSP fails to take into consideration recognised ‘edge effects’ with the
existing Hudson Road Light Industry Zone, being potential amenity and reverse
sensitivity effects at this edge. The WNSP suggests that these effects will be
managed by locating roads or open spaces between industrial and residential
areas.

The WNSP also proposes a “schematic proposed road” (shown as a green line) on

the western side of the stream running parallel to a fanciful proposed road
(shown as brown dos) thereby “borrowing” land on the eastern side of the
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20.

21.

22.

23.

stream to give the impression of a wide open space buffer between the two
roads. Refer Figure 3 below.

The green “schematic proposed road” is then excluded from related precinct
plan maps which feature only a narrow SEA overlay for the stream valley, with
this being the only buffer between the Atlas site and proposed Mixed Housing
Urban Zone. Additionally, the WNSP map shows proposed roads (solid green
lines) located to the west of the stream and Hudson Road industrial land.
However, Precinct Plan 2 of the WNSP shows no indicative roads at this location.

The proposed zoning and precinct provisions also do not provide any certainty
that open spaces will be provided or that landscaping will result in providing a
suitable buffer for the existing industrial uses.

Approximately half of the stream at the western edge of the Hudson Road
industrial area is located within the existing industrial land owned by Atlas. The
WNSP Ecological Assessment reports that this stream has an average width of 1.2
metres. The PPC25 documents suggest that open space will be achieved by the
creation of esplanade reserves through subdivision. Where the stream is located
within or adjoining the Hudson Road industrial properties, it is very unlikely that
they will be subdivided, if at all. The stream width is also insufficient (a minimum
of 3 metres is required) to trigger an esplanade reserve within the Stubbs Farm
land.

While the precinct rules provide for protection of streams and wetlands as a
Permitted Activity, the Stream standard 11.6.2 does not require planting which
would act as a visual buffer to the existing industrial uses. Nor is there a
corresponding precinct rule for non-compliance of the proposed ‘stream
enhancement’ standard. Only stream loss along this particular section of stream
requires a resource consent. Accordingly, any visual landscape buffer is unlikely
to result. Nor does PPC25 recognise that landscape planting, by itself, will not
offer any acoustic protection.

253



Proposed Road across existing
Hudson Road Light Industrial
Zone Properties

SCALE @A3 = 1:10,000 -
SCALE @ A4 = 1:15,000 /

Figure 3: Proposed Warkworth North Structure Plan (for PPC25)
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20.1

24,

25.

26.

The submitter considers that the provision of Light Industrial zone land to the
west of the existing Hudson Road industrial properties, the proposed Western
Link Road, will best provide the required buffer as already proposed in the
Council-adopted Warkworth Structure Plan.

The co-location of industrial zone land, on both sides of the valley floor, will
generally eliminate any adverse air discharge effects from the existing industrial
land. It would also improve noise compliance given the topography of the land
and location of the proposed Western Link Road. Similarly, landscaping to a 3
metre depth needs to be provided adjoining the land zoned Open Space zone
land., while landscaping is also required within the 2m front yard of the proposed
Light Industry zone land. Given the valley contours, this would significantly
reduce any visual effects from the existing industrial land.

The Precinct policies should also recognise reverse sensitivity effects from the
existing industrial areas and provide for visual screening and other controls
around the edge of existing industry zoned land.

DECISION SOUGHT

27.

28.

30.

29.

Atlas OPPOSES the proposed re-zoning pattern in PPC25 as notified, and
considers that it:

a) Will not promote the sustainable management of existing land and
improvements (being natural and physical resources); and

b) Will otherwise be inconsistent with the purpose and principles of the
Resource management Act 1991(‘RMA’)

Further, it is considered that the objectives, policies and methods of the method
of PPC25 as they relate to the submitter’s site are inappropriate and unjustified
in terms of s32 RMA.

Atlas seeks the following relief from the Council:

a) That PPC25 be refused; or

b) Replace the proposed PPC25 zoning pattern to align with the proposed land
pattern shown in the Council’'s adopted Warkworth Structure Plan,
particularly as it relates to land proximate to the Atlas landholding at 24 and
26 Hudson Road.

Atlas agrees to participate in mediation or other alternative dispute resolution

and would be pleased to discuss the content of this submission with Council staff
if required.
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For and on behalf of Atlas Concrete Ltd:

Kaaren Rosser (BSc, Dip Nat Res, CertPlan, Assoc.NZPI)

Senior Planner

1404 PPC25 SUB
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TRANSPORT Level 11, HSBC House
AG E NCY 1 'Queen Street

WAKA KOTAHI Private Bag 106602
Auckland 1143

New Zealand

T 64 9 969 9800

F 64 9 969 9813

www.nzta.govt.nz

FORM 5

Submission on a notified proposal for Private Plan Change 25 Warkworth North under Clause 6 of
Schedule 1
Resource Management Act 1991

5% July 2019

Auckland Council
Plans and Places
Private Bag 92300
Auckland 1142
Attn: John Duguid

Email: unitaryplan@aucklandcouncil.govt.nz

Name of submitter: The New Zealand Transport Agency

This is a submission on Private Plan Change 25 Warkworth North (Plan Change) to the Auckland Unitary
Plan (operative in Part).

The New Zealand Transport Agency (the Transport Agency) could not gain an advantage in trade
competition through this submission.

NZ Transport Agency role and responsibilities

The Transport Agency is a Crown Entity established by Section 93 of the Land Transport Management Act
2003 (LTMA). The Transport Agency’s objective is to undertake its functions in a way that contributes to
an effective, efficient, and safe land transport system in the public interest. The Transport Agency’s roles
and responsibilities include:
e Managing the State Highway system, including planning, funding, designing, supervising,
constructing, maintaining and operating the system.
e Managing funding of the land transport system, including auditing the performance of
organisations receiving land transport funding.
e Managing regulatory requirements for transport on land and incidents involving transport on land.
e Issuing guidelines for and monitoring the development of regional land transport plans.

The Plan Change relates to areas that adjoin and potentially affect State Highway 1; both the existing State
Highway 1 (Great North Road) and Ara Tuhono - Puhoi to Warkworth, which is presently under
construction. The Transport Agency’s interest in this proposed Plan Change stems from its role as:

e A transport investor to maximise effective, efficient and strategic returns for New Zealand.

e A planner of the land transport network to integrate one effective and resilient network for
customers.
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e Provider of access to and use of the land transport system to shape smart efficient, safe and
responsible transport choices.

e The manager of the State Highway system and its responsibility to deliver efficient, safe and
responsible highway solutions for customers.

e A collaborative partner in Te Tupu Ngatahi (Supporting Growth Alliance).

Government Policy Statement on Land Transport.

The Transport Agency also has a role in giving effect to the Government Policy Statement (GPS), the GPS
outlines the Government’s strategy to guide land transport investment over the next 10 years. The GPS is
required under the Land Transport Management Act 2003, which sets out the scope and requirements for
the GPS.

The four strategic priorities of the GPS are safety, access, environment and value for money. The National
Objectives for land transport include a transport system that:

e Is a safe system, free of death and serious injury.

e Provides increased access to economic and social opportunities.

e Enables transport choice and access.

e s resilient.

e« Reduces greenhouse gas emissions, as well as adverse effects on the local environment and

public health.
o Delivers the right infrastructure and services to the right level at the best cost.

A key theme of the GPS is integrating land use, transport planning and delivery. Land use planning has a
significant impact on transport policy, infrastructure and services provision, and vice versa. Once
development has happened, its impact on transport are long term. Changes in land use can affect the
demand for travel, creating both pressures and opportunities for investment in transport infrastructure and
services, or for demand management. Likewise, changes in transport can affect land use.

Transport Sector Outcomes Framework
In June 2018, the Ministry of Transport launched the Transport Sector Outcomes Framework (Framework).
The Framework defines the long-term strategic outcomes for New Zealand’s transport system and explains
how Government and the transport sector should work towards these outcomes through a guiding principle
of mode neutrality. The purpose of the transport system is to improve people’s wellbeing, and the liveability
of places. It does this by contributing to the following outcomes:
e Inclusive Access - enabling all people to participate in society through access to social and
economic opportunities, such as work, education, and healthcare.
e Economic prosperity - supporting economic activity via local, regional, and international
connections, with efficient movement of people and products.
o Healthy and safe people - protecting people from transport-related injuries and harmful pollution
and making active travel an attractive option.
» Environmental sustainability = transitioning to net zero carbon emissions, and maintaining or
improving biodiversity, water quality, and air quality.
e Resilience and security - minimising and managing the risks from natural and human-made
hazards, anticipating and adapting to emerging threats, and recovering effectively from disruptive
events.

Wider Context
In making this submission, the Transport Agency is cognisant of the context of the Plan Change and ongoing
planning processes and projects. These include:

o The construction of the Ara Tuhono - Puhoi to Warkworth (P2Wk) motorway by the Northern
Express Group.

e The Transport Agency’s Notice of Requirement for works to widen State Highway 1 between
Hudson Road and the new northern connection to P2Wk (under appeal).

NZ TRANSPORT AGENCY
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e The Transport Agency’s planning process for the Ara Tuhono; Warkwork to Wellsford project.

e The Notice of Requirement (NoR) lodged by Auckland Transport for the ‘Matakana Link Road’
connecting Matakana Road to State Highway 1 with an intersection in proximity to the plan

change area.

e Te Tupu Ngatahi’s (Supporting Growth Alliance) planning work on the Warkworth transport
network which includes an arterial (proposed Western Link Road) to connect to State Highway

1 (SH1) in the vicinity of the proposed SH1/Matakana Link Road intersection.

e Application for a new supermarket (Foodstuffs) (Sec 4 SO 476652) directly east of the plan

change site.

e The Council adopted Warkworth Structure Plan.

A high level of care is required to ensure integrations between the projects in the area and the planning

outcomes being sought, all of which have differing timeframes.

Decision sought

The Transport Agency does not oppose the Plan Change but seeks amendments and / or further
information to provide greater certainty around the provision of transport infrastructure.

Decisions that the Transport Agency seeks on the Plan Change are set out in its submissions contained in
Table 1. The Transport Agency also seeks any consequential changes to the Plan Change required to give

effect to the relief described in Table 1.

Hearings

The Transport Agency wishes to be heard in support of its submission. If others make a similar submission,

the Transport Agency will consider presenting a joint case with them at a hearing.

Signature of person authorised to sign on behalf of Submitter:

[Z/;:L-’ Ziq .

Evan Keating
Principal Planner

NZ Transport Agency

Address for Service of person making submission:

NZ Transport Agency
Contact Person: Evan Keating
Email: Evan.Keating@nzta.govt.nz

NZ TRANSPORT AGENCY
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Submission on Proposed Private Plan Change 25 to the Auckland Unitary Plan (Operative in Part)

Turnstone Capital - Warkworth North

Clause 6 of Schedule 1, Resource Management Act 1991 (Form 5)

To: Auckland Council

1.

3.1

SUBMITTER DETAILS
Name of Submitter: Turnstone Capital Ltd (Turnstone)

This is a submission on Proposed Private Plan Change 25 (PPC25) to the Auckland Unitary Plan
— Operative in Part (AUP).

Turnstone could not gain an advantage in trade competition through this submission.
SCOPE OF SUBMISSION
The specific aspects and provisions of PPC25 that this submission relates to are:

a) Consistency with the recently adopted Warkworth Structure Plan and rationale for
any differences.

b) The zoning pattern, including the size and location of each zone and the introduction
of new zones.

c) The deletion of one proposed road connection.

SUBMISSION
Introduction

Turnstone requested a private plan change following an extensive developer-led structure
planning process. The notified version of PPC25 was prepared in consultation with Auckland
Council. The notified zoning map was prepared in late December 2018 / early January 2019.

The notified zone layout was prepared on advice from Council that it closely aligned with the
Draft Structure plan that the Council was soon to notify for public feedback.

Auckland Council had advised that they would not recommend the private plan change
request be accepted for processing unless and until it aligned with the Council’s draft
Structure Plan.

At the time that the notified zoning map was amended Turnstone had not been provided with
the Council’s draft Structure Plan and nor was it publicly available.
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In the time since the notified zoning map was prepared, Council has notified the draft
Structure Plan, received and considered feedback on it, and adopted the now Warkworth
Structure Plan.

Turnstone has reviewed the submissions, the Council reports and the adopted Warkworth
Structure Plan. This submission seeks to respond to the adopted Warkworth Structure Plan
prepared by Council. It has taken and received advice from its independent specialist experts
in relation to the Council reports that support the adopted Warkworth Structure Plan and any
impacts on their own individual assessments previously undertaken in support of the
developer-led Structure Plan and the related private plan change request.

All independent specialist expert assessments have been reviewed in the context of the
adopted Warkworth Structure Plan.

Fundamental changes are now proposed to the zone layout from that notified, as shown
below and in Attachment ‘A’:

There is no change to the extent of the area affected by PPC25. This request for an amended
zoning pattern is on PPC25 as the plan change seeks to rezone FUZ land to live urban zonings.
All zones shown in the zoning pattern are urban or complementary open space zones, and no
additional land is sought to be live-zoned by the submission.
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3.2

3.2.1

3.2.2

Turnstone’s Response to Adopted Structure Plan
Planning Principles

The Warkworth Structure Plan has been guided by a number of planning principles. These
principles are identified as being Warkworth specific and intended to be considered in
addition to existing objectives and policies as set out in the Auckland Plan, and the Regional
Policy Statement provisions of the Unitary Plan guiding Warkworth’s growth. The Warkworth
Structure Plan planning principles are grouped under seven headings:

e The Mahurangi River is Warkworth’s taonga
e Character and identify

e A place to live and work

e Sustainability and natural heritage

e A well-connected town

e Quality built urban environment

e Infrastructure

These principles were set by Council following consultation associated with preparation of the
draft Structure Plan for Warkworth.

Turnstone supports the principles of the Warkworth Structure Plan as useful guidance in
reflecting community outcomes sought for the future growth of Warkworth. The Turnstone
submission seeks changes to PPC25 to respond to, and better align with, these principles.

Business - Light Industry

The Warkworth Structure Plan shows an extension to the existing Hudson Road Business —
Light Industry area that extends west across the tributary of the Mahurangi river; north to the
State Highway adjoining the existing Business — General Business zoned land and also extends
south up to Falls Road and west to the river tributary — see Council Adopted Warkworth
Structure Plan Attachment B.

The Warkworth Structure Plan states that Business — Light Industry is placed by existing light
industry areas to minimise reverse sensitivity effects.! The Warkworth Structure Plan also
states that new industrial areas are “..generally required to be located on relatively flat land,
have efficient access to freight routes, and be efficiently served by infrastructure. Their
location needs to consider reverse sensitivity effects by not locating close to sensitive activities
(e.g. high density residential, schools)...”. Specifically, the Warkworth Structure Plan addresses

! Adopted Warkworth Structure Plan, page 47 — Attachment A (page 49) to the Council Agenda, Planning
Committee 4 June 2019.
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the additional industrial land it proposes in the north at section 3.3.5.1 — Additional northern
industrial land.

As notified, PPC25 proposed Business — Light Industry in the vicinity of Sanderson Road and in
the north-east of the PPC25 area.

Turnstone no longer supports, or seeks, a proposed Business — Light Industry zoning in the
north-east.

The Turnstone zoning pattern — Attachment A does not propose any extension to the existing
Business — Light Industry zone, other than across the two existing sites to the south of
Sanderson Road that contain the established storage activity and the Watercare water
treatment plant. This zoningis applied to reflect those established activities, to recognise
both the topography and the fact the sites are able to be well screened with landscaping from
sites further south, and to reflect the Business — Light industry zoning on the other side of
Sanderson Road.

The Turnstone zoning pattern proposes Business — Mixed Use for some areas shown Business
— Light Industry in the Warkworth Structure Plan, including the area in the north-east shown
as Business — Light Industry in the notified PPC25. Turnstone independent experts consider
that Business — Mixed Use is a more appropriate zoning to provide a range of employment
options suitable with the adjoining residential activities and also activities to support existing
business zoned land areas in this location.

Turnstone considers that any further extension to the Business — Light Industry zone will not
achieve the guiding principles of the Warkworth Structure Plan. Extending the Business — Light
Industry zone in the locations shown by Council also increases reverse sensitivity issues. There
are known issues with disruption to the residential properties on the eastern side of Hudson
Road. This situation will be exacerbated by increasing industrial activity in this location. In
addition, the Turnstone zone layout will achieve better urban design and economic outcomes
as discussed in the respective technical summary assessments attached. The Urban Design
assessment is Attachment C and an economic review prepared by Phil McDermott and Fraser
Colegrave is Attachment D.

In summary the Turnstone zoning pattern provides a more optimal land use outcome with
respect to reverse sensitivity, ecological impacts, urban design outcomes and economic
sustainability matters. We have prepared a table summarising the effects associated with the
respective proposed land uses and that is Attachment E.

The submission seeks to amend PPC25 to replace the Business — Light Industry Zone in the
north east with Business — Mixed Use.
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3.23

The submission also seeks to introduce an area of Business — Mixed Use in the south of PPC25,
rather than Residential — Mixed Housing Suburban along the Falls Road frontage.

Residential

As notified, PPC25 included an area of Residential — Single House zone in the western corner
of the site abutting the future motorway corridor and adjacent the Viv Davie-Martin Drive
development.

The Warkworth Structure Plan shows the majority of the northern portion of the PPC25 area
as Residential — Single House. The reasoning set out in the Structure Plan at section 3.3.2
states that “Lower intensity residential areas are located in places that are not close to centres
and public transport, are subject to high environmental constraints or natural and physical
constraints, or where there is an existing suburban area with an existing neighbourhood
character (recently consented and / or built developments). In the steeper areas around
Warkworth, a lower density residential zone is used to minimise the scale of earthworks
required (and therefore associated sediment generation)”. At 3.3.2.2 the Structure Plan states
“The Warkworth Structure Plan applies the Single House zone in areas that are not close to
public transport routes or centres and in areas with natural and physical constraints..... The
Single House land to the east of Viv Davie-Martin Drive is not suitable for higher density
residential development due to its location on the long-term north western edge of
Warkworth, its slopes, and geotechnical issues....2.”

The Turnstone zone layout now proposes Residential — Mixed Housing Suburban over the area
identified as Residential - Single House in the north western portion of PPC25 as notified with
consequential changes to the boundary of the Mixed Housing Urban and Mixed Housing
Suburban zones. The reasons for this are:

e The land is not geotechnically unsuitable for higher density development. Detailed
geotechnical investigation has been undertaken.

e The Residential — Mixed Housing Suburban and Urban zone provisions encourage and
provide for a greater interrelationship between subdivision and land use outcomes
thus achieving higher quality urban outcomes than the Residential — Single House zone
provisions.

e Geotechnically challenging land in Warkworth has typically been zoned for higher
density development to enable efficient use of the urban land resource e.g. the
Residential — Mixed Housing Urban zoned land at the end of Belvedere Place in
Warkworth that was rezoned through the Unitary Plan process and a higher density
applied because of the geotechnical constraints and costs of developing the land
efficiently.

2 Adopted Warkworth Structure Plan, page 29 - Attachment A (page 31) to the Council Agenda - Planning
Committee 4 June 2019
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The land is close to a proposed centre (Business- Local Centre); to existing zoned
Business — General Business land; Business — Mixed Use and also Business — Light
Industry land at Hudson Road and more importantly on the opposite side of the State
Highway 1.

The Western Link Road will traverse through the PPC25 area and will presumably
accommodate public transport given it is proposed as an arterial route.

A Park n Ride is proposed at 80 Great North Road, Warkworth and this project has
funding. The proposed Park n Ride is approximately 1-kilometre walking distance on
existing roads to a central location within the PPC25 area as shown below:
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e The Western Link Road will contain cycleway connections and off road, formed cycle
paths connections area proposed adjacent to the river as part of the Stubbs Farm
Estate development. The area will be well connected and accessible to public
transport and a proposed Park n Ride.

In summary the opinion of Turnstone experts is that application of an appropriate mix of
Residential — Mixed Housing Urban and Suburban zones will achieve more optimal land use
outcomes than the Residential — Single House zone; will result in a more efficient use of the
urban land resource; will achieve better urban design outcomes and will have no worse
ecological effects associated with land development and sedimentation because of the
controls that will apply to earthworks and land development regardless of zoning.

The submission seeks to amend PPC25 to remove the Residential — Single House zone from
the area of the Plan Change north of Falls Road entirely and to rezone that part of the site as
Residential — Mixed Housing Suburban.

The submission also seeks to amend the layout and boundaries of the Residential — Mixed
Housing Suburban and Urban zones, by wrapping the Mixed Housing — Urban zone around the
northern extent of the extended Mixed Housing Suburban zone providing a transition to the
Business — Mixed Use zone.
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3.2.4 Business — Neighbourhood Centre

As notified PPC25 showed a Business — Neighbourhood Centre in a central location of PPC25.
Turnstone, supported by independent expert assessments now proposes a Business — Local
Centre zone instead over a larger area.

The Warkworth Structure Plan states that “Considering the existing and planned supply, the
Future Urban zone areas around Warkworth require only small centres for the local
convenience needs of surrounding residential areas”.

Turnstone commissioned McDermott Consultants and Insight Economics to provide
independent input and assessment to inform the Turnstone zoning pattern. This assessment
is Attachment D. This report concludes “...there is justification for Business — Local Centre”.
The assessment summarises the Business — Local Centre zone at section 11 stating:

Area 5.7ha, approximately 290 jobs (at 50/ha)

Based upon the analysis of sector, workplace, and vocation gaps and opportunities
undertaken in support of PC25, it is important to support residential growth “with the
capacity to accommodate a range of commercial investment while meeting
neighbourhood and local retail needs”.

The proposed Business - Local Centre precinct will achieve this enabling a wide range of
final demand activities (retailing, hospitality, personal services, education and care
services, and personal business services) to an immediate catchment that can be defined
north of Hill St (serviced by Albert Rd), Warkworth North, and North East. Its household
service and retail roles will be two-fold, providing neighbourhood goods and services
through a network of local roads, walkways, and cycleways; and complementing this with
higher order goods and services in response to enhanced accessibility to a much wider
semi-rural hinterland with the pending road connections.

A Local Centre also provides a base for local business services (law, accountancy, training,
placement, testing, and consultancy), meeting the needs of an expanding industrial sector
anticipated north of the Showgrounds, supporting new investment and entrepreneurship,
and a range of small office-based services. In this way it should be able to sustain a range
of vocational (education, training, placement) and employment activities®,

The Urban Design review assessment provided by Pacific Environments also addresses the
proposed expansion of the Business- Neighbourhood Centre to Business — Local Centre noting
that the Turnstone proposal takes advantage of a well-connected location; provides greater

3 Adopted Warkworth Structure Plan, page 40 - Attachment A (page 42) to the Council Agenda - Planning
Committee 4 June 2019
4 McDermott Consultants / Insight Economics report, page 10
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3.2.1

choice for community facilities to be provided that will support and utilise the planned open
space adjacent to the river and is appropriate in the context of the proposed urban structure®.

Turnstone experts therefore consider that the proposed Business — Local Centre zone will
provide a more optimal planning outcome than the proposed Business — Neighbourhood
Centre in PPC25 as notified and the combination of Business-Neighbourhood Centre and
Business — Light Industry zoning shown on the Warkworth Structure Plan for this location.

The submission seeks to amend PPC25 by removing the Business — Neighbourhood Centre
zone and replacing it with a larger Business — Local Centre zone in the central location of the
plan change area adjacent the proposed WLR.

3.2.5 OpenSpace As notified, PPC25 did not propose any open space zonings.
Turnstone wishes to create an open space zone between the Business — Local Centre and the
river to create optimal urban design and community outcomes.

The submission seeks to amend PPC25 by introducing an area of Open Space adjacent to the
river on land that was proposed in the notified PPC25 to be Residential — Mixed Housing Urban
and is shown in the Warkworth Structure Plan as Business — Light Industry.

Transport

PPC25 as notified shows an indicative Western Link Road (WLR) on Precinct Plan 1. A version
of this roading connection is also shown on the Adopted Warkworth Structure Plan. Turnstone
does not propose any change to its indicative alignment. The Council’s alignment of the
indicative WLR is not supported for a range of reasons including land usability, land stability
and contour.

It is agreed that the eastern extent of the WLR will need to form a cross roads with the
Matakana Link Road creating a full intersection at State Highway 1. The south-western extent
of the WLR will also need to align with, and form an appropriate intersection at, Mansel Drive.

There are a number of factors that need to be taken into account when setting the alignment
of the road between these two intersections. Turnstone remains of the view that its proposed
alignment will achieve better urban design, engineering, planning and community outcomes.

The location of the road alignment significantly influences the proposed zoning pattern. As
shown in Attachment A, Turnstone proposes that the existing Business — General Business
zoning at the corner of State Highway 1 and Hudson Road be extended north to the future
alignment of the WLR providing a legible and coherent zoning pattern in future.

5 Pacific Environments Urban Design review, 1 July 2019, page 5
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33

Turnstone’s Proposed Zoning

The submission responds to the planning principles underpinning the Council’s Warkworth

Structure Plan. The key differences between the notified zoning pattern, the proposed zoning

pattern requested through this submission, and the Council’s Warkworth Structure Plan are:

The notified zoning has a Business — Neighbourhood Centre, as does the Council’s
Structure Plan. The submission instead seeks a Business — Local Centre to provide for
a broader range of business activities and opportunity for a more vibrant centre
associated with the planned parks and open spaces.

Neither the notified zoning nor the Council’s Structure Plan shows any areas of open
space zone. The submission seeks an area of Open Space — Informal Recreation zoned
land between the proposed Local Centre and the river that backs the existing Hudson
Road industrial area. This will remain in private ownership but be for public use.

The two land holdings to the south of Sanderson Road remain as proposed to be
zoned Business — Light Industry to reflect the existing lawfully established land uses
there —the Watercare water treatment plan and the storage activity. The submission
seeks to zone the adjacent land to the south Business — Mixed Use rather than
Residential — Mixed Housing Suburban as shown in PPC25 as notified or Residential —
Single House in Council’s Warkworth Structure Plan.

With the exception of the two Sanderson Road sites noted above the submission
seeks to zone the land that is shown on the notified plan to be Business — Light
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3.4

Industry Business - Mixed Use or General Business instead. A small extension to
Business — General Business is proposed along SH1 to extend the existing live zoned
Business — General Business to the eastern boundary of the WLR, with the remainder
to Business — Mixed Use. The extent of Business — Light Industry differs from Council’s
Warkworth Structure Plan which shows Business — Light Industry fronting the existing
SH1 and also extending from north to south through the plan change area up to Falls
Road and between Hudson Road and the river on the land to the south of Sanderson
Road.

e There is no change to the zoning south of Falls Road, which remains as Residential —
Single House. The notified zoning also included a portion of Residential — Single House
to the north of Falls Road and the Council’s Warkworth Structure Plan indicates a large
area of Residential — Single House. The submission seeks to replace the Residential -
Single House zone north of Falls Road with Residential - Mixed Housing Suburban. The
Residential — Single House zoning is now contained to the south of Falls Road where
that zone will enable a consistent type of outcome to the existing residential area. The
key reason for removing the Residential — Single House zone to the greenfields land
to the north of Falls Road is because its provisions do not direct a strong urban design
outcome and the Residential — Mixed Housing Suburban is a zone that does direct a
more comprehensive approach to subdivision and built form and is more likely to
achieve better urban design outcomes.

e The proposed residential zoning sought through this submission seeks a mix of
Residential — Mixed Housing Urban and Residential — Mixed Housing Suburban. The
mix and layout are generally in keeping with the planning principles and rationale
behind the Council’s Warkworth Structure Plan.

A minor change is also sought to the Precinct Plan to remove one of the indicative road
connections through to Viv Davie-Martin Drive. This is consistent with the Council’s
Warkworth Structure Plan which shows less intensive development at Viv Davie-Martin Drive
that was originally envisaged in the preparation of the plan change request. It also reflects
the topographical and engineering challenges that a potential connection in this location
would have involved, and responds to issues raised during ongoing consultation with the
residents of Viv Davie-Martin Drive. An Overlay Map showing the proposed Turnstone zoning
pattern on the Warkworth Structure Plan is Attachment F.

Analysis

The team of independent specialist experts advising Turnstone have carefully reconsidered
the notified zone pattern in response to the Council’s Warkworth Structure Plan and issues
raised during ongoing consultation with the community.

The following summarises the outcome of the analysis:
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Business — Light Industry:

e The Structure Plan zone pattern will create an impermeable seam of industrial
development at the bottom of a valley, either side of a river and located between
upslope residential development on either side.

e Economic analysis states there is a significant over supply of Business — Light Industry
land in Warkworth.

e A better mix of employment opportunities is required to support sustainable growth
and development.

e The existing urban areas will not provide the necessary supply of this mix for a range
of reasons including timing of re-development, land ownership patterns etc.

e Reverse sensitivity effects will be exacerbated and compounded by extending an
industrial zoning in the middle of existing and planned residential environments.

e Poorer ecological outcomes are likely to arise locating Business — Light Industry
adjacent to the river when Open Space options are being put forward with associated
cycleways and pedestrian connections.

e A better opportunity exists to provide for land use changes over time, rather than
cementing in inappropriate land uses with zoning extensions.

Business — Neighbourhood Centre:

e Business — Neighbourhood Centre zone is not sufficiently sized to provide for a
meaningful variety of employment opportunities. Nor does it provide for an
appropriate mix of community facilities.

e Lost opportunity for a cohesive and vibrant centre utilising the open space attributes
of the location and planned opportunities for pedestrian and cycleway connectivity.

e The Business — Local Centre zone enables a better mix of community and supporting
activities.

e The Centre will in fact support existing residential areas at Albert Road, Hill Street, Viv
Davie-Martin etc and not be limited to only servicing new residential areas within the
Plan Change 25 area and further along Falls Road.

Business — Mixed Use:

“

e The Unitary Plan states that the Business — Mixed Use zone “..is typically located
around centres and along corridors served by public transport. It acts as a transition
area, in terms of scale and activity, between residential areas and the Business —
Metropolitan Centre zone and Business — Town Centre zone”. Whilst the proposed
zoning does not transition from the Business — Town Centre zone it is still considered
to be the most appropriate zone to achieve business land uses, as sought by the
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Council’s Warkworth Structure Plan and create an appropriate transition between
residential and business activities. This is the only business zone that provides for
activities appropriate for that transition in land uses.

The location of this proposed zoning is appropriate given the motorway extension;
transition in activities across Falls Road from residential to industrial adjacent to
Sanderson Road and also the relationship with the existing Business — General
Business zoned land on the corner of Hudson Road and State Highway 1.

Business — General Business:

The land on the corner of Hudson Road and State Highway 1 is live zoned Business —
General Business. PPC25 proposes to rezone a small area between that existing zone
and the indicative WLR intersection with SH1. A consistent zoning of Business —
General Business across the land adjacent SH1 between Hudson Road and the WLR is
preferred.

Residential — Single House:

The land areas previously identified for Residential — Single House zone to the north
of Falls Road are not limited, or restricted by high environmental constraints.
Inefficient use of the urban land resource and will achieve lesser quality urban
design outcomes because the zone does not encourage a comprehensive approach
to subdivision and land use.

Zone provisions do not contain as many standards as other residential zones to
achieve quality urban design outcomes.

Greenfields Residential — Single House developments are not achieving the
outcomes sought by the Regional Policy Statement provisions with respect to
achieving a quality compact urban form (B2.2); enabling higher residential
intensification in and around centres; along identified corridors and close to public
transport and social facilities including open space; and employment opportunities
(B2.2.2 (5)); and B2.3.1 and B2.3.2; B2.4.

Residential — Mixed Housing Urban:

The proposed location around the centre reflects the Council’ s Warkworth Structure
Plan and the proposed location of the WLR with associated public transport,
cycleways and pedestrian connectivity supports residential density.

The proposed public open space network along the river; adjacent to watercourses
connected to bush areas and the wider Warkworth esplanade connections support
this as a higher density residential area.

Residential — Mixed Housing Suburban:

e As above this is a preferable zone to Residential — Single House to achieve the

objectives and policies of the RPS that relate to urban development.

e Better urban design outcomes will be achieved through application of the Residential
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— Mixed Housing Suburban zone rather than Residential — Single House.

e The areais not an established residential neighbourhood therefore the purpose of the
Single House zone is not directly relevant and the choice option stated in the Zone
description is not valid because the Residential — Mixed Housing Suburban zone can
deliver a variety of site sizes and built outcomes more so than the Single House zone
and has a greater scope to respond to site characteristics in a positive way.

Open Space — Informal Recreation:

e The proposed public open space network along the river; adjacent to watercourses
connected to bush areas and the wider Warkworth esplanade connections provides
an enhanced urban outcome for the community.

DECISIONS SOUGHT

Turnstone Capital seeks the following relief from Auckland Council (or other relief or other
consequential amendments as are considered appropriate or necessary to address the
concerns set out in this submission):

231 I a) Zone the land as shown in Attachment A and make consequential changes to all

23.2

23.3

associated maps and provisions, including the Precinct provisions as shown in
Attachment G.

b) Amend the Warkworth North Precinct Plan 1 as per the amended precinct plan attached
in Attachment G.

Turnstone Capital wishes to be heard in support of this submission.

If others make a similar submission Turnstone Capital will consider presenting a joint case with
them at the hearing.

Burnette O’Connor, Barker & Associates Ltd Date: 5 July 2019
(Persons authorised to sign on behalf of submitter)

5.

ADDRESS FOR SERVICE

Turnstone Capital Limited
c/- Barker & Associates Ltd
PO Box 591

Warkworth 0941

Attn: Burnette O’Connor
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Mobile: 021 422 346
Email: burnetteO@barker.co.nz

Attachments:

OmMmMmQoO® >
1

Proposed Zone Map

Adopted Auckland Council Structure Plan

Urban Design Assessment

Economic Review

Zone Comparison Table

Proposed Zoning Overlay of WW Structure Plan

Full set of zone and Precinct maps and Precinct provisions
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Urban Design Report on the submission to the Warkworth North Private Plan Change 25 (PC25) by
Turnstone Capital, July 1% 2019.

The PC25 applicant is submitting some changes in zoning to their original application. This report
comments on those changes based on the drawing “Proposed Zoning Map” Rev 4 27/6/2019 by
Chester Consultants. Illustrations pasted in below are from this document and have additional

descriptive comments added.

Significantly, Auckland Council has adopted the Warkworth Structure Plan (WWSP) since PC25 was
accepted by Council and has identified potential zoning for this same area. This report will reference

the applicants changes against the proposed WWSP zones where relevant.

1. 220 Falls Road area:

It is proposed in this submission to change the originally applied for zoning (Mixed Housing

Suburban(MHU)) for the site around 220 Falls Road to Business- Mixed Use (Business-MU).

In the WWSP adopted by Council this land is proposed to be zoned Light Industrial.
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This zone change in the PC25 submission is supported, and it is considered that a light industrial zoning

is a poor outcome for this site.
Comment:
Business-MU as appropriate transitional zoning

Given the live zoned light industrial land on Hudson Road, It is acknowledged that a business type
activity may not be inappropriate. It is considered that a business mixed use zone would be a better
transitional zone to the residential zones than light industrial indicated in the council structure plan.
This allows living and residential orientated uses as well as business, and gives potential for these living

activities as a compatible edge to the Falls Road residential zoned area.

H13.1 Zone Description of the Unitary Plan notes the appropriateness of Business MU as a transitional

zone.
Light Industrial zone is out of character with the residential streetscape of Falls Road

Falls Road is of a strongly residential scale and character, with existing single house sites fronting it. A
strip of light industrial land facing this residential Falls Road environment will be out of character and

will detract from it.

The WWSP proposes Residential Single House zone across Falls Road from this site. It is considered
that an industrial use on 220 Falls Road will compromise this proposed single house zoned area and

the quality of life of the people who live in it, particularly those on the Falls Road frontage.

Negative effects from the Light Industrial zoning to the existing and proposed residential street can
be caused by the significant difference in scale, and the potential for environmental (noise) reverse
sensitivity caused by Light Industrial development. Design expectations are typically lower in Business

Light Industrial zones than Business Mixed Use zones.
Business- MU keeps residential opportunities both sides of Falls Road

It is considered a better outcome for residential areas to have the same or similar use on both sides
of the road, and to change uses mid-block with an appropriate internal buffer. This gives better street
legibility and a consistent sense of urban character. Light Industrial will remove any possibility of this
happening and a built outcome will be similar in effect to Marua Road in Mt Wellington. Marua Road

is considered a suboptimal urban residential environment.

Business-MU can avoid an unsafe and anomalous proposed Light Industrial strip in an otherwise

residential street
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Residential uses are proposed further west along Falls Road in the Council structure Plan. An industrial
frontage presents a challenging streetscape for pedestrians, with these proposed residential areas
within an easily walkable distance to the local primary school. Introducing this industrial use in the
otherwise residential context brings in an anomaly of wide driveways, and significant truck crossovers

of the footpath.

If the area is serviced as Light Industrial by an internal road only, and buildings do not face Falls Road,
the visual outcome will be even worse for the Falls Road residential character- as it will now consist of

the back ends of industrial buildings, and associated security fencing.
Business-MU avoids heavy traffic in local street compared to Light Industrial

The WWSP shows the western collector deviating from this area, therefore the only industrial traffic

introduced into this area will be from this strip of zoning only.
Business- MU gives direction to future of Hudson Road in a residential setting

Business Mixed Use zoning would also give a direction should the Hudson Road live zoned light
industrial zone become redundant in the future; for the Hudson Road strip to change zoning to a

business/residential mix that is more compatible with the surrounding context.
Business- MU gives employment choices

The council Warkworth Structure Plan chose light industry as its dominant employment zone, a
Business- MU zone gives more nuance and choice to employment options in greater Warkworth, while

still providing for living opportunities originally proposed for this site.

2. Change to proposed Light Industry zone against SH1 to Business — Mixed Use
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Appropriate for location

This proposed change is supported, it is considered Business Mixed Use activities are appropriate at

the proposed motorway exit and gateway into Warkworth.

