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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 Maori 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:

e The applicant will be called upon to present his/her case. The applicant may be
represented by legal counsel or consultants and may call withesses 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.

¢ 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.

¢ 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.

e 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.



Auckland

Council =<

Te Kaunihera o Tamaki Makaurau

Private / Plan Modification 23 - Smales Farm (Precinct Provisions)
Start date: Tuesday, 10 December 2019

A NOTIFIED PRIVATE PLAN CHANGE TO THE AUCKLAND COUNCIL UNITARY PLAN
BY NORTHCOTE RD1 HOLDINGS LIMITED

TABLE OF CONTENTS PAGE NO.

Reporting officer’s report 5-100
Appendix 1 Application Material

This material has not been re-produced in the agenda due

to its size, but can be found here
Appendix 2 Summary of submissions, submissions and further 595-784

submissions
Appendix 3 Clause 23 request and applicant’s response table 785-808
Appendix 4 Council’s specialist reports 809-902
Appendix 5 Applicant’s revised plan change — 15 October 2019 903-918
Appendix 6 Council’s revised plan change text (following applicant’s 919-946

revision)
Appendix 7 AUP chapter J1 definitions pertaining to ‘retail’ and 947-950

commercial uses

Reporting officer, Ewen Patience

Reporting on proposed Private Plan Modification 23 - Smales Farm (Precinct Provisions) to
amend policies in H15 Business - Business Park Zone and to make various changes to 1538
Smales 1 Precinct.

APPLICANT: NORTHCOTE RD1 HOLDINGS LIMITED
SUBMITTERS:

Page 615 Shorecare Medical Services Limited

Page 617 Anthony Kang

Page 639 Les Probert

Page 641 Jungho Hong

Page 643 Susan Peace

Page 646 Simon O'Connor (Sentinel Planning Ltd)
Page 648 Sally Slawson

Page 650 Soon bok Ko

Page 3



https://www.aucklandcouncil.govt.nz/plans-projects-policies-reports-bylaws/our-plans-strategies/unitary-plan/auckland-unitary-plan-modifications/proposed-plan-changes/Pages/pc-23-private-smales-farm.aspx

Auckland

Private / Plan Modification 23 - Smales Farm (Precinct Provisions)
Start date: Tuesday, 10 December 2019
Page 652 Charles Crisp
Page 654 New Zealand Transport Agency
Page 670 Auckland Transport
Page 687 Sovereign Services Limited
Page 691 Auckland Council
Page 703 Westlake Girls High School
Page 712 Housing New Zealand
Page 720 Watercare / Mark Bourne
Page 725 Svetla Grigorova
Page 727 Atanas Gornakov

FURTHER SUBMITTERS:

Page 729 Westlake Girls High School

Page 736 Northcote RD 1 Holdings Limited
Page 740 Auckland Transport

Page 746 Waitemata District Health Board
Page 770 Housing New Zealand Corporation
Page 782 Svetla Grigorova

Page 4




Auckland
Council

Te Kaunihera o Tdmaki Makaurau

Hearing Report for Proposed Private Plan Change 23: (Smales
Farm) to the Auckland Unitary Plan (operative in part)

Section 42A hearing report under the Resource Management Act 1991

Report to: Hearing commissioners

Hearing date/s:  10-12 December 2019

File No: Hearing report — Proposed private plan change 23, Smales Farm

File reference UACPO\RLP\FC\LUP\UP MODIFICATIONS\PC023 - Smales Farm

(Private)

Report author Ewen Patience, Principal Planner (Team 3, North West and Islands
Unit)

Report reviewer David Sanders, Team Leader 3, North West and Islands Unit, Plans
and Places

Report 25 October 2019

produced

Summary of proposed plan change 23: (Smales Farm)

Plan subject to change
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Number and name of change
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Status of Auckland Unitary Plan

Operative in part

Type of change
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Committee date of approval
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5 March 2019
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Date draft proposed plan change
was sent to iwi for feedback

NA (note however that all relevant iwi were contacted
before the plan change was notified)

Date of full public notification of
the proposed plan change

12 April 2019 (closed 15 May 2019)

Plan development process used

Private, normal process

Legal effect at notification
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Submissions received
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ABBREVIATIONS

Abbreviations in this report include:

Abbreviation

Meaning

PC23

Proposed private plan change 23 (Smales Farm)

RMA Resource Management Act 1991

AUP Auckland Unitary Plan, operative in part

RPS Regional policy statement (AUP)

NPS: UDC National Policy Statement Urban Development Capacity 2016

ITA Integrated Transportation Assessment

NZTA New Zealand Transport Agency

AT Auckland Transport

AC Auckland Council

AEE The applicant’s planning report (“Explanation, Assessment of
Environmental Effects and Section 32 Analysis”, Annexure 1 to the plan
change request

TOD Transit oriented development

BPZ Business Park Zone

MEC m.e consulting (Doug Fairgray/ Derek Foy) — Economic Assessment
Report

SG Styles Group, Acoustics and Vibration Consultants (Jon Styles / Gemma
Sands)

HG Harrison Grierson transport report: Review of traffic related issues (Pravin
Dayaram)

HNZ Housing New Zealand
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EXECUTIVE SUMMARY

1.

Northcote RD1 Holdings Limited made a private plan change request (PC 23) in July
2018 to modify the operative Smales 1 Precinct provisions (precinct) applying to the
Smales Farm business park (Smales Farm) and to associated AUP provisions. The
site is at the corner of Northcote and Taharoto Roads, Takapuna and is just under 11
hectares in area, immediately adjacent to the Smales Farm bus station on the northern
busway.

The site has an operative (underlying) zoning of Business - Business Park and the key
constraint for the applicant is that the zone (or precinct) does not provide for residential
accommodation. PC 23 is primarily to enable a significant amount of residential
development in addition to office development, along with a range of ‘accessory’
activities including retail and community. The overall objective is to enable the
development of a ‘transit oriented development’ in the form of a mixed use precinct.

Further information was sought from the applicant by the Council in accordance with
Clause 23 of Schedule 1 to the RMA on 14 September 2018. The applicant provided
some further information in response to the request on 15 October 2018. The response
did not provide any further expert assessments, and in many instances advised that the
questions/requests would be addressed when the merits of PC 23 were considered
further on in the process.

PC 23 was made under Clause 21 of Schedule 1 to the Resource Management Act
1991 (‘RMA’) and was accepted by Auckland Council (‘Council’), under clause 25(2)(b)
of Schedule 1 to the RMA on 5 March 2019. This followed an extension of time for this
‘accept’ decision, as the applicant wanted to delay the reporting from November 2018
(as proposed) to the new year, in order that contact with iwi and the Local Board could
occur at a more suitable time.

PC 23 was notified 12 April 2019 and eighteen (18) submissions were received by the
closing date of 15 May 2019, including one from the Auckland Council. The Council’s
Summary of Decisions Requested was notified on 14 June 2019, and six were received.
All further submitters were original submitters except for the Waitemata District Health
Board.

This report, prepared in accordance with section 42A of the RMA, addresses the merits
of PC 23, with reference to the applicant’s assessment of effects on the environment,
the issues raised in submissions and expert assessments for the council on specific
topics. The discussion and recommendations in this report are intended to assist the
Hearing Commissioners, and those persons or organisations that lodged submissions
on PC 23.

The recommendations contained within this report are not the decisions of the Hearing
Commissioners.

This report also forms part of the ongoing obligations under section 32 of the RMA, to
consider the appropriateness of the proposed objectives and provisions, as well as the
benefits and costs of any policies, rules or other methods, with reference to the issues
and requests raised in submissions on PC 23.

A report in accordance with section 32 of the RMA was prepared by the applicant as
part of the PC 23 request, as required by clause 22(1) of Schedule 1 of the RMA.



10.

11.

12.

13.

14.

15.

16.

In accordance with further evaluations in terms of section 32 RMA, | consider that,
subject to amendments, the (revised) provisions are the most appropriate to achieve
the objectives of the AUP and the purpose of the RMA. It is recommended that PC 23
(Smales Farm) be approved subject to those amendments, and in terms of any other
proposed or agreed amendments the hearing commissioners might adopt.

DECISION MAKING CONSIDERATIONS

This report has been prepared under section 42A of the RMA to assist the Hearing
Commissioners in considering the issues raised by submissions to PC 23.

Clause 8B (read together with Clause 29) of Schedule 1 of RMA requires that a local
authority shall hold a hearing into submissions on a proposed private plan change.

The Regulatory Committee has delegated to the Hearing Commissioners authority to
determine council’s decisions on submissions on PC 23, under section 34 of the RMA.
Hearing Commissioners will not be recommending a decision to the council but will be
making the decision directly on PC 23. Those decisions will be appealable.

This report summarises and discusses submissions received on PC 23. It makes
recommendations on whether to accept, in full or in part; or reject, in full or in part, each
submission, or group of submissions on the same topic. This report also identifies what
amendments to PC 23 if any, could be made to address matters raised in submissions,
in the event that the Commissioners find the plan change worthy of approval and / or
amendment.

Any conclusions or recommendations in this report are not binding on the Hearing
Commissioners. The Hearing Commissioners will also consider all the information in
submissions together with evidence presented at the hearing and reach their own
conclusions.

This report relies on the reviews and advice from the following experts on behalf of the
council. Their expert assessments are attached in Appendix 4 to this report.

Matter(s) Name

Urban design, |andscape and visual Rebecca Skidmore (R A Skidmore Urban
effects Design Ltd)

Transport, traffic and parking Pravin Dayaram, Harrison Grierson (HG)
Economic assessment report Douglas Fairgray / Derek Foy, m.e

consulting (MEC)

Review of noise effects Jon Styles / Gemma Sands, Styles Group
Acoustic & Vibration Consultants (SG)
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2.

BACKGROUND

The process and request

17.

18.

19.

20.

21.

22.

23.

24.

Northcote RD1 Holdings Limited (Smales Farm) approached council late 2017 to
introduce the possibility of changes to the recently operative "Smales 1 Precinct”
(precinct) to provide for a significant (uncapped) amount of residential (apartment type)
development. The overall aim has been and remains to create a ‘transit oriented mixed
use development’ node or precinct (TOD) at Smales Farm, but not a separate ‘centre’. It
was always expected that the plan change would remain a private one and has been
processed accordingly.

Further meetings occurred in late 2017 and early 2018 and the application was then
lodged formally in July 2018, with draft documents reviewed in the months prior to this.
The key issues traversed during this time were traffic, height of buildings, potential
implications for other centres of ‘accessory’ activities including retailing, underlying
zoning options, various urban design and built form considerations, and the role of
precinct plans in giving rise to a TOD.

In response to the lodged application, further information was formally requested on 14
September 2018 in accordance with clause 23 of Schedule 1 to the RMA and a response
was received on 15 October 2018 (refer Appendix 3). A number of matters were
considered to pertain to the merits of the application, rather than just an understanding of
PC 23 and its effects, and so no ‘further information’ was received in respect of those
issues.

The plan change was reported to the Council’s Planning Committee for ‘acceptance’ on 5
March 2019, following a request by the applicant to not proceed with this step late in 2018.
The applicant sought to allow more time for consultation with iwi and the Local Board.
Accordingly a formal request for more time as provided for under section 37A(5) of the
RMA was put to the applicant by letter dated 22 February 2019. The applicant agreed to
the extension.

The conclusion reported at this/that stage was that Smales Farm was considered
strategically located with respect to its potential to contribute to the success of the
Takapuna development area. Its efficient use and development in a quality compact form,
incorporating residential activities, is key to optimizing its potential contribution to a
compact city. A ‘mixed use transit-oriented node’ directly adjoining a rapid transit corridor
and station and close to schools and other employment areas could not be considered
inappropriate. Accordingly, the application for rezoning could be notified and its merits
considered further.

Following its ‘acceptance’ for processing PC 23 was notified on 12 April 2019, and the
process has continued thereafter. The process involved a determination of who should be
directly notified of PC 23 and the affected properties in the locality were determined under
delegated authority.

Eighteen original submissions, including one from Auckland Council, and six ‘further
submissions were received within the allotted timeframes. All further submitters were
original submitters except for the Waitemata District Health Board. The Health Board was
one of the parties directly notified as being more directly affected. The submissions are
addressed at section 10 of this report.

Given the inability to delve into the merits of PC 23 to any extent early in the process,
and in order to be able to modify PC 23 in various ways through the hearing process, it
was determined that the Council would lodge a submission. This submission necessarily

8
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25.

26.

27.

covered a wide range of matters, including various technical matters to ensure that any
final version of PC 23 if approved would fully comply with the structure and various
protocols that pertain to the recently operative AUP.

The views of the Devonport-Takapuna Local Board were first sought formally by
memorandum dated 21 September 2018 in connection with the ‘accept’ decision. The
board determined to not formally comment at that stage. At a meeting dated 19 February
2019 the board resolved to advise the Planning Committee that it should ‘accept’ the plan
change (resolution number DT/2019/8).

The Board subsequently received a briefing on PC 23 from staff, and also considered a
request, post notification, from the applicant for a presentation of PC 23 to it by the
applicant. This was declined. The Board has, as | understand, further considered the plan
change but at the time of completion of this report had not submitted any formalised
comments.

| have visited the site a number of times over many years and have been inside a number
of the buildings on the site. | last drove through the site and walked parts of the site near
the bus station on 6 October 2019.

Prehearing meetings

28.

29.

30.

31.

Various ‘without prejudice’ meetings between the applicant the report writer (and between
the applicant and key submitters) occurred during July, August, September and October
of this year. They have been worthwhile and productive. A number of agreed positions, at
least in principle, have been reached. The relevant provisions are referred to in the
analysis of submissions.

The meetings between the applicant and the report writer focused on the Auckland Council
submission and the urban design matters of the plan change, looking at matters which
Rebecca Skidmore, council’s urban design expert, has reported on.

Other meetings on transport related matters have been held between AC, AT and NZTA.
These have resulted in some agreed positions which are reflected in the analysis of
submissions.

Further to the above, the applicant has created a revised version of the notified precinct
provisions reflecting largely agreed provisions addressing urban design matters, as at 15
October 2019. This is at Appendix 5.