This zoning will provide for activities that the council Warkworth Structure Plan did not entirely
facilitate, in what are considered good locations for them such as travellers accommodation,
convention facilities, and medical facilities. It also gives a more appropriate zone in the context of the

planned supermarket on the Corner of Hudson Road and the existing SH1.
Good access to surrounding area

Being adjacent to the future key road transport connection of the under-construction motorway and
SH1 northwards, this area as Business-Mixed Use can acknowledge that Warkworth is a service town
that reaching outside the Auckland Council area. Warkworth needs an opportunity to provide larger
scale retail to service the wider region in an accessible and connected position, within the regional

roading structure for private, goods, and public transport access.
Provides choice for business investment in Warkworth

It was this applications’ first choice to use Business General zoning in the area, and as is explained in
the planning report, was changed on advice from Council at a preapplication meeting into a zone that,
while we considered barely adequate, would not produce the highest and best urban design outcomes

for this site and for Warkworth.

Further on, now in response to the council structure plan not addressing a new supplies of Business
land, consider it best to change this zoning here to enable options and richness in employment land

investment that will better provide for a diverse future population.
Transitional and gateway opportunities

This land will provide a better transitional outcome (as intended in the Unitary Plan zone Description)
to the residential zones in the PC25 area from the highway, and from the live zoned Business Light

Industrial land across the highway from it.

Business Mixed Use will also provide development of a better visual quality, as design expectations
and outcomes are higher from Business Mixed Use than Business Light Industrial zones. This is
important as the area will be the urban gateway to Warkworth on completion of the motorway

currently under construction.

3.
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4. Expansion of Neighbourhood Centre to Local Centre and Open Space

Opportunity to provide a vibrant community area

The economic rationale behind this change is commented on in reporting by relevant experts, in urban
design terms it is appropriate to support this proposed change because it creates opportunity for a
more vibrant community hub for not only the Structure Plan area, but also the existing residential

zoned area in Warkworth from Hudson Road to the existing SH1 off Albert Road.
Takes advantage of well-connected location

In the SP25 application a potential connection was indicated to Albert Road from this area. This
connection is entirely feasible and would provide good direct connectivity. It is highly unusual that

Council chose not to indicate this realistic and highly beneficial connection in its own structure plan.
Gives more choice for community facilities

This connection to both Albert Road and the PC25 area makes the Local Centre a pivotal place, and
the available land gives opportunity for larger footplate amenity uses such as a swimming pool
complex, and for significant urban open park space to be formed. A highly desirable feature like a
swimming pool would cover more than the previously proposed 3000m?2 itself, yet alone additional

neighbourhood facilities.
Area is appropriate to be increased in context of proposed urban structure

The proposed local area is contiguous with the northern Business Mixed Use zone and will allow a
continuation of urban structure and scale, instead of a step down in scale from Light Industry to

Neighbourhood Centre.
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5. Change in Single House zone to MHS zone

Approximate additional
MHS Zone

Choice determined by natural and market variables

This change is supported as Mixed Housing Suburban (MHS) is considered a more sustainable
development approach that lets topography, physical constraints, and market demand decide lot size,

not an over-arching zone ideology. Larger lots are still able to be created if the market demands them.
Better design outcome

MHU has a higher level of design quality assessment than single house zone and will produce a better

residential environment overall compared to the unassessed permitted activity of Single house zone.
Deals with site specific issues

This area has several issues that are better able to be dealt with on a superlot scale as opposed to
single house, such as geotechnical and proximity to the motorway. MHU will allow attached housing,
this is more cost effective to acoustically mitigate than single houses, and can be used to form noise

reducing blocks to the rest of the area.
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6. Additional Mixed Housing Urban land at northern end of PC25 area.

The applicant is submitting to increase the area of Mixed Housing Urban. This is supported as the
additional area is conjunctive with the proposed Business Mixed Use, and is within a walkable distance

to the significant amenity this zone can provide.

Additionally, it is likely a transport node of some form linking to the proposed motorway, for example

bus stop or bus station, will be within the Business Mixed Use area.

7. Summary

The proposed changes to the zones indicated in this submission to PC25 are supported in their
entirety, and will produce better urban design outcomes than the original application in response to

Councils adopted WWSP.

Grant Neill
B Arch, M Urb Des (1%t cl. Hons)

Urban Designer

For and on behalf of
Pacific Environments NZ Ltd

Registered Architects
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The Provision of Business Land in Warkworth North

3 July 2019

1. Purpose

Turnstone Capital Ltd commissioned McDermott Consultants and Insight Economics to
assess the business zones in the proposed Warkworth North Plan Change (PC25), including
whether it is appropriate to:

(1) Zone Business - Light Industry (LIZ) land in the PC25 area as provided for in the
Warkworth Structure Plan (WSP);

(2) Zone a Business — Local Centre in the PC25 area as proposed in the 2018 draft of the
Warkworth North Structure Plan rather than the Neighbourhood Centre in the WSP.

(3) Introduce a Business — Mixed Use Zone in the Plan Change 25 area.

The assessment is qualified by the uncertainty around the changing nature of investment
and demand for labour. This is demonstrated by varying estimates of land needs since 2016
(Table 1), confirming the need for a flexible and adaptable approach to future business land.

2. Our Conclusions

We conclude that there is no need to provide additional LIZ land in Warkworth North via the
WSP as this will simply exacerbate the substantial existing oversupply.

Conversely, we conclude that there is justification for Business - Local Centre and Business —
Mixed Use zones in the area covered by PC25. This conclusion is justified:

e To support planned residential growth and job needs in Warkworth North, Warkworth
town (over the longer term), and continuing growth in the Warkworth hinterland;

e Inrecognition of the dynamic, diverse, and rapidly-evolving nature of the organisation of
work, work practices, and vocations;

e To maximise local work (and shopping) opportunities and reduce outbound commuting;

e By the need for flexible investment paths to support these work needs in an economy
with a current bias towards light industry and facing considerable economic uncertainty;

3. Background

In January 2018, Insight Economics was commissioned by Turnstone Capital to provide an
independent assessment of the differences in opinion between the experts retained to
assess business land use demands by Auckland Council (Market Economics Ltd)* and
Turnstone Capital Ltd (McDermott Consultants Ltd)2. The review supported:

Market Economics (January 2019) Review of dwelling and employment — Warkworth Draft Structure Plan

McDermott Consultants (January 2019) Economic Assessment, Appendix 8, Warkworth North Proposed Plan Change
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e The reduction in business land provided for in PC25 given “an abundance of business
land in the general Warkworth area”;

e The McDermott Consultants conclusion that there is a “need to be more flexible with
business land provisions given the rapidly evolving nature of business and employment”.

Our support for the zones proposed in the Turnstone Capital submission is explained below.

4, Timing and aligning of residential and business development

The WSP confirms that Warkworth North remains targeted for early development. The
business zones provided for in PC25 enable employment capacity to be expanded in parallel
with residential development. Opening up new business investment opportunities alongside
new residential development will help to ensure that the latter takes place.

This takes on some urgency. Market research by Bayleys? indicates low vacancy rates in
March 2018 (industrial 2.6%, office 5,6%, and retail 7.1%, although the latter predated much
of the uptake of space at the Grange Centre), suggesting a capacity-constrained economy.
This limited capacity, in turn, has two adverse economic effects. First, it increases
investment costs and, second, it reduces employment opportunities.

As outlined below, the adoption of a 69ha Business — Light Industrial Zone recommended by
the Independent Hearings Panel on the Auckland Unitary Plan more than meets the need
for industrial employment capacity into the foreseeable future. However, providing an
abundance of industrial land is only a partial response to the need for more local jobs in an
area planned for substantial growth.

5. Is commuting the answer?

In the absence of non-industrial employment opportunities, many new residents will join
the southbound commute from Warkworth to work. Some 44% of residents were recorded
as commuting out of the town in 2013.4 This is consistent with low vacancy rates. It may
also reflect an imbalance in employment towards industry, and the need for a significant
increase in investment outside traditional light industrial sectors and blue-collar jobs>.

Ideally, the WSP should help to lower the rate of outbound commuting to avoid overloading
the motorway south. Indeed, it sets out strong arguments against outbound commuting
(e.g., WSP, pages 19 and 47).

MarketBeat Winter 2018, Bayleys Research Letter, Warkworth Commercial & Industrial Report ...it’s all about the
future. Note: This refers to built capacity, not land developed.

Para 5.24, Statement of Planning Evidence to the Auckland Unitary Plan Independent Hearings Panel, Philip
McDermott on behalf of Goatley Holdings and Stellan Trust, February 2016

McDermott Consultants (January 2019) Appendix 8 Proposed Plan Change Warkworth North, Appendix 8
McDermott) Economic Assessment, Section 3, especially Section 3.2 and 3.6
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Any measures to lower outbound commuting need to take account of the pressure for
additional Warkworth-based jobs from the surrounding labour catchments. The 2013
Census indicated that 25% of jobs in Warkworth were filled by residents from south of the
town, 30% from the east, and 10% from the north®. The pressure from these areas has no
doubt continued. Collectively, there has been more residential growth in the hinterland’
than in Warkworth itself in the recent past (Table 2).

Table 2: Dwelling Consents Issued in and Around Warkworth, 2010-2019

March Years
2009-14 2015-19 |2009-14 2015-19
East 332 458 67% 54%
North 149 370 30% 43%
South 12 26 2% 3%
Total Hinterland 493 854 100% 100%
Warkworth 210 306

Notes: Data missing for second quarter 2018
See Footnote 5 for definitions of catchments
Source: Statistics NZ

Over the last ten years, there were around 830 more residential consents issued in the
hinterland (as defined in Footnote 1, below) than in Warkworth. The number of consents
issued in the hinterland was 73% higher in the second five years than the first, compared
with Warkworth, where they were 46% higher in the second 5 years.

Some, 60% of hinterland growth occurred east of Warkworth, with the bulk of the balance
to the north. Planned road investment will enhance connection with these catchments (and
probably boost residential growth within them)2. Consequently, we expect inbound
commuting pressure on Warkworth from the Hinterland to increase over next twenty years.

We conclude that it is important to provide employment opportunities that recognise the
costs of outbound commuting and the role of Warkworth as an economic hub for the north
of Auckland.

6. Workforce Growth in the Warkworth Structure Plan

We disagree with the methodology reported in the WSP for estimating future job needs. The
estimated increase in labour supply appears to be based on a ratio of jobs to households
across Warkworth. This leads to the assumption that the marginal participation rate
(relating to the additional households) will be substantially lower than the 1.39 persons

Statement of Planning Evidence to the Auckland Unitary Plan Independent Hearings Panel, Philip McDermott on
behalf of Goatley Holdings and Stellan Trust , February 2016

7 East: Cape Rodney South, Leigh, Omaha, Matakana, Snells Beach, Algies Bay; South: Mahurangi, Tauhoa- Puhoi;
North: Cape Rodney, Wellsford.

Currently, no north facing ramps are planned for Puhoi so accessibility to the southern hinterland will not change
significantly.
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prevailing at the moment, at just 0.66 jobs/dwelling. The result is “around 5,000 jobs”
required (WSP p.47)°. No reason is given for this substantial disparity.

In contrast, PC25 (Appendix 8) addresses the employment needs of the additional workforce
associated with the uptake of residential capacity. It considers the demographic influences
on labour supply, including likely household size, allowing that a significant share of new
residents can be assumed to be working age adults. It aligns household character with the
different forms of dwelling provided for in PC25 (Sections 2.2, 2.3 and Appendix 1). While
recognising that retirement households will continue to contribute to the population gains,
the experience with rapid settlement growth is that it is generally characterised by a large
working age component.

The result is an estimate of between 1.0 and 1.25 working residents per additional dwelling,
leading, in tur, to estimates of between 7,500 and 9,000 more people seeking employment
when the Future Urban Zone is fully developed.

7. Catering for an Expanded Workforce

Meeting Household Demand

Some provision is made for business dependent on expanding household consumption as
Warkworth grows. This is based on the consumption profile (defined in terms of average
spend on retail, hospitality, automotive, and other services) of an additional 12,500
households in Warkworth and the surrounding catchment by 2043. This leads to an estimate
of demand for an additional 72,000m? gross floor area, or between 10ha and 13ha°,

This analysis assumes that traditional retailing will continue to expand (by 60%) despite the
changes taking place in the distribution of comparison goods, in particular. Even more
significant is the expectation in the projections that only a little over half of the expanded
demand will be met by locally based shops. While the Market Economics analysis suggests a
marginal propensity to shop locally equivalent to of 53% new households compared with its
estimate of 44% of all households in 20161, the expectation remains that outbound travel
for purchasing goods and services will increase substantially with population growth. This is
consistent an expectation of a higher level of outbound commuting.

This seems inconsistent with the policy expectations of the plan, which favours greater local
self-sufficiency in the interests of reducing transport demand and enhancing social
outcomes. The risk is that the analysis as it stands leads to an underestimation of likely
demand for land for uses oriented towards the consumption needs of households. This
undermines the WSP assumption that most of this employment will grow around existing
centres.

° Attachment 1, But see WSP p. 47where the marginal ratio s 1.66
10 Market Economics (13 June 2018) Warkworth Business Land Assessment, Section 5), Appendix 1 in Auckland
Council (June 2018) Business Land Topic report, Warkworth Structure Plan, pp10-12 and Appendix -

n Market Economics, op.cit., Tables 5.4 and 5.5.
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In terms of the town centre, in particular, it states that “the 9ha of Mixed Use zoning around the
town centre ... predominantly occupied by older housing stock ... could be redeveloped into higher
density residential and office/retail space. There is also some undeveloped capacity within the area
zoned Town Centre” (p40). Together with the likelihood that more rather than less land than
projected will eventually be required, and the significant urban design issues raised with
respect to retaining the quality and character of the town centre and likely traffic impacts
suggests that unduly limiting the provision of commercial land will fail to deliver the
outcomes sought by way of capacity and quality of development.

Business Land

The Market Economics report (p12) estimates 4,430 additional jobs required at full
development, the WSP estimates capacity for an estimated 4,992 additional jobs. Both
appear to depend on a large share of these jobs being located within residential zones, 75%
in the case of the WSP (Table 3). In the apparent absence of analysis of the nature of future
employment, the WSP assumes that the high share of jobs in industry will be maintained,
even as the number of households increases four- or five-fold'2. The WSP provides for
another 65ha of light and heavy industrial land by 2028, equivalent to around 1,160 jobs.!3

Table 3: Additional Employment Capacity, Warkworth Structure Plan

Sequence*| Local N'hood Light Heavy | Busines | Residntl Total
2022 0 20 447 0 470 1,080 1,550
2028 19 10 7 706 740 2,070 2,810
2033 0 0 0 0 - 540 540
2038 0 0 0 0 - 30 30

Total 19 30 454 706 1,210 3,720 4,930

Share 0% 1% 9% 14% 25% 75% 100%

Source: WSP, Appendix 3

On this basis, and with minimum provision for commercial centres (30 jobs spread across
three new neighbourhood centres and 19 in one new local centre over the period), there is
an implicit expectation in the WSP that any increase in non-industrial jobs not
accommodated in residential areas will take place in the town centre.

It is our view that the WSP should support and enable more balanced employment growth
given that Warkworth is already highly dependent on industrial employment, and that this
should be reflected in the land use provisions forPC25. Providing for greater diversification
calls for capacity for mixed business activities outside industrial areas. Industry alone will
not facilitate or encourage the diverse investment required to maintain high levels of local
employment, nor cater for the diverse occupations and skills that can reasonably be
expected in a substantially increased population.

12 Market Economics (January 2019), p10; Warkworth Structure Plan, Appendix 3

WSP, Appendix 3. At a little over 17 jobs/ha it adopts a low yield raising questions about the suitability of the land
for industry.

13
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8. Business land Use Provision in the WSP

There are two highly unlikely land use expectations contained in the WSP.
Residential Land

First, there is an assumption contained in the WSP employment yield estimates (Appendix 3)
that a very large share of new employment will locate in residential areas (Table 3). Apart
from the externality issues this raises (with respect to traffic and noise, for example), there
are no grounds for expecting 75% of employment growth associated with residential gains
to be housed in residential areas.

It is useful to compare this expectation, as set out in Appendix 3, with the 2013 Census.
According to the Census (and an estimate made for 2016), only 8.2% of the Warkworth
workforce worked from home (down from 9.2% in the 2001 Census).'* Home-based
employment has lagged labour force growth.® In addition, the rapid growth of co-working in
shared, mainly commercial premises could well supplant home-based work as the dominant
response to remote working opportunities .16 Co-working could easily be favoured in
Warkworth given its distance from the CBD, and would be a source of demand for office and
workspace capacity in neighbourhood and local centres.

In addition, if we were to assume (generously) that all education and residential care jobs
are in residential zones, Business Directory figures suggest another 16% of Warkworth jobs
(around 400) located in residential areas in 2018. Together with people working from home,
these would make up less than 25% of employment. This share is likely to be high and highly
unlikely to double, let alone triple, over the next 20 years, as implied by the WSP, especially
in the face of increasing dwelling density.

We conclude that most of the (presumably non-industrial) jobs the WSP allocates to
residential zones will instead require suitably zoned commercial — not industrial — land.

Industrial Land

Second, the provision for industrial land in the WSP is excessive. While Warkworth already
has high dependence on manufacturing for local employment opportunities, industry alone
will not cater for the diversity of occupations and skills that might be expected in a
substantially increased population, nor for the diverse investment that will be required to
maintain high levels of local employment.

14 Statistics New Zealand, Census of Population, Statement of Planning Evidence to the Auckland Unitary Plan

Independent Hearings Panel, Philip McDermott on behalf of Goatley Holdings and Stellan Trust , February 2016
The Census recorded a 35% increase in the Warkworth resident workforce from 2001 to 2013, and a
22% increase in the number working from home.

Falling premise size, enhanced technologies, and changing work practices mean that as coworking expands, so
premises are more likely to be established outside the traditional major centres. See:
www.dropbox.com/s/jjor71mecwqgbxdy/2019%20Complete%20Coworking%20Forecast.pdf?dI=0

15
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Securing a jobs:employee ratio of 1:1 in Warkworth North would require capacity for around
2,600 jobs based on the estimates prepared for PC25%, with around 1,300 associated with
the area covered by PC25. If we assume that one third of these (860) are industrial jobs and
that another 25% (650) locate in residential areas'8, non-industrial employment land would
be required to accommodate around 1,100 jobs in Warkworth North, and about half of

those in PC25.

Accommodating 860 industrial jobs would be no issue in the existing live zoned Business —

Light Industrial Zone which, we suggest, has capacity for over 2,000 jobs (Table 4). The WSP
simply adds capacity for another 470 jobs on top of this, albeit at much lower densities given
the topography of the land involved.

Once 37.4ha of Business — Heavy Industry is added in (scheduled by the WSP for 2028), the
additional capacity supplied could cater for 3,300 jobs, or around 3.7 times current industrial
employment (930 in February 2018). This might be absorbed by around 2055 if a compound

growth rate of 4.2% is sustained®, which we consider extremely unlikely

Table 4:Planned Capacity for Industrial Employment

Source Zone Ha |Jobs/Ha| Total
IHP  [LIZCurrent 69.0 30 |2,070
WSP |LIZ, 2022, Area 30| 24.5 18 440
WSP |LIZ, 2028, Area31| 2.9 25 70
WSP |HIZ, 2028, Area 32| 37.4 19 710

133.8 r 25 13,290

Regardless of the actual rate of growth achieved, or the densities of development, these

figures confirm that the WSP provides for a substantial over-supply of industrial land.

Moreover, they suggest that little consideration has been given to the possible nature of
investment and occupational prospects and possibilities in a substantially expanded town.
In contrast, the land use mix promoted by PC25 acknowledges and responds to changes

taking place in the economy, skills, and the organisation of work. While not knowing

precisely what form these changes might take, it is important that they can be adaptable in
the face of a changing local population and enhance the prospects for a transformation of

the Warkworth economy from both the rapid expansion planned and the significant

transport investments underway or planned.

17

McDermott Consultants (January 2019) Appendix 8 Proposed Plan Change Warkworth North, Appendix 8

McDermott) Economic Assessment. Tables 2 and 3, accompanying text, and Appendix 1 set out the demographic
rationale and assumptions for these figures.

18

business-zoned land.
19

growth after the 2008-9 Global Financial Crisis.

Both assumptions are considered on the high side; i.e., resulting in a low estimate of non-industrial jobs requiring

This is the rate recorded in the industrial categories in the Business Directory, 2000-2019, boosted by exceptional
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9. Catering for the Non-Industrial Workforce

Land use expectations for PC25 are influenced by the possible nature as well as magnitude
of workforce growth and the planning principle adopted by Auckland Council that the
Structure Plan should provide “new local employment areas so people can work locally in
Warkworth” (WSP, p46).

The very limited provision of additional commercial business land in the WSP (6,000sgm in
2022 and 3,000sqm 2028 in three neighbourhood centres and 1ha in a local centre in 2028,
respectively) assumes that the structure of activity will remain largely unchanged. This is
likely to have the following consequences:

(1) Reduced participation as residents have difficulty finding suitable local employment
(outside of industry);

(2) Increased long-distance commuting by Warkworth and hinterland residents,
compounding congestion south of Orewa;

(3) Fewer local services that might support both community and business expansion;

(4) Ongoing pressure to convert areas of unutilised land zoned for industry to other uses.

As a result, constrained local employment growth is likely to lower the uptake of housing
capacity and will frustrate the objectives of the WSP and the Auckland Unitary Plan.

10. The Nature of Future Employment

While the AUP rules provide some flexibility in industrial zones, they are limited and do not
reflect, for example, the growth in office-based activity and final demand services that
underpin the development of the wider Auckland economy over recent decades. They do
not reflect the rapid changes production, distribution and consumption services generally.

Section 3, Appendix 8 of the WSP explored labour market and employment trends and
prospects as they relate to Warkworth, including changing work practices.

The analysis acknowledges the uncertainty the Warkworth’s economy faces. Despite
identifying a positive outlook for Warkworth’s industry (p26) we foresee no prospects for
the full uptake of the amount of industrial land provided in the WSP within the next 30 to 40
years, or even well beyond.

Rather, the analysis notes that:

e ... alarge share of employment growth will be associated with non- industrial uses,
including personal, household, business, and community services;

e Disruptive technologies, volatile domestic and international markets, and new business
models make it difficult to forecast in detail the nature and needs of medium- (five to ten
years) and long-term (ten years plus) investment and employment; and

e Flexibility of land use will enable the community to respond effectively to and initiate new
investment and employment opportunities despite this uncertainty.
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Over-emphasis on industrial land simply highlights the issues facing the economy:

e Adearth of local business and professional services acts against growth in sectors that
use such services, including industry;

e  Much of Warkworth’s industry (and employment in it) is vulnerable to [a] the cyclical
nature of construction; and [b] the fortunes of a few significant local employers,
reinforcing the need to allow the economy to diversify;

e Retailing faces transformational challenges, the nature of which is not yet clear, but
which raise questions over the capacity of traditional stores to sustain job growth;

e Service investment is likely to be the major driver of new jobs for some time to come,
including services to households and families, to business and employment, to the
community, and to individuals; and

e Entrepreneurship and innovation can play a significant part in shaping new jobs, many of
which may fall between production, logistics, and service delivery, making it difficult to
determine with any precision future land use needs;

One conclusion, given the difficulty of forecasting future employment, is the need for
flexible investment paths if employment growth is to be sustained. Traditional industrial
zones limit flexibility and do not easily accommodate emerging trends — the integration of
production, warehousing, wholesaling, and distribution, for example; the increase in co-
working sites; the convergence of factory, laboratory, and office-based production; the
emergence of totally new sectors and activities; and the disappearance (through technical
integration, product or process redundancy, or off-shoring) of others.

Based on these observations and the 69ha of vacant land already zoned for light industry,
PC25 does not add to the industrial land pool. Rather, it seeks to provide flexibility and
diversification in uses that might:

e Complement and support manufacturing;

o Reflect the need for growth in the immediate neighbourhood, the wider Warkworth
North area, and the surrounding hinterland;

e Recognize and respond to the rapidly evolving nature of work;

e Provide varied local employment opportunities; and

e Facilitate innovation and entrepreneurship.

It also takes account of the nodal advantages offered by the intersection of the Great North
Road (current SH1), the Northern Motorway extension (and future SH1), and the planned
link road to the settlements east of Warkworth, from Leigh through to Snells Beach.

The zones advanced in proposed PC25 — General Business and a Local Centre — reflect these
requirements and influences. However, it is proposed in this submission to replace the
Business - General Business Zone with a more flexible zone, Business — Mixed Use. As well
as providing wider scope for activities, this offers a more satisfactory transitional zone for
urban design purposes, while reflecting the increasingly fuzzy boundary between industrial
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and non-industrial activities. It also recognises the likelihood that the sorts of large format
activities that might be favoured by the location are likely to be catered for in the Light
Industrial Zone to the east of SH1 and north of the Warkworth Showgrounds.

11. The Proposed Business Zones

e The Business — Local Centre Zone
Area 5.7ha, approximately 290 jobs (at 50/ha)

Based upon the analysis of sector, workplace, and vocation gaps and opportunities
undertaken in support of PC25, it is important to support residential growth “with the
capacity to accommodate a range of commercial investment while meeting neighbourhood
and local retail needs”.

The proposed Business - Local Centre zone will achieve this enabling a wide range of final
demand activities (retailing, hospitality, personal services, education and care services, and
personal business services ) to an immediate catchment that can be defined north of Hill
St(serviced by Albert Rd), Warkworth North, and North East. Its household service and retail
roles will be two-fold, providing neighbourhood goods and services through a network of
local roads, walkways, and cycleways; and complementing this with higher order goods and
services in response to enhanced accessibility to a much wider semi-rural hinterland with
the pending road connections.

A Local Centre also provides a base for local business services (law, accountancy, training,
placement, testing, and consultancy), meeting the needs of an expanding industrial sector
anticipated north of the Showgrounds, supporting new investment and entrepreneurship,
and a range of small office-based services. In this way it should be able to sustain a range of
vocational (education, training, placement) and employment activities. In the proposed
location, it will also offer potential for the development of community facilities that will
complement the planned open space, reinforcing its role as a social hub for the community.

e Business — Mixed Use
16.3ha, approximately 490 jobs (at 30/ha).

The Auckland Unitary Plan provides for the Business - Mixed Use Zone around centres and
along corridors and as a transition area between residential and business zones centre
zones, and to areas “where there is a need for a compatible mix of residential and business
activities” (H13.1 Business- Mixed Use Zone). It favours small scale activity but offers design
and functionality within an attractive environment.

In terms of employment diversity, the main objectives relate to design, compatibility with
residential use, and not compromising the centre zones. Flexibility, though, is also fostered
through the wide range of permitted uses. These include: hospitality - visitor
accommodation, entertainment, food and beverage including drive-through facilities;
community facilities, including care centres, education and healthcare, arts and recreation,
and marae; and activities that support manufacturing and services, including light industrial
support services, laboratories, repairs and maintenance, warehousing and storage.
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12. Conclusion

The provision for business land advanced in this submission will help mitigate the prospect
of oversupply of industrial land, while also increasing opportunities for diverse investment.
It will complement the current industrial focus of Warkworth land supply. It will offset any
imbalance or vulnerability that this focus creates in the face of uncertainty over medium-
and long-term economic development. And, it will provide the variety of investment and
employment opportunities that substantial urban expansion demands at a time of rapid and
largely unpredictable change in the drivers of economic growth, the nature of work, and a
growing social and environmental imperative to limit commuting.

Philip McDermott Fraser Colegrave
McDermott Consultants Ltd Insight Economic Ltd
3 July 2019
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This map has been developed for the Warkworth Structure Plan and transport projects shown on this
map are indicative only and subject to change. Projects shown on the map are yet to be prioritised for
funding and delivery over the next 30 years and will require further technical investigations and
consultation to confirm detailed location and land requirements. They may also require statutory
approvals, which would be subject to the Resource Management Act and Land Transport Management
Act. Other map notations (including zone boundaries, new parks etc) are indicative only and will be
refined through later (more detailed) processes such as Plan Changes or Notices of Requirement.
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WARKWORTH NORTH PRECINCT

1. Warkworth North Precinct
11.1. Precinct Description

The zoning of land within the Warkworth North Precinct and Stubbs Farm Development
Area — Sub precinct is Residential — Mixed Housing Suburban, Residential — Mixed
Housing Urban, Business — Light Industry; Business — Mixed Use, Business — General
Business, Business- Local Centre and Open Space Informal Recreation zone.

The Warkworth North Precinct is located to the north of Falls Road and extends north to
the motorway designation, west to the Viv Davie Martin Drive development and adjoins
the existing Hudson Road Industrial area and the Business — General Business zoned
land to the east. The Precinct covers approximately 95 hectares of land.

A Sub — precinct is proposed over the Stubbs Farm Development Area to secure the
outcomes for watercourses including related mitigation and also to guide development of
the Business — Local Centre. The Sub-precinct covers approximately 43 hectares.

All relevant overlay, Auckland-wide and zone provisions apply in this precinct unless
otherwise specified below.

I11.2. Objectives [rp/dp]

(1) To achieve high quality urban design outcomes through:

a. providing key road connections securing an east west link to connect with the
Mansel Drive extension;

b. providing an integrated stormwater management solution;

c. minimising loss of, or reduction in ecological values, and enhancing retained
ecological values to achieve overall effects on ecological values that are less
than minor.

d. retaining and enhancing areas of open space that also assist in providing
opportunities for recreation; as well as pedestrian and cycleway connectivity;

e. providing a Local Centre to provide frequent retail and service needs for the
local community and a range of employment options;

f. Providing a balance of employment land and places for people to live with a
choice of living types and environments.

All relevant overlay, Auckland-wide and zone objectives apply in this precinct in addition
to those specified above.
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11.3. Policies [rp/dp]

(1) Residential — Mixed Housing zones are provided to achieve quality urban design
outcomes and a range of living options the respond to the environmental
characteristics of the area.

(2) Locate zones to reflect opportunities for different types of living environments;
higher density closer to transport routes and the Local Centre, with close
proximity to walking, cycle and public transport connections; reduced density
further from transport links and the proposed Neighbourhood Centre.

(3) Provide an indicative route for the Western Link to secure this option should it be
required and provide indicative connections to the wider urban area beyond the
Sub- precinct and require them to be provided at the time of development to the
extent these are required to service future development.

(4) Provide an indicative network of open space areas to protect existing ecological
values; provide for areas of public open space, as well as walkway and cycleway
connectivity.

(5) Provide for the retention of watercourses except where Precinct plan 1 —
Warkworth North Precinct identifies that there will be stream loss and implement
appropriate mitigation measures onsite to offset any adverse effects as indicated
on Precinct plans 2 - Stormwater Catchment Management plans.

(6) Enhance streams identified for enhancement using techniques such as boulder
clusters; spur dikes, vanes and other rock deflectors; rock riffles; cobble or
substrate; cobble floodways; root wads or large wooden debris; vegetated
floodways; live siltation; erosion control blankets; living walls and culverts
designed to enable fish passage.

(7) Provide detailed design at resource consent stage for the Local Centre
demonstrating how the design will:

a. connect to adjoining open space and riparian areas as well as the road
network;

b. achieve a high-quality built form that engages and activates with adjoining
roads and public spaces;

c. provide for accessible and versatile spaces; as well as demonstrating that the
design is in accordance with best practise including CPTED principles.

All relevant overlay, Auckland-wide and zone policies apply in this precinct in addition to
those specified above.
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11.4. Activi

ty table [/rp/dp]

All relevant overlay, Auckland-wide and zone activity tables apply unless the activity is
listed in Activity Table IX1.4.1 below.

Activity Table 1X.4.1 specifies the activity status of regional / district land use / and
activities in, on, under or over the beds of lakes, rivers, streams and wetlands; activities
in the Warkworth North Precinct pursuant to section(s) 9(2) / 9(3) / 11 / 13 of the
Resource Management Act 1991.

Table 10.4.1 Activity table

Activity

Activity status

Warkworth
North
Precinct

Sub-
precinct A

Roading Infrastructure [dp]

(A1)

Subdivision or development adjacent to the
indicative Western Link Road, unless an
alternative road alignment has been
approved by resource consent and is
constructed, or being constructed.

RD

RD

(A2)

Subdivision or development of land including,
or adjacent to ‘future road connections’
indicated on the Warkworth North Precinct
Plan.

RD

RD

Streams [rp]

(A4)

Protection of streams and wetlands as
indicated on the Warkworth North Precinct
Plan.

(A3)

Enhancement of streams as indicated on the
Warkworth North Precinct Plan and in
accordance with the ‘Additional Enhancement
Opportunities’ identified in Policy 11.3 (6).

(AB)

Stream loss other than that shown on the
Warkworth North Precinct Plan.

NC

NC

Local C

entre Zone [dp]

(A7)

Subdivsion or development within the Local
Centre zone achieving the outcomes
specified in Policy 11.3 (7)

RD

RD

(A8)

Subdivsion or development within the Local
Centre zone that does not achieve the
outcomes specified in Policy 11.3 (7)

NC

NC

11.5. Notification

(1) An application for resource consent for a controlled activity listed in Activity
Table 1X.4.1 above will be considered without public or limited notification or
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the need to obtain written approval from affected parties unless the Council
decides that special circumstances exist under section 95A(4) of the Resource
Management Act 1991.

(2) Any application for resource consent for the following activity / any of the following
activities and/or an activity that infringes the following standard(s) will be
considered without public or limited notification or the need to obtain the written
approval from affected parties unless the Council decides that special
circumstances exist under section 95A(4) of the Resource Management Act
1991:

(a) Standard 11.6.1 Western Link Road
(b) Standard 11.6.3 — Local Centre

(3) Any application for resource consent for an activity listed in Activity Table 1X.4.1
and which is not listed in 1X.5(1) or 1X.5(2) above will be subject to the normal
tests for notification under the relevant sections of the Resource Management Act
1991.

(4) When deciding who is an affected person in relation to any activity for the
purposes of section 95E of the Resource Management Act 1991 the Council will
give specific consideration to those persons listed in Rule C1.13(4).

11.6. Standards

(1) Unless specified in Standard 11.6(2) below, all relevant overlay, Auckland-wide
and zone standards apply to all activities listed in Activity Table 1X.4.1 above.

(2) The following Auckland-wide standards do not apply to activities (A4), (A5), and
(AB) listed in Activity Table 1X.4.1 above:

(a) E3 (A49) New reclamation or drainage, including filling over a piped stream.

(3) Activities listed in Activity Table IX.4.1 must comply with Standards IX.6.1 —
1X.6.3.

11.6.1. Standard — Western Link Road
Purpose:

e To provide road connectivity that will assist in securing an East West link for
Warkworth.

(1) The Western Link shall be constructed in accordance with the Western Link
cross-section — Precinct plan 3; and shall be proportionally funded between
Auckland Transport and the land developer, for the portion of land
development occurring at the time of road construction.

11.6.2. Standard — Streams

Purpose:
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e To achieve stream enhancement works that improve ecological values and
water quality now and into the future.

(1) Stream enhancement shall be undertaken in accordance with the best
practice guidelines including TP148 — Auckland Council Riparian Zone
Management; Guidance for Water Sensitive Design (GD04) — 8.1 Riparian
Buffers and Planting and Auckland Council’s Strategy for Urban Ngahere
(Forest).

11.6.3. Standards for Business - Local Centre
Purpose:

e To achieve a versatile, accessible and high-quality Local Centre that provides
positively for the needs to the existing and planned local community.

(1) A pedestrian connection shall be provided to the eastern side of the
Mahurangi river tributary as indicated on the Precinct Plan.

(2) Pedestrian connections shall be provided to the adjoining open space areas.

11.7. Assessment — controlled activities

There are no controlled activities in this precinct.

11.8. Assessment — restricted discretionary activities
11.8.1. Matters of discretion

The Council will reserve its discretion to all of the following matters when assessing a
restricted discretionary activity resource consent application, in addition to the
matters specified for the relevant restricted discretionary activities in the overlays,
Auckland-wide or zones provisions:

(1) Roading infrastructure:

(a) Necessity of the connection to service existing and future land uses; and

(b) Practical and effective connectivity to adjacent land for existing and future
land uses; and

(c) Appropriateness of construction standard to fulfil the transport function of
the road.

(2) Local Centre:

(a) Quality of built development and its ability to provide versatile internal and
external spaces;

(b) Provision of practical, safe, quality and functional connections to adjoining
open space and riparian areas;

(c) Extent to which built development is designed to positively activate and
engage with adjoining roads and public spaces.
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(d) Provision of a safe useable environment.
(e) Landscape design.

(f) Allocation of land uses to service the needs of the local community.

11.8.2. Assessment criteria

The Council will consider the relevant assessment criteria below for restricted
discretionary activities, in addition to the assessment criteria specified for the relevant
restricted discretionary activities in the overlays, Auckland-wide or zones provisions:

(1) assessment criteria for Roading infrastructure;

(a) A road network shall be developed that responds to the transportation
needs of Warkworth North and the wider area now and into the future
which may include the preferred Western Link collector route.

(a) The extent to which roading connections are required and can be provided
to adjacent land areas as indicated on Precinct plan 1 — Warkworth North
Precinct, to ensure a connected urban environment.

(2) assessment criteria for Business - Local Centre:

(a) The design of the Local Centre shall achieve an integrated and functional
design that reflects a high quality of architectural design and best practise
urban design principles.

(b) The quality of design shall provide a safe useable environment that
reflects urban design best practise including CPTED principles.

(c) Soft landscaping and hard landscape elements shall enhance and reflect
local character such as the values of the Mahurangi river, riparian
corridors and the bush backdrop of the Dome hills.

(d) The extent to which land use activities complement adjoining land uses
and assist in maintaining or enhancing connectivity and relationship to
adjacent open space areas.

11.9. Special information requirements

An application for subdivision or development in the Local Centre in accordance with
Rule 10.4.1(A6) activity must be accompanied by:

(1) An urban design assessment demonstrating how the development meets the
matters stated in Policy 11.3 (7)

11.10. Precinct plans

11.10.1 1 Name: Precinct plan 1 — Warkworth North Precinct Plan
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11.10.2 Name: Precinct plan 2 — Warkworth North Stormwater Catchment Management
Plans

11.10.3 Name: Precinct plan 3 — Western Link Cross-section
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Friday, 5 July 2019 2:01 PM

To: Unitary Plan

Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Roger Lewis Williams
Attachments: WALG Submission PPC 25 Warkworth North 3-6-2019.pdf

The following customer has submitted a Unitary Plan online submission.
Contact details

Full name of submitter: Roger Lewis Williams

Organisation name: Warkworth Area Liaison Group

Agent's full name:

Email address: ropeworth@gmail.com
Contact phone number: 09 4259127

Postal address:
65 Alnwick Street,

Warkworth 0910

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North
My submission relates to

Rule or rules:
Traffic Modelling, Staging and Environmental considerations

Property address: Warkworth North

Map or maps:

Other provisions:

Do you support or oppose the provisions you have specified? | or we support the specific provisions identified
Do you wish to have the provisions you have identified above amended? Yes

The reason for my or our views are:

Transport model used in incorrect and needs to be revised Staging will cause major traffic problems until the Western
Link Road is complete PPC 25 has better environmental outcomes for the tributary of the Mahurangi and for
walkways than the Warkworth Structure Plan (Adopted).
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| or we seek the following decision by council: Accept the plan modification with amendments
Details of amendments: See supporting documents
Submission date: 5 July 2019

Supporting documents
WALG Submission PPC 25 Warkworth North 3-6-2019.pdf

Attend a hearing

Do you wish to be heard in support of your submission? Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission? No
Declaration

Could you gain an advantage in trade competition through this submission? No

Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

Yes

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.



Private Plan change 25 Warkworth North (Draft 3-6-19)

Submission by Roger Williams FENZ on behalf of the Warkworth Area Liaison Group.

Overall Comment

The submission has been well prepared and we generally support the PPC Structure Plan proposed

however

1. The Intergrated Transport Assessment, as submitted, is based on suspect traffic model
Saturn Model 11.4i prepared by Auckland Transport and NZTA.

2. The Western Link Road does not appear for funding for design or construction on the
Regional Land Transport Fund

241 3. The traffic during construction has not been considered. The effect of staging will have a

negative effect on the local road network until the WLR is constructed.

4. ltis necessary to design for Public Transport on the WLR to service the Transport

Interchange (Park and Ride), schools, sports facilities and the Warkworth CBD.
Parking is already a problem in the Warkworth and we should be catering for those under
18 and over 80 and encouraging single or no car families.

Intergrated Transport Management Assessment
The model used incorrectly assesses traffic growth on -

1.

A household population of 2.14 persons per household. This is unrealistic as it is based on
the Statistics NZ Census of 2013 representing an aged population whereas the establishment
of Warkworth as a satellite town as a new town will have a young population with 2.5 to 2.7
persons per household.

The traffic assessment does not adequately consider the growth of the Hinterland and in
particular the growth of Matakana, Omaha, Snells Beach and Algies Bay.

It does not consider the changing demographics of Omaha and Snells Beach and Algies Bay
which currently have a high percentage of holiday homes. With the improved roading
network provided by new Puhoi to Warkworth motorway many of these homes will become
permanent homes with the residents working from home or within Warkworth and coming
to Warkworth for schools, shopping, business and banking, and health services and for
building supplies.

The model is based on traffic only when the houses are complete and occupied.
Development itself generates traffic approximately 5 times greater than the final residential
traffic. We therefore contend that the model shows traffic growth 4 or 5 years later than
will actually occur.

The Traffic Model has incorrectly modelled the Hill Street Intersection. It fails to model
Elizabeth Street and the State Highway Intersection as a combined intersection but rather
assumes a simple separate intersections with unimpeded queuing. The efficiency of the
Sandspit/Matakana leg is less than 50% of the model assumption due to the presence of
traffic entering and leaving Queens Street.

Our assessments of traffic flows are typically 40% higher than given by the Saturn 11.4i
Model.

The errors in the model need to be corrected now. These may well show that the Western Collector

24.2

road is needed early by traffic using the motorway connection to the north of the area being
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24.3 |

24.4

24.5

24.6

considered rather than the State Highway 1 connection to the south of Warkworth which is unlikely
to be constructed until 2030. It may show that the WLR should be completed to 4 lanes from day
one rather than as a 2 lane road as proposed in the PPC Structure Plan.

Staging of the Growth Cells
The Staging of the growth is from south to north means that the Western Link Road may not
completed until the development of the PPC area itself is almost complete.

This means that the majority of development traffic and residential traffic will use Hudson Road or
the Hill Street intersection during development of the area.

The PPC construction is likely to coincide with development of the Stockyards Retail Development,
the Presbyterian Hall and Social complex and the industrial developments in Morrison Roads. This
puts pressure on Mansell Drive as well as Hudson Road and Hill street. All these roads are very
substandard and are already close to capacity. Traffic using Hill street will have to pass through the
centre of the Warkworth Primary School Campus. Until the Western Link Road is complete this
situation is unacceptable.

Traffic predictions need to be upgraded in line with the staging.

Transport Summary
We content that the development should not proceed until the Western Link Road is completed.

It would be highly desirable to build the WLR as a 4 lane road from day one to minimise the cost and
disruption of widening from 2 lanes to 4 lanes.

Environmental issues.

It is noted that the Warkworth Structure Plan has industrial areas on both sides of the stream
leading to the Mahurangi River whereas the PPC has industrial devlopment on one side only. PPC 25
therefore has better outcomes for the stream and its immediate environment and also allows for
better development of Walkways and Cycleways than the Warkworth Structure Plan (as adopted).

The Warkworth Area Liaison Group (WALG) wishes to speak at the hearings.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Friday, 5 July 2019 2:01 PM

To: Unitary Plan

Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Roger Lewis Williams
Attachments: PPC 25 Stubbs Farm Submission 4-7-19.pdf

The following customer has submitted a Unitary Plan online submission.
Contact details

Full name of submitter: Roger Lewis Williams

Organisation name: Forest and Bird Warkworth Area

Agent's full name:

Email address: ropeworth@gmail.com

Contact phone number: 09 4259127

Postal address:
65 Alnwick Street

Warkworth 0910

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North
My submission relates to

Rule or rules:
PPC 25 has better environmental outcomes for the stream and its immediate environment. It also allows for better
development of Walkways and Cycleways than the Warkworth Structure Plan (as adopted).

Property address: Warkworth North

Map or maps:

Other provisions:

Do you support or oppose the provisions you have specified? | or we support the specific provisions identified
Do you wish to have the provisions you have identified above amended? No

The reason for my or our views are:
PPC 25 has better environmental outcomes for the stream and its immediate environment. It also allows for better
development of Walkways and Cycleways than the Warkworth Structure Plan (as adopted).
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251 I | or we seek the following decision by council: Accept the plan modification
Submission date: 5 July 2019

Supporting documents
PPC 25 Stubbs Farm Submission 4-7-19.pdf

Attend a hearing

Do you wish to be heard in support of your submission? Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission? No
Declaration

Could you gain an advantage in trade competition through this submission? No

Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

Yes

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.
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Forest & Bird Warkworth Area submission on

Private Plan Change 25 Stubbs Farm Warkworth July 2019.

Submitter

This submission is made by the local Warkworth Area branch of the Royal Forest and Bird Protection
Society of New Zealand (Forest & Bird). The Society have a large national membership and has
campaigned for over 80 years for the protection of native species, ecosystems and landforms. The
Warkworth Area branch covers the area from Puhoi to Maungaturoto and has a membership of over
200.

We are concerned with the protection and enhancement of the environment. We are involved in
practical work and also in making submissions on Resource Management Plans and Policy Statements
and resource consent applications.

Overall Comment
The submission has been well prepared and we support the PPC 25 Structure Plan proposed.

Environmental submission.
It is noted that the Warkworth Structure Plan has industrial areas on both sides of the stream
leading to the Mahurangi River whereas the PPC 25 has industrial development on one side only.

PPC 25 has better environmental outcomes for the stream and its immediate environment. It also
allows for better development of Walkways and Cycleways than the Warkworth Structure Plan (as
adopted).

Forest and Bird Warkworth Area wishes to speak at the hearings.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Friday, 5 July 2019 2:31 PM

To: Unitary Plan

Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Aaron Rodgers
Attachments: PPC Submission.pdf; Submission - Photos.pdf; Submission - Maps.pdf

The following customer has submitted a Unitary Plan online submission.
Contact details

Full name of submitter: Aaron Rodgers

Organisation name:

Agent's full name:

Email address: aaronrodgers29@hotmail.com

Contact phone number: 021428251

Postal address:

62c Viv Davie-Martin Drive
Warkworth

Auckland 0984

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North

My submission relates to

Rule or rules:

Property address: 220 Falls Rd & 63 State Highway 1, Warkworth, 0984

Map or maps:

Other provisions:

Do you support or oppose the provisions you have specified? | or we oppose the specific provisions identified
Do you wish to have the provisions you have identified above amended? Yes

The reason for my or our views are:
Explained in attached documentation.

26.1 || or we seek the following decision by council: Accept the plan modification with amendments
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Details of amendments: Explained in attached documentation.
Submission date: 5 July 2019

Supporting documents
PPC Submission.pdf
Submission - Photos.pdf
Submission - Maps.pdf

Attend a hearing

Do you wish to be heard in support of your submission? Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission? Yes
Declaration

Could you gain an advantage in trade competition through this submission? No

Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

Yes

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.
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This submission has two parts; the first is to request an amendment to a small geographic area of
the Proposed Private Plan Change (PPC25) Residential — Mixed Housing Suburban Zone, the second
is to provide support for the proposed Business and Open Space zones.

RESIDENTIAL — MIXED HOUSING SUBURBAN ZONE

Background

PPC25 provides for the rezoning of the western area of Stubbs Farm and Civil Property into
Residential — Mixed Housing Suburban Zone. A small area of this zone in the extreme western corner
(shown on the attached documentation “Submission — Maps”) lies in a geographically “isolated”
valley separate from the rest of Stubbs Farm. This valley lies on a northwest — southeast axis with
the top of the valley to the southeast end, flowing down to the northwest. A ridge-line that runs
down from the top of the northern ridge, to the southwest encloses much of the valley in a natural
bowl shape. The valley is a few hundred meters in width at its widest and “points” directly to The
Dome and Dome Valley. This valley is geographically “isolated” from the rest of Warkworth
(including the rest of the Viv Davie-Martin Drive area and remaining area of Stubbs Farm and Civil
Property) due to its topography.

Prior to the Unitary Plan change, the southern side of this valley was zoned Countryside Living, the
northern side was zoned Rural. There are only three houses (62a, 62b and 62c Viv Davie-Martin
Drive) on the southern side of the valley, which are all part of the Falls Road Subdivision Body Corp
(annotated as the Viv Davie-Martin Drive Area in the Warkworth Structure Plan June 2019). The
northern side of the valley is farmland and is made up of Stubbs Farm and Civil Property. Under the
Unitary Plan change this whole valley area has been rezoned Future Urban.

Under the recent Warkworth Structure Plan it is proposed that the entire valley be future zoned as
Residential — Single House Zone; however “the structure plan adds an “Area for potential increase to
minimum site size” overlay to the Viv Davie-Martin Drive area. This could increase the minimum lot
size from the standard 600m2 to somewhere between 1,500m2 — 2,500m2 (exact size to be
determined at the plan change stage).”

This Viv Davie-Martin area “overlay” was introduced subsequent to the Warkworth Draft Structure

Plan after submissions were made by local residents. The Draft Structure Plan had proposed 600m2
Residential — Single House Zone for this area. The desire by many residents to keep this area lower

density was taken into account by the council.

The boundary of this “overlay” runs down the middle of the valley between Stubbs Farm/Civil
Property and the Viv Davie-Martin Drive Area residents (62a, 62b, 62c Viv Davie-Martin Drive) and
positioned during the adoption of the Structure Plan. The Minutes” of the Planning Committee held
on the 04 June 2019, reads the following: “The final structure plan has shown the zone boundaries in
a more general way than in the draft plan. This is because the structure plan zonings are high-level
and indicative only and are likely to be refined through a later (more detailed) plan change process.”
This boundary line takes no account of geographic or topographical considerations.

! Warkworth Structure Plan June 2019, Ch 3.3.2.2 Pg 29
? http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/PLA 20190604 AGN 6745 AT.PDF, Item 9
Adoption of Warkworth Structure Plan, Pg 82, Ch.20
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Affected Properties

As PPC25 is the first stage of this valley to go through the plan change process, the outcome of this
proposal will determine and limit the options available to the existing owners of the southern side of
the valley (62a, 62b and 62c Viv Davie-Martin Drive). The outcome of PPC25 will directly affect the
lifestyle of the existing residents and decide property values.

Two of the existing properties (62b and 62c Viv Davie-Martin) were designed and built to enjoy un-
interrupted expansive rural views across the valley. Development of the northern side of the valley
creates visual concerns and privacy issues for these properties, and due to the nature of the slope of
the valley sides and positioning of existing houses there is little room for mitigating these effects (by
planting trees, building bunds etc). Due to the shape and size of this bowl shaped valley, the path
direction of the sound waves created by an urban setting will project directly across the valley onto
the existing houses and probably reverberate and echo within the bowl, with little chance of
attenuation or dispersion®.

Regardless of whether the Structure Plan recommendations (600m2 northern side, 1500-2500m2
southern side) or PPC25 is implemented, all the residents living in this future developed valley will
share the same urban environment and all will be affected by the visual and noise affects of the
urbanisation regardless of different property sizes on either side. The larger property sizes on the
southern side will not have much higher value, given the attraction of living in a low density
environment will not exist. Indeed, enforcing a lower density zone on the southern side will be
pointless, and only serve to reduce the amount of housing available for Auckland growth.

It is for these reasons that this valley should be zoned the same, to provide a homogenous urban
environment where all residents share the same affects of urbanisation, noise and visual outlook.
And all properties within this area will enjoy the same property value effects of whatever the final
zoning shall be.

Option 1

The first and preferred option is for PPC25 to be amended to allow the proposed area within this
valley to be rezoned Residential — Single House Zone with a MINIMUM size of 1500m2. This would
result in approx 40* properties on the northern side of the hill versus 150 under the PPC25

26.1 Residential — Mixed Housing Suburban Zone proposal.

These properties, lying within a homogenous and naturally contained low density environment and
adjacent to the low density Viv Davie-Martin Drive area, would be worth a lot more than the 400m2
properties and attract more investment from wealthier investors, possibly resulting in better quality
and perhaps bespoke housing. More importantly, this lower building density environment would

*No professional advice has been sought to confirm this statement, just an observation made based on having
lived in this valley. It is my opinion that the company seeking the PPC25 should have undertaken professional
acoustic testing to determine the effects of urban noise in this valley.

* The following link provides a concept drawing depicting a layout of Stubbs Farm, in particular it shows about
60 dwellings placed on 600m2 lots in the valley. An extrapolation of this onto the proposed Residential —
Mixed Housing Suburban Zone of 400m2 would result in approx 100 dwellings. Further extrapolation to
include the portion of Civil Property in the valley results in approx 150 dwellings. Similarly, the same logic
applied to 1500m2 sections results in 40 dwellings.

https://chester.co.nz/portfolio/warkworthprivateplanchange/#68599/0
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provide for increased planting areas which would result in better privacy, more sound absorption
and a nicer visual outlook.

26.1 This situation will allow for the easy future plan change of the southern side of the valley, keeping in
line with the intention of the “overlay” in the Structure Plan and allowing the entire valley to be a
single homogenous low density area.

Option 2

The second option recognises that Option 1 may not be practicable or indeed possible, but
essentially achieves the aim of Option 1. An amendment to PPC25 is requested that recognises the
unique localised environment of the valley and seeks to limit the amount of houses and properties
26.1 to a minimum. This may be achieved by creating more green spaces and small pockets of higher
density areas. The final objective is to limit the number of dwellings to around 40, provide for more
tree planting to somewhat mitigate the noise and visual effects of the development, and allow for a
homogenous urban environment when the southern side of the hill is eventually rezoned.

Option 3

It is recognised that the first two requests may not be approved, so the third option helps us achieve
the aim of homogenous urbanisation. Due to the reasons given previously, it is essential that the
final result for this valley be an urban area of equal zoning. Should PPC25 be approved, and the
northern side of this valley be rezoned Residential — Mixed Housing Suburban Zone then it will be my
intention to request the same zoning for the southern side of the valley during the council Plan
Change. This valley is geographically isolated from the remainder of the Viv Davie-Martin Drive area
and the undesirable effects of increased urban density (noise, visual effects, privacy) will not affect
26.1 the other Viv Davie-Martin Drive area residents and should not attract too much objection.
However, the increased vehicle traffic on Viv Davie-Martin Drive created by an increased population
will be an issue for some residents, and | too would be unhappy with this situation if | were affected
by it. This Option is for PPC25 to provide access to the road services that will be installed on the
northern side so that there is an alternative pathway out of the valley for the southern properties.
Likewise, the ability to access and connect to other services (wastewater, water supply, power,
communications etc) is requested so that the future plan change for the southern side of the valley
may be implemented without interrupting the lifestyle of the remainder, or attract objection of the
Viv Davie-Martin area.

Further Comment

On Monday 1 July 2019 | had an onsite meeting between Burnette O’Connor of B&A Urban and
Environmental, Jamie Peters of Turnstone Capital, and the owner of 62B Viv Davie-Martin Drive. This
was a productive and amicable meeting, and Jamie commented that — despite the outcome — he
would work with us to help mitigate some effects and retain some of the attraction of the area. A
comment was made by Jamie that he believed Turnstone Capital had conducted a transparent and
inclusive process, and made further comment that we had left our concerns quite late. | explained to
him that | had previously spoken to Burnette but had come to conclusion that there was no reason
to have an opinion until the council had finished the Structure Plan process and we knew the
outcome for our area. He seemed content with this explanation.

In addition, | would like to point out that the properties (62a, 62b and 62c) were not listed as
Affected Properties as part of the PPM25 process. | only just discovered this, and it will further
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explain our lack of involvement and information to date. | would argue that we are among the most
affected by this plan change and cannot understand why we were not included.

PROPOSED BUSINESS AND OPEN SPACE ZONE

Although I think the Council conducted a transparent and inclusive Structure Plan process (I

attended the workshops and had many opportunities to make submissions), | think the proposed
areas of the PPC25 along the eastern and northern area of Stubbs Farm are a better use of land and
infrastructure for Warkworth. In particular, the proposed Business — Mixed Use Zones and Business —
Local Centre Zone will provide more work opportunities for local residents outside of the existing
26.2 town centre, and allow a more distributed and even spread of employment. The idea of containing
the business areas to the existing town centre is romantic, but not practicable. An area close to the
motorway makes more sense.

In addition, should these areas be approved, then it makes sense that the surrounding catchment be
a higher density. | support the PPC25 proposal for the rezoning of Residential — Mixed Housing
Urban Zone as indicated on the Proposed Zoning Map.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Friday, 5 July 2019 10:16 AM
To: Unitary Plan
Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Allison and Steve Haycock

The following customer has submitted a Unitary Plan online submission.
Contact details

Full name of submitter: Allison and Steve Haycock

Organisation name:

Agent's full name:

Email address: steve@stevehaycockconstruction.co.nz

Contact phone number:

Postal address:
270 Falls Rd
RD4
Warkworth
0984
Warkworth
Auckland 0984

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North
My submission relates to

Rule or rules:

Property address:

Map or maps:

Other provisions:

We are submitting on the zoning of the land beside the stream on the east side of the Stubbs Farm Estate. We are
also submitting on the main road running through the Stubbs Farm Estate. We are submitting on the style of housing
in the Estate. We are submitting on public transport.

Do you support or oppose the provisions you have specified? | or we support the specific provisions identified

Do you wish to have the provisions you have identified above amended? Yes
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The reason for my or our views are:

We submit that the land use suggested for beside the stream along the eastern boundary of the development is a
271 very good idea. It will give good pedestrian and cycling access and be very good for stream health . The existing
Hudson Rd light industry area is not ideally sited with residential properties already on the other side of Hudson Rd.
There are better sites to the north and south zoned for, or already developed for light industry. It would be good to
27 2 encourage these businesses to relocate to one of these eventually. We submit that the main access road through the

) Estate (forming a section of the Western Collector Route) should be built as soon as possible. Population growth
along with the imminent NX2 opening and eventual development construction traffic will mean that traffic congestion
271 will be a nightmare without adequate access around and across northern Warkworth. We submit that the housing mix,

) and the design of the community areas and Local Centre is really good and will encourage a positive atmosphere for
the community. We submit that it is essential to establish a good public transport system that is coordinated with this
27.3 development.

| or we seek the following decision by council: Accept the plan modification
Submission date: 5 July 2019

Attend a hearing

Do you wish to be heard in support of your submission? No

Declaration

Could you gain an advantage in trade competition through this submission? No
Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

No

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Thursday, 4 July 2019 5:45 PM
To: Unitary Plan
Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Pieter Tuinder

The following customer has submitted a Unitary Plan online submission.
Contact details

Full name of submitter: Pieter Tuinder

Organisation name: Manuhiri Kaitiaki Charitable Trust

Agent's full name:

Email address: p.tuinder@ngatimanuhiri.iwi.nz

Contact phone number: 021548474

Postal address:

Warkworth
North Auckland 0910

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North
My submission relates to

Rule or rules:
General submission on plan change

Property address: Whole of properties subject to proposed Plan Change

Map or maps:

Other provisions:

Do you support or oppose the provisions you have specified? | or we support the specific provisions identified
Do you wish to have the provisions you have identified above amended? Yes

The reason for my or our views are:

Ngati Manuhiri prepared a Cultural Values Assessment (CVA) for the plan change proposal. This assessment is
included in the information provided by the applicant and is acknowledged in parts of the S.32 analysis. We
understand that a number of the recommendations contained in the CVA need to be implemented once/if the plan
change is approved. Many of the further engagement and design opportunities for Ngati Manuhiri will also happen
once subdivision and development plans are implemented post a zoning decision. However, we request that the
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29.1

29.2

29.3

Council gives close consideration to the recommendations of the CVA assessment provided by Ngati Manuhiri and
that full engagement and opportunities to achieve mana whenua values are integrated in the plan change provisions.
We also request that Council incorporate the principles of minimal land disturbance, the protection and enhancement
of native vegetation, streams and habitat areas, in order to protect and restore the mauri of the land and water. The
subject zoning should result in a net increase in biodiversity and water health outcomes, despite the more intensive
use of the land. Ngati Manuhiri would seek to be fully engaged with the development process including appropriate
cultural monitoring and the integration of cultural elements into the design of the development.

| or we seek the following decision by council: Accept the plan modification with amendments

Details of amendments: As described above.

Submission date: 4 July 2019

Attend a hearing

Do you wish to be heard in support of your submission? Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission? No
Declaration

Could you gain an advantage in trade competition through this submission? No

Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

Yes

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Friday, 5 July 2019 3:01 PM

To: Unitary Plan

Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Diana Mei

Attachments: PPC25 Submission _20190705145325.687.pdf; Submission - Maps_20190705145345.984.pdf;

Submission - Photos_20190705145404.766.pdf

The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Diana Mei
Organisation name:

Agent's full name:

Email address: stevendianaliang@hotmail.com
Contact phone number: 021381383

Postal address:
59 Beach Road
Castor Bay

Auckland 0620

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North

My submission relates to

Rule or rules:

Property address: 63 Highway 1, 220 Falls Road, Warkworth 0984
Map or maps:

Other provisions:
see attach documentation

Do you support or oppose the provisions you have specified? | or we oppose the specific provisions identified
Do you wish to have the provisions you have identified above amended? Yes

The reason for my or our views are:
see attach documentation
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30.1] I or we seek the following decision by council: Accept the plan modification with amendments
Details of amendments: see attach documentation
Submission date: 5 July 2019

Supporting documents

PPC25 Submission _20190705145325.687.pdf
Submission - Maps_20190705145345.984 .pdf
Submission - Photos_20190705145404.766.pdf

Attend a hearing

Do you wish to be heard in support of your submission? Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission? Yes
Declaration

Could you gain an advantage in trade competition through this submission? No

Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

Yes

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.

360


hannons
Line

hannons
Typewritten Text
30.1


| am the owner of 62a Viv Davie-Martin Drive. My submission was prepared by Aaron Rodgers, the
owner of 62¢ Viv Davie Martin Drive after consultation with me. The views in this submission are
shared by me.

This submission has two parts; the first is to request an amendment to a small geographic area of
the Proposed Private Plan Change (PPC25) Residential — Mixed Housing Suburban Zone, the second
is to provide support for the proposed Business and Open Space zones.

RESIDENTIAL — MIXED HOUSING SUBURBAN ZONE

Background

PPC25 provides for the rezoning of the western area of Stubbs Farm and Civil Property into
Residential — Mixed Housing Suburban Zone. A small area of this zone in the extreme western corner
(shown on the attached documentation “Submission — Maps”) lies in a geographically “isolated”
valley separate from the rest of Stubbs Farm. This valley lies on a northwest — southeast axis with
the top of the valley to the southeast end, flowing down to the northwest. A ridge-line that runs
down from the top of the northern ridge, to the southwest encloses much of the valley in a natural
bowl shape. The valley is a few hundred meters in width at its widest and “points” directly to The
Dome and Dome Valley. This valley is geographically “isolated” from the rest of Warkworth
(including the rest of the Viv Davie-Martin Drive area and remaining area of Stubbs Farm and Civil
Property) due to its topography.

Prior to the Unitary Plan change, the southern side of this valley was zoned Countryside Living, the
northern side was zoned Rural. There are only three houses (62a, 62b and 62c Viv Davie-Martin
Drive) on the southern side of the valley, which are all part of the Falls Road Subdivision Body Corp
(annotated as the Viv Davie-Martin Drive Area in the Warkworth Structure Plan June 2019). The
northern side of the valley is farmland and is made up of Stubbs Farm and Civil Property. Under the
Unitary Plan change this whole valley area has been rezoned Future Urban.

Under the recent Warkworth Structure Plan it is proposed that the entire valley be future zoned as
Residential — Single House Zone; however “the structure plan adds an “Area for potential increase to
minimum site size” overlay to the Viv Davie-Martin Drive area. This could increase the minimum lot
size from the standard 600m2 to somewhere between 1,500m2 — 2,500m2 (exact size to be
determined at the plan change stage).”

This Viv Davie-Martin area “overlay” was introduced subsequent to the Warkworth Draft Structure

Plan after submissions were made by local residents. The Draft Structure Plan had proposed 600m?2
Residential — Single House Zone for this area. The desire by many residents to keep this area lower

density was taken into account by the council.

The boundary of this “overlay” runs down the middle of the valley between Stubbs Farm/Civil
Property and the Viv Davie-Martin Drive Area residents (62a, 62b, 62c Viv Davie-Martin Drive) and
positioned during the adoption of the Structure Plan. The Minutes” of the Planning Committee held
on the 04 June 2019, reads the following: “The final structure plan has shown the zone boundaries in
a more general way than in the draft plan. This is because the structure plan zonings are high-level
and indicative only and are likely to be refined through a later (more detailed) plan change process.”
This boundary line takes no account of geographic or topographical considerations.

! Warkworth Structure Plan June 2019, Ch 3.3.2.2 Pg 29
? http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/PLA 20190604 AGN 6745 AT.PDF, Item 9
Adoption of Warkworth Structure Plan, Pg 82, Ch.20
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Affected Properties

As PPC25 is the first stage of this valley to go through the plan change process, the outcome of this
proposal will determine and limit the options available to the existing owners of the southern side of
the valley (62a, 62b and 62c Viv Davie-Martin Drive). The outcome of PPC25 will directly affect the
lifestyle of the existing residents and decide property values.

Two of the existing properties (62b and 62c Viv Davie-Martin) were designed and built to enjoy un-
interrupted expansive rural views across the valley. Development of the northern side of the valley
creates visual concerns and privacy issues for these properties, and due to the nature of the slope of
the valley sides and positioning of existing houses there is little room for mitigating these effects (by
planting trees, building bunds etc). Due to the shape and size of this bowl shaped valley, the path
direction of the sound waves created by an urban setting will project directly across the valley onto
the existing houses and probably reverberate and echo within the bowl, with little chance of
attenuation or dispersion®.

Regardless of whether the Structure Plan recommendations (600m2 northern side, 1500-2500m2
southern side) or PPC25 is implemented, all the residents living in this future developed valley will
share the same urban environment and all will be affected by the visual and noise affects of the
urbanisation regardless of different property sizes on either side. The larger property sizes on the
southern side will not have much higher value, given the attraction of living in a low density
environment will not exist. Indeed, enforcing a lower density zone on the southern side will be
pointless, and only serve to reduce the amount of housing available for Auckland growth.

It is for these reasons that this valley should be zoned the same, to provide a homogenous urban
environment where all residents share the same affects of urbanisation, noise and visual outlook.
And all properties within this area will enjoy the same property value effects of whatever the final
zoning shall be.

Option 1

The first and preferred option is for PPC25 to be amended to allow the proposed area within this
valley to be rezoned Residential — Single House Zone with a MINIMUM size of 1500m2. This would
result in approx 40" properties on the northern side of the hill versus 150 under the PPC25
Residential — Mixed Housing Suburban Zone proposal.

30.1 o . . :
These properties, lying within a homogenous and naturally contained low density environment and
adjacent to the low density Viv Davie-Martin Drive area, would be worth a lot more than the 400m2
properties and attract more investment from wealthier investors, possibly resulting in better quality
and perhaps bespoke housing. More importantly, this lower building density environment would
provide for increased planting areas which would result in better privacy, more sound absorption
and a nicer visual outlook.

*No professional advice has been sought to confirm this statement, just an observation made based on having
lived in this valley. It is my opinion that the company seeking the PPC25 should have undertaken professional
acoustic testing to determine the effects of urban noise in this valley.

* The following link provides a concept drawing depicting a layout of Stubbs Farm, in particular it shows about
60 dwellings placed on 600m2 lots in the valley. An extrapolation of this onto the proposed Residential —
Mixed Housing Suburban Zone of 400m2 would result in approx 100 dwellings. Further extrapolation to
include the portion of Civil Property in the valley results in approx 150 dwellings. Similarly, the same logic
applied to 1500m2 sections results in 40 dwellings.

https://chester.co.nz/portfolio/warkworthprivateplanchange/#68599/0
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This situation will allow for the easy future plan change of the southern side of the valley, keeping in
30.1 | Jine with the intention of the “overlay” in the Structure Plan and allowing the entire valley to be a
single homogenous low density area.

Option 2

The second option recognises that Option 1 may not be practicable or indeed possible, but
essentially achieves the aim of Option 1. An amendment to PPC25 is requested that recognises the
unique localised environment of the valley and seeks to limit the amount of houses and properties
30.1 to a minimum. This may be achieved by creating more green spaces and small pockets of higher
density areas. The final objective is to limit the number of dwellings to around 40, provide for more
tree planting to somewhat mitigate the noise and visual effects of the development, and allow for a
homogenous urban environment when the southern side of the hill is eventually rezoned.

Option 3

It is recognised that the first two requests may not be approved, so the third option helps us achieve
the aim of homogenous urbanisation. Due to the reasons given previously, it is essential that the
final result for this valley be an urban area of equal zoning. Should PPC25 be approved, and the
northern side of this valley be rezoned Residential — Mixed Housing Suburban Zone then it will be my
intention to request the same zoning for the southern side of the valley during the council Plan
Change. This valley is geographically isolated from the remainder of the Viv Davie-Martin Drive area
and the undesirable effects of increased urban density (noise, visual effects, privacy) will not affect
30.1 the other Viv Davie-Martin Drive area residents and should not attract too much objection.
However, the increased vehicle traffic on Viv Davie-Martin Drive created by an increased population
will be an issue for some residents, and | too would be unhappy with this situation if | were affected
by it. This Option is for PPC25 to provide access to the road services that will be installed on the
northern side so that there is an alternative pathway out of the valley for the southern properties.
Likewise, the ability to access and connect to other services (wastewater, water supply, power,
communications etc) is requested so that the future plan change for the southern side of the valley
may be implemented without interrupting the lifestyle of the remainder, or attract objection of the
Viv Davie-Martin area.

Further Comment

On Monday 1 July 2019, Aaron Rodgers had an onsite meeting between Burnette O’Connor of B&A
Urban and Environmental, Jamie Peters of Turnstone Capital, and the owner of 62B Viv Davie-Martin
Drive. This was a productive and amicable meeting, and Jamie commented that — despite the
outcome — he would work with us to help mitigate some effects and retain some of the attraction of
the area. A comment was made by Jamie that he believed Turnstone Capital had conducted a
transparent and inclusive process, and made further comment that we had left our concerns quite
late. Aaron explained to him that he had previously spoken to Burnette but had come to conclusion
that there was no reason to have an opinion until the council had finished the Structure Plan process
and we knew the outcome for our area. Jamie seemed content with this explanation.

In addition, | would like to point out that the properties (62a, 62b and 62c) were not listed as
Affected Properties as part of the PPM25 process. | only just discovered this, and it will further
explain our lack of involvement and information to date. | would argue that we are among the most
affected by this plan change and cannot understand why we were not included.
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PROPOSED BUSINESS AND OPEN SPACE ZONE

Although | think the Council conducted a transparent and inclusive Structure Plan process (I had
many opportunities to make submissions), | think the proposed areas of the PPC25 along the eastern
and northern area of Stubbs Farm are a better use of land and infrastructure for Warkworth. In
particular, the proposed Business — Mixed Use Zones and Business — Local Centre Zone will provide
more work opportunities for local residents outside of the existing town centre, and allow a more
distributed and even spread of employment. The idea of containing the business areas to the
existing town centre is romantic, but not practicable. An area close to the motorway makes more
sense.

30.2

In addition, should these areas be approved, then it makes sense that the surrounding catchment be
a higher density. | support the PPC25 proposal for the rezoning of Residential — Mixed Housing
Urban Zone as indicated on the Proposed Zoning Map.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Friday, 5 July 2019 1:46 PM

To: Unitary Plan

Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Mark Bourne
Attachments: 20190705 Watercare Services Limited Submission on PC25 Warkworth North.pdf

The following customer has submitted a Unitary Plan online submission.
Contact details

Full name of submitter: Mark Bourne

Organisation name: Watercare Services Limited

Agent's full name: lize Gotelli

Email address: ilze.gotelli@water.co.nz

Contact phone number: 021831470

Postal address:
Please copy lindsay.wilson@water.co.nz in communications about PC25

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North
My submission relates to

Rule or rules:
Water and wastewater servicing

Property address:

Map or maps:

Other provisions:

Do you support or oppose the provisions you have specified? | or we support the specific provisions identified
Do you wish to have the provisions you have identified above amended? Yes

The reason for my or our views are:
Refer to attached submission

| or we seek the following decision by council: Accept the plan modification with amendments

Details of amendments: Refer to submission
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Submission date: 5 July 2019

Supporting documents
20190705 Watercare Services Limited Submission on PC25 Warkworth North.pdf

Attend a hearing

Do you wish to be heard in support of your submission? Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission? Yes
Declaration

Could you gain an advantage in trade competition through this submission? No

Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
¢ Does not relate to trade competition or the effects of trade competition.

No

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.
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i. any local network water supply infrastructure to service the Plan Change
31.2 Area, in general accordance with Watercare's Warkworth Water Supply
Blueprint.
313 (c) The Applicant obtains approval from Watercare for the connection point to the
' local network to service Stage 1 of the Proposal.

4 Hearing

Watercare wiShes to be heard in support of its submission.

Mark Bourne g
Head of Servicing and Consents
\__
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32.1

From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Friday, 5 July 2019 3:46 PM

To: Unitary Plan

Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Terri Walkington
Attachments: PPC25 Submission _20190705153021.315.pdf

The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Terri Walkington
Organisation name:

Agent's full name:

Email address: twalkington@xtra.co.nz
Contact phone number: 021682590

Postal address:

62b Viv Davie-Martin Drive
Warkworth

Auckland 0984

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North
My submission relates to

Rule or rules:
PPC25

Property address: 62b Viv Davie-Martin Drive
Map or maps:

Other provisions:

Do you support or oppose the provisions you have specified? | or we oppose the specific provisions identified

Do you wish to have the provisions you have identified above amended? Yes

The reason for my or our views are:
See attached document please. Thank you.

| or we seek the following decision by council: Accept the plan modification with amendments

1
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Details of amendments: See attached.
Submission date: 5 July 2019

Supporting documents
PPC25 Submission _20190705153021.315.pdf

Attend a hearing

Do you wish to be heard in support of your submission? Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission? Yes
Declaration

Could you gain an advantage in trade competition through this submission? No

Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

Yes

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.
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We are owners of 62b Viv Davie-Martin Drive, Frank and Terri Walkington. Our submission was
prepared by Aaron Rodgers, after much discussion and consultation. The views in this submission are
shared by us, as the planned development has the same impact on all three properties at 62.

This submission has two parts; the first is to request an amendment to a small geographic area of
the Proposed Private Plan Change (PPC25) Residential — Mixed Housing Suburban Zone, the second
is to provide support for the proposed Business and Open Space zones.

RESIDENTIAL — MIXED HOUSING SUBURBAN ZONE

Background

PPC25 provides for the rezoning of the western area of Stubbs Farm and Civil Property into
Residential — Mixed Housing Suburban Zone. A small area of this zone in the extreme western corner
(shown on the attached documentation “Submission — Maps”) lies in a geographically “isolated”
valley separate from the rest of Stubbs Farm. This valley lies on a northwest — southeast axis with
the top of the valley to the southeast end, flowing down to the northwest. A ridge-line that runs
down from the top of the northern ridge, to the southwest encloses much of the valley in a natural
bowl shape. The valley is a few hundred meters in width at its widest and “points” directly to The
Dome and Dome Valley. This valley is geographically “isolated” from the rest of Warkworth
(including the rest of the Viv Davie-Martin Drive area and remaining area of Stubbs Farm and Civil
Property) due to its topography.

Prior to the Unitary Plan change, the southern side of this valley was zoned Countryside Living, the
northern side was zoned Rural. There are only three houses (62a, 62b and 62c Viv Davie-Martin
Drive) on the southern side of the valley, which are all part of the Falls Road Subdivision Body Corp
(annotated as the Viv Davie-Martin Drive Area in the Warkworth Structure Plan June 2019). The
northern side of the valley is farmland and is made up of Stubbs Farm and Civil Property. Under the
Unitary Plan change this whole valley area has been rezoned Future Urban.

Under the recent Warkworth Structure Plan it is proposed that the entire valley be future zoned as
Residential — Single House Zone; however “the structure plan adds an “Area for potential increase to
minimum site size” overlay to the Viv Davie-Martin Drive area. This could increase the minimum lot
size from the standard 600m2 to somewhere between 1,500m2 — 2,500m2 (exact size to be
determined at the plan change stage).”

This Viv Davie-Martin area “overlay” was introduced subsequent to the Warkworth Draft Structure

Plan after submissions were made by local residents. The Draft Structure Plan had proposed 600m2
Residential — Single House Zone for this area. The desire by many residents to keep this area lower

density was taken into account by the council.