Consultation with iwi

32.

There are 13 mana whenua groups that have an interest in the locality in which Smales
Farm is located. These are:

(i) Ngai Tai ki Tamaki
(i) Te Patukirikiri

(iii) Ngati Paoa

(iv)  Te Akitai Waiohua
(v) Te Rdnanga o Ngati Whatua
(vi) Ngati Whanaunga

(vii)  Te Kawerau A Maki



(viii)  Ngati Whatua o Kaipara
(ix)  Ngati Whatua Orakei
(x) Ngati Tamatera
(xi)  Ngati Te Ata
(xii)  Ngati Maru
(xiii)y  Ngati Tamaoho
33. The applicant wrote to all of these groups in November 2018 and as at the date of writing,
there have not been any formal written responses.

34. One iwi agency responded early in 2019 and a meeting was held with Gabrielle Kirkwood
of Ngai Kai Te Tamaki in April 2019. The meeting was primarily to provide Gabrielle with
a fuller understanding of the plan change and no extraordinary issues or concerns arose.

The site and locality

35. Smales Farm is a large business park in two titles totalling approximately 10.8 hectares
located at 68-94 Taharoto Road - refer Figure 1 below.

| Takapuna Nomal
Intermediate [

Figure 1: Smales Farm in its context

36. The site is flanked on all sides by significant roads: The northern motorway (SH1) to the
west, Northcote Road to the south/east, Taharoto Road to the north east and
Shakespeare Extension to the north west, being the ‘cul de sac’ to the Smales Farm bus
station. All roads carry significant volumes of traffic throughout the day and at peak
hours: Northcote Road in the order of 30,000 vehicles per day and the motorway up to
60,000 per working weekday.

14



37.

38.

39.

40.

41.

42.

The site is developed to less than 40 percent of its footprint capacity. Development to
date consists of five large standalone buildings in the order of six storeys in height (25m)
within landscape grounds and extensive surface carparking. Signalised intersections
give access from Taharoto Road and Northcote Road and a roundabout to Shakespeare
Extension serves the northern side. A further ‘in only’ access exists on Shakespeare
Extension near the intersection with Taharoto Road.

The site has two internal private roads: The Avenue runs more or less north-south from
Northcote Road to Shakespeare Extension while The Boulevard links Taharoto Road
with The Avenue. This layout was established at the initial stages of development to a
masterplan approved at the time, approximately 25 years ago.

A range of urban zonings surround Smales Farm which is zoned Business Park — refer
Figure 2 below. Westlake Girls High School and Northcote Normal Intermediate School
are zoned Residential - Mixed Housing Urban and are also designated for school
purposes. Other residential sites opposite on Northcote Road are also zoned Mixed
Housing Urban. The zone provides generally for three-storey residential developments.

Figure 2: Auckland Unitary Plan zonings of Smales Farm locality

The Business — Mixed Use zone applies to sites along Taharoto Road and partway along
Northcote Road. The zone also applies to the Poynton retirement village which is on the
western corner of the large site that contains the North Shore Hospital which is zoned
Special Purpose — Healthcare Facility and Hospital zone. Of note is the ‘height variaton
control’ that enables up to 75m over approximately four hectares of land centred on the
main / central existing hospital building.

Two nearby petrol service stations are in the Mixed Use zone, opposite the eastern
corner of Smales Farm on both corners of the Taharoto / Northcote intersection. The
Mixed Use zone provides for both commercial and residential developments to medium
intensities of development (18m high).

To the north along Taharoto Road the site of the Atlas concrete batching plant is zoned
Light Industry and further north again past Westlake Girls High School is the Wairau
Valley industrial area zoned Light Industry.
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43.

44.

45.

46.

To the west across the motorway is the A F Thomas Park (and Takapuna public golf
course) which is zoned Open Space — Sport and Active Recreation. To the south across
the motorway interchange is Onewa Domain also zoned Open Space — Sport and Active
Recreation and containing netball courts, sports fields and clubrooms. The adjoining
Smiths Bush is zoned Open Space — Conservation.

Lake Pupuke is approximately 500 metres to the east of Smales Farm and Takapuna
beach 1.7 kilometres (straight line). The Milford shopping centre is 1.5 km away by road
and the Takapuna centre approximately 2 kms away.

The immediate locality is best described as a mixed use corridor, with a variety of non-
residential uses nearby, including the North Shore Hospital, Westlake Girls High School
and health-related businesses and services that benefit from proximity to the hospital.

The wider locality has shopping centres (Milford and Takapuna/Barrys Point Road), light
industrial, employment and recreational areas and the social and physical infrastructure
that would be needed to accommodate a greater intensity of both workers and residents
at Smales Farm. The Taharoto Road and Shakespeare Road corridors have extensive
areas zoned Business - Mixed Use and this zoning provides for a mix of commercial and
residential uses, but to a lesser intensity than what is provided for in Takapuna and
Milford or as proposed under the requested plan change.

EXISTING PLAN PROVISIONS (OPERATIVE)

47.

48.

49.

50.

51.

The ‘business park’ site that is known as Smales Farm is zoned Business - Business Park
and has overlying precinct provisions within the “Smales 1 Precinct’.

The Business Park zone -

‘enables moderate to intensive office activity and some ancillary services such as
gymnasiums, child care and food and beverage outlets. These high amenity and
comprehensively planned business areas are located adjacent to the rapid and
frequent services network.

The zone is designed to recognise existing business parks. It has a limited future
application, as the primary location for commercial activities is expected to be within
the city centre, metropolitan centres and town centres in order to reinforce the roles of
those centres. Where new business parks are proposed, limits are expected to be put
in place on the amount of office that can establish within these parks.”
There are two main objectives for the Business Park zone relating to existing sites:
(6) Existing business parks are efficiently and effectively developed.
(8) Retail activities which support intensive employment activities are enabled.
Smales 1 precinct description states:
“The precinct permits a maximum gross floor area for activities, a maximum number of
car parking spaces, and provides for some accessory activities to address demand

from those employed on the site and visitors to the precinct.”

The single objective refers to ‘ongoing development of Smales Farm as an employment
node’ while -

12
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52.

53.

54.

55.

56.

57.

“managing significant adverse effects on the safe and efficient operation of the
transport network, on the amenity of neighbouring zones, and on the function and
amenity of the Business — Metropolitan Centre Zone and Business — Town Centre
Zone”.

The intention is to put a total limit on floorspace, due to the Plan’s stated intention of
focusing office developments and employment in centres, while also ensuring that traffic
is managed (at this strategic transport location) and ancillary activities are kept in check,
again for the sake of the wellbeing of centres.

The key methods by which the transport network and centres are safeguarded are:

a. An overall floorspace (GFA) limit of 162,000 m? of business activity beyond which a
discretionary assessment is required - policy 1 and associated rules;

b. A floorspace limit for particular ‘accessory activities’ (being retail, commercial services,
community uses and service stations) which amounts to 5-7% of the total floor area at
any point in time (by way of a formula where ‘accessory’ floor area increases at the
rate of 500 m? per 10,000 m? of office GFA) — policy 2 and rules;

c. A trip generation assessment exemption for up to 105,000 GFA, beyond which a full
transport/traffic assessment would be required — policy 3 and rule/standard 1538.6.3;

d. A blanket or precinct-wide parking spaces allowance that reduces over time, in steps,
with increasing floorspace (at 44,770 and 105,000 m? — parking rule/standard 1538.6.2;

e. A total maximum number of parking spaces across the precinct of 5094.

My understanding is that the parking rule acts as a proxy for the traffic/trips effects of all
“development” at Smales Farm up to 105,000 ™2,

The building height maximum is specified as RL 48.5m (reduced level above mean sea
level) and this enables approximately 25 metres of height, which is only a little more than
the Business Park height of 20.5m (approximately one storey). The height to boundary
standard is as per the zone (rule H15.6.2). ‘Yards’ and ‘landscaping’ are also as for the
zone.

Smales Farm, the area the subject of PC 23, is not subject to the any overlays.

Smales Farm, the area the subject of PC 23, is subject to the following controls:

¢ Macroinvertebrate Community Index: Type Urban. Comment: This applies across all
urban areas and has no particular relevance to evaluating the plan change.

e Taharoto Road and Northcote Road are controlled as “Arterial Roads”. Comment:
Access to ‘arterials’ is a restricted discretionary activity and policy (21) of Chapter E27
addresses this specifically. There are no proposals to add further vehicle entrances to
Smales Farm from these roads.

¢ Northcote Road: That portion of Northcote Road south of the signalised intersection is
subject to a “Vehicle Access Restriction (Motorway Interchange) Control” (T141) with
respect to the northern motorway. Comment: There is no proposal to seek to provide
further access into Smales Farm at this frontage.

Smales Farm is flanked by the following land designations. These land areas all form part
of the surrounding transport network of Smales Farm which is addressed in the applicant’s
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transportation asssessment (Stantec), in various submissions and particularly those by
Auckland Transport (AT) and the New Zealand Transport Agency (NZTA) and also in the
appended report by council’s transport expert HG:

Designation 1426, Shakespeare Road extension

Designation 1429, intersection of Shakespeare and Taharoto Roads
Designation 6757, Smales Farm bus station

Designation 6750, Northern motorway.

Westlake Girls High School (WGHS) is designation 4558, Northcote Intermediate School
is designation 4549 and North Shore Hospital is not designated but zoned Healthcare
Facility and Hospital (Waitemata District Health Board — WDBH). Both WGHS and WDBH
have lodged submissions on the plan change.

58. Lake Pupuke, to the north east of Smales Farm, is classified as an Outstanding Natural
Feature, and this is addressed in Annexure 7 to the plan change application: Landscape
and Visual Assessment (refer Appendix 1).

SMALES FARM AS AT OCTOBER 2018

59. The response to council’s clause 23 request summarises the existing situation at Smales
Farm as regards floor areas and other relevant numbers. They are listed here for reference
purposes:

Floorspace: The total Offices/ amenities 53,550
floorspace area at Smales Commercial services 500
Farm at present is 58,000 m2- Food and beverage 1350
How is this made up, and what Retail 400
are the various uses Childcare Centre 900
(businesses/tenancies and floor Healthcare Centre 750
areas) that make up the Fitness Centre 550
'ancillary' component of the 58,000 m2
58,000m?2?

Parking: What is the current Parking supply 2,044 spaces, made up as follows:

total of carparking spaces at

Smales Farm, and how is Basement/Allocated 590

this allocated? (offices,

‘ancillary' uses, visitor and On Grade:

short term parking). Unallocated 1,026

Time Limited 225

Time Limited Pay & Display 58
(of these 10 are motorbike parks and 9 are Mobility

parks)
All Day Pay & Display 145
Bicycle parking and 'end of Vodafone
trip facilities': What Showers 10
provision exists and what Bike Parks 46
are the details (number of Lockers 68
'parking ' spaces; nature of Air NZ
‘end of trip facilities')? Showers 7
Bike Parks 20
Lockers 10
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Sovereign
Showers 6
Bike Parks 16
Lockers 24
Q4

Showers 3
Bike Parks 12
Lockers 6
B:HIVE

Showers 1M1
Bike Parks 66
Lockers 70
Visitor cycle parking 13

THE PLAN CHANGE REQUEST AND ITS PROPOSALS

60. PC 23 as notified consists of:

61.

(1) Changes to the operative Business Park zone policy 18 pertaining to residential
and retailing activities;

(2) Changes to the operative Smales 1 Precinct to give rise to the development of a
mixed use ‘transit oriented development’ (TOD).

There is no proposal to change the zoning of Smales Farm from Business — Business
Park.

The overall objective is to enable the current Smales Farm business park site to develop
over time (20-30 years) into an intensive mixed use precinct taking advantage of the
significant locational attributes near major transport infrastructure, the further development
potential of the site, and its relative isolation from sensitive land uses. Overall the
development concept is a ‘transit oriented development’ (TOD):

“The purpose of the plan change application is to facilitate the development of a
Transit Oriented Development (“TOD”) on the Site to take advantage of the
exceptional transportation links available and the relative lack of sensitive
neighbouring activities around the boundaries of the Site. To enable this form of
development it is proposed to maintain the amount of office activity currently
anticipated, while providing for dwellings (most likely apartments) to be
established at Smales Farm as a permitted activity. To make the most efficient
use of the land, it is also proposed to significantly increase the height limit over
much of the Site.” (AEE para 1.4)
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SMALES FARM PLAN CHANGE
PROPOSED CONCEPT MASTERPLAN
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Fam S i by e it

62. The application contains a ‘concept masterplan’ which is indicative only of how the
development might unfold over a 20 to 30-year period under the modified Smales 1
Precinct (refer to the Boffa Miskell graphics on this page and the next). The masterplan
does not form part of the revised precinct provisions that would go into the AUP. The
building numbers (eg B10) have no particular significance in terms of the proposed plan
change provisions:
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SMALES FARM PLAN CHANGE
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63. The masterplan indicates various tall residential and non-residential buildings, with heights
akin to a metropolitan zone context, located amongst landscaped grounds. The tallest
buildings appear well away from the road frontages and towards the motorway (western
side). It appears that some of the new buildings are office/commercial only and some have
office/commercial for the first six to seven storeys with residential floors above.

64. The main features of the proposed precinct provisions are:

a) Extensive* residential development, of all types/uses, as ‘permitted’, in structures up
to 100m in height with no parking requirements (*floor area that would enable in the
order of 1350 units);

b) Up to 162,000 square metres of commercial and other non-residential uses; beyond
162,000 discretionary consent is required in order to assess the effects on ‘centres’
and the transport network;

c) A wide range of ‘accessory’ commercial (retail, entertainment, service), education and
community uses are enabled, many as permitted and some requiring consent; these
are subject to a pro-rata floorspace formula to ensure any effects on ‘centres’ are
avoided or minimised (the formula limits the ‘accessory’ floor area to approximately 7%
of the non-residential GFA of the site);

d) Building developments are restricted discretionary activities (by virtue of the Business
Park zoning) to be assessed against a range of factors;

e) Parking for non-residential uses is addressed on a pool or site-wide basis, rather than
use by use, and reduces over time by way of stepped increases in floor area required
per space (no changes are proposed to the operative rule);

f) A ‘structuring elements’ plan with ‘key/primary pedestrian axes’ and a ‘pedestrian
plaza’ requirement; Precinct Plan 2 depicts these elements;

g) Standards and assessment criteria governing the location and height, dimensions and
design of buildings and their surrounds in broad terms; Precinct Plan 1 determines the
respective ‘height’ areas.