The boundary of this “overlay” runs down the middle of the valley between Stubbs Farm/Civil
Property and the Viv Davie-Martin Drive Area residents (62a, 62b, 62c Viv Davie-Martin Drive) and
positioned during the adoption of the Structure Plan. The Minutes? of the Planning Committee held
on the 04 June 2019, reads the following: “The final structure plan has shown the zone boundaries in
a more general way than in the draft plan. This is because the structure plan zonings are high-level
and indicative only and are likely to be refined through a later (more detailed) plan change process.”
This boundary line takes no account of geographic or topographical considerations.

1 Warkworth Structure Plan June 2019, Ch 3.3.2.2 Pg 29
2 http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/PLA 20190604 AGN 6745 AT.PDF, ltem 9
Adoption of Warkworth Structure Plan, Pg 82, Ch.20
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32.1

Affected Properties

As PPC25 is the first stage of this valley to go through the plan change process, the outcome of this
proposal will determine and limit the options available to the existing owners of the southern side of
the valley (62a, 62b and 62c Viv Davie-Martin Drive). The outcome of PPC25 will directly affect the
lifestyle of the existing residents and decide property values.

Two of the existing properties (62b and 62c Viv Davie-Martin) were designed and built to enjoy un-
interrupted expansive rural views across the valley. Development of the northern side of the valley
creates visual concerns and privacy issues for these properties, and due to the nature of the slope of
the valley sides and positioning of existing houses there is little room for mitigating these effects (by
planting trees, building bunds etc). Due to the shape and size of this bowl shaped valley, the path
direction of the sound waves created by an urban setting will project directly across the valley onto
the existing houses and probably reverberate and echo within the bowl, with little chance of
attenuation or dispersion3.

Regardless of whether the Structure Plan recommendations (600m2 northern side, 1500-2500m?2
southern side) or PPC25 is implemented, all the residents living in this future developed valley will
share the same urban environment and all will be affected by the visual and noise affects of the
urbanisation regardless of different property sizes on either side. The larger property sizes on the
southern side will not have much higher value, given the attraction of living in a low density
environment will not exist. Indeed, enforcing a lower density zone on the southern side will be
pointless, and only serve to reduce the amount of housing available for Auckland growth.

It is for these reasons that this valley should be zoned the same, to provide a homogenous urban
environment where all residents share the same affects of urbanisation, noise and visual outlook.
And all properties within this area will enjoy the same property value effects of whatever the final
zoning shall be.

Option 1

The first and preferred option is for PPC25 to be amended to allow the proposed area within this
valley to be rezoned Residential — Single House Zone with a MINIMUM size of 1500m2. This would
result in approx 40* properties on the northern side of the hill versus 150 under the PPC25
Residential — Mixed Housing Suburban Zone proposal.

These properties, lying within a homogenous and naturally contained low density environment and
adjacent to the low density Viv Davie-Martin Drive area, would be worth a lot more than the 400m?2
properties and attract more investment from wealthier investors, possibly resulting in better quality
and perhaps bespoke housing. More importantly, this lower building density environment would
provide for increased planting areas which would result in better privacy, more sound absorption
and a nicer visual outlook.

3 No professional advice has been sought to confirm this statement, just an observation made based on having
lived in this valley. It is my opinion that the company seeking the PPC25 should have undertaken professional
acoustic testing to determine the effects of urban noise in this valley.

4 The following link provides a concept drawing depicting a layout of Stubbs Farm, in particular it shows about
60 dwellings placed on 600m2 lots in the valley. An extrapolation of this onto the proposed Residential —
Mixed Housing Suburban Zone of 400m2 would result in approx 100 dwellings. Further extrapolation to
include the portion of Civil Property in the valley results in approx 150 dwellings. Similarly, the same logic
applied to 1500m2 sections results in 40 dwellings.

https://chester.co.nz/portfolio/warkworthprivateplanchange/#68599/0
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32.1

32.1

This situation will allow for the easy future plan change of the southern side of the valley, keeping in
line with the intention of the “overlay” in the Structure Plan and allowing the entire valley to be a
single homogenous low density area.

Option 2

The second option recognises that Option 1 may not be practicable or indeed possible, but
essentially achieves the aim of Option 1. An amendment to PPC25 is requested that recognises the
unique localised environment of the valley and seeks to limit the amount of houses and properties
to a minimum. This may be achieved by creating more green spaces and small pockets of higher
density areas. The final objective is to limit the number of dwellings to around 40, provide for more
tree planting to somewhat mitigate the noise and visual effects of the development, and allow for a
homogenous urban environment when the southern side of the hill is eventually rezoned.

Option 3

It is recognised that the first two requests may not be approved, so the third option helps us achieve
the aim of homogenous urbanisation. Due to the reasons given previously, it is essential that the
final result for this valley be an urban area of equal zoning. Should PPC25 be approved, and the
northern side of this valley be rezoned Residential — Mixed Housing Suburban Zone then it will be my
intention to request the same zoning for the southern side of the valley during the council Plan
Change. This valley is geographically isolated from the remainder of the Viv Davie-Martin Drive area
and the undesirable effects of increased urban density (noise, visual effects, privacy) will not affect
the other Viv Davie-Martin Drive area residents and should not attract too much objection.
However, the increased vehicle traffic on Viv Davie-Martin Drive created by an increased population
will be an issue for some residents, and | too would be unhappy with this situation if | were affected
by it. This Option is for PPC25 to provide access to the road services that will be installed on the
northern side so that there is an alternative pathway out of the valley for the southern properties.
Likewise, the ability to access and connect to other services (wastewater, water supply, power,
communications etc) is requested so that the future plan change for the southern side of the valley
may be implemented without interrupting the lifestyle of the remainder, or attract objection of the
Viv Davie-Martin area.

Further Comment

On Monday 1 July 2019, Aaron Rodgers had an onsite meeting between Burnette O’Connor of B&A
Urban and Environmental, Jamie Peters of Turnstone Capital, and Terri Walkington, the owner of
62B Viv Davie-Martin Drive. This was a productive and amicable meeting, and Jamie commented
that — despite the outcome — he would work with us to help mitigate some effects and retain some
of the attraction of the area. A comment was made by Jamie that he believed Turnstone Capital had
conducted a transparent and inclusive process, and made further comment that we had left our
concerns quite late. Aaron explained to him that he had previously spoken to Burnette but had come
to conclusion that there was no reason to have an opinion until the council had finished the
Structure Plan process and we knew the outcome for our area. Jamie seemed content with this
explanation.

In addition, | would like to point out that the properties (62a, 62b and 62c) were not listed as
Affected Properties as part of the PPM25 process. | only just discovered this, and it will further
explain our lack of involvement and information to date. | would argue that we are among the most
affected by this plan change and cannot understand why we were not included.
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PROPOSED BUSINESS AND OPEN SPACE ZONE

Although | think the Council conducted a transparent and inclusive Structure Plan process (I had
many opportunities to make submissions), | think the proposed areas of the PPC25 along the eastern
and northern area of Stubbs Farm are a better use of land and infrastructure for Warkworth. In
32.2 particular, the proposed Business — Mixed Use Zones and Business — Local Centre Zone will provide
more work opportunities for local residents outside of the existing town centre, and allow a more
distributed and even spread of employment. The idea of containing the business areas to the
existing town centre is romantic, but not practicable. An area close to the motorway makes more
sense.

In addition, should these areas be approved, then it makes sense that the surrounding catchment be
a higher density. | support the PPC25 proposal for the rezoning of Residential — Mixed Housing
Urban Zone as indicated on the Proposed Zoning Map.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Friday, 5 July 2019 3:16 PM

To: Unitary Plan

Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Lily Anne Rodgers

Attachments: PPC25 Submission_20190705150552.766.pdf; Submission - Photos_20190705150612.703.pdf;

Submission - Maps_20190705150629.859.pdf

The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Lily Anne Rodgers
Organisation name:

Agent's full name:

Email address: aaronrodgers29@hotmail.com
Contact phone number:

Postal address:

62c Viv Davie-Martin Drive
Warkworth

Auckland 0984

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North

My submission relates to

Rule or rules:

Property address: 63 State Highway 1 & 220 Falls Rd, Warkworth, 0984
Map or maps:

Other provisions:
See attached documentation.

Do you support or oppose the provisions you have specified? | or we oppose the specific provisions identified
Do you wish to have the provisions you have identified above amended? Yes

The reason for my or our views are:
See attached documentation.
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33.1 | I or we seek the following decision by council: Accept the plan modification with amendments
Details of amendments: See attached documentation.
Submission date: 5 July 2019

Supporting documents

PPC25 Submission_20190705150552.766.pdf
Submission - Photos_20190705150612.703.pdf
Submission - Maps_20190705150629.859.pdf

Attend a hearing

Do you wish to be heard in support of your submission? No

Declaration

Could you gain an advantage in trade competition through this submission? No
Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

Yes

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.
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I am an owner of 62c Viv Davie-Martin Drive. My submission was prepared by Aaron Rodgers, after
consultation with me. The views in this submission are shared by me.

This submission has two parts; the first is to request an amendment to a small geographic area of
the Proposed Private Plan Change (PPC25) Residential — Mixed Housing Suburban Zone, the second
is to provide support for the proposed Business and Open Space zones.

RESIDENTIAL — MIXED HOUSING SUBURBAN ZONE

Background

PPC25 provides for the rezoning of the western area of Stubbs Farm and Civil Property into
Residential — Mixed Housing Suburban Zone. A small area of this zone in the extreme western corner
(shown on the attached documentation “Submission — Maps”) lies in a geographically “isolated”
valley separate from the rest of Stubbs Farm. This valley lies on a northwest — southeast axis with
the top of the valley to the southeast end, flowing down to the northwest. A ridge-line that runs
down from the top of the northern ridge, to the southwest encloses much of the valley in a natural
bowl shape. The valley is a few hundred meters in width at its widest and “points” directly to The
Dome and Dome Valley. This valley is geographically “isolated” from the rest of Warkworth
(including the rest of the Viv Davie-Martin Drive area and remaining area of Stubbs Farm and Civil
Property) due to its topography.

Prior to the Unitary Plan change, the southern side of this valley was zoned Countryside Living, the
northern side was zoned Rural. There are only three houses (62a, 62b and 62c Viv Davie-Martin
Drive) on the southern side of the valley, which are all part of the Falls Road Subdivision Body Corp
(annotated as the Viv Davie-Martin Drive Area in the Warkworth Structure Plan June 2019). The
northern side of the valley is farmland and is made up of Stubbs Farm and Civil Property. Under the
Unitary Plan change this whole valley area has been rezoned Future Urban.

Under the recent Warkworth Structure Plan it is proposed that the entire valley be future zoned as
Residential — Single House Zone; however “the structure plan adds an “Area for potential increase to
minimum site size” overlay to the Viv Davie-Martin Drive area. This could increase the minimum lot
size from the standard 600m2 to somewhere between 1,500m2 — 2,500m2 (exact size to be
determined at the plan change stage).”

This Viv Davie-Martin area “overlay” was introduced subsequent to the Warkworth Draft Structure

Plan after submissions were made by local residents. The Draft Structure Plan had proposed 600m?2
Residential — Single House Zone for this area. The desire by many residents to keep this area lower

density was taken into account by the council.

The boundary of this “overlay” runs down the middle of the valley between Stubbs Farm/Civil
Property and the Viv Davie-Martin Drive Area residents (62a, 62b, 62c Viv Davie-Martin Drive) and
positioned during the adoption of the Structure Plan. The Minutes® of the Planning Committee held
on the 04 June 2019, reads the following: “The final structure plan has shown the zone boundaries in
a more general way than in the draft plan. This is because the structure plan zonings are high-level
and indicative only and are likely to be refined through a later (more detailed) plan change process.”
This boundary line takes no account of geographic or topographical considerations.

Affected Properties

! Warkworth Structure Plan June 2019, Ch 3.3.2.2 Pg 29
? http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/PLA 20190604 AGN 6745 AT.PDF, Item 9
Adoption of Warkworth Structure Plan, Pg 82, Ch.20
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As PPC25 is the first stage of this valley to go through the plan change process, the outcome of this
proposal will determine and limit the options available to the existing owners of the southern side of
the valley (62a, 62b and 62c Viv Davie-Martin Drive). The outcome of PPC25 will directly affect the
lifestyle of the existing residents and decide property values.

Two of the existing properties (62b and 62c Viv Davie-Martin) were designed and built to enjoy un-
interrupted expansive rural views across the valley. Development of the northern side of the valley
creates visual concerns and privacy issues for these properties, and due to the nature of the slope of
the valley sides and positioning of existing houses there is little room for mitigating these effects (by
planting trees, building bunds etc). Due to the shape and size of this bowl shaped valley, the path
direction of the sound waves created by an urban setting will project directly across the valley onto
the existing houses and probably reverberate and echo within the bowl, with little chance of
attenuation or dispersion®.

Regardless of whether the Structure Plan recommendations (600m2 northern side, 1500-2500m2
southern side) or PPC25 is implemented, all the residents living in this future developed valley will
share the same urban environment and all will be affected by the visual and noise affects of the
urbanisation regardless of different property sizes on either side. The larger property sizes on the
southern side will not have much higher value, given the attraction of living in a low density
environment will not exist. Indeed, enforcing a lower density zone on the southern side will be
pointless, and only serve to reduce the amount of housing available for Auckland growth.

It is for these reasons that this valley should be zoned the same, to provide a homogenous urban
environment where all residents share the same affects of urbanisation, noise and visual outlook.
And all properties within this area will enjoy the same property value effects of whatever the final
zoning shall be.

Option 1

The first and preferred option is for PPC25 to be amended to allow the proposed area within this
valley to be rezoned Residential — Single House Zone with a MINIMUM size of 1500m2. This would
result in approx 40 properties on the northern side of the hill versus 150 under the PPC25
Residential — Mixed Housing Suburban Zone proposal.

33.1 These properties, lying within a homogenous and naturally contained low density environment and
adjacent to the low density Viv Davie-Martin Drive area, would be worth a lot more than the 400m2
properties and attract more investment from wealthier investors, possibly resulting in better quality
and perhaps bespoke housing. More importantly, this lower building density environment would
provide for increased planting areas which would result in better privacy, more sound absorption
and a nicer visual outlook.

*No professional advice has been sought to confirm this statement, just an observation made based on having
lived in this valley. It is my opinion that the company seeking the PPC25 should have undertaken professional
acoustic testing to determine the effects of urban noise in this valley.

* The following link provides a concept drawing depicting a layout of Stubbs Farm, in particular it shows about
60 dwellings placed on 600m2 lots in the valley. An extrapolation of this onto the proposed Residential —
Mixed Housing Suburban Zone of 400m2 would result in approx 100 dwellings. Further extrapolation to
include the portion of Civil Property in the valley results in approx 150 dwellings. Similarly, the same logic
applied to 1500m2 sections results in 40 dwellings.

https://chester.co.nz/portfolio/warkworthprivateplanchange/#68599/0
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This situation will allow for the easy future plan change of the southern side of the valley, keeping in
33.1 line with the intention of the “overlay” in the Structure Plan and allowing the entire valley to be a
' single homogenous low density area.

Option 2

The second option recognises that Option 1 may not be practicable or indeed possible, but
essentially achieves the aim of Option 1. An amendment to PPC25 is requested that recognises the
unique localised environment of the valley and seeks to limit the amount of houses and properties
33.1 to a minimum. This may be achieved by creating more green spaces and small pockets of higher
density areas. The final objective is to limit the number of dwellings to around 40, provide for more
tree planting to somewhat mitigate the noise and visual effects of the development, and allow for a
homogenous urban environment when the southern side of the hill is eventually rezoned.

Option 3

It is recognised that the first two requests may not be approved, so the third option helps us achieve
the aim of homogenous urbanisation. Due to the reasons given previously, it is essential that the
final result for this valley be an urban area of equal zoning. Should PPC25 be approved, and the
northern side of this valley be rezoned Residential — Mixed Housing Suburban Zone then it will be my
intention to request the same zoning for the southern side of the valley during the council Plan
Change. This valley is geographically isolated from the remainder of the Viv Davie-Martin Drive area
33.1 and the undesirable effects of increased urban density (noise, visual effects, privacy) will not affect
the other Viv Davie-Martin Drive area residents and should not attract too much objection.
However, the increased vehicle traffic on Viv Davie-Martin Drive created by an increased population
will be an issue for some residents, and | too would be unhappy with this situation if | were affected
by it. This Option is for PPC25 to provide access to the road services that will be installed on the
northern side so that there is an alternative pathway out of the valley for the southern properties.
Likewise, the ability to access and connect to other services (wastewater, water supply, power,
communications etc) is requested so that the future plan change for the southern side of the valley
may be implemented without interrupting the lifestyle of the remainder, or attract objection of the
Viv Davie-Martin area.

Further Comment

On Monday 1 July 2019, Aaron Rodgers had an onsite meeting between Burnette O’Connor of B&A
Urban and Environmental, Jamie Peters of Turnstone Capital, and the owner of 62B Viv Davie-Martin
Drive. This was a productive and amicable meeting, and Jamie commented that — despite the
outcome — he would work with us to help mitigate some effects and retain some of the attraction of
the area. A comment was made by Jamie that he believed Turnstone Capital had conducted a
transparent and inclusive process, and made further comment that we had left our concerns quite
late. Aaron explained to him that he had previously spoken to Burnette but had come to conclusion
that there was no reason to have an opinion until the council had finished the Structure Plan process
and we knew the outcome for our area. Jamie seemed content with this explanation.

In addition, | would like to point out that the properties (62a, 62b and 62c) were not listed as
Affected Properties as part of the PPM25 process. | only just discovered this, and it will further
explain our lack of involvement and information to date. | would argue that we are among the most
affected by this plan change and cannot understand why we were not included.
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PROPOSED BUSINESS AND OPEN SPACE ZONE

Although I think the Council conducted a transparent and inclusive Structure Plan process (I had
many opportunities to make submissions), | think the proposed areas of the PPC25 along the eastern
and northern area of Stubbs Farm are a better use of land and infrastructure for Warkworth. In
particular, the proposed Business — Mixed Use Zones and Business — Local Centre Zone will provide
33.2 more work opportunities for local residents outside of the existing town centre, and allow a more
distributed and even spread of employment. The idea of containing the business areas to the
existing town centre is romantic, but not practicable. An area close to the motorway makes more
sense.

In addition, should these areas be approved, then it makes sense that the surrounding catchment be
a higher density. | support the PPC25 proposal for the rezoning of Residential — Mixed Housing
Urban Zone as indicated on the Proposed Zoning Map.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Friday, 5 July 2019 3:16 PM

To: Unitary Plan

Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Macy Anne Rodgers

Attachments: PPC25 Submission_20190705150143.718.pdf; Submission - Photos_20190705150214.593.pdf;

Submission - Maps_20190705150218.640.pdf

The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Macy Anne Rodgers
Organisation name:

Agent's full name:

Email address: aaronrodgers29@hotmail.com
Contact phone number:

Postal address:

62c Viv Davie-Martin Drive
Warkworth

Auckland 0984

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North
My submission relates to

Rule or rules:

Property address:

Map or maps:

Other provisions:
See attached documentation.

Do you support or oppose the provisions you have specified? | or we oppose the specific provisions identified
Do you wish to have the provisions you have identified above amended? Yes

The reason for my or our views are:
See attached documentation.
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34.1 I | or we seek the following decision by council: Accept the plan modification with amendments
Details of amendments: See attached documentation.
Submission date: 5 July 2019

Supporting documents

PPC25 Submission_20190705150143.718.pdf
Submission - Photos_20190705150214.593.pdf
Submission - Maps_20190705150218.640.pdf

Attend a hearing

Do you wish to be heard in support of your submission? No

Declaration

Could you gain an advantage in trade competition through this submission? No
Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

Yes

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.
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I am an owner of 62c Viv Davie-Martin Drive. My submission was prepared by Aaron Rodgers, after
consultation with me. The views in this submission are shared by me.

This submission has two parts; the first is to request an amendment to a small geographic area of
the Proposed Private Plan Change (PPC25) Residential — Mixed Housing Suburban Zone, the second
is to provide support for the proposed Business and Open Space zones.

RESIDENTIAL — MIXED HOUSING SUBURBAN ZONE

Background

PPC25 provides for the rezoning of the western area of Stubbs Farm and Civil Property into
Residential — Mixed Housing Suburban Zone. A small area of this zone in the extreme western corner
(shown on the attached documentation “Submission — Maps”) lies in a geographically “isolated”
valley separate from the rest of Stubbs Farm. This valley lies on a northwest — southeast axis with
the top of the valley to the southeast end, flowing down to the northwest. A ridge-line that runs
down from the top of the northern ridge, to the southwest encloses much of the valley in a natural
bowl shape. The valley is a few hundred meters in width at its widest and “points” directly to The
Dome and Dome Valley. This valley is geographically “isolated” from the rest of Warkworth
(including the rest of the Viv Davie-Martin Drive area and remaining area of Stubbs Farm and Civil
Property) due to its topography.

Prior to the Unitary Plan change, the southern side of this valley was zoned Countryside Living, the
northern side was zoned Rural. There are only three houses (62a, 62b and 62c Viv Davie-Martin
Drive) on the southern side of the valley, which are all part of the Falls Road Subdivision Body Corp
(annotated as the Viv Davie-Martin Drive Area in the Warkworth Structure Plan June 2019). The
northern side of the valley is farmland and is made up of Stubbs Farm and Civil Property. Under the
Unitary Plan change this whole valley area has been rezoned Future Urban.

Under the recent Warkworth Structure Plan it is proposed that the entire valley be future zoned as
Residential — Single House Zone; however “the structure plan adds an “Area for potential increase to
minimum site size” overlay to the Viv Davie-Martin Drive area. This could increase the minimum lot
size from the standard 600m2 to somewhere between 1,500m2 — 2,500m2 (exact size to be
determined at the plan change stage).”

This Viv Davie-Martin area “overlay” was introduced subsequent to the Warkworth Draft Structure

Plan after submissions were made by local residents. The Draft Structure Plan had proposed 600m?2
Residential — Single House Zone for this area. The desire by many residents to keep this area lower

density was taken into account by the council.

The boundary of this “overlay” runs down the middle of the valley between Stubbs Farm/Civil
Property and the Viv Davie-Martin Drive Area residents (62a, 62b, 62c Viv Davie-Martin Drive) and
positioned during the adoption of the Structure Plan. The Minutes® of the Planning Committee held
on the 04 June 2019, reads the following: “The final structure plan has shown the zone boundaries in
a more general way than in the draft plan. This is because the structure plan zonings are high-level
and indicative only and are likely to be refined through a later (more detailed) plan change process.”
This boundary line takes no account of geographic or topographical considerations.

Affected Properties

! Warkworth Structure Plan June 2019, Ch 3.3.2.2 Pg 29
? http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/PLA 20190604 AGN 6745 AT.PDF, Item 9
Adoption of Warkworth Structure Plan, Pg 82, Ch.20
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As PPC25 is the first stage of this valley to go through the plan change process, the outcome of this
proposal will determine and limit the options available to the existing owners of the southern side of
the valley (62a, 62b and 62c Viv Davie-Martin Drive). The outcome of PPC25 will directly affect the
lifestyle of the existing residents and decide property values.

Two of the existing properties (62b and 62c Viv Davie-Martin) were designed and built to enjoy un-
interrupted expansive rural views across the valley. Development of the northern side of the valley
creates visual concerns and privacy issues for these properties, and due to the nature of the slope of
the valley sides and positioning of existing houses there is little room for mitigating these effects (by
planting trees, building bunds etc). Due to the shape and size of this bowl shaped valley, the path
direction of the sound waves created by an urban setting will project directly across the valley onto
the existing houses and probably reverberate and echo within the bowl, with little chance of
attenuation or dispersion®.

Regardless of whether the Structure Plan recommendations (600m2 northern side, 1500-2500m2
southern side) or PPC25 is implemented, all the residents living in this future developed valley will
share the same urban environment and all will be affected by the visual and noise affects of the
urbanisation regardless of different property sizes on either side. The larger property sizes on the
southern side will not have much higher value, given the attraction of living in a low density
environment will not exist. Indeed, enforcing a lower density zone on the southern side will be
pointless, and only serve to reduce the amount of housing available for Auckland growth.

It is for these reasons that this valley should be zoned the same, to provide a homogenous urban
environment where all residents share the same affects of urbanisation, noise and visual outlook.
And all properties within this area will enjoy the same property value effects of whatever the final
zoning shall be.

Option 1

The first and preferred option is for PPC25 to be amended to allow the proposed area within this
valley to be rezoned Residential — Single House Zone with a MINIMUM size of 1500m2. This would
result in approx 40 properties on the northern side of the hill versus 150 under the PPC25
Residential — Mixed Housing Suburban Zone proposal.

34.1 These properties, lying within a homogenous and naturally contained low density environment and
adjacent to the low density Viv Davie-Martin Drive area, would be worth a lot more than the 400m2
properties and attract more investment from wealthier investors, possibly resulting in better quality
and perhaps bespoke housing. More importantly, this lower building density environment would
provide for increased planting areas which would result in better privacy, more sound absorption
and a nicer visual outlook.

*No professional advice has been sought to confirm this statement, just an observation made based on having
lived in this valley. It is my opinion that the company seeking the PPC25 should have undertaken professional
acoustic testing to determine the effects of urban noise in this valley.

* The following link provides a concept drawing depicting a layout of Stubbs Farm, in particular it shows about
60 dwellings placed on 600m2 lots in the valley. An extrapolation of this onto the proposed Residential —
Mixed Housing Suburban Zone of 400m2 would result in approx 100 dwellings. Further extrapolation to
include the portion of Civil Property in the valley results in approx 150 dwellings. Similarly, the same logic
applied to 1500m2 sections results in 40 dwellings.

https://chester.co.nz/portfolio/warkworthprivateplanchange/#68599/0
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This situation will allow for the easy future plan change of the southern side of the valley, keeping in
34.1 line with the intention of the “overlay” in the Structure Plan and allowing the entire valley to be a
single homogenous low density area.

Option 2

The second option recognises that Option 1 may not be practicable or indeed possible, but
essentially achieves the aim of Option 1. An amendment to PPC25 is requested that recognises the
unique localised environment of the valley and seeks to limit the amount of houses and properties
34.1 to a minimum. This may be achieved by creating more green spaces and small pockets of higher
density areas. The final objective is to limit the number of dwellings to around 40, provide for more
tree planting to somewhat mitigate the noise and visual effects of the development, and allow for a
homogenous urban environment when the southern side of the hill is eventually rezoned.

Option 3

It is recognised that the first two requests may not be approved, so the third option helps us achieve
the aim of homogenous urbanisation. Due to the reasons given previously, it is essential that the
final result for this valley be an urban area of equal zoning. Should PPC25 be approved, and the
northern side of this valley be rezoned Residential — Mixed Housing Suburban Zone then it will be my
intention to request the same zoning for the southern side of the valley during the council Plan
Change. This valley is geographically isolated from the remainder of the Viv Davie-Martin Drive area
and the undesirable effects of increased urban density (noise, visual effects, privacy) will not affect
the other Viv Davie-Martin Drive area residents and should not attract too much objection.

34.1 However, the increased vehicle traffic on Viv Davie-Martin Drive created by an increased population
will be an issue for some residents, and | too would be unhappy with this situation if | were affected
by it. This Option is for PPC25 to provide access to the road services that will be installed on the
northern side so that there is an alternative pathway out of the valley for the southern properties.
Likewise, the ability to access and connect to other services (wastewater, water supply, power,
communications etc) is requested so that the future plan change for the southern side of the valley
may be implemented without interrupting the lifestyle of the remainder, or attract objection of the
Viv Davie-Martin area.

Further Comment

On Monday 1 July 2019, Aaron Rodgers had an onsite meeting between Burnette O’Connor of B&A
Urban and Environmental, Jamie Peters of Turnstone Capital, and the owner of 62B Viv Davie-Martin
Drive. This was a productive and amicable meeting, and Jamie commented that — despite the
outcome — he would work with us to help mitigate some effects and retain some of the attraction of
the area. A comment was made by Jamie that he believed Turnstone Capital had conducted a
transparent and inclusive process, and made further comment that we had left our concerns quite
late. Aaron explained to him that he had previously spoken to Burnette but had come to conclusion
that there was no reason to have an opinion until the council had finished the Structure Plan process
and we knew the outcome for our area. Jamie seemed content with this explanation.

In addition, | would like to point out that the properties (62a, 62b and 62c) were not listed as
Affected Properties as part of the PPM25 process. | only just discovered this, and it will further
explain our lack of involvement and information to date. | would argue that we are among the most
affected by this plan change and cannot understand why we were not included.
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PROPOSED BUSINESS AND OPEN SPACE ZONE

Although I think the Council conducted a transparent and inclusive Structure Plan process (I had
many opportunities to make submissions), | think the proposed areas of the PPC25 along the eastern
and northern area of Stubbs Farm are a better use of land and infrastructure for Warkworth. In
34.2 particular, the proposed Business — Mixed Use Zones and Business — Local Centre Zone will provide
more work opportunities for local residents outside of the existing town centre, and allow a more
distributed and even spread of employment. The idea of containing the business areas to the
existing town centre is romantic, but not practicable. An area close to the motorway makes more
sense.

In addition, should these areas be approved, then it makes sense that the surrounding catchment be
a higher density. | support the PPC25 proposal for the rezoning of Residential — Mixed Housing
Urban Zone as indicated on the Proposed Zoning Map.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Friday, 5 July 2019 3:02 PM

To: Unitary Plan

Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Ngahine Waimea Ira Rodgers

Attachments: PPC25 Submission.pdf; Submission - Maps_20190705145750.186.pdf; Submission - Photos_
20190705145807.140.pdf

The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Ngahine Waimea Ira Rodgers
Organisation name:

Agent's full name:

Email address: ngahine1@hotmail.com

Contact phone number:

Postal address:

62c Viv Davie-Martin Drive
Warkworth

Auckland 0984

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North

My submission relates to

Rule or rules:

Property address: 63 State Highway 1 & 220 Falls Rd, Warkworth, 0984
Map or maps:

Other provisions:
See attached documentation.

Do you support or oppose the provisions you have specified? | or we oppose the specific provisions identified
Do you wish to have the provisions you have identified above amended? Yes

The reason for my or our views are:
See attached documentation.
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35.1 | | or we seek the following decision by council: Accept the plan modification with amendments
Details of amendments: See attached documentation.
Submission date: 5 July 2019

Supporting documents

PPC25 Submission.pdf

Submission - Maps_20190705145750.186.pdf
Submission - Photos_20190705145807.140.pdf

Attend a hearing

Do you wish to be heard in support of your submission? No

Declaration

Could you gain an advantage in trade competition through this submission? No
Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

Yes

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.
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I am an owner of 62c Viv Davie-Martin Drive. My submission was prepared by Aaron Rodgers, after
consultation with me. The views in this submission are shared by me.

This submission has two parts; the first is to request an amendment to a small geographic area of
the Proposed Private Plan Change (PPC25) Residential — Mixed Housing Suburban Zone, the second
is to provide support for the proposed Business and Open Space zones.

RESIDENTIAL — MIXED HOUSING SUBURBAN ZONE

Background

PPC25 provides for the rezoning of the western area of Stubbs Farm and Civil Property into
Residential — Mixed Housing Suburban Zone. A small area of this zone in the extreme western corner
(shown on the attached documentation “Submission — Maps”) lies in a geographically “isolated”
valley separate from the rest of Stubbs Farm. This valley lies on a northwest — southeast axis with
the top of the valley to the southeast end, flowing down to the northwest. A ridge-line that runs
down from the top of the northern ridge, to the southwest encloses much of the valley in a natural
bowl shape. The valley is a few hundred meters in width at its widest and “points” directly to The
Dome and Dome Valley. This valley is geographically “isolated” from the rest of Warkworth
(including the rest of the Viv Davie-Martin Drive area and remaining area of Stubbs Farm and Civil
Property) due to its topography.

Prior to the Unitary Plan change, the southern side of this valley was zoned Countryside Living, the
northern side was zoned Rural. There are only three houses (62a, 62b and 62c Viv Davie-Martin
Drive) on the southern side of the valley, which are all part of the Falls Road Subdivision Body Corp
(annotated as the Viv Davie-Martin Drive Area in the Warkworth Structure Plan June 2019). The
northern side of the valley is farmland and is made up of Stubbs Farm and Civil Property. Under the
Unitary Plan change this whole valley area has been rezoned Future Urban.

Under the recent Warkworth Structure Plan it is proposed that the entire valley be future zoned as
Residential — Single House Zone; however “the structure plan adds an “Area for potential increase to
minimum site size” overlay to the Viv Davie-Martin Drive area. This could increase the minimum lot
size from the standard 600m2 to somewhere between 1,500m2 — 2,500m2 (exact size to be
determined at the plan change stage).”

This Viv Davie-Martin area “overlay” was introduced subsequent to the Warkworth Draft Structure

Plan after submissions were made by local residents. The Draft Structure Plan had proposed 600m?2
Residential — Single House Zone for this area. The desire by many residents to keep this area lower

density was taken into account by the council.

The boundary of this “overlay” runs down the middle of the valley between Stubbs Farm/Civil
Property and the Viv Davie-Martin Drive Area residents (62a, 62b, 62c Viv Davie-Martin Drive) and
positioned during the adoption of the Structure Plan. The Minutes® of the Planning Committee held
on the 04 June 2019, reads the following: “The final structure plan has shown the zone boundaries in
a more general way than in the draft plan. This is because the structure plan zonings are high-level
and indicative only and are likely to be refined through a later (more detailed) plan change process.”
This boundary line takes no account of geographic or topographical considerations.

Affected Properties

! Warkworth Structure Plan June 2019, Ch 3.3.2.2 Pg 29
? http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/PLA 20190604 AGN 6745 AT.PDF, Item 9
Adoption of Warkworth Structure Plan, Pg 82, Ch.20
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As PPC25 is the first stage of this valley to go through the plan change process, the outcome of this
proposal will determine and limit the options available to the existing owners of the southern side of
the valley (62a, 62b and 62c Viv Davie-Martin Drive). The outcome of PPC25 will directly affect the
lifestyle of the existing residents and decide property values.

Two of the existing properties (62b and 62c Viv Davie-Martin) were designed and built to enjoy un-
interrupted expansive rural views across the valley. Development of the northern side of the valley
creates visual concerns and privacy issues for these properties, and due to the nature of the slope of
the valley sides and positioning of existing houses there is little room for mitigating these effects (by
planting trees, building bunds etc). Due to the shape and size of this bowl shaped valley, the path
direction of the sound waves created by an urban setting will project directly across the valley onto
the existing houses and probably reverberate and echo within the bowl, with little chance of
attenuation or dispersion®.

Regardless of whether the Structure Plan recommendations (600m2 northern side, 1500-2500m2
southern side) or PPC25 is implemented, all the residents living in this future developed valley will
share the same urban environment and all will be affected by the visual and noise affects of the
urbanisation regardless of different property sizes on either side. The larger property sizes on the
southern side will not have much higher value, given the attraction of living in a low density
environment will not exist. Indeed, enforcing a lower density zone on the southern side will be
pointless, and only serve to reduce the amount of housing available for Auckland growth.

It is for these reasons that this valley should be zoned the same, to provide a homogenous urban
environment where all residents share the same affects of urbanisation, noise and visual outlook.
And all properties within this area will enjoy the same property value effects of whatever the final
zoning shall be.

Option 1

The first and preferred option is for PPC25 to be amended to allow the proposed area within this
valley to be rezoned Residential — Single House Zone with a MINIMUM size of 1500m2. This would
result in approx 40 properties on the northern side of the hill versus 150 under the PPC25
Residential — Mixed Housing Suburban Zone proposal.

35.1 These properties, lying within a homogenous and naturally contained low density environment and
adjacent to the low density Viv Davie-Martin Drive area, would be worth a lot more than the 400m2
properties and attract more investment from wealthier investors, possibly resulting in better quality
and perhaps bespoke housing. More importantly, this lower building density environment would
provide for increased planting areas which would result in better privacy, more sound absorption
and a nicer visual outlook.

*No professional advice has been sought to confirm this statement, just an observation made based on having
lived in this valley. It is my opinion that the company seeking the PPC25 should have undertaken professional
acoustic testing to determine the effects of urban noise in this valley.

* The following link provides a concept drawing depicting a layout of Stubbs Farm, in particular it shows about
60 dwellings placed on 600m2 lots in the valley. An extrapolation of this onto the proposed Residential —
Mixed Housing Suburban Zone of 400m2 would result in approx 100 dwellings. Further extrapolation to
include the portion of Civil Property in the valley results in approx 150 dwellings. Similarly, the same logic
applied to 1500m2 sections results in 40 dwellings.

https://chester.co.nz/portfolio/warkworthprivateplanchange/#68599/0
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This situation will allow for the easy future plan change of the southern side of the valley, keeping in
35.1 line with the intention of the “overlay” in the Structure Plan and allowing the entire valley to be a
single homogenous low density area.

Option 2

The second option recognises that Option 1 may not be practicable or indeed possible, but
essentially achieves the aim of Option 1. An amendment to PPC25 is requested that recognises the
unique localised environment of the valley and seeks to limit the amount of houses and properties
35.1 to a minimum. This may be achieved by creating more green spaces and small pockets of higher
density areas. The final objective is to limit the number of dwellings to around 40, provide for more
tree planting to somewhat mitigate the noise and visual effects of the development, and allow for a
homogenous urban environment when the southern side of the hill is eventually rezoned.

Option 3

It is recognised that the first two requests may not be approved, so the third option helps us achieve
the aim of homogenous urbanisation. Due to the reasons given previously, it is essential that the
final result for this valley be an urban area of equal zoning. Should PPC25 be approved, and the
northern side of this valley be rezoned Residential — Mixed Housing Suburban Zone then it will be my
intention to request the same zoning for the southern side of the valley during the council Plan
Change. This valley is geographically isolated from the remainder of the Viv Davie-Martin Drive area
and the undesirable effects of increased urban density (noise, visual effects, privacy) will not affect
35.1 the other Viv Davie-Martin Drive area residents and should not attract too much objection.
However, the increased vehicle traffic on Viv Davie-Martin Drive created by an increased population
will be an issue for some residents, and | too would be unhappy with this situation if | were affected
by it. This Option is for PPC25 to provide access to the road services that will be installed on the
northern side so that there is an alternative pathway out of the valley for the southern properties.
Likewise, the ability to access and connect to other services (wastewater, water supply, power,
communications etc) is requested so that the future plan change for the southern side of the valley
may be implemented without interrupting the lifestyle of the remainder, or attract objection of the
Viv Davie-Martin area.