SMALES FARM PLAN CHANGE
0 ¥ CONCERT MASTERPLAN - AERIAL PE EST | pagr2
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65. There are three primary means by which a ‘vibrant, attractive’ mixed use TOD would
emerge, and a quality living environment conducive to active modes of movement:

(i)  A'structuring elements’ plan which:
i. Shows two main “structuring axes / key pedestrian linkages” (three of the
four legs of the axes are existing private roads)
ii. main vehicular ingress/egress points, and
iii. a ‘pedestrian plaza’ central to the whole precinct, intersected by the ‘key
linkages’ (at the location of the existing roundabout);

(i)  Standards and assessment criteria governing the timing, size, positioning and
nature of the plaza;

(i)  Assessment criteria governing the design and location of all new buildings with
reference to the ‘structuring elements’ and a number of qualitative criteria including
landscaping around buildings and contribution to pedestrian vitality, interest and
safety.

66. ‘Height’ limits within the precinct are to enable tall buildings and an intensity of
development that makes efficient use of the land resource. Precinct Plan 1 shows two
‘maximum height areas’. Height Area 1 provides for a band of development up to 27m
around the main road frontages but stopping at the Northcote and Shakespeare
intersections. Height Area 2 is a larger area inside Area 1 which provides for up to 75m
high structures, which can rise to 100m provided a building mass standard is satisfied.
This standard has the effect of slimming the top 25 metres of the structure.

67. It is to be noted also that the ‘height in relation to boundary’ standard of the Business Park
zone applies (H15.6.2). It provides a control line with respect to Residential — Mixed
Housing Urban zones starting at 3m high at the zone boundary with a recession plan of
45 degrees sloping into the site. This is pertinent to the Westlake Girls High School site on
Shakespeare Extension and to Northcote Intermediate School and nearby residential sites
opposite Smales Farm on Northcote Road.

THE SUPPORTING DOCUMENTATION OF PC 23

68. The following documents were lodged in support of the plan change. These are appended
at Appendix 1.

e Explanation, Assessment of Environmental Effects and Section 32 Analysis -
prepared by Vaughan Smith Planning Limited

Geotechnical Assessment - prepared by Tonkin & Taylor Limited

Civil Engineering Assessment - prepared by Riley Consultants Limited

Integrated Transportation Assessment - prepared by Stantec

Urban Design Assessment - prepared by Boffa Miskell Limited

Drawing Package for Urban Design and Landscape/ Visual Assessment - prepared
by Boffa Miskell Limited

Landscape and Visual Assessment - prepared by Boffa Miskell Limited
Assessment of Economic Effects - prepared by Insight Economics

69. At the council’s request some minor modifications were made to the plans and to the
documentation, prior to notification. These changes are not material to a consideration of
the plan change provisions.

18



70. The key messages and findings of the experts reporting in support of the plan change and
its likely effects on the environment are set out in the AEE, and my overall summation of
these and of the plan change application is as follows:

71.

72.

a.

The site is well suited to a mixed use, transit-oriented development or precinct
(neighbourhood), due to its size, development potential, strategic location and relative
isolation from sensitive activities.
The TOD proposal is not inconsistent with or would actively promote the attainment of
all the high level planning directions that are relevant, from both statutory and non-
statutory documents.
With respect to universally accepted principles and urban design considerations
pertinent to the development of a TOD, the proposed precinct provisions would give
rise to a wide range of benefits including compact residential and office development
within easy walking distance of high capacity public transport, a variety of forms of
development and uses that create vitality and interest for residents, workers and
visitors, and the facilitation of mode shift and reduced reliance on car-based trips over
time.

The site in its context can internalise many of the effects that are generated by the

level of intensity and nature of land uses to be enabled: visual, economic and amenity

impacts, and to a large extent traffic impacts (through mode shifts). In particular a

quantum of ‘accessory activity’ floor area in the order of 16,000 square metres (retail

and ‘commercial services’) can be developed without adverse effects for other centres.

There are no geotechnical or utilities infrastructure issues, including stormwater

management, that cannot be addressed satisfactorily through normal consenting

processes.

The plan provisions will give rise to an interesting and high quality living and working

environment that is well served by rapid public transport and which facilitate transport

mode shift, reductions in car-based trips over time and good standards of pedestrian
and residential amenity at ground level in particular.

There is to be a 25% reduction in turning traffic into Northcote Road from Taharoto

Road over the duration of the main stages of development of the TOD due to a range

of factors, such as congestion, behaviour change and mode shift, and therefore:

e The threshold of development beyond which an ITA would be required can be
lifted from 105,000 square metres of business development to 162,000 with
residential trip generation not needing to be accounted for; and

e There is no need to alter the operative Smales 1 Precinct parking standards or
impose parking standards for the new residential uses.

The site is considered to be well located as regards the physical and social infrastructure
necessary to support a mixed use transit-oriented precinct and at full development, after
25 to 30 years, could accommodate in the order of 1,350 residential units and office and
other commercial floorspace of at least 160,000 square metres supporting approximately
10,000 workers.

More detailed considerations of the application’s expert reports are addressed in the
analysis of submissions where the opinions of council’'s experts are reported.
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73.

74.

75.

76.

77.

4,

STATUTORY PROCESS FRAMEWORK

Private plan change requests can be made to the Council under Clause 21 of Schedule 1
of the RMA. The provisions of a private plan change request must comply with the same
requirements as Council-initiated plan changes, and the private plan change request must
contain an evaluation report in accordance with section 32 of the RMA (clause 22(1), Part
2, Schedule 1, RMA). Clause 29(1) of Schedule 1 provides “except as provided in
subclauses (1A) to (9), Part 1 (of Schedule 1), with all necessary modifications, shall apply
to any plan or change requested under this Part and accepted under clause 25(2)(b)”.

PC 23 was a private plan change request made to the Council by Northcote Holdings RD1
Ltd in accordance with Clause 21 of Schedule 1 RMA.

Further information was sought in accordance with Clause 23 to Part B Schedule 1 RMA,
and the applicant’s response is at Appendix 3. A number of council’'s questions were
deemed to relate to the merits of the plan change and were not answered, to be addressed
at the hearing as required.

PC 23 was subsequently accepted by the Council under clause 25(2)(b) of Schedule 1 of
the RMA by Council’s Planning Committee, on 8 March 2019.

PC 23 was publicly notified on 12 April 2019, with 18 submissions received by the Council

(including one from AC). The summary of submissions was publicly notified by the Council
on 14 June 2019 and six further submissions were received.

STATUTORY AND POLICY FRAMEWORK

Resource Management Act 1991

78.

79.

80.

The RMA requires that councils (and unitary authorities) consider a number of statutory
and policy matters when developing or considering proposed plan changes. PC 23 was
developed under the relevant statutory and policy matters. The submissions have also
been considered under the relevant statutory and policy matters. The following
summarises this statutory and policy framework.