Further Comment

On Monday 1 July 2019, Aaron Rodgers had an onsite meeting between Burnette O’Connor of B&A
Urban and Environmental, Jamie Peters of Turnstone Capital, and the owner of 62B Viv Davie-Martin
Drive. This was a productive and amicable meeting, and Jamie commented that — despite the
outcome — he would work with us to help mitigate some effects and retain some of the attraction of
the area. A comment was made by Jamie that he believed Turnstone Capital had conducted a
transparent and inclusive process, and made further comment that we had left our concerns quite
late. Aaron explained to him that he had previously spoken to Burnette but had come to conclusion
that there was no reason to have an opinion until the council had finished the Structure Plan process
and we knew the outcome for our area. Jamie seemed content with this explanation.

In addition, | would like to point out that the properties (62a, 62b and 62c) were not listed as
Affected Properties as part of the PPM25 process. | only just discovered this, and it will further
explain our lack of involvement and information to date. | would argue that we are among the most
affected by this plan change and cannot understand why we were not included.
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PROPOSED BUSINESS AND OPEN SPACE ZONE

Although I think the Council conducted a transparent and inclusive Structure Plan process (I had
many opportunities to make submissions), | think the proposed areas of the PPC25 along the eastern
and northern area of Stubbs Farm are a better use of land and infrastructure for Warkworth. In
particular, the proposed Business — Mixed Use Zones and Business — Local Centre Zone will provide
35.2 more work opportunities for local residents outside of the existing town centre, and allow a more
distributed and even spread of employment. The idea of containing the business areas to the
existing town centre is romantic, but not practicable. An area close to the motorway makes more
sense.

In addition, should these areas be approved, then it makes sense that the surrounding catchment be
a higher density. | support the PPC25 proposal for the rezoning of Residential — Mixed Housing
Urban Zone as indicated on the Proposed Zoning Map.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz

Sent: Friday, 5 July 2019 3:01 PM

To: Unitary Plan

Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Steven Liang

Attachments: PPC25 Submission .pdf; Submission - Maps_20190705144218.197.pdf; Submission - Photos_
20190705144224.104.pdf

The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Steven Liang
Organisation name:

Agent's full name:

Email address: Inj.steven@gmail.com
Contact phone number: 0212708090

Postal address:
77 Beach Road
Castor Bay

Auckland 0620

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North

My submission relates to

Rule or rules:

Property address: 63 Highway 1 & 220 Falls Road, Workwarth 0984
Map or maps:

Other provisions:
See attachment documentation

Do you support or oppose the provisions you have specified? | or we oppose the specific provisions identified
Do you wish to have the provisions you have identified above amended? Yes

The reason for my or our views are:
See attachment documentation
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36.1 I | or we seek the following decision by council: Accept the plan modification with amendments
Details of amendments: See attach doucmentation
Submission date: 5 July 2019

Supporting documents

PPC25 Submission .pdf

Submission - Maps_20190705144218.197.pdf
Submission - Photos_20190705144224.104.pdf

Attend a hearing

Do you wish to be heard in support of your submission? Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission? Yes
Declaration

Could you gain an advantage in trade competition through this submission? No

Are you directly affected by an effect of the subject matter of this submission that:

e Adversely affects the environment; and
e Does not relate to trade competition or the effects of trade competition.

Yes

| accept by taking part in this public submission process that my submission (including personal details, names and
addresses) will be made public.
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| am the owner of 62a Viv Davie-Martin Drive. My submission was prepared by Aaron Rodgers, the
owner of 62¢ Viv Davie Martin Drive after consultation with me. The views in this submission are
shared by me.

This submission has two parts; the first is to request an amendment to a small geographic area of
the Proposed Private Plan Change (PPC25) Residential — Mixed Housing Suburban Zone, the second
is to provide support for the proposed Business and Open Space zones.

RESIDENTIAL — MIXED HOUSING SUBURBAN ZONE

Background

PPC25 provides for the rezoning of the western area of Stubbs Farm and Civil Property into
Residential — Mixed Housing Suburban Zone. A small area of this zone in the extreme western corner
(shown on the attached documentation “Submission — Maps”) lies in a geographically “isolated”
valley separate from the rest of Stubbs Farm. This valley lies on a northwest — southeast axis with
the top of the valley to the southeast end, flowing down to the northwest. A ridge-line that runs
down from the top of the northern ridge, to the southwest encloses much of the valley in a natural
bowl shape. The valley is a few hundred meters in width at its widest and “points” directly to The
Dome and Dome Valley. This valley is geographically “isolated” from the rest of Warkworth
(including the rest of the Viv Davie-Martin Drive area and remaining area of Stubbs Farm and Civil
Property) due to its topography.

Prior to the Unitary Plan change, the southern side of this valley was zoned Countryside Living, the
northern side was zoned Rural. There are only three houses (62a, 62b and 62c Viv Davie-Martin
Drive) on the southern side of the valley, which are all part of the Falls Road Subdivision Body Corp
(annotated as the Viv Davie-Martin Drive Area in the Warkworth Structure Plan June 2019). The
northern side of the valley is farmland and is made up of Stubbs Farm and Civil Property. Under the
Unitary Plan change this whole valley area has been rezoned Future Urban.

Under the recent Warkworth Structure Plan it is proposed that the entire valley be future zoned as
Residential — Single House Zone; however “the structure plan adds an “Area for potential increase to
minimum site size” overlay to the Viv Davie-Martin Drive area. This could increase the minimum lot
size from the standard 600m2 to somewhere between 1,500m2 — 2,500m2 (exact size to be
determined at the plan change stage).”

This Viv Davie-Martin area “overlay” was introduced subsequent to the Warkworth Draft Structure

Plan after submissions were made by local residents. The Draft Structure Plan had proposed 600m?2
Residential — Single House Zone for this area. The desire by many residents to keep this area lower

density was taken into account by the council.

The boundary of this “overlay” runs down the middle of the valley between Stubbs Farm/Civil
Property and the Viv Davie-Martin Drive Area residents (62a, 62b, 62c Viv Davie-Martin Drive) and
positioned during the adoption of the Structure Plan. The Minutes” of the Planning Committee held
on the 04 June 2019, reads the following: “The final structure plan has shown the zone boundaries in
a more general way than in the draft plan. This is because the structure plan zonings are high-level
and indicative only and are likely to be refined through a later (more detailed) plan change process.”
This boundary line takes no account of geographic or topographical considerations.

! Warkworth Structure Plan June 2019, Ch 3.3.2.2 Pg 29
? http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/PLA 20190604 AGN 6745 AT.PDF, Item 9
Adoption of Warkworth Structure Plan, Pg 82, Ch.20
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Affected Properties

As PPC25 is the first stage of this valley to go through the plan change process, the outcome of this
proposal will determine and limit the options available to the existing owners of the southern side of
the valley (62a, 62b and 62c Viv Davie-Martin Drive). The outcome of PPC25 will directly affect the
lifestyle of the existing residents and decide property values.

Two of the existing properties (62b and 62c Viv Davie-Martin) were designed and built to enjoy un-
interrupted expansive rural views across the valley. Development of the northern side of the valley
creates visual concerns and privacy issues for these properties, and due to the nature of the slope of
the valley sides and positioning of existing houses there is little room for mitigating these effects (by
planting trees, building bunds etc). Due to the shape and size of this bowl shaped valley, the path
direction of the sound waves created by an urban setting will project directly across the valley onto
the existing houses and probably reverberate and echo within the bowl, with little chance of
attenuation or dispersion®.

Regardless of whether the Structure Plan recommendations (600m2 northern side, 1500-2500m2
southern side) or PPC25 is implemented, all the residents living in this future developed valley will
share the same urban environment and all will be affected by the visual and noise affects of the
urbanisation regardless of different property sizes on either side. The larger property sizes on the
southern side will not have much higher value, given the attraction of living in a low density
environment will not exist. Indeed, enforcing a lower density zone on the southern side will be
pointless, and only serve to reduce the amount of housing available for Auckland growth.

It is for these reasons that this valley should be zoned the same, to provide a homogenous urban
environment where all residents share the same affects of urbanisation, noise and visual outlook.
And all properties within this area will enjoy the same property value effects of whatever the final
zoning shall be.

Option 1

The first and preferred option is for PPC25 to be amended to allow the proposed area within this
valley to be rezoned Residential — Single House Zone with a MINIMUM size of 1500m2. This would
result in approx 40" properties on the northern side of the hill versus 150 under the PPC25
Residential — Mixed Housing Suburban Zone proposal.

36.1 These properties, lying within a homogenous and naturally contained low density environment and
adjacent to the low density Viv Davie-Martin Drive area, would be worth a lot more than the 400m2
properties and attract more investment from wealthier investors, possibly resulting in better quality
and perhaps bespoke housing. More importantly, this lower building density environment would
provide for increased planting areas which would result in better privacy, more sound absorption
and a nicer visual outlook.

*No professional advice has been sought to confirm this statement, just an observation made based on having
lived in this valley. It is my opinion that the company seeking the PPC25 should have undertaken professional
acoustic testing to determine the effects of urban noise in this valley.

* The following link provides a concept drawing depicting a layout of Stubbs Farm, in particular it shows about
60 dwellings placed on 600m2 lots in the valley. An extrapolation of this onto the proposed Residential —
Mixed Housing Suburban Zone of 400m2 would result in approx 100 dwellings. Further extrapolation to
include the portion of Civil Property in the valley results in approx 150 dwellings. Similarly, the same logic
applied to 1500m2 sections results in 40 dwellings.

https://chester.co.nz/portfolio/warkworthprivateplanchange/#68599/0
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This situation will allow for the easy future plan change of the southern side of the valley, keeping in
36.1 line with the intention of the “overlay” in the Structure Plan and allowing the entire valley to be a
single homogenous low density area.

Option 2

The second option recognises that Option 1 may not be practicable or indeed possible, but
essentially achieves the aim of Option 1. An amendment to PPC25 is requested that recognises the
unique localised environment of the valley and seeks to limit the amount of houses and properties
36.1 to a minimum. This may be achieved by creating more green spaces and small pockets of higher
density areas. The final objective is to limit the number of dwellings to around 40, provide for more
tree planting to somewhat mitigate the noise and visual effects of the development, and allow for a
homogenous urban environment when the southern side of the hill is eventually rezoned.

Option 3

It is recognised that the first two requests may not be approved, so the third option helps us achieve
the aim of homogenous urbanisation. Due to the reasons given previously, it is essential that the
final result for this valley be an urban area of equal zoning. Should PPC25 be approved, and the
northern side of this valley be rezoned Residential — Mixed Housing Suburban Zone then it will be my
intention to request the same zoning for the southern side of the valley during the council Plan
Change. This valley is geographically isolated from the remainder of the Viv Davie-Martin Drive area
36.1 and the undesirable effects of increased urban density (noise, visual effects, privacy) will not affect
the other Viv Davie-Martin Drive area residents and should not attract too much objection.
However, the increased vehicle traffic on Viv Davie-Martin Drive created by an increased population
will be an issue for some residents, and | too would be unhappy with this situation if | were affected
by it. This Option is for PPC25 to provide access to the road services that will be installed on the
northern side so that there is an alternative pathway out of the valley for the southern properties.
Likewise, the ability to access and connect to other services (wastewater, water supply, power,
communications etc) is requested so that the future plan change for the southern side of the valley
may be implemented without interrupting the lifestyle of the remainder, or attract objection of the
Viv Davie-Martin area.

Further Comment

On Monday 1 July 2019, Aaron Rodgers had an onsite meeting between Burnette O’Connor of B&A
Urban and Environmental, Jamie Peters of Turnstone Capital, and the owner of 62B Viv Davie-Martin
Drive. This was a productive and amicable meeting, and Jamie commented that — despite the
outcome — he would work with us to help mitigate some effects and retain some of the attraction of
the area. A comment was made by Jamie that he believed Turnstone Capital had conducted a
transparent and inclusive process, and made further comment that we had left our concerns quite
late. Aaron explained to him that he had previously spoken to Burnette but had come to conclusion
that there was no reason to have an opinion until the council had finished the Structure Plan process
and we knew the outcome for our area. Jamie seemed content with this explanation.

In addition, | would like to point out that the properties (62a, 62b and 62c) were not listed as
Affected Properties as part of the PPM25 process. | only just discovered this, and it will further
explain our lack of involvement and information to date. | would argue that we are among the most
affected by this plan change and cannot understand why we were not included.
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PROPOSED BUSINESS AND OPEN SPACE ZONE

Although | think the Council conducted a transparent and inclusive Structure Plan process (I had
many opportunities to make submissions), | think the proposed areas of the PPC25 along the eastern
and northern area of Stubbs Farm are a better use of land and infrastructure for Warkworth. In
particular, the proposed Business — Mixed Use Zones and Business — Local Centre Zone will provide
36.2 more work opportunities for local residents outside of the existing town centre, and allow a more
distributed and even spread of employment. The idea of containing the business areas to the
existing town centre is romantic, but not practicable. An area close to the motorway makes more
sense.

In addition, should these areas be approved, then it makes sense that the surrounding catchment be
a higher density. | support the PPC25 proposal for the rezoning of Residential — Mixed Housing
Urban Zone as indicated on the Proposed Zoning Map.
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i ncorporated

8 August 2019
Auckland Council
Auckland Unitary Plan

Attention: Planning Technician
unitaryplan@aucklandcouncil.govt.nz

Late submission of Mahurangi Action Incorporated to the
Proposed Private Plan Change 25 Warkworth North, Warkworth

As of 6 August, Mahurangi Action has been apprised by Auckland Council that because
developers have begun lodging applications for proposed private plan changes to
property within the Warkworth Structure Plan area, it has made the decision to respond
to those applications rather than adhere to its previously stated intention to initiate the
plan changes itself. Accordingly, Mahurangi Action now considers that it must submit on
every Warkworth proposed private plan change, including Proposed Private Plan Change
25 Warkworth North.

Given the level of community engagement and investment in the development of the
structure plan, Mahurangi Action is deeply concerned that a developer-led private plan
change process risks undermining the integrity of the structure plan.

Mahurangi Action Incorporated has very actively participated in the Warkworth structure-
plan process, including providing extensive technical-paper feedback by the 20 April 2018
deadline, feedback on the future transport network by the 7 September deadline, and a
submission on structure plan itself, by the 25 March 2019 deadline.

Mahurangi Action also initiated the Warkworth Town Hall Talk series that has run for the
last three years, primarily to stimulate greater community engagement with the
structure-plan process. Mahurangi Action—and the community generally—was told
consistently, including at several of these town-hall talks, that the structure-plan process
would be followed by council-initiated plan changes that would progressively live-zone
the land in the structure plan area currently zoned future urban.

The wider community advocated for the development of the Warkworth structure plan in
response to the ad-hoc and piecemeal development that was occurring in Warkworth as
a result of developer-initiated private plan changes. It is difficult to see how the outcome
of these current plan change applications will result in anything other than that which
has materialised in the recent past—disconnected developments with little regard to
their immediate and wider context. This risks setting a dangerous precedent for future
development proposals, compromising, and ultimately calling into question the value of
the structure plan and structure planning process.

Mahurangi Action therefore wishes to help ensure that private plan change applications
do not fundamentally alter the direction of the structure plan, without robust evidence
demonstrating that the proposed zoning provides an overall better outcome at local and
regional levels than that defined by the structure plan.

37.1

This submission has been approved by the committee of Mahurangi Action and
Mahurangi Action wishes to be heard in support of it.

(eye)

Cimino Cole, secretary
Mahurangi Action Incorporated
590 Mahurangi West Road

RD 3 Warkworth 0983

secretary@mahurangi.org.nz
+64 27 462 4872 455
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Further Submissions on Proposed Plan Change 25 (Private): Warkworth North

to the Auckland Unitary Plan — Operative in Part

Clause 8 of Schedule 1 to the Resource Management Act 1991

To:  unitaryplan@aucklandcouncil.govt.nz

Auckland Council
Private Bag 92300
AUCKLAND 1142

Name of submitter: Warkworth Properties (2010) Limited (“WPL”)

1. WPL has lodged submission 15 ("the WPL Submission”) on Plan Change 25 (“the
Plan Change”) to the Auckland Unitary Plan (Operative in Part) and has an interest

in the Plan Change that is greater than the interest of the public generally.

2. WPL variously supports or opposes the original submissions to the Plan Change

listed in the attached Schedule (“the Primary Submissions”) as specified in the
Schedule.

3. The reasons for this further submission are;

(@)

(b)

To the extent Primary Submissions are supported:

(i) They promote the sustainable management of natural and physical
resources and are otherwise consistent with the purpose and

principles of the Resource Management Act 1921 ("RMA”).

(i) The relief sought in the Primary Submissions is appropriate in terms of
section 32 of the RMA.

To the extent Primary Submissions are opposed:

(i) They do not promote the sustainable management of natural and
physical resources and are otherwise contrary to the purpose and

principles of the RMA.

(i) The relief sought in the Primary Submissions is not the most

appropriate in terms of section 32 of the RMA.

DAA-010469-103-30-V1
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Transport =—

An Auckland Council Organisation

20 Viaduct Harbour Avenue, Auckland 1010
Private Bag 92250, Auckland 1142, New Zealand
Phone 09 355 3553 Website www.AT.govt.nz

12 September 2019

Plans and Places
Auckland Council
Private Bag 92300
Auckland 1142
Attn: John Duguid

Email: unitaryplan@aucklandcouncil.govt.nz

Re: Further Submission for Proposed Private Plan Change 25 - Warkworth North

Please find attached Auckland Transport's further submission to the submissions lodged on
Proposed Private Plan Change 25 from Turnstone Capital Limited.

If you have any queries in relation to this further submission, please contact Katherine
Dorofaeff, Principal Transport Planner, on 09 447 4547.

Yours sincerely

f N A A
ANV~

Tracey Berkahn
Acting Executive General Manager: Planning and Investment



Further submission by Auckland Transport on Private Plan Change 25 -
Warkworth North

To:

Auckland Council
Private Bag 92300
Auckland 1142

Further submission  Submissions to Proposed Private Plan Change 25 from

on:

From:

1.1

1.2

1.3

2.1

2.2

Turnstone Capital Limited for land at Warkworth North

Auckland Transport
Private Bag 92250
Auckland 1142

Introduction

Auckland Transport represents a relevant aspect of the public interest and also has
an interest in the proposal that is greater than the interest that the general public has.
Auckland Transport’s grounds for specifying this are that it is a Council-Controlled
Organisation of Auckland Council ('the Council') and Road Controlling Authority for
the Auckland region.

Auckland Transport’s legisiated purpose to contribute to an “effective, efficient and
safe Auckland land transport system in the public interest.”

Auckland Transport is also part of the Supporting Growth Alliance (Te Tupu Ngatahi)
('SGA') which is a collaboration between Auckland Transport and the New Zealand

Transport Agency to plan and route protect the preferred transport network in future
growth areas, such as Warkworth.

Scope of further submission

The specific parts of the submissions supported or opposed, and the reasons for that
support or opposition, are set out in Attachment 1.

The decisions which Auckland Transport seeks from the Council in terms of allowing
or disallowing submissions are also set out in Attachment 1.

Appearance at the hearing

Auckland Transport wishes to be heard in support of this further submission.

882



3.2 If others make a similar submission, Auckland Transport will consider presenting a

joint case with them at the hearing.

Signed for and on behalf of Auckland Transport

Tracey Berkahn
Executive General Manager, Planning and Investment

12 September 2019

Address for service of further submitter:

Katherine Dorofaeff, Principal Planner
Auckland Transport

20 Viaduct Harbour Avenue

Auckland Central

Auckland 1010

Email: Katherine.Dorofaeff@at.govt.nz
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AUCKLAND UNITARY PLAN
OPERATIVE IN PART

PRIVATE PLAN CHANGE 25:

Warkworth North

Further Submission by

Turnstone Capital Limited




Sub # |Sub Point|Submitter Name Summary Further Submission
1 1.1 Joan and lan Civil Rezone the area immediately adjacent to the boundary with 141 Curran Rd as open [Oppose.
space.
2 2.1 Chad Ranum and Carly Rezone the land immediately opposite 12 Viv Davie Martin Drive identified as Single [Support.
Ranum House zone to Mixed Housing Suburban zone.
2 2.2 Chad Ranum and Carly Amend Precinct Plan 1 to show a 6m width strip of indicative open space along the [Oppose.
Ranum western boundary to the Viv Davie-Martin Drive area.
Note: As a result of consultation between representatives of the Applicant and
neighbouring landowners in Viv Davie-Martin Drive, a planting strip is now
proposed for approximately 350m of the south western boundary of the Stubbs
Farm Estate property. That extent is illustrated on the draft indicative masterplan
prepared by Pacific Environments, which is attached.
Mike Farrow of Littoralis Landscape Architecture has advised that a 1.5m wide
planting strip will provide adequate scope to create an effective vegetative screen
between future homes within the plan change area and adjoining properties
accessed from Viv Davie-Martin Drive. The owners of these adjacent properties
have indicated that they may double the overall width of that screening belt with a
1.5m strip on their side of the shared boundary. Mr Farrow has observed that this
additional vegetation would provide a useful supplement, but is not critical.
The 1.5m width landscape strip will be provided by way of legal instruments. No
requirement is required or proposed within the planning provisions.
2 2.3 Chad Ranum and Carly Remove references to the indicative road linkages to the Viv Davie-Martin Drive Support to the extent that the indicative road linkage in the vicinity of 12 Viv Davie-
Ranum area, particularly at 12 Viv Davie-Martin Drive and convert these indicative roads in  |Martin Drive is no longer shown on the drawings proposed in the Applicant’s
the plan change area to residential cul de sacs. primary submission but otherwise oppose. The remaining indicative road
connection to Viv Davie-Martin Drive is consistent with the intent of the Council’s
Structure Plan but in a preferable location taking into account all relevant factors.
2 24 Chad Ranum and Carly Amend 11.4 Activity Table of 10.4.1 (A2) as follows: Oppose.
Ranum
[Subdivision or development of land including, or adjacent] to future-road
connections’ indicative road connections to Sanderson Road, Albert Road, Hudson
Road and adjacent land to the north] indicated on the Warkworth North Precinct
Plan.]
3 3.1 Robert White Provide 6m or more buffer strip, along the boundary with the Viv Davie Martin Drive |[Oppose.

area and particularly 44 Viv Davie-Martin Drive. This could be achieved by zoning
the land identified as Single House or Mixed Housing Suburban zones to either
Residential- Large Lot or Open Space (with planting) or requiring restrictive
covenants at subdivision stage.

Note: As a result of consultation between representatives of the Applicant and
neighbouring landowners in Viv Davie-Martin Drive, a planting strip is now
proposed for approximately 350m of the south western boundary of the Stubbs
Farm Estate property. That extent is illustrated on the draft indicative masterplan
prepared by Pacific Environments, which is attached.

Mike Farrow of Littoralis Landscape Architecture has advised that a 1.5m wide
planting strip will provide adequate scope to create an effective vegetative screen
between future homes within the plan change area and adjoining properties
accessed from Viv Davie-Martin Drive. The owners of these adjacent properties
have indicated that they may double the overall width of that screening belt with a
1.5m strip on their side of the shared boundary. Mr Farrow has observed that this
additional vegetation would provide a useful supplement, but is not critical.
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The 1.5m width landscape strip will be provided by way of legal instruments. No
requirement is required or proposed within the planning provisions

3.2 Robert White Remove references to the indicative road linkages to the [Viv Davie-Martin Drive] Support to the extent that the indicative road linkage in the vicinity of 12 Viv Davie-
area. Martin Drive is no longer shown on the drawings proposed in the Applicant’s primary
submission but otherwise oppose. The remaining indicative road connection to Viv
Davie-Martin Drive is consistent with the intent of the Council’s Structure Plan but in
a preferable location taking into account all relevant factors.
3.3 Robert White Delete the indicative road linkages to the [Viv Davie-Martin Drive] area from the Support to the extent that the indicative road linkage in the vicinity of 12 Viv Davie-
Warkworth North Structure Plan. Martin Drive is no longer shown on the drawings proposed in the Applicant’s primary
submission but otherwise oppose. The remaining indicative road connection to Viv
Davie-Martin Drive is consistent with the intent of the Council’s Structure Plan but in
a preferable location taking into account all relevant factors.
3.4 Robert White Rezone the land identified as a Neighbourhood Centre zone to a Local Centre zone [Support.
7.2 Patricia Sullivan Relocate the indicative Western Link Road to the eastern boundary of the property at|Support in part, oppose in part: the location of the WLR must taken into account a
27 State Highway 1. range of factors, including the need to join State Highway 1 in the same location as
the Matakana Link Road to enable a safe and efficient intersection and operation of
all roads.

8.1 Ross Brereton Replace all proposed connecting roads with cul de sacs that terminate at the Support to the extent that the indicative road linkage in the vicinity of 12 Viv Davie-

boundary to Viv Davie-Martin Drive area Martin Drive is no longer shown on the drawings proposed in the Applicant’s primary
submission but otherwise oppose. The remaining indicative road connection to Viv
Davie-Martin Drive is consistent with the intent of the Council’s Structure Plan but in
a preferable location taking into account all relevant factors.

8.4 Ross Brereton Support additional plantings with walk/cycleways connecting to the existing A & P Support in principle, as shown on the draft indicative Master Plan attached to this

showgrounds and Mansel Drive. submission, but oppose any amendments to PPC25 on the basis that the outcome
(or similar) as shown on the draft indicative Master Plan can be achieved by
operation of the existing AUP provisions at the time of subdivision and/or
development.

9.1 Dr Isobel Topham Provide a thorough health impact assessment for the PC areas and optimise the plan|Oppose. A health impact assessment is not required for rezoning land in the manner

to promote human health. proposed.

9.2 Dr Isobel Topham Complete the ecological assessment including the 'North Block' area Oppose. The appropriate level of assessment has been undertaken to confirm
zoning. Further assessment will be required, if necessary, at the subsequent
subdivision and/or development stage.

9.3 Dr Isobel Topham Relocate the town centre to the north, removing vehicle access from the centre. Oppose. The location of the Local Centre has been carefully selected taking into

Pedestrian only or pedestrian prioritised design.

account the full range of relevant matters.
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Sub #

Sub Point

Submitter Name

Summary

Further Submission

9.4

Dr Isobel Topham

Streetscape design to include, at a minimum, a grass berm between the road and
footpath, trees along the berm and dedicated cycle areas.

Oppose. Streetscape design will be in accordance with the AUP and AT standards
with an emphasis on quality and amenity. Additional specific measures are not
required nor justified at rezoning.

9.5

Dr Isobel Topham

Incorporate Sustainable Development Goals [2015 United Nations] into the proposal.

Oppose. To the extent relevant, the SDG have already been taken into account in
the zoning layout and precinct provisions.

9.6

Dr Isobel Topham

Implement measures that move toward public and active transport on the Western
Link Road and reduce the number of lanes.

Oppose. The WLR will be designed in accordance with the AUP and AT standards.
Additional measures are not required nor justified at rezoning.

10

10.3

Barry Woolsey

Establish a green belt on the applicant's western boundary to the life style blocks of
Viv Davie-Martin Drive.

Oppose.

Note: As a result of consultation between representatives of the Applicant and
neighbouring landowners in Viv Davie-Martin Drive, a planting strip is now
proposed for approximately 350m of the south western boundary of the Stubbs
Farm Estate property. That extent is illustrated on the draft indicative masterplan
prepared by Pacific Environments, which is attached.

Mike Farrow of Littoralis Landscape Architecture has advised that a 1.5m wide
planting strip will provide adequate scope to create an effective vegetative screen
between future homes within the plan change area and adjoining properties
accessed from Viv Davie-Martin Drive. The owners of these adjacent properties
have indicated that they may double the overall width of that screening belt with a
1.5m strip on their side of the shared boundary. Mr Farrow has observed that this
additional vegetation would provide a useful supplement, but is not critical.

The 1.5m width landscape strip will be provided by way of legal instruments. No
requirement is required or proposed within the planning provisions

10

10.4

Barry Woolsey

Provide adequate off street parking for housing.

Support in principle, but oppose any amendments to PPC25 on the basis that the
outcome can be achieved by operation of the existing AUP provisions at the time of
subdivision and/or development.

11

Robert and Maryanne
Sikora

Provide new road connections through to Viv Davie-Martin Drive on bare land
and not through developed properties

Support to the extent that the indicative road linkage in the vicinity of 12 Viv Davie-
Martin Drive is no longer shown on the drawings proposed in the Applicant’s primary
submission but otherwise oppose. The remaining indicative road connection to Viv
Davie-Martin Drive is consistent with the intent of the Council’s Structure Plan but in
a preferable location taking into account all relevant factors.
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Sub Point

Submitter Name

Summary

Further Submission

12 12.1 Auckland Council Amend the provisions of PPC25, including proposed zoning patterns, to reflect the [Support the slight amendments to the zoning pattern shown on the attached plan but
Warkworth Structure Plan. otherwise oppose.
12 12.2 Auckland Council Zone the land between the proposed new Western Link Road and the Light Industry [Oppose.
zoned land along Hudson Road down to Falls Road as Light Industry. Refer to
Figure O of the submission
12 12.3 Auckland Council None of the following business zones are to be used in PC25 - General Business, Support the exclusion of the Business Park zone but otherwise oppose. Of the
Mixed Use or Business Park zones. zones available under the AUP, General Business and Mixed Use are the most
appropriate zones for the areas identified on the attached plan.
12 12.4 Auckland Council Provide separation between industrial and residential areas by using arterial roads |[Oppose. Arterial roads do not provide appropriate or adequate separation between
and esplanade reserves. industrial and residential zones (except in limited situations where consistent with
existing environment, such as the small section along Hudson Road). As shown on
the zoning pattern proposed on the attached plan, esplanade reserves and other
natural features such as rivers and streams and areas of open space provide
superior separation.
12 12.5 Auckland Council Reflect the approach for the creation of esplanade reserves and the vesting of land |[Oppose. The approach for the creation of esplanade reserves and the vesting of
for open spaces contained in the Warkworth Structure Plan. land for open space will reflect the RMA and the AUP.
12 12.6 Auckland Council Reduce the size of the proposed neighbourhood centre to no more than 1,500m? Oppose.
Gross Floor Area.
12 12.7 Auckland Council Incorporate a transitional zoning approach along the PC25 boundary with the Viv Oppose. A transition is better achieved by the zoning proposed by the Applicant on
Davie-Martin Drive area, providing for larger site sizes in the future as contained in  [the attached plan.
the Warkworth Structure Plan [Single House with a potential increased minimum site
size of between 1,500m? and 2,500m?]
12 12.8 Auckland Council Include pedestrian connections as shown on the Warkworth Structure Plan or similar [Oppose. Pedestrian connections are shown on the draft indicative Master Plan
routes, with provisions stating that they will be provided by the developer. attached to this submission. The outcome (or similar) as shown on the draft
indicative Master Plan can be achieved by operation of the existing AUP provisions
at the time of subdivision and/or development.
12 12.9 Auckland Council Amend the route alignment of the Western Link Road to that finally proposed by the [Oppose.

Supporting Growth Alliance.
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Sub Point

Submitter Name
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Further Submission

12 12.10 Auckland Council Ensure funding for all infrastructure (including the Western Link Road) is finalised Oppose. Infrastructure funding must be agreed prior to development not prior to
and for bulk infrastructure (including arterial and collector roads) and Infrastructure |zoning. In any event the Applicant is working with both Auckland Transport and
Funding Agreement is completed, before any approval of PC25. Watercare to ensure alignment between delivery and development.

12 12.11 Auckland Council Incorporate into Precinct Plan 1 an indicative road layout for the 'potential future Support Precinct Plan 1 showing the indicative layout of collector roads through the
road connections' including how connections will be made to the Viv-Davie-Martin PC25 area and connections into adjacent land, as has been done.

Drive area.

12 12.12 Auckland Council Amend PC25 to include a collector road as shown in the Warkworth Structure Plan [Oppose. The Western Link Road is the collector road through the PC25 area. A

which includes separated walking and cycling provision. further road, as shown on the draft indicative Master Plan, could be added as an
additional collector road if considered desirable to do so. Walking and cycling
linkages will be provided, but not necessarily adjacent the collector road

12 12.13 Auckland Council Provide landscaping screening along the SH1 frontage and the motorway boundary, [Oppose, on the basis that landscaping screening would only be required if the land
in the same manner as that proposed in the Warkworth Structure Plan. was zoned Light Industry (which is opposed).

12 12.14 Auckland Council Add new staging provisions to ensure development does not occur before the Oppose, on the basis the FULSS confirms the area will be development ready by
infrastructure required to service it is in place 2022 with all necessary infrastructure in place. In any event the Applicant is working

with both Auckland Transport and Watercare to ensure alignment between delivery
and development.

12 12.15 Auckland Council Incorporate all of the Warkworth Structure Plan Green network over PC25 area and |Support in principle and note that the draft indicative Master Plan incorporates the
add new provisions to ensure this is provided for. green network, but oppose any changes to PC25 or the Precinct as the existing AUP

provisions are adequate.

12 12.16 Auckland Council Amend the precinct provisions to cover all of the plan change area and the precinct [Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP
provisions cover the matters set out in section 3.5.3 of the Warkworth Structure Plan |will apply to the PC25 area. In the event of any error or omission in the AUP rules
including: fencing standards, interface management , separated cycle facilities, this should be resolved by way of Council plan change.
retention of mature trees/shelter belts, housing affordability, erosion and sediment
controls, use of roads to increase vegetation cover and the mapping of unidentified
wetlands

12 12.17 Auckland Council Delete objective 11.2(c) and defer to the existing Auckland Unitary Plan policy Oppose. The precinct provisions have been carefully drafted to replace the AUP

framework.

policy framework to the limited extent necessary to achieve sustainable management
of the area.
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Sub # |Sub Point|Submitter Name Summary Further Submission
12 12.18 Auckland Council Amend policy 11.3 Policies (4) as follows. Support.
Provide an indicative network of open space areas including riparian margin stream
protection areas to protect existing ecological values, provide for areas of public
open space, provide for geomorphically effective stream management solutions, as
well as walkway and cycleway connectivity.
12 12.19 Auckland Council Delete policy 11.3 Policies (5) and defer to the existing Auckland Unitary Plan policy |[Oppose. The precinct provisions have been carefully drafted to replace the AUP
framework. policy framework to the limited extent necessary to achieve sustainable management
of the area.

12 12.20 Auckland Council Amend policy 11.3 Policies (6) as follows: Support, but acknowledge that not all existing streams will be enhanced as per the

precinct provisions.
Enhance streams identifiedforenhancement to prevent stream bank erosion from
new impervious surfaces using techniques such as boulder clusters; spur dikes,
vanes and other rock deflectors; rock riffles; cobble or substrate; cobble floodways;
root wads or large wooden debris; vegetated floodways; live siltation; erosion control
blankets; living walls. and install culverts designed to enable fish passage
12 12.21 Auckland Council Delete lines A3, A4 and A5 from the |1.4 Activity Table and defer to the existing Oppose. The precinct provisions have been carefully drafted to replace the AUP
Auckland Unitary Plan policy framework. policy framework to the limited extent necessary to achieve sustainable management
of the area.

12 12.22 Auckland Council Delete 16.2 Standards (2) Oppose. The precinct provisions have been carefully drafted to replace the AUP
policy framework to the limited extent necessary to achieve sustainable management
of the area.

12 12.23 Auckland Council Delete 11.6.2 Standard - Streams and replace with a standard to manage building Oppose. The precinct provisions have been carefully drafted to replace the AUP

and development within the stream protection areas policy framework to the limited extent necessary to achieve sustainable
management of the area.

12 12.24 Auckland Council Amend Precinct Plan 1 to show riparian margin protection areas for the intermittent |[Oppose.

streams as well as the permanent streams.
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Sub Point

Submitter Name
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Further Submission

12 12.25 Auckland Council Amend Precinct Plan 1 to show ‘Indicative Open Space’ only for land Council agrees |Oppose. With the agreement of the landowner, Open Space is a legitimate zoning
will become public open space (neighbourhood park, esplanade reserve, SEA for private land.
conservation reserve, streamside walkways and cycleways), and to show the
riparian margins of all permanent and intermittent streams as stream protection
areas.

12 12.26 Auckland Council Delete Precinct Plan 2 [Stormwater Catchment Management Plan](Drawing Nos. Oppose. The precinct provisions have been carefully drafted to replace the AUP
402;403;404). policy framework to the limited extent necessary to achieve sustainable management

of the area.

12 12.27 Auckland Council Add a new rule requiring retaining walls to be installed outside of the riparian margin. |Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP
will apply to the PC25 area. In the event of any error or omission in the AUP rules
this should be resolved by way of Council plan change.

12 12.28 Auckland Council Add a new rule requiring resource consent for structures within the riparian margin, |Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP
including that they must have a functional or operational need to locate within the will apply to the PC25 area. In the event of any error or omission in the AUP rules
riparian margin e.g. a stormwater outfall device adjacent to a road. this should be resolved by way of Council plan change.

12 12.29 Auckland Council Add a new standard relating to the suitability of the ground for infiltration that clearly |Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP
refers to unstable ground to prompt future developers to make this assessment. will apply to the PC25 area. In the event of any error or omission in the AUP rules
Unstable ground would require rain-gardens to be lined. this should be resolved by way of Council plan change.

12 12.30 Auckland Council Add a new objective and rule framework that ensures development is outside of the |Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP
1%AEP [Annual Exceedance Probability] flood plain including climate change in will apply to the PC25 area. In the event of any error or omission in the AUP rules
keeping with the Auckland Unitary Plan expectation that greenfield development this should be resolved by way of Council plan change.
avoid flood-related effects and the brownfield risk-based approach is not relied on
for new development

12 12.31 Auckland Council Add a new objective and rule framework that includes a rule that the [Falls Road] Oppose. The Auckland-wide, zone, overlay, regional and general rules of the
bridge is upgraded by the developer prior to the establishment of new impervious AUP will apply to the PC25 area. In the event of any error or omission in the
surfaces. AUP rules this should be resolved by way of Council plan change.

12 12.32 Auckland Council Add a new objective and rule framework that requires a flood sensitivity analysis Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP

prior to any development applications that clearly shows the existing development
1%AEP [Annual Exceedance Probability] floodplain versus the maximum probable
development scenario in the 1%AEP and specifically considers effects on the
existing commercial development east of the river

will apply to the PC25 area. In the event of any error or omission in the AUP rules
this should be resolved by way of Council plan change.
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12 12.36 Auckland Council Add new subdivision assessment criteria requiring assessment of the efficiency of |Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP
stormwater devices that are to be vested including the full life cycle cost and will apply to the PC25 area. In the event of any error or omission in the AUP rules
consideration of the amalgamation of rain gardens, or the construction of larger rain |this should be resolved by way of Council plan change.
gardens.

12 12.37 Auckland Council Add new assessment criteria requiring specific assessment of roads at grades over |Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP
5% to enable rain gardens adjacent to the road corridor. will apply to the PC25 area. In the event of any error or omission in the AUP rules

this should be resolved by way of Council plan change.

13 134 Middle Hill Ltd as Trustee  |Confirm the alignment of the Warkworth western collector road and specify an Support as shown on the draft indicative Master Plan attached to this submission

for Tyne Trust access point to the submitter’s land in general accordance with the plan included as |and the further refinement to the zoning in response to submissions (as shown on
Attachment 3 to this submission. the attached zoning map(. The alignment of the WLR has been moved slightly
westward to provide better access to the submitter’s land and to remove it from a
small triangular portion of Crown owned land. Once the location is confirmed with
the submitter, updated figures can be provided by the Applicant.
13 13.5 Middle Hill Ltd as Trustee Include the submitter's land [63 State Highway 1] as part of the first stage of “live Support, as intention is for all land to be live zoned by PPC25 with timing of
for Tyne Trust zoning” within the plan change area. development linked to provision of infrastructure.
13 13.7 Middle Hill Ltd as Trustee |Adoption of a comprehensive infrastructure funding and access agreement is Support.
for Tyne Trust required before development is allowed to occur in the plan change area.
15 15.1 Warkworth Properties Supports PPC25 in so far as the land identified on Annexure A to this submission be |Support to the extent the submission opposes Light Industry zoning, but otherwise
(2010) Limited altered from a mix of Light Industry and Mixed Housing — Urban to Mixed Housing - |oppose on the basis that Business — Mixed Use is a better zoning for the identified
Urban. Alternatively that the proposed zoning of the part of the Site subject to the area.
Plan Change be altered from a mix of Light Industry and Mixed Housing — Urban to
Mixed Housing - Urban, as shown in Annexure B to this submission.
15 15.2 Warkworth Properties Supports PPC25 in so as the precinct is amended to include a control which fixes  |Support.
(2010) Limited the location of the WLR [Western Link Road] within 100m of its intersections with
SH1 to the north-east and Falls Road to the south-west, and which aligns with the
indicative location of the WLR identified in Precinct Plan 1.
15 15.3 Warkworth Properties Supports PPC25 in so far as an assessment of the potential flooding risk for the Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP

(2010) Limited

site (north western corner of the Hudson Road SH1 intersection, legally described
as Section 4 Survey Office Plan 476652) be undertaken and that to the extent
necessary, provisions are incorporated into the plan change to ensure there will be
no increase in flooding risk for the site as a result of the proposed rezoning .

will apply to the PC25 area. In the event of any error or omission in the AUP rules
this should be resolved by way of Council plan change.
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Sub # |Sub Point|Submitter Name Summary Further Submission
16 16.1 Auckland Transport Decline PPC25, unless all of the following are addressed: Oppose.
-sufficient additional information (including traffic modelling) is provided, as outlined
in this submission, to assess transport effects
-the plan change is amended to:
- avoid, remedy or mitigate transport effects
- ensure that subdivision and development will be co-ordinated with the delivery of
transport infrastructure and services including connections to the wider network
- address all matters raised this submission
«certainty is provided about how the plan change will ensure that the transport
infrastructure and services required to support the rezoning, including the Western
Link Road, will be provided.
«it is demonstrated that the lesser amount of Business zoned land, when compared
with the zoning proposed in the Warkworth Structure Plan, will not have an adverse
effect on the ability of the wider Warkworth area to be self-sufficient for employment.
16 16.2 Auckland Transport Amend the Precinct to include the land south of Falls Road which is proposed to be |Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP
rezoned Residential - Single House will apply to the land. In the event of any error or omission in the AUP rules this
should be resolved by way of Council plan change.
16 16.3 Auckland Transport Amend the precinct plan provisions to require upgrading of Falls Road to an urban  [Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP
road standard in conjunction with subdivision and development. will apply to the PC25 area. In the event of any error or omission in the AUP rules
this should be resolved by way of Council plan change.
16 16.4 Auckland Transport Amend the Precinct to include the land at 9 and 11 Sanderson Road, and at 76, 78 |[Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP
and 86 Hudson Road which is proposed to be rezoned to Business - Light Industry. |will apply to the land. In the event of any error or omission in the AUP rules this
should be resolved by way of Council plan change.
16 16.5 Auckland Transport Amend the precinct to require upgrading of Sanderson Road to an urban road Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP

standard in conjunction with subdivision and development.

will apply to the PC25 area. In the event of any error or omission in the AUP rules
this should be resolved by way of Council plan change.
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16

16.6

Auckland Transport

Add the following new precinct objectives :

1. A safe and integrated transport system is established within the precinct including
strategic road connections, a choice of travel modes, and measures which facilitate
walking, cycling and use of public transport.

2. Subdivision and development is co-ordinated with the delivery of the transport
infrastructure and services required to provide for development within the precinct
and connect it to the wider transport network.

3 Subdivision and development within the precinct occurs in @a manner which avoids,
remedies or mitigates adverse effects on the safe and efficient operation of transport

infrastructure and services.

4. Subdivision and development recognises, protects and supports strategic
transport connections through the precinct which support growth in the wider
Warkworth area.

Support.

16

16.7

Auckland Transport

Add the following new precinct policies:

1. Require subdivision and development to be staged to align with the provision of
transport infrastructure and services identified in the precinct plan.

2, Require subdivision and development to provide transport connections within and
beyond the precinct

3. Restrict direct vehicle access onto the Western Link Road and across any cycling

facility (including any shared use path) to support the safe and efficient
operation of the transport network for walking, cycling and public transport.

4 Recognise and protect the route for the proposed Western Link Road within the
precinct as a future strateqic transport route connecting with State

Highway 1 to the north and with the Mansell Drive /Falls Road intersection to the
south.

5. Require the Western Link Road to be constructed to an interim standard to
service subdivision and development within the precinct with provision made for
upgrading to provide a strategic transport connection.'

Support the inclusion of Policies 1, 3 — 5 but oppose the reference in Policy 2 to “and
beyond”.

16

16.8

Auckland Transport

Delete Precinct Objective 11.2(1){a) and Policy 11 . 3(3).

Support.
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Sub Point

Submitter Name

Summary

Further Submission

16

16.9

Auckland Transport

Amend precinct Table 10.4.1 Activity Table line (A1) to use more precise wording in
(A1) to clarify what is meant by 'subdivision or development adjacent to the Western
Link Road' and specify a non-complying activity status for proposals that do not
meet rules requiring subdivision and development to provide the 'future road
connections'.

Support. The Applicant will continue to work with the submitter to prepare
acceptable wording.

16

16.10

Auckland Transport

Amend precinct Table 10.4.1 Activity Table, line (A2) to use more precise wording to
clarify what is meant by: 'subdivision of land including, or adjacent to 'future road
connections' ' and specify a non-complying activity status for proposals that do not
meet rules requiring subdivision and development to provide the 'future road
connections'.

Support. The Applicant will continue to work with the submitter to prepare
acceptable wording.

16

16.11

Auckland Transport

Amend or replace the activity descriptions for lines (A6) and (A7) in Table 10.4.1
Activity table with wording that is clear and precise so that plan users can easily
determine the activity status of subdivision or development within the Neighbourhood
Centre zone.

Support. The Applicant will continue to work with the submitter to prepare
acceptable wording.

16

16.12

Auckland Transport

Delete Rule 11.5 Natification (2)(a) which requires infringements of Standard 11. 6. 1
Western Link Road to be considered without public or limited notification or the need
to obtain written approval from affected parties.

Support to the extent that Auckland Transport would be considered an affected
person, but otherwise oppose.

16

16.13

Auckland Transport

Delete the purpose statement at 11.6.1 Standards - Western Link Road and replace
it with the following:

'To provide for the transport needs of the precinct while allowing for the indicative
Western Link Road to be upgraded to form part of a network serving the wider
Warkworth area.’

Support.

16

16.14

Auckland Transport

Amend the rule (11.6.1 Standards - Western Link Road) to require the developer, as
part of consent for subdivision or development, to construct the road to an interim
standard as a collector road, with appropriate design and additional land set aside to
enable future upgrading to an arterial standard and apply a non-complying status to
subdivision and development which does not meet the proposed new standard
which sets construction and vesting requirements for the Western Link Road.

Support, on basis that financial contribution and compensation will address
additional land and costs associated with arterial design.
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Sub #

Sub Point

Submitter Name

Summary

Further Submission

16 16.15 Auckland Transport Amend rule 11.6.3 to read: Support, except the reference to Neighbourhood Centre should be to Local Centre as
per Applicant’s primary submission.
'11.6.3. Standards for pedestrian connections to the Neighbourhood Centre
'Purpose:
«To achieve a versatile, accessible and high-quality pedestrian connection to the
Neighbourhood Centre that provides positively for the needs to of the local
community.
(1) A pedestrian connection shall be provided between the Neighbourhood Centre
and Hudson Road te-the-eastern-side-of-the-Mahurangirivertributary as indicated on-
the Precinct Plan 1.
(2) Pedestrian connections shall be provided to the adjoining indicative open space
areas.'
Apply a non-complying status to subdivision and development which does not meet
the standard for pedestrian connections to the Neighbourhood Centre.
16 16.16 Auckland Transport Amend the precinct plan to include rules for subdivision and development which Support in principle but note that as a Limited Access Road no rules are required in
restrict vehicle crossings from directly accessing the Western Link Road and apply a [the precinct.
non-complying status to subdivision or development which proposes direct vehicle
access to the Western Link Road.
16 16.17 Auckland Transport Amend the plan change to include rules which prevent vehicle crossings and roads |[Support in principle but note that as a Limited Access Road no rules are required
(other than the Western Link Road) from directly accessing State Highway 1 at the [in the precinct.
northern end of the plan change area.
16 16.18 Auckland Transport Amend the precinct plan to identify indicative locations for collector roads and to add [Support.
provisions, including rules, to require the construction of collector roads with
appropriate cycle facilities and vehicle access controls as part of subdivision and
development.
16 16.19 Auckland Transport Amend the precinct plan to address options for locating the proposed interim Support in principle if there are advanced plans for an interim bus station / park and
northern bus station / park and ride within the northern part of the plan change area. |[ride within the plan change area.
16 16.20 Auckland Transport Amend the precinct plan to add provisions, including rules, which discourage or Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP

restrict creation of cul-de-sacs.

will apply to the PC25 area. In the event of any error or omission in the AUP rules
this should be resolved by way of Council plan change.
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Submitter Name
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Further Submission

16 16.21 Auckland Transport Amend 11.8 Assessment - restricted discretionary activities to provide for more Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP
robust and comprehensive assessment of subdivision and development proposals |will apply to the PC25 area. In the event of any error or omission in the AUP rules
against transport outcomes. this should be resolved by way of Council plan change.

16 16.22 Auckland Transport Amend Precinct Plan 2 to clarify the stormwater management information as it Support removal of any detail that is not required, misleading or repeats content of
relates to roads, particularly those roads which are not identified elsewhere in the AUP provisions but otherwise oppose.
plan change. Remove any detail which is not required or which may be misleading.

16 16.23 Auckland Transport Amend Precinct Plan 3 by deleting the tree pit example, the stormwater device Support removal of any detail that is not required, misleading or repeats content of
information, and the indicative cross-section of the proposed local roads. AUP provisions but otherwise oppose.

16 16.24 Auckland Transport Amend Precinct Plan 3 by deleting the indicative cross section of the proposed Oppose.

Western Link Road and replacing it with text in the precinct plan rules identifying the
likely width of the road and the components it needs to contain.

16 16.25 Auckland Transport Amend the precinct plan to require the upgrading of the Mansell Drive / Falls Road |Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP
intersection, including signalisation (or other appropriate intersection control), as part |will apply to the PC25 area. In the event of any error or omission in the AUP rules
of subdivision and development. this should be resolved by way of Council plan change.

16 16.26 Auckland Transport Amend the precinct plan to include provisions to ensure that subdivision and Oppose, on the basis the FULSS confirms the area will be development
development is integrated with the delivery of the transport infrastructure and ready by 2022 with all necessary infrastructure in place. In any event the
services. Provisions may include triggers or staging, or clear assessment and Applicant is working with both Auckland Transport and Watercare to ensure
consenting processes, aligned to related objectives and policies. alignment between delivery and development.

16 16.27 Auckland Transport Amend assessment criteria and special information requirements to ensure that the |[Oppose. The Auckland-wide, zone, overlay, regional and general rules of the AUP
impact of heavy construction vehicles on roads is properly assessed and considered. |will apply to the PC25 area. In the event of any error or omission in the AUP rules

this should be resolved by way of Council plan change.

19 191 Summerset Villages Confirm the location of Residential — Single House and Residential — Mixed Housing |Oppose on the basis that an alternative zoning pattern was put forward in the

(Warkworth) Limited Suburban zones as identified on Attachment 1 to this submission and as identified in |Applicant’s primary submission which is preferred to that shown on the PPC25 maps
the PPC 25 maps as notified, and has been further refined in response to submissions and is now
shown on the attached zoning map.

20 20.1 Atlas Concrete Limited Decline the PPC25 or replace the proposed PPC25 zoning pattern to align with the [Oppose on the basis that the alternative zoning pattern put forward in the Applicant’s

proposed land patterns shown in the Council’s adopted Warkworth Structure Plan,
particularly as it relates to land proximate to the Atlas landholding at 24 and 26
Hudson Road.

primary submission addresses the reverse sensitivity issues otherwise arising for the
submitter in a more appropriate manner than the Council’s Structure Plan, and has
been further refined in response to submissions and is now shown on the attached
zoning map..
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Sub # |Sub Point|Submitter Name Summary Further Submission
21 21.1 David Oliver Convert the indicative roads marked [precinct plan 1] to enter the Viv Davie-Martin  |Support to the extent that the indicative road linkage in the vicinity of 12 Viv Davie-
Drive area to cul de sacs on the applicant's land and remove references to future [Martin Drive is no longer shown on the drawings proposed in the Applicant’s
roads. primary submission but otherwise oppose. The remaining indicative road
connection to Viv Davie-Martin Drive is consistent with the intent of the Council’s
Structure Plan but in a preferable location taking into account all relevant factors.
22 22.2 NZ Transport Agency Amend the precinct plan to identify the Vehicle Access Restriction along State Support.
Highway 1 as shown in Figure 1 to this submission.
22 22.3 NZ Transport Agency Amend the precinct provisions to consistently reference the new road alignment as  [Support.
the 'Western Link Road'.
22 22.4 NZ Transport Agency Amend the precinct plans to indicate some flexibility as to the approximate location [Support.
of the connections of the proposed Western Link Road to Great North Road/SH1
and Falls Road through the use of new notations (such as circles at intersections).
22 22.6 NZ Transport Agency Amend Objective 11.2(1) as follows: Support, with additional change of correcting spelling of Mansel Drive.
a. providing key road connections securing the Western Link Road an-east-westlink
to connect with-the Mansell Drive extension and Great North Road/SH1.
22 22.8 NZ Transport Agency Amend Objective 11.2 (3) as follows: Support.
Provide an indicative route for the Western Link Road to-secure-this-option-should-it
be-reguired:
22 22.9 NZ Transport Agency Amend activity table 11.4 (line A1) as follows: As per the further submission in relation to 16.9 above, support the request to clarify
the wording used to describe Activity (A1).
Subdivision or development in the Warkworth North Precinct in accordance with
Standard 11.6.1 adjacentto-the-indicative-Western-Link-Road,-unless-an-alternative
road alignment has been approved by resource consent and is constructed, or being
constructed.
22 22.10 NZ Transport Agency Add a new non-complying activity within Warkworth North Precinct and Sub Precinct [Support.

A to Activity Table 14.1 as follows:
(A1A) Subdivision or development in the Warkworth North Precinct not meeting
Standard 11.6.1
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Sub Point

Submitter Name

Summary

Further Submission

22

22.11

NZ Transport Agency

Amend Activity Table 14.1 (Line A2) as follows:

(A2) Subdivision or development of land with access including—or-adjacent to ‘future
road connections’ indicated on the Warkworth-Nerth-Precinet-Plan Precinct plan 2 —
Warkworth North Stormwater Catchment Management Plans.

As per the further submission in relation to 16.10 above, support the request to clarify,
the wording used to describe Activity (A2).

22

22.12

NZ Transport Agency

Amend Rule 11.5 Notification as follows:

Support to the extent that Auckland Transport would be considered an affected
person, but otherwise oppose.

22

22.13

NZ Transport Agency

Delete 11.5(1) Notification

Oppose.

22

2214

NZ Transport Agency

Amend standard 11.6.1 Standard - Western Link Road as follows:

Purpose: * To provide road connectivity by providing for the Western Link Road

within the Warkworth North Precinct. Fhat-willassistin-securing-an-East-\Westlink
for-Warkworth-

Support.

22

22.15

NZ Transport Agency

Amend 11.8.1(1) Matters of discretion as follows:

(1) Transport Reading infrastructure:
(a) Safe, efficient Practical and effective connectivity to adjacent land; and

(b) Appropriateness of design censtruction-standard to fulfil the transport network
purpose function-of-theroad; and.
(c) Provision for active transport modes.

Support.

22

22.16

NZ Transport Agency

Amend 11.8.2(1) Assessment criteria as follows:

(1) assessment criteria for transport Reading infrastructure;

(a) A transport read network shall be developed that responds to the transportation
needs of Warkworth North and the wider area now and into the future which may
includes the Western Link Road. preferred-\Alestern-Link-collectorroute:

(a b) The extent to which transport reading connections are provided in accordance
with Precinct plan 2 — Warkworth North Stormwater Catchment Management Plans
and to adjacent land areas as-indicated-onPrecinct-plan-t—Warkworth-North
Precinet:

(c) the provision of connected active transport modes.

Support.

24

24.4

Warkworth Area Liaison
Group

Development of the PPC area should not proceed until the Western Link Road is
completed, preferably as a 4-lane road.

Oppose.
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Sub Point

Submitter Name
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Further Submission

26

26.1

Aaron Rodgers

Accept PPC25 with amendments.
Three options are proposed.

Option 1: Rezone land in the top western corner of the plan change area identified
as Residential - Mixed Housing Suburban zone to Residential - Single House Zone
(as shown on the maps attached to this submission) and require a minimum lot size
of 1,500m2.

Option 2, limit the number of houses and properties permitted in the northern side of
the valley to 40 and provide more green spaces and small pockets of higher density
area.

Option 3 if the northern side of the valley is zoned Residential- Mixed Housing
Suburban, the same zoning should apply to the southern side of the valley.

Oppose.

29

29.2

Manuhiri Kaitiaki Charitable
Trust

Incorporate principles of minimal land disturbance, the protection and enhancement
of native vegetation, streams and habitat areas, into the plan change, resulting in a
net increase in biodiversity and water health outcomes.

Oppose.

30

30.1

Diana Mei

Accept PPC25 with amendments. Three options are proposed:

Option 1: Rezone land in the top western corner of the plan change area identified
as Residential - Mixed Housing Suburban zone to Residential - Single House Zone
(as shown on the maps attached to this submission) and require a minimum lot size
of 1,500m2.

Option 2, limit the number of houses and properties permitted in the northern side of
the valley to 40 and provide more green spaces and small pockets of higher density
area.

Option 3 if the northern side of the valley is zoned Residential- Mixed Housing
Suburban, the same zoning should apply to the southern side of the valley.

Oppose.

31

31.1

Watercare Services Limited

Wastewater disposal from the plan change area must be connected to the public
wastewater disposal and collection system (North East wastewater Scheme)

Support.

31

31.2

Watercare Services Limited

The applicant will at its cost, design and construct: i. any wastewater infrastructure
required to enable the connection of Stage 1 of the proposal to the public
wastewater disposal and collection system. ii.any local network water supply
infrastructure to service the plan change area, in general accordance with
Watercare's Warkworth Water Supply Blueprint.

Support.
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Sub # |Sub Point|Submitter Name Summary Further Submission
31 31.3 Watercare Services Limited |Approval from Watercare must be obtained by the applicant for the connection point [Support.
to the local network to service Stage 1 of the proposal.
32 321 Terri Walkington Accept PPC25 with amendments. Oppose Options 1 and 2 as the preferred zoning pattern within the plan change
area is as shown on the zoning plan attached to this further submission.
Three options are proposed.
Support in principle Option 3 on the basis it represents an appropriate and
Option 1: Rezone land in the top western corner of the plan change area identified |efficient use of the urban land resource but note it is beyond the scope of this plan
as Residential - Mixed Housing Suburban zone to Residential - Single House Zone |change request to rezone a wider area than sought.
(as shown on the maps attached to this submission) and require a minimum lot size
of 1,500m2.
Option 2, limit the number of houses and properties permitted in the northern side of
the valley to 40 and provide more green spaces and small pockets of higher density
area.
Option 3 if the northern side of the valley is zoned Residential- Mixed Housing
Suburban, the same zoning should apply to the southern side of the valley.
33 33.1 Lily Anne Rodgers Accept PPC25 with amendments. Oppose Options 1 and 2 as the preferred zoning pattern within the plan change

Three options are proposed.

Option 1: Rezone land in the top western corner of the plan change area identified
as Residential - Mixed Housing Suburban zone to Residential - Single House Zone
(as shown on the maps attached to this submission) and require a minimum lot size
of 1,500m2.

Option 2, limit the number of houses and properties permitted in the northern side of
the valley to 40 and provide more green spaces and small pockets of higher density
area.

Option 3 if the northern side of the valley is zoned Residential- Mixed Housing
Suburban, the same zoning should apply to the southern side of the valley.

area is as shown on the zoning plan attached to this further submission.

Support in principle Option 3 on the basis it represents an appropriate and
efficient use of the urban land resource but note it is beyond the scope of this plan
change request to rezone a wider area than sought.

509




Sub #

Sub Point
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34 341 Macy Anne Rodgers Accept PPC25 with amendments. Oppose Options 1 and 2 as the preferred zoning pattern within the plan change
area is as shown on the zoning plan attached to this further submission.
Three options are proposed.
Support in principle Option 3 on the basis it represents an appropriate and efficient
Option 1: Rezone land in the top western corner of the plan change area identified  |use of the urban land resource but note it is beyond the scope of this plan change
as Residential - Mixed Housing Suburban zone to Residential - Single House Zone |request to rezone a wider area than sought.
(as shown on the maps attached to this submission) and require a minimum lot size
of 1,500m2.
Option 2, limit the number of houses and properties permitted in the northern side of
the valley to 40 and provide more green spaces and small pockets of higher density
area.
Option 3 if the northern side of the valley is zoned Residential- Mixed Housing
Suburban, the same zoning should apply to the southern side of the valley.
35 35.1 Ngahine Rodgers Accept PPC25 with amendments. Oppose Options 1 and 2 as the preferred zoning pattern within the plan change

Three options are proposed.

Option 1: Rezone land in the top western corner of the plan change area identified
as Residential - Mixed Housing Suburban zone to Residential - Single House Zone
(as shown on the maps attached to this submission) and require a minimum lot size
of 1,500m2.

Option 2, limit the number of houses and properties permitted in the northern side of
the valley to 40 and provide more green spaces and small pockets of higher density
area.

Option 3 if the northern side of the valley is zoned Residential- Mixed Housing
Suburban, the same zoning should apply to the southern side of the valley.

area is as shown on the zoning plan attached to this further submission.

Support in principle Option 3 on the basis it represents an appropriate and
efficient use of the urban land resource but note it is beyond the scope of this plan
change request to rezone a wider area than sought.
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36

36.1

Steven Liang

Accept PPC25 with amendments.
Three options are proposed.

Option 1: Rezone land in the top western corner of the plan change area identified
as Residential - Mixed Housing Suburban zone to Residential - Single House Zone
(as shown on the maps attached to this submission) and require a minimum lot size
of 1,500m2.

Option 2, limit the number of houses and properties permitted in the northern side of
the valley to 40 and provide more green spaces and small pockets of higher density
area.

Option 3 if the northern side of the valley is zoned Residential- Mixed Housing
Suburban, the same zoning should apply to the southern side of the valley.

Oppose Options 1 and 2 as the preferred zoning pattern within the plan change
area is as shown on the zoning plan attached to this further submission.

Support in principle Option 3 on the basis it represents an appropriate and
efficient use of the urban land resource but note it is beyond the scope of this plan
change request to rezone a wider area than sought.
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The following customer has submitted a Unitary Plan online further submission.

Contact details

Full name of person making a further submission: Robert White
Organisation name:

Full name of your agent:

Email address: robert@subseco.co.nz

Contact phone number: 0278222083

Postal address:

44 Viv Davie-Martin Drive
Warkworth

Auckland 0984

Submission details

This is a further submission to:

Plan modification number: PC 25

Plan modification name: PC 25 (Private): Warkworth North
Original submission details

Original submitters name and address:
Chad Ranum and Carly Ranum

12 Viv Davie-Martin Drive
chadranum@hotmail.com

Submission number: 2
Do you support or oppose the original submission? | or we support the submission

Specific parts of the original submission that your submission relates to:
Point number 2.2
Point number 2.3
Point number 2.4
Point number 2.5
Point number 2.1

The reasons for my or our support or opposition are:

The submission aligns closely with my request that the indicative roads to Viv Davie-Martin Drive
(VDMD)be removed and that there be a buffer zone between the housing on the eastern boundary of
the plan change area and the lifestyle block owners on the western boundary of the VDMD
subdivision.

| or we want Auckland council to make a decision to: Allow the whole original submission

Submission date: 12 September 2019
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Attend a hearing
| or we wish to be heard in support of this submission: Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission?
Yes

Declaration

What is your interest in the proposal? | am a person who has an interest in the proposal that is greater
than the interest that the general public has

Specify upon which grounds you come within this category:
My property abuts the plan change area and is subject to an indicative road

| declare that:

e | understand that | must serve a copy of my or our further submission on the original submitter
within five working days after it is served on the local authority

e | accept by taking part in this public submission process that my submission (including
personal details, names and addresses) will be made public.
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The following customer has submitted a Unitary Plan online further submission.

Contact details

Full name of person making a further submission: Robert White
Organisation name:

Full name of your agent:

Email address: robert@subseco.co.nz

Contact phone number: 0278222083

Postal address:

44 Viv Davie-Martin Drive
Warkworth

Auckland 0984

Submission details

This is a further submission to:

Plan modification number: PC 25

Plan modification name: PC 25 (Private): Warkworth North
Original submission details

Original submitters name and address:
Ross D Brereton

28 Viv Davie-Martin Drive
rbrereton@slingshot.co.nz

Submission number: 8
Do you support or oppose the original submission? | or we support the submission

Specific parts of the original submission that your submission relates to:
Point number 8.1

The reasons for my or our support or opposition are:

| agree with the statement in the original submission: " Not roading connection as VDM is a quiet cul-
de-sac which in the existing form can handle any increase in traffic from a lot size zoning change" The
proposed road linkages from the private plan change area serve no purpose as Viv Davie-Martin
Drive is a completed subdivision and the proposed increased density would still be able to be
accommodated by the existing road network. There is no advantage to linking with the plan change
area. Furthermore | agree that consultation was about water and sewerage connections not roading
connections so | feel that this connection was imposed on residents.

| or we want Auckland council to make a decision to: Allow part of original submission

Specify the parts of the original submission you want to allow or disallow:
All of it except to the extent that removing one connection might make it more likely that the indicative
road connection across my property is seen as a final alternative.
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Submission date: 12 September 2019
Attend a hearing
| or we wish to be heard in support of this submission: Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission?
Yes

Declaration

What is your interest in the proposal? | am a person who has an interest in the proposal that is greater
than the interest that the general public has

Specify upon which grounds you come within this category:
| live at 44 Viv Davie-Martin Drive and abut the proposed plan change boundary and have an
indicative road shown across my property

| declare that:

e | understand that | must serve a copy of my or our further submission on the original submitter
within five working days after it is served on the local authority

e | accept by taking part in this public submission process that my submission (including
personal details, names and addresses) will be made public.
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Further Submission in support of, or opposition to, a

publicly notified proposed plan change or variation
Clause 8 of Schedule 1, Resource Management Act 1991

FORM 6

Send your submission to or For office use only
postto: Further Submission No
Attn: Planning Technician Receipt Date:

Auckliand Council

Level 24, 135 Albert Street
Private Bag 92300
Auckland 1142

Full Name or Name of Agent (if applicable)

Mr/Mrs/Miss/Ms(Full ; . i
Name) " avrwi dv( HNO \d 'Q,]/\Od,ofj
Organisation Name (if further submission i behalf of sation)

Address for service of Further Submitter

O Wb Norkwordy, OAW

Telephone: 04 425 KusY¢ Fax/Email wowide  (Whodes orio WO A
Contact Person: (Name and designation, if applicable)

fF r mission
This is a further submission in support of (or opposition to) a submission on the following proposed plan

change / variation:

Plan Change/Variation Number PC 25

Plan Change/Variation Name Warkworth North (Private)

I support : [X] Oppose [] (tick one) the submission of: (Please identify the specific parts of the original
submission)
(Original Submitters Name and Address) Submission Number Point-Number
Atlas Concrete Limited 20 20.1
Auckland Council 12 12.1-12.5

The reasons for my support / opposition are:

PPC25 raises significant reverse sensitivity issues for industrial zoned land and businesses within
the long established Hudson Road industrial precinct.

(continue on a separate sheet if necessary)
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I sesk that:
the whole Y

or part (] (describe precisely which

of the original submission be allowed

disallowed
| wish to be heard in support of my submission |>_(_]
I do not wish to be heard in support of my submission ]

If others make a similar submission, | will consider presenting a joint case with them at a I
hearing

WA Rhocles
Uil ot n/?/zor7 .

Signature of Further Submitter Daté ¢
(or person authorised to sign on behalf of further submitter)

Please tick one

I am a person representing a relevant aspect of the public interest. (Specify upon what grounds
you come within this category)

X I am a person who has an interest in the proposal that is greater than the interest that the general
public has. (Specify on what grounds you come within this category)

Owner and/or er of a property /business activitvy within the immediately adioining
Hudson Road industrial precinct.

Notes to person making submission:

A copy of your further submission must be served on the original submitter within 5 working days after it is served on
the local authority

If you are making a submission to the Environmental Protection Authority, you should use Form 16C.
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The following customer has submitted a Unitary Plan online further submission.

Contact details

Full name of person making a further submission: Middle Hill Ltd as Trustee for Tyne Trust
Organisation name:

Full name of your agent: Harrison Burnard

Email address: harrison@mhg.co.nz

Contact phone number: 09 950 5106

Postal address:
PO Box 37964
Parnell
Auckland 1151

Submission details

This is a further submission to:

Plan modification number: PC 25

Plan modification name: PC 25 (Private): Warkworth North
Original submission details

Original submitters name and address:
Refer to submission attached.

Submission number: Refer to submission attached.
Do you support or oppose the original submission? | or we support the submission

Specific parts of the original submission that your submission relates to:
Point number Refer to submission attached.

The reasons for my or our support or opposition are:
Refer to submission attached.

| or we want Auckland council to make a decision to: Allow part of original submission

Specify the parts of the original submission you want to allow or disallow:
Refer to submission attached.

Submission date: 12 September 2019

Supporting documents
Further Submission.pdf
Appendix 3 - Proposed Western Distributor Road Alignment.pdf

Attend a hearing
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| or we wish to be heard in support of this submission: Yes

Would you consider presenting a joint case at a hearing if others have made a similar submission?
Yes

Declaration

What is your interest in the proposal? | am a person who has an interest in the proposal that is greater
than the interest that the general public has

Specify upon which grounds you come within this category:
Affected property owner

| declare that:
e | understand that | must serve a copy of my or our further submission on the original submitter
within five working days after it is served on the local authority

e | accept by taking part in this public submission process that my submission (including
personal details, names and addresses) will be made public.
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FURTHER SUBMISSION ON

PROPOSED PRIVATE PLAN CHANGE 25 WARKWORTH NORTH, WARKWORTH

SUBMITTER DETAILS:
1. Name: Atlas Concrete Limited

2. Address for Service:
Postal: c¢/- Haines Planning
PO Box 90842
Victoria Street West
AUCKLAND 1142

Email: kaaren.rosser@hainesplanning.co.nz
3. Contact Person: Kaaren Rosser
Associate

Haines Planning

4. Date of Submission: 12 September 2019

SCOPE OF FURTHER SUBMISSION:

5. Atlas has lodged primary submission 20 (“the Atlas Submission”) on
proposed Private Plan Change 25 (“the Plan Change”) to the Auckland
Unitary Plan (Operative in Part) and has an interest in the Plan Change that is
greater than the interest of the public generally.

6. Atlas supports Auckland Council’'s primary submission on the Plan Change
and variously opposes those other primary submissions whose sought relief
is contrary to the Auckland Council and Atlas primary submissions.

7.  The reasons for this further submission are:

a) The Auckland Council primary submissions are supported because:

I. They promote the sustainable management of natural and physical
resources and are otherwise consistent with the purpose and
principles of the Resource Management Act 1992 (“RMA").
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| neither oppose nor support the proposals made in Submissions 2 and 3. This submission is
to clarify and correct the following statements made within the submissions, as | believe the
information could be misleading and could influence the final outcome.

1. “Zoning 1.1 While it is acknowledged that the land in Viv Davie-Martin Drive
(VDMD) is proposed to be zoned Single House zone under the Warkworth
Structure Plan and potentially with an overlay to allow for larger sites reflecting
its already fully developed residential nature, it is also likely that it will be one
of the last areas within that structure plan to be developed.

Zoning 1.2 This assertion is in no small part due to the nature of the ownership
structures within VDMD, the fact that the subdivision is fully realised and
consists of an established community and also because of the covenants on
the titles intended to retain the type of amenity the proposed change of zoning
will inadvertently compromise.”

The staging of the Warkworth Structure Plan indicates that the Warkworth North area,
including VDMD will be rezoned from 2022. The last of the zoning will occur with Warkworth
North East from 2033 - 2037."

The ownership structure consists of the Body Corp (Falls Road Body Corp Limited) that has
a very limited role, and has no authority to prevent any development by the land owners. It’'s
constitution consists of the following Primary Objectives:

“a) ensure compliance with (C) (XIX) of Resource Consent R24931, in particular the
design, installation, operation, cleaning and ongoing maintenance of the septic tanks
and effluent filters for each residential lot within the subdivision as per the
recommendations contained within the report from Tisley & Associates dated 22 May
1998.

b) ensure compliance with the conditions (C) (XVI) of Resource Consent R24931, in
particular plant the revegetation area in accordance with the recommendations of the
report prepared by Harrison Grierson Consultants Limited, reference 43.057771 dated
16 Jun 2000, including, prior to any planting, submitting a planting plan and
maintenance program to the Consents Manager of Rodney District Council and
receiving written approval from that Consents Manager.

¢) pump farm water to each residential lot.
d) pass resolutions to advance the attainment of any of the above objects

e) do any act or thing incidental or conducive to the attainment of any of the above.”

' Warkworth Structure Plan - Page 85
2 See attached “Constitution of Falls Road Body Corporate Limited”
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In addition, each of the individual property’s Transfer Certificate states the Body Corp’s role
in ensuring that the covenants on said certificate are enforced. The only covenants of
significance relate to minimum house size (180m2), minimum value ($190000), building
materials, no relocatable buildings, no caravans/sheds etc to be used as dwellings, and to
ensure the sites are kept tidy and weed free. The remainder of the covenants relate to septic
systems, including the requirement to connect to council provided system if available. These
covenants will have no bearing on the ability for further development of smaller lots, and
intent of the covenants will be retained. The body corp is not associated with land tenure.

2. Roading 2.8 VDMD as a subdivision is unlikely to ever achieve significant
residential density even if redeveloped, because it is steep, has an established
housing pattern, restrictive covenants and a body corporate associated with
land tenure, and has geotechnical and other challenges. It’s existing
connection with Falls Road is considered perfectly adequate because the
reality is that the increase in residents and thus traffic generation for this
particular enclave is unlikely to increase dramatically. Unless there is a
unanimous decision of all the landowners of the body corporate to change the
rules, it will not be able to be further subdivided or become significantly more
populated.

As described previously, the Body Corp has a very limited role in the control of VDMD.
According to the documents submitted, the Body Corp is not associated with land tenure in
any way, and the Body Corp has no influence over the subdivision of individual properties.
The subdivision rules are laid out in the Council Plan and when rezoned, owners will have
the freedom to make any choice they desire under the council rules and not require any
further approval from the Body Corp.
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If there is not enough space in any of the panels below, the two page form incorporating the Annexure Schedule should be used: no
other format will be received.

Land Registration District

North Auckland

Certificates of Title No. All or Part? Area and legal description - insert only when part or Stratum, CT

see Schedule D

Transferor Surnames must be underlined
underined

Falls Road Properties Limited

Transferee Surnames must be underlined
—Lecl L]

Falls Road Properties Limited

Estate or Interest or Easement to be created: Insert e.g. Fee simple; Leasehold in Lease No:...; Right of way etc.

Fee simple subject to Land Covenants (continued on page 2 annexure schedule)

Operative Clause

For the above consideration {receipt of which is acknowledged) the TRANSFEROR TRANSFERS to the TRANSFEREE all the
transferor’s estate and interest in the land in the above Certificate(s) of Title and if an easement is described above such is
granted or created

Datedthis 7} cf A day of %«v/—) 2005

Attestation
Signed in my preseqc the Transferor
Signature gfAVitn —
ﬂ/;— ~ o
- — Witg€ss to complete in GttE
/ ess typewritten or legiblystamped)
@ o< ol” Witness name
. JO-ANNE MARIA YOUNG
Occupation LEGAL EXECUTIVE
Address AUCKLAND

Signature, or commen seal of Transferor | {continued on page 8 annexure schedule)

A

Certified correct for the purposes of the Land Transfer Act 1952

Solicitdr for the‘ffan#eree

X0502960_mti.doc
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Annexure Schedule

Transfer Dated | M J:Z / bﬂo{J Page [ | of @
o7

Continuation of “Estate or interest or Easement to be created”

The Transferor is registered proprietor of the land formerly contained in certificate of title
161112 and has subdivided the land into Lots in the manner shown and defined in Deposited
Plan 344380(“the Deposited Plan™).