Part 2 of the RMA sets out the overarching purpose of the RMA. Achieving the purpose of
the RMA as stated in Part 2 is discussed in the applicant’'s AEE/section 32 report attached
at Appendix 1. | generally concur with the analysis contained in the section 32 report for
PC 23. Section 32AA of the RMA requires a further evaluation for any changes that are
proposed to the notified PC23 since the change was notified. All amendments to the
notified plan change recommended in this report have been assessed in accordance with
section 32AA. The primary consideration is their appropriateness for achieving the overall
objective of the plan change in an effective and efficient manner.

PC23 is a plan change to district plan provisions within the AUP (OP). As such, sections

31, 32, 72, 73, 74, 75 and 76 of the RMA set out specific provisions that must be
considered in the preparation of plan changes. These are summarised in Table 1 below.
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Table 1: Relevant sections of the RMA

Section Matters

Section 5 Purpose of the RMA

Section 6 Matters of national importance that are required to be recognised and provided for,
in particular:

(a) the preservation of the natural character of the coastal environment (including
the coastal marine area), wetlands, and lakes and rivers and their margins, and
the protection of them from inappropriate subdivision, use, and development;

(d) the maintenance and enhancement of public access to and along the coastal
marine area, lakes, and rivers;

(e) the relationship of Maori and their culture and traditions with their ancestral
lands, water, sites, waahi tapu, and other taonga;

(f) the protection of historic heritage from inappropriate subdivision, use, and
development; and

(h) the management of significant risks from natural hazards.

Section 7 Other matters which shall be given particular regard to, in particular:

a) kaitiakitanga;

b) the efficient use and development of natural and physical resources;
c) the maintenance and enhancement of amenity values;

d) intrinsic values of ecosystems;

f) maintenance and enhancement of the quality of the environment; and
i) the effects of climate change.

(
(
(
(
(
(

Section 8 The principles of the Treaty of Waitangi must be taken into account.

Section 31 Functions of territorial authorities in giving effect to the RMA

Section 32 Requirements for preparing and publishing evaluation reports. This section requires councils to
consider the alternatives, costs and benefits of the proposal (plan change)

Section 72 Purpose and change of district plans

Section 73 Sets out Schedule 1 of the RMA as the process to prepare or change a district plan

Section 74 Matters to be considered by a territorial authority when preparing a change to its district plan.

This includes its functions under section 31, Part 2 of the RMA, national policy statements,
regional policy statement provisions, other regulations and other matters.

Section 75 Outlines the requirements for the contents of a district plan.

Section 76 Outlines the purpose of district rules, which is to carry out the functions of the RMA and
achieve the objective and policies set out in the district plan. A district rule also requires the
territorial authority to have regard to the actual or potential effects (including adverse effects),
of activities in the proposal, on the environment

Schedule 1 Sets out the process for preparation and change of policy statements and plans by local
authorities (Part 1 and Part 2)

The mandatory requirements for plan preparation are comprehensively summarised by the
Environment Court in Long Bay-Okura Great Park Society Incorporated and Others v North
Shore City Council (Decision A078/2008) ', where the Court set out the following measures
for evaluating objectives, policies, rules and other methods. This is outlined below:

A. General requirements

1. Adistrict plan (change) should be designed to accord with, and, assist the territorial authority to carry out its functions
so as to achieve the purpose of the Act.

2. When preparing its district plan (or change) the territorial authority must give effect to any national policy statement
or New Zealand Coastal Policy Statement.

1 Subsequent cases have updated the Long Bay summary, including Colonial Vineyard v Marlborough District
Council [2014] NZEnvC 55.
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3. When preparing its district plan (change) the territorial authority shall:
(a) have regard to any proposed regional policy statement;
(b) not be inconsistent with any operative regional policy statement.

4. In relation to regional plans:
(a) the district plan (change) must not be inconsistent with an operative regional plan for any matter specified
in section 30(1) [or a water conservation order]; and
(b) must have regard to any proposed regional plan on any matter of regional significance etc.

5. When preparing its district plan (change) the territorial authority must also:

. have regard to any relevant management plans and strategies under other Acts, and to any relevant entry
in the Historic Places Register and to various fisheries regulations; and to consistency with plans and
proposed plans of adjacent territorial authorities;

. take into account any relevant planning document recognised by an iwi authority; and

. not have regard to trade competition;

6. The district plan (change) must be prepared in accordance with any regulation (there are none at present);

7. The formal requirement that a district plan (change) must also state its objectives, policies and the rules (if any) and
may state other matters.

B. Objectives [the section 32 test for objectives]

8. Each proposed objective in a district plan (change) is to be evaluated by the extent to which it is the most appropriate
way to achieve the purpose of the Act.

C. Policies and methods (including rules) [the section 32 test for policies and rules]
9. The policies are to implement the objectives, and the rules (if any) are to implement the policies;

10. Each proposed policy or method (including each rule) is to be examined, having regard to its efficiency and
effectiveness, as to whether it is the most appropriate method for achieving the objectives of the district plan taking
into account:
o the benefits and costs of the proposed policies and methods (including rules); and
e the risk of acting or not acting if there is uncertain or insufficient information about the subject matter of the
policies, rules, or other methods.

D. Rules

11. In making a rule the territorial authority must have regard to the actual or potential effect of activities on the
environment.

E. Other statutes:

12. Finally territorial authorities may be required to comply with other statutes. Within the Auckland Region they are
subject to:

. the Hauraki Gulf Maritime Park Act 2000;

. the Local Government (Auckland) Amendment Act 2004.

National policy statements

81. The relevant NPS is the National Policy Statement: Urban Development Capacity 2016.

The AEE addresses this document at section 8.3. The NPS requires councils to ensure
that there is sufficient development capacity and a ‘development strategy’ to achieve the
integration and coordination of land use and infrastructure planning (refer to Auckland Plan
2050 below). The primary focus is on housing. The application comments in conclusion as
follows, and | agree that the plan change would be consistent with the objectives of the
NPS (which are set out in section 6.1.16 of the AEE):

“The Proposed Plan Change will enable the development of a significant number of

dwellings (apartments) at Smales Farm and in that way contribute to the supply of
housing to meet the demand from a growing population in the medium to longer term.
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The ongoing role of Smales Farm as a focus for employment opportunities will be
unaffected by the proposed amendments to the provisions of the Smales 1 Precinct.”

National environmental standards or regulations

82. There are no relevant national environmental standards or regulations relevant to this
plan change.

Auckland Unitary Plan (operative in part) — Regional Policy Statement

83. Section 74 RMA requires that the council ‘have regard to’ the relevant regional policy
statement in the preparation and consideration of plan changes and in the consideration
of submissions.

84. The relevant provisions of the RPS are fully addressed in the plan change AEE at section
8.4 and are further addressed in the consideration of submissions in section 10 of this
report.

85. In summary, proposed PC 23, as recommended to be modified, will in my opinion be
entirely consistent (and not inconsistent) with the objectives and policies of the RPS (AUP,
operative in part).