WHEREAS it is the Transferor's intention to create for the benefit of the land set out in schedule
A (hereinafter referred to as the “Dominant Lots”) the land covenants set out in schedule B over
the land set our in schedule C (hereinafter referred to as “the Servient Lots”).

AND AS INCIDENTAL to the transfer of the fee simple so as to bind the Servient Lots and for
the benefit of the Dominant Lots the Transferee DOTH HEREBY COVENANT AND AGREE in
the manner set out in schedule B so that the covenants run with the Servient Lots set out in
schedule C for the benefit of the respective Dominant Lots.

The Transferee HEREBY FURTHER COVENANTS that the Transferee will at all times
hereafter save harmless and keep indemnified the Transferor from all proceedings costs claims
and demands in respect of breaches implied and the Transferee DOTH HEREBY FURTHER
COVENANT that the Transferee will not call upon the Transferor to pay for or contribute
towards the cost of erection or maintenance of any boundary fence between the said land and
any adjoining land of the Transferor.

SCHEDULE A

Lot no. Certificate of title Lot no. Certificate of Title
10 182136 31 182154
11 182137 32 182155
12 182138 33 182156
13 182139 34 182157
14 182140 35 182158
15 182141 36 182159
16 182142 37 182160
17 182143 38 182161
18 182144 39 182162
19 182145 40 182163
20 182146 41 182164
21 182147 44 182165
22 182148 45 182166
23 182148 46 182167
24 182150 47 182168
28 182151

29 182152

30 182153

If this Annexure Schedule is used as an expansion of an instrument, all signing parties and either their witnesses or

their solicitors must put their signatures or initials here.

3 g
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Annexure Schedule

Transfer Dated |2LfN\ f M 20 | Page |2_| of B_’
I

Schedule B

1. The Transferee shall, so long as it remains an owner of the Servient Lot, become and
remain a shareholder of Falls Road Body Corporate Limited (“the Company”) and be bound
by and perform the obligations of a shareholder as set out in the constitution of the
Company, and shall participate fully and effectively in the Company so as to ensure the
good management, performance and operation of the Company at all times. As such
shareholder the Transferee shall prior to settling of the sale of the Transferee’s Servient Lot
procure the Purchaser to enter into, execute and deliver to the Company a transfer of that
shareholder's share wherein the Purchaser will become contemporaneously with the
transfer of the Property, and remain a shareholder and observe and perform the obligations
of a shareholder as set out in the constitution of the Company. The share transfer shall be
prepared by the solicitors for the Company and the selling member shall pay the
reasonable legal fees and disbursements of the Company’s solicitors. The Transferee shall
not dispose of any share or shares otherwise than in accordance with these covenants.

2. A shareholder shall be deemed to' have resigned from the Company immediately that
shareholder is no longer an owner of a Servient Lot provided that such resignation shall not
relieve a person of any obligation or liability arising before that person ceased to be a
shareholder. Following completion and registration of the share transfer to a Purchaser the
transferring shareholder shall be released from all future liability under these covenants.

3. Each owner shall immediately upon becoming an owner of a Servient Lot (and thereafter if
any details change) provide the Company with the details necessary for maintenance of the
register of shareholders and shall upon entry of the details into the register, become a
shareholder.

4. the Transferee as the covenantor covenants for itself and its successors in title with the
Company that upon becoming the owner of a Servient Lot to join as a shareholder of the
Company and remain a shareholder while owning the Servient Lot and fuilfil and continue to
fulfil the obligations of the shareholder as set out in the constitution of the Company,
including, if required by the Company, ensuring that any levies including wastewater levies
(being levies made by the Company from time to time for each owner's fair and
proportionate share of the cost of maintaining and repairing the Wastewater plant servicing
the Property), and including any revegetation levies (being levies associated with the
obligations under clause (c) (xvi) of resource consent R24931 in regard to replacement of
dead plants and weeding the revegetated area referred to therein), are promptly paid to the
Company

5. The Transferee shall, upon selling the Servient Lot, pay all amounts to the Company which
are then owed.

If this Annexure Schedule is used as an expansion of an instrument, all signing parties and either their witnesses or

their solicitors must put their signatures or initials here/ /
{ / / z
X0502960_mti.doc
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Annexure Schedule

Transfer Dated | wﬂ\ ,’MU s —] Page of
[

Schedule B continued

6.

The Transferee shall permit the Company (or its contractors, agents or servants) at all
reasonable hours to enter onto the Purchaser's land to maintain, repair or renew the septic
tank and effluent filters, comply with any work which may be ordered in respect of the
wastewater system by any competent local authority and ensure compliance with condition
(c)(xix) of Resource Consent R24931.

The Transferee shall permit the Company (or its agents or servants) at ail reasonable hours
to enter onto the Purchaser’s land to weed or replant and comply with any work which may
be required in respect of the revegetated area by any competent local authority and ensure
compliance with condition (c)(xvi) of Resource Consent R24931.

The Transferee shall promptly pay any levies including wastewater levies and any
revegetation levies to the Company.

The Transferee shall not take any action which directly or indirectly could result in the
Company being wound up or liquidated, or the decisions of the Company being frustrated,
or the performance of the conditions of resource consent R24931 being breached or
frustrated. Should the Company be struck off or otherwise wound up, however, the
Transferee will, together with the owners of the other Servient Lots, either ensure the
Company is reinstated on the register of companies or incorporate a company in
substitution for the Company and adopt a constitution for the newly incorporated company
which is identical to the constitution of the Company with only the necessary changes, and,
in that case, the covenants herein will apply to the newly incorporated company as if it were
the Company.

10. The transferee shall connect to a public wastewater system when such a system is

available, complying with all relevant local authority requirements as to such connection,
including as to consents, payment of fees, charges and contributions. At the time that the
Transferee connects to the public wastewater system, the Transferee shall remove the
Transferee’s individual septic tank or have it pumped out, collapsed and covered. A building
consent shall be obtained for this work.

11. The transferee shali forthwith pay to the Company any costs, fees, damages, losses or

expenses incurred by the Company which are attributable to the actions or default of the
Transferee.

If this Annexure Schedule is used as an expansion of an instrument, all signing parties and either their witnesses or

their solicitors must put their signatures or |n|t|a|sh%/ (./
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Annexure Schedule

Transfer Dated ‘ )J.g J/I b oS |Page [i:}.of El
¥

Schedule B continued

12

13.

14,

15.

The transferee agrees that should any sum remain owing to the Company for more than 21
days, the Transferee will give and execute in favour of the Company a good and registrable
Memorandum of Mortgage of the Transferee’s Servient Lot to secure payment of the
amount owing to the Company together with interest thereon at the rate of 10 per cent per
annum.. Such mortgage shall be in a form and containing the covenants, conditions,,
provisions and powers of the usual form of memorandum of mortgage commonly used by
solicitors in the Auckland area.

The transferee shall not erect or permit to be erected on the Transferee’s Servient Lot land
any residential unit without first obtaining the approval of the Transferor to the plans thereof
and satisfying the Transferor that the minimum floor area thereof will not be less than 180
square metres and the value thereof when erected shall be not less than the sum of
$190,000 (including GST) (“the Minimum Value”) (excluding the value of the Transferee’s
Servient Lot) as at 1 January 2003 unless the Transferor gives prior written approval to a
lesser area or value. PROVIDED THAT such approval shall only be given when in the
opinion of the Transferor the overall appearance of the subdivision and the values of the
properties therein are not compromised.

Unless the prior written consent of the Transferor has first been obtained:
i) No relocatable dwellings or second hand materials shall be permitted on the land;

ii) The Transferee will not erect or permit or suffer to be erected or placed on the
Transferee’s Servient Lot any hut shed, caravan or other vehicle to be used as a
dwelling or temporary dwelling; and

iy The Transferee shall not use or permit or suffer to be used in any building on the
Transferee's Servient Lot any corrugated iron roofing material or in respect of an
exterior wall, any fibre cement planks or fiore cement sheeting (except where it is to be
concrete spray rendered for architectural effect) or any other building material which in
the opinion of the Vendor detracts from the quality of the subdivision and the housing
standard established within the subdivision.

Except when building operations are in progress the Transferee shall not allow or suffer to
be brought into or remain on the Transferee’s Servient Lot any materials, debris, rubbish or
vehicles of an unsightly nature and will keep the Transferee’s Servient Lot free of long
grass and weeds and shall not at any time allow or suffer to be brought on to or remain on
any land which adjoins the Transferee’s Servient Lot any materials, debris, rubbish or
vehicles.

If this Annexure Schedule is used as an expansion of an instrument, all signing parties and either their witnesses or

their solicitors must put their signatures or initials here. : V
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77

548




Annexure Schedule

Transfer Dated | 2 ,Q/ M{'J Page Is] of |3’

16. The Transferee acknowledges that the building lots on the Transferors subdivision are
intended to be subject to a building scheme for the benefit of such lots and provisions
relating to the ongoing maintenance and management of fencing, stormwater, sewage and
water on the vendor's subdivision, so that the owner and occupier for the time being of
each lot shall be bound by the stipulations and restrictions detailed herein PROVIDED
THAT the Transferor may in its sole and unfettered discretion waive any or all such
covenants upon such terms and conditions as it may require. The Transferee together with
his successors and assigns hereby covenants with the Transferor to observe and comply
with the covenants set out herein AND the Transferee hereby further covenants that the
Transferee will take all requisite steps to ensure that such of the covenants as the
Transferor may in its sole discretion require to be incorporated and registered against the
title to the Property as a restrictive covenant in favour of such other land as the Transferor
may direct may be so registered AND it is hereby acknowledged by the Transferee that:

i) The Transferor (and its successors and assigns) shall have the right to sell lease or
otherwise deal with any other lots in the subdivision of which the property forms part
and which are unsold either subject to or free from all or any of the stipulations
provisions, obligations or restrictions affecting or imposed in this agreement and the
exercise of such right or the waiver of such right by the Transferor in relation to any lot
or lots shall not release the Transferee hereunder from any of the stipulations,
provisions or restrictions affecting or imposed upon the Property or give to the
Transferee any right of action against the Transferor or any other person; and

i) Nothing herein contained shall make it obligatory for the Transferor to enforce any of
the covenants contained in this agreement or in the Schedule against any other owner
of land in the subdivision of which the Property forms part or on behalf of any other
owWner or owners.

i) The transferor, or any body incorporated by the transferor to discharge the transferor’s
obligations under the resource consent to subdivide the transferor’s land, may enter on
to the land being transferred hereunder for the purpose of complying with the ongoing
obligations of the transferor under the said resource consent including, but not limited
to, the erection and maintenance of any fence, the formation or maintenance of any
stormwater disposal system, the formation or maintenance of any sewage system, the
planting or maintenance of any vegetation, the eradication of any weeds and the
formation and maintenance of any water supply system to the land in the transferor's
subdivision.

17. The Transferee’s Servient Lot shall require landscaping adjacent to any dwelling built
thereon, and such landscaping shall be carried out within 10 months of the issue of a
building permit for the Transferee's Servient Lot by the Transferee. Landscaping plans
must be submitted to the Transferor for approval before construction commences.
Approval will not be unreasonably withheld where the layout, style, materials and method of
construction are in keeping with the standard of the subdivision.

=

If this Annexure Schedule is used as an expansion of an i ent, all signing parties and either their witnessgs or
their solicitors must put their signatures or initials here. L/ (/\
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Annexure Schedule

Transfer Dated | MW MMO'(J Page || of |SJ
I

18. If there is any breach or non obsetrvance of any of the covenants contained herein, and
without prejudice to any other liability which the Transferee may have to the Transferor or to
the Company, the Transferee shall upon written demand being made by the Transferor or
by the Company:-

(a) Pay to the Company as liquidated damages the sum of $100.00 per day for every
day that the breach of non observance continues from the date upon which written
demand is made.

(b)  Forthwith remedy the breach or non observance of the covenant by removing or
causing to be removed from the Transferee's Servient Lot any dwelling, garage,
building or other structure erected or placed on or adjacent to the Transferee’s
Servient Lot, or replacing any building materials used, in breach or non
observance of the foregoing covenants.

If this Annexure Schedule is used as an expansion of an instrument, all signing parties and either their witnesses or

their solicitors must put their signatures or initials here. % y/
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SCHEDULE C

Lot no. Certificate of title Lot no. Certificate of Title
10 182136 31 182154
11 182137 32 182155
12 182138 33 182156
13 182139 34 182157
14 182140 35 182158
15 182141 36 182159
16 182142 37 182160
17 182143 38 182161
18 182144 39 182162
19 182145 40 182163
20 182146 M 182164
21 182147 44 182165
22 182148 45 182166
23 182149 46 182167
24 182150 47 182168
28 182151

29 182152

30 182153

If this Annexure Schedule is used as an expansion of an instrument, all signing parties and either their witnesses or
4
/

their solicitors must put their signatures or initials here. /
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Annexure Schedule

Transfer Dated | DJ-PR /[M ng Page |<=| of a
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SCHEDULE D
Certificate of title  All or part Certificate of title  All or part
182136 All 182152 Ali
182137 Ali 182153 Al
182138 All 182154 All
182139 All 182155 All
182140 All 182156 All
182141 All 182157 All
182142 All 182158 All
182143 All 182159 All
182144 - Al 182160 All
182145 All 182161 All
182146 All 182162 All
182147 All 182163 ' All
182148 All 182164 All
182149 All 182165 All
182150 All 182166 All
182151 All 182167 All

182168 All

Continuation of “Attestation”

Signed in my presence by the Transferee

Signature of Transferee: /?/

Signature of Witness:

Ouwecloy

Name or Withess

Occupation:
Address: JO-ANNE MARIA YOU!
LEGAL EXECUTIVENG
AUCKLAND

If this Annexure Schedule is used as an expansion of an instrument, all signing parties and either their witnesses or
/

their solicitors must put their signatures or initials here. \/
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o JJ?fogz ;;zrnd on BANK OF 1\2‘5&] o
belalf o K OF NEW ; .
| TEALAND by its by its Avtorneys:-
| Attorneys
I+ the presence of: : Damien Justin Wannenburg
.E. ..................... A) .................... Noel Ronald Letford

Bank of New Zealand, the first mortgagee of all the land in Deposited Plan 334380 by virtue of
memorandum of mortgage 5812285.3 (North Auckland Registry) consents to the within
memorandum of transfer but without prejudice to its rights remedies and powers under that
mortgage.

Py

ank Officer, Auckland
Rache! Elizabeth Wood -

Nationwide Finance Limited, the second mortgagee of all the land in Deposited Plan 334380 by
virtue of memorandum of mortgage 5812285.4 (North Auckland Registry) consents to the within
memorandum of transfer but without prejudice to its rights remedies and powers under that
mortgage.

For Nationwide Finance Limited

‘ ' -0 Ve
/'j_L‘ Aoy James RAE
W:Iham HILL orided Signatory
uthdrised Signatory

,r<$!"f-"= GQ

K/M/ m<(w”0-”]

A"’CILI——APO

_}\

If this Annexure Schedule is used as an expansion of an instrument, all signing parties and either their witnesses or

their solicitors must put their signatures or initials here. W %

[//
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Bank of New Zealand

CERTIFICATE OF NON-REVOCATION
OF POWER OF ATTORNEY

We, Noel Ronald Letford and Damien Justin Wannenburg both of Auckland, Bank Officers,
severally certify that:

1. By deed dated 26 October 2001 (the “Deed”), we were, by virtue of being respectively
a Second Authorised Officer, and a Second Authorised Officer, appointed jointly as
attorneys of Bank of New Zealand (the “Bank”) on the terms and subject to the
conditions set out in the Deed.

2. Copies of the Deed are deposited in the following registration districts of
Land Information New Zealand as follows:

Canterbury as No. 5110221
North Auckland  as No. D657518.1
Otago as No. 5110774
South Auckland as No. 5110008
Taranaki as No. 483763.1
Wellington as No. 5110812
3. We have executed the instrument(s) to which this certificate relates under the powers

conferred by the Deed.

4. At the date of this certificate we have not received any notice or information of the
revocation of that appointment by the dissolution of the Bank or otherwise.

SIGNED at Auckland this 24" “day of February 2005

Pl e Ve
Noél Ronsgﬁ’ﬁetford _/

SIGNED at Auckland this 24" day of February 2005

/*

Damien JW@

(:\Credit Risk Management\Credit Decisions\Deeds Advice'Certificate of Non Revocation Noel & Damien rif
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IN THE MATTER of the Land Transfer Act 1952 Correct for the
' purposes of the
Land Transfer Act 1952

AND

IN THE MATTER of Memorandum of Transfer

Proprietor

Particulars entered into the Register as shown herein
on the date and at the time endorsed below

Assistant / District Land Registrar of the
District of North Auckland

TO: THE DISTRICT LAND REGISTRAR
NORTH AUCKLAND REGISTRY

Please note the agreement as to fencing
contained in the within Memorandum of
Transfer together with the Restrictive Land
Covenants against the Certificate of T\tle for
the land

Solicitor for the Transferor

ENNIE COX
OLICITORS
UCKLAND

X0502960_mti.doc
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CONSTITUTION
OF
FAILLS ROAD BODY CORFPORATE LIMITED

PURSUANT TO THE COMPANIES ACT 1993

1. Definitions

1.1 In this constitution, unless the context otherwise requires, the following words
and expressions have the meanings given to them in this clause:

"Act" means the Companies Act 1993 and it's amendments.
"alternate director" means a director appointed pursuant to clause 19.7(a).

"amalgamation"” means the completed act of the company and one or more
other companies amalgamating pursuant to Part Xlll of the Act and continuing
as one company, which may be one of the amalgamating companies or may

be a new company.

"annual meeting" means a meeting of shareholders held pursuant to clause
17.1.

"balance date" means the date adopted by the company as at the end of its
financial year for the purpose of its annual financial statements.

"board” means the directors numbering not less than the required quorum
acting as the board of directors of the company, and where one director is a
quorum it means that director so acting alone.

"class" and “class of shares" means a class of shares having attached to
them identical rights, privileges, limitations, and conditions.

"chairperson" means the chairperson of the board, elected under clause
22.1(a) or appointed under clause 22.1(c).

"Company" means Falls Road Body Corporate Limited

"constitution” means this constitution of the company and all amendments
to it from time to time.

x0410469_MTI-2

561



-6-

"director” means a person appointed and continuing in office for the time
being, in accordance with this constitution, as a director of the company.

"distribution”, in relation to shares held by a shareholder, means:
(a) the direct or indirect transfer of money or property, other than shares,
by the company to or for the benefit of that shareholder; or

(b) the incurring of a debt by the company to or for the benefit of a
shareholder,

whether by means of a purchase of property, the redemption or other
acquisition of shares, a distribution of indebtedness, or by some other means.

“"dividend" means a distribution by the company other than a distribution to
which section 59 (acquisition of company's own shares) or section 76
(financial assistance in acquisition of company's shares) of the Act applies.

“Expense Year” means each 12 month period commencing on and
ending on or such other 12 month period as the Company from
time to time sets.

"general meeting" means any meeting of shareholders, other than an
interest group meeting.

“interest group”, in relation to any action or proposal affecting rights
attached to shares, means a group of shareholders:
(a) whose affected rights are identical; and

(b) whose rights are affected by the action or proposal in the same way;
and

(c) who comprise the holders of one or more classes of shares.

For the purposes of this definition:
(@) one or more interest groups may exist in relation to any action or

proposal; and

(b) if-
(i) action is taken in relation to some holders of shares in a class
and not others; or

(i) a proposal expressly distinguishes between some holders of
shares in a class and other holders of shares of that class,

then holders of shares in the same class may fall into 2 or more interest
groups.

“interests register" means a register kept by the company at its registered
office as required by section 189(1)(c) of the Act.
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"major transaction”, in relation to the company, means:

(a) the acquisition of, or an agreement to acquire (whether contingent or
not), assets the value of which is more than half the value of the
company's assets before the acquisition-, or

(b) the disposition of, or an agreement to dispose of (whether contingent
or not), assets the value of which is more than half the value of the
company's assets before the disposition; or

(c) a transaction which has or is likely to have the effect of the company
acquiring rights or interests or incurring obligations or liabilities, the
value of which is more than half the value of the company's assets
before the transaction;

but does not include:

(d) any transaction entered into by a receiver appointed pursuant to a
security over all or substantially all of the property of the company.

Nothing in paragraph (c) of this definition applies by reason only of the
company giving, or entering into an agreement to give, a floating charge
secured over assets of the company the value of which is more than half the
value of the company's assets for the purpose of securing the repayment of
money or the performance of an obligation.

“managing director” means a director who is appointed under clause 20 as
an employee of the company, with the responsibility for the management of
the company (together with any other employee).

"month" means calendar month.

“Operating Expenses” means the total sum of any rates, taxes, costs and
expenses of the Company properly or reasonably assessed or assessable
paid or payable or otherwise incurred in respect of the operation of the
Company (including, without limitation, the management expenses and
management fee.

“ordinary resolution™ means a resolution approved by a simple majority of
the votes of those shareholders entitled to vote and voting on the question.

"ordinary share" means a share which confers on the holder:

(a) the right to vote at meetings of shareholders and on a poll to cast one
vote for each share held;

(b)  subject to the rights of any other class of shares, the right to an equal
share in dividends and other distributions made by the company; and

x0410469_MTI-2

563



-8-

(c) the right to an equal share in the distribution of the surplus assets of
the company on its liquidation.

“Owner” means each person regarded as a proprietor (whether individually
or with others) of a residential lot.

"register” means the register of shares required by clause 5 of this
constitution and section 87 of the Act to be kept.

"Registrar" means the Registrar of Companies appointed under section
357(1) of the Act.

"“residential lot” means a residential property within the Falls Road
subdivision (including Deposited Plan 339152 and any subsequent Deposited
Plan lodged in respect of the same development) for which a certificate of title

has been issued.

“section value” means, in respect of each residential lot, the government
valuation, or, if that is not available, the initial price.

"securities" has the same meaning as in the Securities Act 1978.
"share" means a share in the company.

"shareholder” means a person:

(@) registered in the register as the holder of one or more shares; or

(b) until the person's name is entered in the register, a person named as a
shareholder in the application for registration of the company at the
time of registration of the company; or

(¢) until the person's name is entered in the register, a person who is
entitled to have that person's name entered in the register under a
registered amalgamation proposal as a shareholder in an
amalgamated company. [Section 96]

“shareholder’s proportion” means the proportion that the aggregate of the
section values of the developed properties owned by a shareholder bears to

the Total Value.

"solvency test" means an examination to be applied to the financial state of

the company, which will be satisfied if:

(a) the company is able to pay its debts as they become due in the normal
course of business; and

(b) the value of the company's assets is greater than the value of its
liabilities, including contingent liabilities,
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and in respect of which regard has been had to the matters referred to in
section 4(2) of the Act.

For the purpose of this definition "debts" and "liabilities" have the meaning
given to those terms in section 52(4) of the Act.

"special meeting" means any meeting (other than an annual meeting) of
shareholders entitled to vote on an issue, called at any time by the board.

"special resolution” means a resolution of shareholders approved by a
majority of 75 per cent of the votes of those shareholders entitled to vote and
voting on the question.

"Total Value” means the sum total of the Section Values as at a given date.

"working day" means a day of the week other than:
(a) Saturday, Sunday, Good Friday, Easter Monday, Anzac Day, the
Sovereign's Birthday, Labour Day, and Waitangi Day;

(b) a day in the period commencing with the 25th day of December in any
year and ending with the 2nd day of January in the following year,

(c) if the first day of January in any year falls on a Friday, the following
Monday; and

(d) if the first day of January in any year falls on a Saturday or Sunday, the
following Monday and Tuesday.

"writing" includes all modes of representing or reproducing words, figures or
symbols in a visible form including reproduction by facsimile machine.

1.2  Words importing the singular include the plural and vice versa.

1.3  Areference to a person includes any firm, company or other body corporate.

1.4  Words importing one gender include the other genders.

1.5  Subject to this clause 1, expressions contained in this constitution bear the
same meaning as specified in the Act at the date on which this constitution
becomes binding on the company.

1.6  Areference to a clause means a clause of this constitution.

1.7  The clause headings are included for convenience only and do not affect the
construction of this constitution.

2. Objects
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2.1  Primary Objects

The Primary Objects of the Company are to:

(a)

(b)

()
(d)
(e)

ensure compliance with condition (c) (xix) of Resource Consent
R24931, in particular the design, installation, operation, cleaning and
on going maintenance of the septic tanks and effluent filters for each
residential lot within the subdivision as per the recommendation
contained within the report from Tilsley and Associates dated 22 May

1998.

ensure compliance with condition (c) (xvi) of Resource Consent
R24931, in particular plant the revegetation area in accordance with
the recommendations of the report prepared by Harrison Grierson
Consultants Limited, reference 43.057771 dated 16 June 2000,
including, prior to any planting, submitting a planting plan and
maintenance programme to the Consents Manager of Rodney District
Council and receiving written approval from that Consents Manager.

Pump farm water to each residential lot.
pass resolutions to advance the attainment of any of the above objects

do any act or thing incidental or conducive to the attainment of any of
the above.

2.2 Excluded Objects

Notwithstanding any other provisions, the Company shall not expend money
for the sole personal benefit of any shareholder.

3. Issue of shares
3.1 Board may issue shares.

(a)

(b)

Generally: Subject to the Act, this constitution, the terms of issue of
any existing shares and approval by ordinary resolution of the
members of the company, the board shall issue one share to each
owner and only owners shall be share holders.

Types of Shares: Unless the terms of issue of any class of shares
specifically otherwise provide, all shares issued by the board shall rank
(as to voting or distribution rights or both) equally with existing shares.

3.2 Consideration for issue of shares.

(a)

x0410469_MTI-2

Subject to clause 3.2(b), before the board issues shares (other than

shares issued upon incorporation), it must:
(i) decide the consideration for which the shares will be issued and
the terms on which they will be issued;
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(ii)  if the shares are to be issued other than for cash, determine the
reasonable present cash value of the consideration for the
issue;

(iii)  resolve that, in its opinion, the consideration for the shares and
their terms of issue are fair and reasonable to the company and
to all existing shareholders; and

(iv) if the shares are to be issued other than for cash, resolve that,
in its opinion, the present cash value of that consideration is not
less than the amount by which the shares would be credited as
paid up.

(b)  Clause 3.2(a) does not apply to:
(i) the issue of shares that are fully paid up from the reserves of the
company to all shareholders of the same class in proportion to
the number of shares held by each such shareholder; or

(i)  the consolidation or subdivision of shares.

(c) The consideration for which shares are issued, or for the payment of
shares already issued, may take any form and may be cash,
promissory notes, contracts for future services, real or personal
property, or other securities of the company.

3.3 Directors’ certificate on consideration for issue.
(@) The directors who vote in favour of a resolution under clause 3.2(a) to
issue shares must sign a certificate:
(i) stating the consideration for, and the terms of, the issue;

(i)  describing the consideration in sufficient detail to identify it

(iif)  where a present cash value has been determined in accordance
with clause 3.2(a)(ii), stating that value and the basis for
assessing if;

(iv)  stating that, in their opinion, the consideration for and terms of
issue are fair and reasonable to the company and to all existing
shareholders; and

(v) if the shares are to be issued other than for cash payable on
issue, stating that, in their opinion, the present cash value is not
less than the amount to be credited as paid up for the issue of
the shares.

(b) A copy of the directors' certificate given under clause 3.3(a) must be
filed with the Registrar within 10 working days after it is given.
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3.4 Payment for shares already issued. Before shares that have already been
issued are credited as fully or partly paid up other than for cash, the board

must:
(@) determine the reasonable present cash value of the consideration; and

(b) resolve that, in its opinion, the present cash value of the consideration
is:
(i) fair and reasonable to the company and all existing
shareholders-, and

(i)  not less than the amount to be credited in respect of the shares.

3.5 Directors’ certificate on payment for shares already issued.
(a8) The directors voting in favour of a resolution under clause 3.4
regarding the consideration payable for shares previously issued, must

sign a certificate:
(i) describing the consideration in sufficient detail to identify it; and

(i) stating:
(A) the present cash value of the consideration and the basis
for assessing it;

(B) that the present cash value of the consideration is fair
and reasonable to the company and to all existing
shareholders; and

(C) that the present cash value of the consideration is not
less than the amount to be credited in respect of the
shares.

(b) A copy of the directors' certificale given under clause 3.5 must be filed
with the Registrar within 10 working days after it is given.

3.6 Deemed payment other than for cash. For the purposes of clauses 3.2 and
3.4, shares that are (or are to be) credited as paid up (whether wholly or
partly) as part of an arrangement that involves the transfer of property or the
provision of services and an exchange of cash or cheques or other negotiable
instruments (whether simultaneously or not), must be treated as paid up other
than in cash to the value of the property or services.

3.7 Amount owing on issue of shares. Where money or other consideration is
due at a fixed time to the company on shares in accordance with their terms
of issue, that amount does not comprise a call and no notice is required to be
given to the shareholder (or other person liable under the terms of issue)
before the company may enforce payment of the amount due.

3.8 Company paying up partly paid shares. Subject to the solvency test being
satisfied after the distribution is made, and to clause 3.4, the board may
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authorise the payment (from the assets of the company) of any amount
unpaid on shares already issued by the company.

4. Shareholders to covenant titles

4.1 Covenant on title. A covenant shall be noted against each Owner's title in
favour of the Company, whereby each Owner covenants to become and
remain a shareholder so long as they continue to be an Owner and to perform
the obligations of a shareholder as set out in the constitution. Each
shareholder shall, prior to settling the sale of a residential lot, procure the
purchaser to enter into, execute and deliver to the Company a Deed of
Covenant in favour of the Company, wherein the purchaser covenants to
become contemporaneously with the transfer of the residential lot and remain
a shareholder so long as they continue to be an Owner and to observe and
perform the obligations of a share holder as set out in this constitution. The
Deed of Covenant shall be prepared by the solicitors for the Company, and
the selling shareholder shall pay the reasonable legal fees and
disbursements of the Company's solicitors.

42 On going planting. Each shareholder who is an Owner shall observe,
perform and keep all and singular the Company's obligations with regard to
the residential lot owned by the shareholder as provided in condition (c)
(xvi)of Resource Consent R24931.

43 Each shareholder shall immediately upon becoming an Owner, (and
thereafter as any details change) provide the Company with the details
necessary for the maintenance of a register of share holders

4.4 Each shareholder shall, if required by the Company, grant to the Company
and any nominee of the Company a licence to enter upon the land of the
shareholder in order to carry out the obligations contained in Resource
Consent R24931.

5. Transfer of shares

5.1 Entry in register. Subject to clause 5.2, shares may be transferred by entry
of the name of the transferee on the register, provided however, that no
shareholder shall sell, transfer, assign, give, alienate or otherwise dispose of
(whether by operation of law or otherwise) to another person all or any part
of, or any interest in, its shares in the Company except contemporaneously
with the disposal of that shareholder's interest in a residential lot, and in that
case the shareholder must transfer his or her shares to the person acquiring
the shareholder’s interest in the residential |ot.

5.2 Signed transfer. For the purpose of transferring shares, a form of transfer
signed by the present holder of the shares or the holder's personal
representative must be delivered to the Company or to the agent of the
Company who maintains the register.

5.3 Form of transfer.

x0410469_MTI-2
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(@) The form of transfer may be in the form set out in the First Schedule to
the Securities Transfer Act 1991 or in any usual or common form, or
any other form approved by the board.

(b)  The form of transfer must be signed by the transferee.

5.4 Board's right to refuse or delay registration of transfer.
(@) The board may, within 30 working days of the receipt of a form of
transfer of shares, refuse or delay the registration of the transfer if:
(i) the holder of the shares has failed to pay an amount due to the
company in respect of those shares;

(ii)  the board considers that to effect the transfer would result in a
breach of the law,

(iii)  the board considers that it is not in the best interests of the
company to register the transfer; or

(iv) clause 7.3 (transfer to be accompanied by share certificate) has
not been complied with or the form of transfer has not been
properly executed or does not comply with clause 5.3.

(b) A resolution of the board to refuse or delay a transfer of shares must
set out in full the reason for doing so, and a copy of the resolution must
be sent to the transferor and transferee within 5 working days of the
date of the resolution being passed.

5.5 Registration of transfer. Subject to clauses 5.2 and 5.3, on receipt of a duly
completed form of transfer, the company must enter the name of the
transferee on the register as holder of the shares, unless the board has
resolved in accordance with clause 5.4 to refuse or delay the registration of
the transfer of the shares.

6. Share register
6.1 Maintain register.
(@8 The company must maintain a register which records all shares issued

by the company and which states:

(i) whether, under this constitution or the terms of issue of any
shares, there are any restrictions or limitations on their transfer;
and

(i) For each shareholder - name, address, occupation, telephone
number and facsimile number

(iif)  Ownership - the date on which each owner became a share
holder

(iv)  Voting - where there is more than one owner of a residential lot,
which of such owners is entitled to vote in accordance with

clause 6.5
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(v)  Mortgagee - name, contact person, telephone number, facsimile
number of any person who holds a mortgage over the
shareholder’s residential lot.

(vi) where any document that contains the restrictions or limitations
may be inspected.

(b) The company may appoint an agent to maintain the register.

6.2 Contents of register. The register must state, with respect to each class of
shares:

(a) the names (alphabetically arranged) and the latest known address of
each person who is, and each person who has been within the last 10
years, a shareholder;

(b) the number of shares held by each shareholder within the last 10
years; and

(c) the date of any:

(i) issue of shares to;

(i) repurchase or redemption of shares from; or

(iii)  transfer of shares by or to;

each shareholder within the last 10 years;, and in relation to the
transfer, the name of the person to or from whom the shares were
transferred.

6.3 Directors’ duty to supervise register. It is the duty of each director to take
reasonable steps to ensure that the register is properly kept and that the
transferees' names are promptly entered on it in accordance with clause 5.5.

6.4 Register prima facie evidence. Subject to section 91 of the Act (power of
Court to rectify register), the entry of the name of a person in the register as
holder of a share is prima facie evidence that the legal title to the share is
vested in that person.

6.5 Register evidence of rights. The company may treat the registered holder
of a share as the only person entitled to:

(@) exercise the right to vote attaching to the share;

(b) receive notices in respect of the share;

(c) receive a distribution in respect of the share; and

(d) exercise the other rights and powers attaching to the share.

6.6 Trust not to be registered or recognised.
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(a) No notice of a trust, whether express, implied, or constructive, may be
entered on the register.

(b) Except as required by law, no person will be recognised by the
company as holding any share upon trust or holding any interest in a
share (whether equitable, contingent, future or partial) except the
absolute legal right to the entirety of the share vested in the registered
holder.

(c) A personal representative of a deceased holder of shares is entitled to
be entered in the register as the holder of such shares as a personal
representative. The registration of a trustee, executor or administrator
as a personal representative of a deceased shareholder does not
constitute notice of a trust.

Share certificates
Application for share certificate. A shareholder may apply to the company
for a certificate relating to some or all of the shareholder's shares.

Issue of share certificate.

(@) The company must, within 20 working days after receiving an
application for a share certificate under clause 7.1, send to the
shareholder a certificate stating the name of the company, and the
class and number of shares to which the certificate relates.

(b) If the application relates to some but not all of the applicant's shares,
the company must separate the shares shown in the register as owned
by the applicant into separate parcels; one parcel being the shares to
which the share certificate relates, and the other parcel being any
remaining shares.

Transfer to be accompanied by share certificate. Notwithstanding clause
4 of this constitution and section 84 of the Act (transfer of shares), where a
share certificate has been issued, a transfer of the shares to which it relates
must not be registered by the company unless the form of transfer is
accompanied by the share certificate relating to the shares (or by evidence
as to its loss or destruction and, if required, an indemnity in a form required
by the board).

Surrendered share certificate. \Where shares to which a share certificate
relates are transferred, and the share certificate has been sent to the
company to enable registration of the transfer, the share certificate will be
cancelled and no further share certificate will be issued except at the request

of the transferee.

Transmission of shares

(a) In the case of the death of a shareholder, the survivor (where the
deceased was a joint holder) or the legal personal representative of
the deceased (where the deceased was a sole holder) will be the only
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person recognised by the company as having any title to the
deceased's interest in the shares. Nothing contained in this clause
8(a) will release the estate of a deceased joint holder from any liability
in respect of any share which had been jointly held by the deceased
with other persons.

(b)  Notwithstanding clause 6.6 (trust not to be registered or recognised),
the assignee of the property of a bankrupt shareholder is entitled to be
registered as the holder of the shares held by the bankrupt.

Levies

Prior to or as soon as practical after the commencement of each Expense
Year, the Company shall by written notice advise each shareholder of the
Company's estimate of each shareholder's proportion of Operating Expenses
for that Expense Year, plus such contingency sums as the Company shall, in
its sole discretion, fix.

Subject to clause 9.2 hereof, each share holder shall on the first of each
quarter in each Expense Year, pay one quarter of the Company’s estimate
applicable to that Expense Year. Payment shall be by each share holder in
the manner set by the Company.

As soon as practicable after the end of each Expense Year the Company
shall provide to each shareholder an itemised statement of the actual
Operating Expenses for the previous Expense Year or any other period in
terms of clause 9.1 hereof, as the case may be. If the shareholder's
proportion of the actual Operating Expenses for the previous Expense Year
or any other period is greater that the total of the quarterly payments made by
the shareholder, the shareholder shall forthwith pay the difference. If the
shareholder's proportion of actual Operating Expenses for the previous
Expense Year or any other period is less than the total of the quarterly
payments made by the shareholder, the Company shall credit the difference
to that shareholder's portion of the Company’s estimate for the then current
Expense Year

If the Company has failed to advise a shareholder of the Company’s estimate
for an Expense Year before the date on which the first payment is due, the
shareholder shall on that date and every other date on which a payment is
due pay one quarter of the Company’s Estimate applicable to the previous
Expense Year.

On the Company’s Estimate for the Expense Year being advised to that
shareholder:

(@) Clause 9.1 hereof shall apply thereafter.
(b) If the aggregate of a shareholder's payments under this provision

during the Expense Year exceeds the aggregate of the payments
which should have been made under clause 9.1 hereof, the Company
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shall credit the difference to that shareholder's portion of the
Company's Estimate.

If the aggregate of a shareholder's payments under tis provision during
the Expense Year is less than the aggregate of payments which should
have been made under clause 9.1, the shareholder shall immediately
pay the Company the difference.

9.4 Special Levies

The Company:

(@)

(b)

shall from time to time fix any additional levy to be paid by each
shareholder together with the quarterly instaiments of the Company's
estimate for that shareholder, to be set aside as a sinking fund to allow
for and meet the costs of capital improvements.

may from time to time fix such special levies, payable by each
shareholder at such times as are set by the Company, as the Company
considers are necessary for it to meet its obligations under this
constitution, and without limitation, such special levies may be raised
in order for the Company to meet its commitments under it's objectives;

provided that any levy payable by a shareholder under this clause
shall be equal to that shareholder's Proportion of the total estimated
cost to be provided for and met from the proceeds of the levies paid
any shareholders.

9.5 Staged development.

The shareholders acknowledge that the Falls Road development is to be
developed in stages, with new Owners becoming shareholders as each stage

is completed.

9.6 Where in any Expense Year newly developed properties become available:

(a)
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The Company shall provide to any shareholders (excluding the
Owners of the new developed properties) ("Existing shareholders") an
itemised statement of the actual Operating Expenses for the period
from the commencement of the current Expense Year to the date the
new developed properties became available ("Period"). The date the
newly developed properties become available shall be determined by
the Directors. [If the amount of an Existing shareholder's Proportion of
Operating Expenses for the Period is greater than the total of the
monthly payments made or due for the Period, the Existing
shareholder shall forthwith pay to the Company the difference. If the
amount of an Existing member's Proportion of Operating Expenses for
the Period is less than the total of the monthly payments made or due
for that Period, the Company shall credit the difference to those
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shareholders’ portions of the Company's Estimate for the balance of
the term of current Expense Year pursuant to clause 9.2.

As soon as practicable after the date the newly developed properties
become available, the Company shall by written notice advise any
shareholder of the Company's estimate of each shareholder's
Proportion of Operating Expenses for the balance of the term of the

current Expense Year.

Each shareholder shall, on the first of each month until the end of the
current Expense Year, pay an equal proportion of the Company's
Estimate given pursuant to clause 9.1.

9.7. Sale of residential lot

9.7 Where a shareholder ("the Seller") sells a residential lot:

(a)

(b)

(c)

Notwithstanding any other rule in this Constitution, the Seller shall
remain liable for sums owed to the Company by that Seller.

The Seller shall continue to be liable as a primary and principal debtor
for all indebtedness relating to the residential lot, to the Company until
such time as a deed of covenant specified in clause 10.2 is received
by the Company.

The buyer of the residential lot shall be liable as a shareholder for any
indebtedness of the Seller to the Company in respect of the residential
lot purchased and a certificate of the Company given pursuant to
clause 9.2 shall be conclusive as to the sum of this indebtedness.

9.8 The Company shall on application by a shareholder, or any person
authorized in writing by such shareholder, provide the shareholder or
authorized person with a statement of the indebtedness of the shareholder to
the Company calculated to the date specified in the application. The
statement shall show:

(a)

(b)

(c)

(d)

the Company's estimate of such shareholder’s Proportion of Operating
Expenses for the current Expense Year,

payments made by the shareholder on account of Operating Expenses
in the current Expense Year, and not paid by the shareholder;

payments due from the shareholder on account of Operating Expense
in the current Expense Year, and not paid by the shareholder;

any accumulated unpaid default interest.

10. Covenants and Rules
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10.1 Each shareholder agrees to promptly and duly comply with any rules made by
the Company from time to time, and any covenants given in favour of the
Company by such shareholder (whether by separate deed or covenant or as
noted against each residential lot).

10.2 Each shareholder agrees to duly comply with all the terms of the land
covenants registered against the residential lot and to enter into a deed of
covenant with the shareholder as required by those land covenants.

10.3 Before granting any mortgage over a residential lot, a shareholder shall
procure the intended mortgagee to enter into a deed with the Company (at
the cost of the shareholder) covenanting to observe and perform the rules of
the Constitution upon exercising any powers as mortgagee.

10.4 Covenants shall be noted against each residential lot in favour of the
Company. The Company shall not, except by Special Resolution, agree to
the alteration of the terms of the covenants as first noted against each
residential lot.

11. BREACH OF OBLIGATIONS
Occupiers and Invitees consequences

11.1 A reference to an act or omission by any shareholder shall include any act or
omission by any mortgagee in possession of that shareholder 's residential
Lot or the occupiers of such shareholder 's Residential Lot, the invitees of
such occupier and the invitees of such shareholder or the mortgagee in
possession of that shareholder 's Residential shareholder.

Consequences

112 Upon any breach of this Constitution by a shareholder ("offending
shareholder "):

(@) Where damaged has been caused to the waste water facilities, the
offending shareholder shall make good such damage.

(b) I such default continues for seven days after notice is given by the
Secretary to the offending shareholder to remedy the default, the
Company may do anything, including paying money, necessary to.
remedy the default.

(c) The company may recover from any offending shareholder all money
paid and expenses incurred by the Company (including any legal costs
of the Company) in remedying, or attempting to remedy, any breach of
that offending shareholder.
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LIMITATIONS OF THE COMPANY
No Indebtedness

The Company shall not borrow any money other than short-term borrowing to
cover any temporary shortfall in meeting the Company's obligations under
this Constitution, except by Special Resolution.

No Encumbrances

The Company shall not mortgage, charge, encumber, transfer or otherwise
deal with the wastewater facilities, except by Special Resolution.

No Investments

The Company shall hold all funds with a bank registered under the Reserve
Bank of New Zealand Act 1989 and shall not invest those funds other than by
deposit with such a bank, except by Special Resolution.

No Improper Use

All Communal Facilities designed for recreational purposes shall be used
only for such purposes The Company may procure the noting of a restrictive
covenant to that effect against the title for such facilities for the benefit of any
shareholders.

ENCUMBRANCE

Every shareholder of the Company from time to time shall encumber the land
owned by that shareholder with a memorandum of encumbrance so that at all
times every property will be subject to a memorandum of encumbrance in
terms of these provisions

The memorandum of encumbrance shall be to the following effect (except as
the same is varied from time to time by the Company):

Lien

Lien.

(@ The company has a first and paramount lien upon every share
registered in the name of a shareholder (whether solely or jointly with
others) and upon the proceeds of sale of those shares. This lien is for:
(i) all money payable (whether presently or not) in respect of

shares held by the shareholder;

(ii) all other money presently payable by the shareholder to the
company on any account whatever; and
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(i)  any amount the company may be called upon to pay under any
statute or regulation in respect of shares of a deceased
shareholder or other shareholder (whether or not the period for
the payment, fulfilment or discharge has actually arrived).

15. Statement of shareholder rights

156.1 Issue of statement of rights to shareholder.
(a) The company must issue to any shareholder, on request, a statement

that sets out:

(i) the class of shares held by the shareholder, the total number of
shares of that class issued by the company, and the number of
shares of that class held by the shareholder:

(i)  the rights, privileges, conditions, and limitations, including
restrictions on transfer, attaching to the shares held by the
shareholder; and

(i)  the relationship of the shares held by the shareholder to other
classes of shares.

(b)  The company is not obliged to provide a shareholder with a statement
under clause 15.1(a), if:

(i) a statement that complies with clause 15.1(a)(i) to (jii) (inclusive)
has been provided within the previous 6 months;

(i)  the shareholder has not acquired or disposed of shares since
the previous statement was provided;

(i)  the rights attached to the shares have not been altered since the
previous statement was provided; and

(iv) there are no special circumstances which would make it
unreasonable for the company to refuse the request.

(c) A statement issued pursuant to clause 15.1(a) must state in a
prominent place that it is not evidence of title to the shares or of the
matters set out in it.

16. Exercise of powers reserved to shareholders
16.1 Powers reserved to shareholders.
(a) Powers reserved to shareholders of the company by the Act or by this

constitution may be exercised:

(i) at an annual meeting or a special meeting; or
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(i) by aresolution in lieu of a meeting pursuant to clause 16.3.

(b) Unless otherwise specified in the Act or this constitution, a power
reserved to shareholders may be exercised by an ordinary resolution.

16.2 Special resolutions. When shareholders exercise a power to approve any
of the following, that power may only be exercised by a special resolution:

(a) an alteration to or revocation of this constitution or the adoption of a
new constitution, provided that any alteration of this constitution
requires the approval of the Rodney District Council;

(b) a major transaction;,
(c) an amalgamation;
(d) the liquidation of the company.

Any decision made by special resolution pursuant to this clause may be
rescinded only by a special resolution, provided that a resolution to put the
company into liquidation cannot be rescinded.

16.3 Management review by shareholders.
(a0 A shareholder may question, discuss, and comment on the
management of the company at a meeting of shareholders.

(b) A meeting of shareholders may pass a resolution relating to the
management of the company.

(c)  Notwithstanding section 128 of the Act (management of company by
board) or any other clause of this constitution, a resolution relating to
the management of the company passed at a meeting of shareholders
(in accordance with clause 16.3(b)) is not binding on the board.

16.4 Shareholder proposals.
(@) A shareholder may give written notice to the board of a matter the
shareholder proposes to raise for discussion or resolution at the next
meeting of the shareholders at which the shareholder is entitled to

vote.

(b) I the notice is received by the board 20 or more working days before
the last day on which notice of the relevant meeting of shareholders is
required to be given by the board, the board must (at the expense of
the company) give notice of the shareholder's proposal and the text of
any proposed resolution to all shareholders entitled to receive notice of
the meeting.

(c) If the notice is received by the board between 5 and 20 working days
(inclusive) before the last day on which notice of the relevant meeting
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of shareholders is required to be given by the board, the board must
(at the expense of the shareholder) give notice of the shareholder's
proposal and the text of any proposed resolution to all shareholders
entitled to receive notice of the meeting.

If the notice is received by the board less than 5 working days before
the last day on which notice of the relevant meeting of shareholders is
required to be given by the board, the board may, if practicable, give
notice (at the expense of the shareholder) of the shareholder's
proposal and the text of any proposed resolution to all shareholders
entitled to receive notice of the meeting.

If the directors intend that shareholders may vote on the proposal by
proxy or by postal vote, they must give the proposing shareholder the
right to include in or with the notice given by the board a statement of
not more than 1000 words prepared by the proposing shareholder in
support of the proposal, together with the name and address of the
proposing shareholder.

The board is not required to include in or with the notice given by the
board a statement prepared by a shareholder which the directors
consider to be defamatory, frivolous, or vexatious.

Where the costs of giving notice of the shareholder's proposal and the
text of any proposed resolution are required to be met by the proposing
shareholder, the proposing shareholder must (on giving notice to the
board) deposit with the company or tender to the company a sum
sufficient to meet those costs.

17. Meetings of shareholders

17.1 Annual meeting.

(a)

(b)

The board must, in accordance with section 120 of the Act, call an
annual meeting of shareholders to be held:

(i) once in each calendar year (other than in the year of the
company's incorporation);

(i)  not later than six months after the balance date of the company;
and

(iii)  not later than 15 months after the previous annual meeting, or in
respect of the first annual meeting not later than 18 months after
the date of the company's incorporation.

The company must hold the annual meeting on the date on which it is
called to be held.

17.2 Special meetings. A special meeting:
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may be called at any time by the board, and

must be called by the board on the written request of shareholders
holding not less than five per cent of the votes entitled to be cast on
the issue.

17.3 Resolution in lieu of meeting.

(a)

(b)

(c)

Subject to clause 17.3(b), a resolution in writing signed by not less
than 75 per cent of the shareholders who would be entitled to vote on
that resolution at a meeting of shareholders, who together hold not less
than 75 per cent of the votes entitled to be cast on that resolution, is as
valid as if it had been passed at a meeting of those shareholders.

A resolution pursuant to section 196(2) of the Act to not appoint an
auditor may be passed as provided in clause 17.3(a), provided that the
resolution must be signed by all the shareholders entitled to vote on
the resolution.

Within § working days of a resolution being passed under this clause,
the company must send a copy of the resolution to every shareholder
who did not sign the resolution or on whose behalf the resolution was

not signed.

17.4 Chairperson of meetings of shareholders.

(@)

(b)

If the directors have elected a chairperson, and that chairperson is
present at a meeting of shareholders, he or she must chair the

meeting.

If no chairperson has been elected or if, at any meeting of
shareholders, the chairperson is not present within 15 minutes of the
time appointed for the commencement of the meeting, the
shareholders present may choose one of their number to chair the
meeting.

17.5 Shareholders entitled to notice of meeting.

(a)

(b)
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The shareholders entitled to receive notice of a meeting of

shareholders are those shareholders of the relevant class:

(i) if the board has fixed a date for the purpose of establishing an
entitlement to receive notice of meeting, whose names are
registered in the register on that date; or

(i)  if the board does not fix a date for purpose of establishing an
entitlement to receive the notice of meeting, whose names are
registered in the register at the close of business on the day
immediately preceding the day on which the notice is given.

A date fixed by the board under clause 17.5(a)(i) must not precede by

more than 30 working days nor less than 10 working days the date on
which the meeting is to be held.
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17.6 Notice of meeting. Written notice of the time and place of a meeting of
shareholders must be sent to every shareholder entitled to receive notice of
the meeting, and to every director and the auditor of the company, not less
than 10 working days before the meeting.

17.7

17.8

17.9

Contents of notice. The notice referred to in clause 17.6 must state:

(a

(b)
(c)

(d)

the nature of the business to be transacted at the meeting in sufficient
detail to enable a shareholder to form a reasoned judgment in relation
toit;

the text of any special resolution to be submitted to the meeting;

the postal address to which postal votes may be sent and the name or
office of person to whom they may be sent; and

that the postal vote must be received by the person referred to in
paragraph (c) at least 48 hours prior to the start of the meeting.

Irregularities in notice.

(@)

(b)

An irregularity in a notice of a meeting is waived if all the shareholders
entitled to receive notice of the meeting attend the meeting and agree
to the waiver.

The accidental omission to give notice of a meeting to, or a failure to
receive notice of a meeting by, a shareholder does not invalidate the
proceedings at that meeting.

Method of holding meeting. A meeting of shareholders may be held either:

(a)

(b)

by a number of shareholders, who constitute a quorum, being
assembled together at the place, date and time appointed for the
meeting; or

by means of audio, or audio and visual, communication by which all
shareholders participating and constituting a quorum, can
simultaneously hear each other throughout the meeting.

17.10 Adjournments. If a meeting of shareholders is adjourned for less than 30
days, it is not necessary to give notice of the time and place of the adjourned
meeting other than by announcement at the meeting which is adjourned.
[Clause 2 of First Schedule; subject to constitution.]

17.11 Minutes.
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(a)

(b)

The board must ensure that [full and accurate] minutes are kept of all
proceedings at meetings of shareholders.

Minutes which have been signed as correct by the chairperson of the
meeting are prima facie evidence of the proceedings.
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18.  Voting at meetings

18.1  Quorum.

(a)

(b)

(c)

A quorum for a meeting of shareholders is present if those
shareholders who have cast postal votes or who are present, or their
proxies who are present, are between them able to exercise a majority
of the votes entitled to be cast on the business to be transacted by the

meeting.

Subject to clause 18.1(c), no business may be transacted at a meeting
of shareholders if a quorum is not present.

If a quorum is not present within 30 minutes after the time appointed
for the meeting:

(i) in the case of a meeting called pursuant to a requisition of
shareholders under clause 18.2(b), the meeting is dissolved:

(i)  in the case of any other meeting, the meeting is adjourned to the
same day in the following week at the same time and place, or
to such other date, time and place as the directors may
appointand if at the adjourned meeting, a quorum is not present
within 30 minutes after the time appointed for the meeting, the
shareholders present or their proxies are a quorum.

18.2 Voting.

(a)

(b)

(c)

(d)
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In the case of a meeting of shareholders held under clause 17.9(a),
unless a poll is demanded, voting at the meeting shall be by whichever
of the following methods is determined by the chairperson of the

meeting:
(i) voting by voice; or

(i)  voting by show of hands.

In the case of a meeting of shareholders held under clause 17.9(b),
unless a poll is demanded, voting at the meeting shall be by the
shareholders signifying individually their assent or dissent by voice.

A declaration by the chairperson of the meeting that a resolution is
carried by the requisite majority is conclusive evidence of that fact,
unless a poll is demanded in accordance with clause 14.2(d).

At a mesting of shareholders, a poll may be demanded by:

(i) not less than 5 shareholders having the right to vote at the
meeting; or
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(i)  a shareholder or shareholders representing not less than 10 per
cent of the total voting rights of all shareholders having the right
to vote at the meeting; or

(iii)  a shareholder or shareholders holding shares that confer a right
to vote at the meeting and on which the aggregate amount paid
up is not less than 10 per cent of the total amount paid up on all
shares that confer that right.

A poll may be demanded either before or after the vote is taken on a
resolution.

If a poll is taken, votes must be counted according to the votes
attached to the shares of each shareholder present (in person or by
proxy) and voting.

The chairperson of a shareholders' meeting is not entitled to a casting
vote.

18.3 Proxies and representatives.

(a)

(b)

(c)

(d)

(e)

A shareholder may exercise the right to vote either by being present or
by proxy.

A proxy for a shareholder is entitled to attend, be heard, and vote at a
meeting of shareholders as if the proxy were the shareholder.

A proxy must be appointed by notice in writing signed by the
shareholder, and the notice must state whether the appointment is for
a particular meeting or a specified term not exceeding 12 months.

No proxy is effective in relation to a meeting unless a copy of the
notice of appointment is produced before the start of the meeting.

A body corporate which is a shareholder may appoint a representative
to attend a meeting of shareholders on its behalf in the same manner
as that in which it could appoint a proxy.

18.4 Postal votes.

(a)

(b)

(c)
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A shareholder may exercise the right to vote at a meeting by casting a
postal vote in accordance with the provisions of this clause 14.4.

The notice of a meeting at which shareholders are entitled to cast a
postal vote must state the name of the person authorised by the board
to receive and count postal votes at that meeting.

If no person has been authorised to receive and count postal votes at a

meeting, or if no person is named as being so authorised in the notice
of the meeting, every director is deemed to be so authorised.
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A shareholder may cast a postal vote on all or any of the matters to be
voted on at the meeting, by sending a notice of the manner in which his
or her shares are to be voted to a person authorised to receive and
count postal votes at that meeting. The notice must reach that person
not less than 48 hours before the start of the meeting.

It is the duty of the person authorised to receive and count postal votes

at a meeting:

(1) to collect together all postal votes received by him or her, or by
any other authorised person, or by the company;

(i)  in relation to each resolution to be voted on at the meeting, to
count:
(A) the number of shareholders voting in favour of the
resolution and the number of votes cast by each
shareholder in favour of the resolution; and

(B) the number of shareholders voting against the resolution,
and the number of votes cast by each shareholder
against the resolution;

(iii) to sign a certificate stating that he or she has carried out the
duties set out in paragraphs (a) and (b) of this clause and
which sets out the results of the counts required by paragraphs
(b) of this clause; and

(iv) to ensure that the certificate required by paragraph (c) of this
clause is presented to the chairperson of the meeting.

If a vote is taken at a meeting on a resolution on which postal votes

have been cast, the chairperson of the meeting must:

(@) on a vote by show of hands, count each shareholder who has
submitted a postal vote for or against the resolution;

(b) on a poll, count the votes cast by each shareholder who has
submitted a postal vote for or against the resolution.

The chairperson of a meeting must call for a poll on a resolution on
which the chairperson holds sufficient postal votes that if a poll were
taken the result could differ from that obtained on a show of hands.

The chairperson of a meeting must ensure that a certificate of postal
votes held by the chairperson is annexed to the minutes of the
meeting.

18.5 Votes of joint holders. Where 2 or more persons are recorded in the
register as the holder of a share, the vote of the person named first in the
register and voting on a resolution will be accepted to the exclusion of the
votes of the other joint holders.
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18.6 Unpaid calls. If a sum due to the company in respect of a share has not
been paid, that share may not be voted at a shareholders' meeting other than
at a meeting of an interest group.

19.  Appointment and removal

19.1 Number of directors. the number of directors may not be fewer than 1 nor
more than 10.

19.2 First directors. The first directors are the persons named as the directors in
the application for incorporation of the company.

19.3 Appointment and removal by notice.

(@) Subject to clauses 19.2 and 19.4, the directors are the persons
appointed from time to time as directors by a notice in writing signed by
the holders of the majority of the ordinary shares and who have not
retired or been removed or disqualified from office under this
constitution.

(b) A director may be removed from office at any time by a notice in writing
signed by the holders of the majority of the ordinary shares.

() A notice given under clauses 19.3(a) or 19.3(b) takes effect upon
receipt of it at the registered office of the company (including the
receipt of a facsimile copy) unless the notice specifies a later time at
which the notice will take effect. 'the notice may comprise one or more
similar documents separately signed by the shareholders giving the
notice.

(d) A director holds office until his or her retirement, disqualification or
removal in accordance with this constitution.

19.4 Appointment and removal of directors by resolution.
(a) In addition to the appointment or removal of directors under clause
16.3, a director may be appointed or removed from office by an
ordinary resolution.

(b) A resolution to appoint 2 or more directors may be voted on as one
resolution without each appointment being voted individually. [Section
155, subject to constitution.]

(c) A notice of meeting at which the removal of a director will be
considered must state that a purpose of the meeting is the removal of
the director.

19.5 Disqualification and removal. A person will be disqualified from holding the
office of director if he or she:
(@) is removed under clauses 19.3 or 19.4; or
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(b) resigns in writing and is not reappointed in accordance with this
constitution, or

(c) becomes disqualified from being a director pursuant to section 151 of
the Act; or

(d) is prohibited from being a director or promoter of or being concerned
with or taking part in the management of a company under section 382
or section 385 of the Act; or

(e) dies; or

() becomes a protected person under the Protection of Personal and
Property Rights Act 1988; or

(g) is under 18 years of age; or
(h) is an undischarged bankrupt; or

(i) is prohibited by the Companies Act 1993 from being a director or would
be so prohibited but for the repeal of that statute; or

1)) shall be absent from four successive meetings of directors without prior
special leave of the directors.

19.6 Shareholding qualification. A director is required to hold shares.

19.7 Alternate directors.

(a) Every director may, by notice given in writing to the company, appoint
any person (including any other director) to act as an alternate director
in the director's place, either generally, or in respect of a specified
meeting or meetings during the director's absence from a meeting.

(b) At the director's discretion, by notice in writing to the company, the
appointing director may remove the director's alternate director.

(c)  An alternate director may, while acting in the place of the appointing
director, represent, exercise and discharge all the powers, rights,
duties and privileges (but not including the right of acting as
chairperson and signing board resolutions) of the appointing director.
The alternate director is subject in all respects to the same terms and
provisions as the appointing director, except as regards remuneration
and except as regards the power to appoint an alternate director under
this constitution.

(d) For the purpose of establishing a quorum of the board, an alternate
director is deemed to be the director appointing him or her, and if the
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alternate director is a director he or she can count separately in both
capacities.

(e) An alternate director does not have a right to attend, speak or vote at a
meeting of the board while his or her appointing director is present.

) An alternate director's appointment lapses upon his or her appointing
director ceasing to be a director.

(@) The notice of appointment of an alternate director must include an
address for service of notice of meetings of the board. Failure to give
an address will not invalidate the appointment, but notice of meetings
of the board need not be given to the alternate director until an
address is provided to the company.

(h)  An alternate director shall not be the agent of his or her appointor, and
shall exercise his or her duties as a director independently of his or her

appointor.
20. Indemnity and insurance

20.1 Indemnity of directors and employees.

(a) The board shall cause the company to indemnify a director or
employee of the company or a related company for costs incurred by
him or her in any proceeding:

(i) that relates to liability for any act or omission in his or her
capacity as a director or employee; and

(i)  in which judgment is given in his or her favour or in which he or
she is acquitted, or which is discontinued.

(b) The board shall cause the company to indemnify a director or an
employee of the company or a related company in respect of:
() liability to any person other than the company or a related
company for any act or omission in his or her capacity as a
director or employee; or

(i) costs incurred by the director or employee in defending or
settling any claim or proceeding relating to any liability under
paragraph (a) above;

not being:

(i)  criminal liability; or

(iv) liability for the breach of section 131 (director's duty to act in
good faith and in the best interests of the company); or
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(v) liability for breach of any fiduciary duty owed to the company or
related company.

20.2 Insurance of directors and employees.
(@) The board may, subject to section 162 of the Act, cause the company
to effect insurance for directors and employees of the company or a
related company in respect of:
(i) liability, not being criminal liability, for any act or omission in his
or her capacity as a director or employee; or

(i)  costs incurred by such directors or employees in defending or
settling any claim or proceeding relating to any such liability; or

(i) costs incurred by a director or employee in defending any
criminal proceedings in which he or she is acquitted.

(b) The directors who vote in favour of authorising the effecting of
insurance under clause 16.2(a) must sign a certificate stating that, in
their opinion, the cost of effecting the insurance is fair to the company.

(c) The board must ensure that particulars of any indemnity given to, or
insurance effected for, any director or employee of the company or
related company are forthwith entered in the interests register.

20.3 Definitions. For the purpose of this clause 20, "director" includes a former
director and "employee" includes a former employee.

21. Powers and duties of the board

21.1 Powers of the board.
(8) Subject to clause 21.1(b) and any restrictions in the Act or this

constitution, the business and affairs of the company must be managed
by or under the direction or supervision of the board.

(b) The board has, and may exercise, all the powers necessary for
managing, directing and supervising the management of the business
and affairs of the company except to the extent that this constitution or
the Act expressly requires those powers to be exercised by the
shareholders or any other person.

11.2 Delegation by board.

(@) The board may delegate to a committee of directors, a director, an
employee of the company, or any other person any one or more of its
powers, other than the powers referred to in the following sections of
the Act:

(i) section 23(1)(c) (change of company name);

(i)  section 42 (issue of other shares);
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section 44 (shareholder approval for the issue of shares);
section 47 (consideration for the issue of shares),
section 52 (distributions);

section 54 (shares in lieu of dividends);

section 55 (shareholder discounts);

section 60 (offers to acquire shares),

section 61 (special offers to acquire shares),

section 63 (stock exchange acquisitions subject to prior notice to
shareholders):

section 65 (stock exchange acquisitions not subject to prior
notice to shareholders),

section 69 (redemption of shares at the option of the company);
section 71 (special redemption’s of shares),

section 76 (provision of financial assistance);

section 78 (special financial assistance);

section 80 (financial assistance not exceeding 5 per cent of
shareholders' funds);

section 84(4) (transfer of shares),

section 187 (change of registered office);

section 193 (change of address for service);

section 221 (manner of approving an amalgamation proposal);

section 222 (short form amalgamations),

The board is responsible for the exercise of a power by any delegate
(where that power is delegated under this clause 21.2(b) as if the
power had been exercised by the board, unless the board:

(i)

believed on reasonable grounds at all times before the exercise
of the power that the delegate would exercise the power in
conformity with the duties imposed on the directors by the Act
and this Constitution. and
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(i)  has monitored, by means of reasonable methods properly used,
the exercise of the power by the delegate.

21.3 Directors to act in good faith.

(a)

(b)

(c)

(d)

(e)

Subject to this clause 21.3, a director, when exercising powers or
performing duties, must act in good faith and in what the director
believes to be the best interests of the company.

If the company is a wholly-owned subsidiary, a director may (when
exercising powers or performing duties as a director), act in a manner
which he or she believes is in the best interests of the company’s
holding company even though it may not be in the best interests of the
company.

If the company is a subsidiary (but not a wholly-owned subsidiary), a
director may, when exercising powers or performing duties as a
director, with the prior agreement of the shareholders (other than its
holding company), act in a manner which he or she believes is in the
best interests of the company's holding company even though it may
not be in the best interests of the company.

If the company is incorporated to carry out a joint venture between its
shareholders, the director may, when exercising powers or performing
duties as a director in connection with the carrying out of the joint
venture, act in a manner which he or she believes is in the best
interests of a shareholder or shareholders, even though it may not be
in the best interests of the company.

Nothing in this clause 21.3 limits the power of a director to make
provision for the benefit of employees of the company in connection
with the company ceasing to carry on the whole or part of its business.

21.4 Major transactions. The board may not procure or permit the company to
enter into a major transaction unless the transaction is:

(a)
(b)

approved by a special resolution; or

made contingent on approval by a special resolution.

22. Proceedings of the board

22.1 Chairperson.

(a)

(b)

%0410469_MTI-2

The directors may elect one of their number as chairperson of the
board.

The director elected as chairperson holds that office until he or she
ceases to be a director or the directors elect a chairperson in his or her
place.
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(c) If no chairperson is elected, or if at a meeting of the board the
chairperson is not present within 5 minutes after the time appointed for
the commencement of the meeting, the directors present may choose
one of their number to be chairperson of the meeting.

22.2 Notice of meeting
(@) A director or, if requested by a director to do so, an employee of the

company, may convene a meeting of the board by giving notice in
accordance with this clause 22.2.

(b)  Not less than 2 days notice of a meeting of the board must be given to
every director who is in New Zealand. The notice must include the
date, time and place of the meeting and the matters to be discussed.

(¢) Any irregularity in the notice of a meeting is waived if all directors
entitled to receive notice of the meeting attend the meeting without
protest as to the irregularity.

(d) Notice of a meeting may be given by any means, including by
telephone. Notice given by a letter addressed to a director at his or
her last known residential address will be deemed to have been given
on the day following the day the letter is posted.

(e) It is not necessary to give notice of a meeting of the board to any
director for the time being absent from New Zealand, unless either:
(i) a director is resident outside New Zealand; or
(i)  to the knowledge of the company is temporarily absent from

New Zealand;

and (in each case) the director has appointed an alternate director
under the provisions of this constitution, in which case notice must
(subject to clause 22.7(g)) be given to the alternate director.

22.3 Method of holding meetings. A meeting of the board may be held either:
(@) by a number of directors sufficient to form a quorum, being assembled
together at the place, date, and time appointed for the meeting; or

(b) by means of audio. or audio and visual communication, by which all the
directors participating in the meeting and constituting a quorum, can
simultaneously hear each other throughout the meeting.

22.4 Quorum.
(a) A quorum for a meeting of the board is a majority of the directors.

(b)  No business may be transacted at a meeting of directors if a quorum is
not present.

() In accordance with clause 22.7. an alternate director present at a
meeting may be included for the purpose of establishing a quorum.
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225 \Voting.
(a) Every director has one vote.

(b)  The chairperson does not have a casting vote.

(c) A resolution of the board is passed if it is agreed to by all directors
present without dissent, or if a majority of the votes cast are in favour

of it.

(d) A director present at a meeting of the board is presumed to have
agreed to, and to have voted in favour of, a resolution of the board,
unless he or she expressly dissents from (or votes against) the
resolution at the meeting.

(e) A director may vote in respect of any transaction in which the director
is interested and if the director does so the director's vote will be
counted and the director will be counted in the quorum present at the
meeting.

f An alternate director may attend and vote at meetings of the board in
accordance with and subject to clause 22.7(a) if the director that has
appointed the alternate director is absent from the meeting.

22.6 Minutes. The board must ensure that full and accurate minutes are kept of all
proceedings at meetings of the board.

22.7 Unanimous resolution.
(@) A resolution in writing, signed or assented to by all directors then
entitled to receive notice of a board meeting, is as valid and effective
as if it had been passed at a meeting of the board duly convened and

held.

(b) Any such resolution may consist of several documents (including
facsimile or other similar means of communication) in like form each
signed or assented to by one or more directors.

(c) A copy of any such resolution must be entered in the minute book of
board proceedings.

22.8 Other proceedings. Except as provided in this clause 22 the board may
regulate its own procedure.

22.9 Continuing directors. The continuing directors will continue to comprise the
board notwithstanding any vacancy in the number of directors. If their
number is reduced below the number fixed by or pursuant to this constitution
as the minimum number of directors, the continuing directors will comprise
the board only for the purpose of summoning a general meeting of the
company and of increasing the number of directors to the minimum number.
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22.10 Dispute between directors decided by shareholders

(1)  If any difference or dispute arises between the directors touching:-
(@) The conduct, affairs, business, or interests of the company; or
(b) The construction of this constitution; or
(c) Any clause contained in this constitution; and:
if a complete or temporary deadlock in the management by the board
of the affairs of the company is thereby created - then the matter in
difference or dispute must be immediately referred by the board to the
shareholders of the company at a special meeting to be called by the
board for the purpose.

Arbitration if shareholders cannot agree

(2) If at the special meeting there is a deadlock between the shareholders
of the company, then the difference or dispute which is causing the
deadlock must be referred to a single arbitrator, if the shareholders
agree upon one; but....

Failure to agree on arbitrator
(3) If they do not agree upon an arbitrator, then the arbitrator is to be
nominated (on the application of any shareholder, at any time):
(@) By (or on behalf of) the President of the New Zealand Law
Society; or
(b) I the President declines to make the nomination, or at the
option of any shareholder, then by (or on behalf of) the
President of the Mediators' & Arbitrators’ Institute of New
Zealand Inc.

Substitute arbitrator
(4) If the arbitrator dies, declines to act, or becomes incapable of acting,
then the respective president may appoint another.

Power of arbitrator
(5) Upon any such reference the arbitrator has power:

(a) To take the opinion of any counsel he or she thinks fit upon any
question of law that arises and to adopt (at his or her discretion)
any opinion taken; and

(b)  To obtain the assistance of any expert he or she thinks fit and to
act (at his or her discretion) upon any statement of accounts,
survey, valuation or other expert assistance thus obtained.

Observe arbitrator’'s decision
(6)  Each of the parties must do all things, and execute all instruments to
give effect to the award by the Arbitrator.

23. Interested directors
23.1 Authority to remunerate directors.
(@) The board may authorise:
(i) the payment of remuneration (or the provision of other benefits)
by the company to a director for his or her services as a director
x0410469_MTI-2
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(or in any other capacity), or by way of compensation for loss of
office;

(i)  the making of loans by the company to a director,;

(iii)  the giving of guarantees by the company for debts incurred by a
director; or

(iv) the entering into of a contract to do any of the things set out in
subclauses (i)-(iii) (inclusive) of this clause 23.1(a):

if the board is satisfied that to do so is fair to the company.

(b) The payment of remuneration (or the giving of any other benefit) to a
director in accordance with a contract authorised pursuant to clause
19.1(a) need not be separately authorised by the board.

(c) The board must ensure that forthwith after authorising any payment,
loan, guarantee, or contract under clause 23.1(a), particulars are
entered in the interests register.

(d) The directors who vote in favour of authorising a payment, loan,
guarantee or confract under clause 23 1 (a) must sign a certificate
stating that, in their opinion, the making of the payment or loan or the
giving of the guarantee. or the entering into of the contract is fair to the
company. Grounds for that opinion must also be stated in the
certificate.

23.2 Other offices with company held by director.

(@) Any director may act by himself or herself, or by the director's firm in a
professional capacity for the company; and the director or the director's
firm will be entitled to remuneration for professional services as if the
director were not a director. Nothing in this clause authorises a
director or the director's firm to act as auditor for the company.

(b) A director- may hold any other office or place of profit under the
company (other than the office of auditor) in conjunction with the
director's office of director, for such period and on such terms (as to
remuneration and otherwise) as the board may determine.

()  Other than as provided in clause 23.3, a director is not disqualified by
virtue of his or her office from entering into any transaction with the
company. Any such transaction will be valid and enforceable to the
same extent if he or she were not a director and not in a fiduciary

relationship with the company.

23.3 Notice of interest to be given.
(a) A director must, forthwith after becoming aware of the fact that he or
she is interested in a transaction or proposed transaction with the
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company, cause to be entered in the interests register, and, if the
company has more than one director, disclose to the board of the

company:

) if the monetary value of the director's interest is able to be
quantified, the nature and monetary value of that interest; or

(i) if the monetary value of the director's interest cannot be
quantified, the nature and extent of that interest.

(b) For the purposes of clause 19.3(a), a general notice entered in the
interests register or disclosed to the board to the effect that a director
is a shareholder, director, officer or trustee of another named company
or other person and is to be regarded as interested in any transaction
which may, after the date of the entry or disclosure, be entered into
with that company or person, is a sufficient disclosure of interest in
relation to that transaction.

24. Managing directors

24.1 Appointment and dismissal.
(@) The board may from time to time appoint one or more of their body to
the office of managing director or managing directors of the company,
either for a fixed term or an indefinite term.

(o) Every managing director is liable to be dismissed or removed by a
resolution of the board. The board may enter into any agreement on
behalf of the company with any person who is or is about to become a
managing director with regard to the length and conditions of the
managing director's employment. The remedy of any such person for
any breach of the agreement will be in damages only and the
managing director will not have a right or claim to continue in office as
managing director contrary to the will of the board.

24.2 Termination of employment. A managing director is, subject to the terms of
any contract, subject to the same provisions as regards resignation, removal
and disqualification as the other directors. If the managing director ceases to
hold the office of director for any reason, the managing director will
immediately cease to be a managing director.

25. Liquidation

25.1 Distribution of surplus assets. Subject to the terms of issue of any shares,
upon the liquidation of the company, any assets of the company remaining
after payment of the debts and liabilities of the company and the costs of
liquidation shall be distributed among the holders of ordinary shares in
proportion to their shareholding, provided however that a holder of shares not
fully paid up shall receive only a proportionate share of his or her entitiement
being an amount which is in proportion to the amount paid to the company in
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satisfaction of the liability of the shareholder to the company in respect of the
shares.

Distribution in specie. Upon the liquidation of the company the liquidator
may, with the sanction of an ordinary resolution and any other sanction
required by l[aw, divide amongst the shareholders in kind the whole or any
part of the assets of the company (whether they consist of property of the
same kind or not). The liquidator may for that purpose set such value as the
liquidator deems fair upon any assets to be divided as aforesaid and may
determine how the division shall be carried out as between the shareholders
holding different classes of shares. The liquidator may, with the like sanction,
vest the whole or any part of any such assets in trustees upon such trusts for
the benefit of the shareholders as the liquidator thinks fit (but so that no
shareholders shall be compelled to accept any shares or other securities
whereon there is any liability).

Dated this day of 2004
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