Auckland Unitary Plan (operative in part) — Regional Plan

86. There are no regional plan provisions that are pertinent to a consideration of this plan
change.

Other relevant legislation

87. There is no other legislation (eg the Reserves Act) that is pertinent to a consideration of
this plan change.

The Auckland Plan 2050 (June 2018)

88. The Auckland Plan, prepared under section 79 of the Local Government (Auckland
Council) Act 2009, is a relevant strategy document that council should have regard to in
the preparation and consideration of plan changes.

89. The PC 23 application was prepared with consideration for both the 2012 Auckland Plan
and the June 2018 refresh, 2050 Plan. However, the 2018 refresh plan was not available
in its final form, but in the committee report (agenda) form. These considerations are set
out in section 8 - Strategic Framework - of the AEE (Appendix 1). The application
summarises the considerations as follows, and | concur with these comments:

“The Proposed Plan Change is consistent with the Auckland Plan 2050 because it
enables development within the Takapuna Development Area on a Site with
substantial capacity for both residential and business development, and with the
backbone of the North Shore strategic public transport network on its doorstep.
Furthermore, it provides for both employment opportunities and housing on the one
site, the Site is served by sufficient existing or planned infrastructure to meet
demand, and Smales Farm has an established track record of feasible development.”

And:
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“The Proposed Plan Change is consistent with the Auckland Plan 2050 which puts a
strong emphasis on housing and the integration of land use and transport
infrastructure.”

90. The Auckland Plan 2050 has a ‘development strategy’ that is very similar to the 2012

91.

version. It promotes a compact approach to urban growth and development, focused on
main centres, specified nodes, identified development areas and ‘future urban areas’.
Greater Takapuna is a ‘development area’ to the west of the Takapuna metropolitan centre
and includes Smales Farm. The following graphic Figure 3 is from Map 15 at page 211 of
the 2050 Plan:

Figure 3: Takapuna strategic development area’

The Smales Farm site is considered to be well located as regards the physical and social
infrastructure necessary to support a mixed use precinct that might at full development
accommodate in the order of 1,350 residential units along with office and other commercial
floorspace of 160,000 square metres supporting up to 10,000 workers. Smales Farm could
become over a longer time frame a more vibrant and prosperous working environment and
also a modern, urban neighbourhood with good facilities, living amenity and even greater
accessibility.

Other relevant planning documents

92. The Devonport-Takapuna Area Plan (December 2014) defines a ‘Greater Takapuna

strategic growth and development opportunity area’, as depicted in Figure 4 below.
Smales Farm and the Northern Express (Smales Farm) bus station form the western
‘bookends’ of this area. This is in respect of two significant corridors: the Taharoto/Anzac
Street (Takapuna) corridor and the Shakespeare Road (Milford) corridor. The Area Plan
does not provide specific criteria by which the plan change might be evaluated, but it can
be seen that the purpose of the plan change is entirely consistent with the Plan broadly in
terms of how it envisages urban growth and change over time. The Auckland Plan 2050
in turn reflects the directions of the Area Plan.
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Figure 4: ‘Grer Takpuna strategic growth and development
opportunity area’ (diagonal red lines).

93. The application’s AEE reports that transport-related policy of relevance to the plan change
is addressed in Part 9 of the Integrated Transportation Assessment. The documents
reviewed by Stantec include:

* Government Policy Statement on Land Transport
* Auckland Transport Alignment Project 2017

* Regional Land Transport Plan 29018-2028

* Regional Public Transportation Plan 2015; and

* Integrated Transport Programme.

Stantec concludes that the transit oriented development enabled by the plan change will
align very well with these transport-related policy documents.

94. These documents have also been reviewed by council’s transportation expert, HG at
section 6.5 Transport policy of the report (refer Appendix 4). The conclusions are much

the same, that the plan change either aligns well or is not inconsistent with the respective
provisions.

5. NOTIFICATION AND SUBMISSIONS

95. Details of notification and number of submissions received below:

Date of public natification for submissions 12 April 2019
Closing date for submissions 15 May 2019
Number of submissions received 18
Date of public notification for further submissions 14 June 2019
Closing date for further submissions 28 June 2019
Number of further submissions received 6
Late submissions 0

Copies of the summary of original submissions and of all submissions received are
attached as Appendix 2 to this report.
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6. ANALYSIS OF SUBMISSIONS AND FURTHER SUBMISSIONS

96. This section addresses the submissions received on PC23. It discusses the relief sought
in the submissions and makes recommendations to the hearing commissioners.

97. The evaluation of submissions is structured more or less in the order of the proposed
plan change provisions but starting first with those generally in support and those
opposed to the plan change and with ‘transport, traffic and parking’ addressed last.

6.1 Submissions supporting PC23 wholly or conditionally

Sub Name of submitter Summary of the relief sought by the Further Planners
## submitter submissions | recommendation
1.1/1.2 S Quinn (Shorecare Accept PC 23 with amendments; ensure Accept in part
Medical Services Ltd) | sufficient carparking for staff and patients of
an Urgent Care Clinic
3.1 Les Probert Accept plan change Accept in part
6.1 Simon O’Connor Accept plan change with modifications Accept in part
(Sentinel Planning Ltd) | (TOD centre supported)
10 NZTA The Transport Agency generally supports Accept in part
(page the proposal on the basis that the
2) amendments set out in its submission are
adopted.
11.1 AT Approve plan change subject to resolving Accept in part
ATs various requirements and concerns (or
the plan change should be declined)
13.1 AC Plan change is supported in part, subject to Accept in part
amendments
15.1 HNZ We generally support the identified purpose FS02 Accept in part
of PC23 to ‘facilitate a TOD’ on the subject
site, but consider amendments are required
and the change is otherwise opposed.
16.1 Watercare Accept the plan modification Accept in part
Discussion

98. The general level of support, and qualified support, for PC23 is acknowledged and

supported. It is considered that, subject to the evidence presented at the hearing, the
modifications recommended for PC23, arising from the various more specific
submissions of these and other submitters addressed elsewhere in this report, will
satisfactorily and appropriately address most of the concerns identified by the above
submitters.

Recommendation on submissions

99.

That the above submissions be accepted in part for the following reasons:

. The TOD development concept is supported for the Smales Farm business park
due to its strategic location, relative isolation from sensitive land uses, large site
size in single ownership, and further development potential.

. A TOD at this site would be consistent with the RPS and therefore promote the
purpose of the RMA, provided various recommended changes are made which in
turn would either satisfy or partially satisfy these submissions.

100. There are no amendments directly associated with this recommendation. Appendix 6

is a revised version of the plan change that contains all recommended changes.
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6.2 Submissions opposing PC23 Smales Farm

Sub
1t

Name of
submitter

Summary of the relief sought by the submitter

Further
submissions

Planners
recommendation

2.1

Anthony Kang

Decline plan change (due to traffic & safety concerns
for pedestrians; overcrowding at bus station; high
buildings out of character for NZ; privacy/overlooking
concerns; history of non-complying noise events at
Smales Farm)

FS02

Reject

4.1

Jungho Hong

Decline plan change (due to concerns regarding
traffic; parking; personal privacy; shading; impacts on
bus station and schools; construction effects; high
rise 'eyesores')

Reject

8.1

Soon bok Ko

Decline plan change (due to traffic and parking
effects; the ITA is weak; 25% reduction in background
traffic is very questionable; lack of alternative
transport options c.f central city; local streets already
under parking pressure from employees at Smales
Farm; excessive noise and vibration effects from ad
hoc events — ‘noise events’ should not be ‘permitted’
activities).

Reject

9.1

Charles Crisp

Decline plan change (due to traffic effects and the
inability of the existing road network and public
transport options to cope with any further high density
residential or commercial activity on the Smales Farm
site).

Reject

171

Svetla
Grigorova

Decline plan change (due to proposed zoning breach;
traffic impacts — roads not equipped to support the
changes; noise impacts on local area; health impacts
- population growth and effects on North Shore
Hospital services)

FS06

Reject

18.1

Atanas
Gornakov

Decline plan change (due to proposed zoning breach;
traffic impacts — roads not equipped to support the
changes; noise impacts on local area; health impacts
- population growth and effects on North Shore
Hospital services).

Reject

Discussion

101.

102.

103.

The above submitters (none of whom indicated a wish to be heard) have expressed a
wide range of concerns, as summarised above and detailed in the submissions.

Most of the concerns are also addressed in other submissions that also seek specific
amendments to try to achieve an appropriate plan change, particularly in respect of trip
generation effects, potential impacts on North Shore Hospital and visual and other
impacts arising from tall buildings.

It is clear that the plan change may give rise to a number of potentially adverse effects,
but | am of the view that:

1. Many of the concerns arise inevitably from a rapidly growing city that is destined to
develop ‘upwards’; and which
2. Is destined to experience ongoing pressure on its major infrastructures, especially
at its major transport nodes; and that
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3. Smales Farm is generally a very suitable site for compact, quality intensification
incorporating a mix of residential and non-residential activities that support a
diverse working and residential community with significant but acceptable effects
on the neighbourhood, on the transport networks and on the wider locality.

Recommendations on submissions

104. That the above submissions be rejected for the following reasons:

It is considered that with modifications recommended to PC 23 the issues of concern
will be appropriately and satisfactorily addressed such that any adverse effects will be
avoided, remedied or mitigated and the purpose of the RMA will have been promoted.

105. There are no amendments associated directly with the recommendations in respect of

these submissions.

6.3 Submission in respect of infrastructure (Watercare)

Sub Name of submitter Summary of the relief sought by the Further Planners
#i submitter submissions | recommendation
16.2 Watercare 16.2 Watercare seeks further information: Accept in part
(a) comprehensive development
assumptions and staging; (b) assessment of
upgrades that may be required; (c)
confirmation that the upgrades will be
funded by the developer (applicant).
Discussion
106. Watercare’s submission above followed the earlier expression of various concerns at

the time of Council’s request for further information, and the applicant responded, as set
out below. It would appear to me that the concerns of Watercare have either been
addressed or will be at the time of resource consent. However, the submission indicates
that Watercare still has particular concerns and it is appropriate that they are addressed.
There may be a need for ‘special information requirements’ at 1538.9 of the proposed

precinct.

Clause 23 request

Response from applicant

General
| would expect to see a staging plan that shows demand
on the network by stage and approximate timing.

Services infrastructure demand will be addressed
with resource consent applications for individual
buildings. It is noted that no such analysis was
required or provided in relation to the extensive
intensification proposed by Council through the
Unitary Plan process.

Wastewater

They need to use Watercare's Code of Practice to
develop design flows. While overseas information may
be a useful comparator, we wouldn't accept using those
numbers for their calculation.

Noted. The WSL CoP flows are addressed in
Section 3.3 of the Civil Engineering Assessment.

The applicant may benefit from using Watercare's new
Code of Practice as that provides more options for multi-
story buildings.

Noted. Detailed calculations of estimated flows will
be provided with each resource consent application
for the staged development.

The applicant makes the comment that “ Based on the
size of the development and existing and planned public
water and wastewater infrastructure surrounding the site,
this detailed modelling would need to be undertaken

Riley Consultants has undertaken additional
calculations of the capacity of the 300 dia public
wastewater line that services the site. Based on GIS
information, the capacity of the public line is
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internally by WSL." That is incorrect and the consultant
was advised of this prior to the report.

estimated to be 100l/sec. As the peak flows of the
proposed development are estimated to be 63l/sec,
the public line has capacity to convey the proposed
development flows.

Our expectation is that at a minimum, the applicant
needs to do a static assessment of the capacity
constraints in the network. This is not provided. If
modelling work is required (and it would be useful in the
case), the applicant can engage one of Watercare's
design consultants to undertake the modelling. (Note,
that we can organise this for, but this work will be at their
cost.). They will need to show where there are capacity
constraints, what infrastructure would trigger upgrades,
and indicate when (based on the staging plan), and who
will fund these upgrades.

As immediately above.

Water supply
Same comments as wastewater.

A detailed assessment will be carried out with each
resource consent application for a development
stage.

Recommendations on submission

107. That the above submission be accepted in part and that Watercare’s concerns be
addressed to its satisfaction, for the following reasons:

. It is appropriate that the concerns of Watercare are appropriately addressed to

ensure that:

o The right services will be in place at the right time; and
o The costs thereof are appropriately apportioned.

108. There are no recommended modifications arising from this recommendation but a
suggestion that ‘special information requirements’ may be appropriate.

6.4 Submissions in respect of the underlying zoning of Business — Business Park

Sub Name of submitter Summary of the relief sought by the Further Planners
#t submitter submissions | recommendation
15.2, HNZ The underlying zoning should be Business FS02 Accept in part
15.7 Mixed Use
13.5 AC Amend PPC23 to remove the tension FS02 Accept in part
between the underlying zoning of Business FS04
Park and the precinct’s provisions, through FS05
changes which avoid the creation of a new
‘centre’ such as via activity status and
scale/height of buildings (which is akin to a
Metropolitan centre zone).
Discussion

109. HNZ considers that the Mixed Use (or Metropolitan) zoning better aligns with the concept
of a TOD and provides for the mix of uses PC 23 proposes. The submission notes that

the Mixed Use zone provides:
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110.

111.

112.

113.

114.

115.

116.

“an appropriate assessment framework to manage the potential adverse effects
associated with comprehensive mixed use developments, in particular high density
residential development proposals”.

AC considers that the range of non-office and residential activities proposed is akin to
the provision for a potentially significant ‘centre’, along with the intended ‘height’
enabled.

The Mixed Use zone provides for a ‘height’ of 18m, with specific variations allowing
greater height in some parts of Auckland. Clearly a precinct with ‘height’ up to 75m and
potentially 100m is not aligned with the purpose of the zone, which is typically applied
to small individually owned lots adjoining centres and along major transport corridors.
The mix of uses of the zone is generally suitable, but the office provision in the Mixed
Use zone is inadequate for Smales Farm, with offices over 500m2 being a discretionary
activity. Many of the standards are very similar to those in centres zones and the
Business Park zone.

The AC submission | believe overlooks the intention that ‘accessory activities’ be
specifically curtailed by way of a special floor area rule that is designed to ensure that
at no point in time will off-site effects be of any economic significance for other ‘centres’.
It also overlooks the need for a suitable mix of activities to be provided for in order that
the precinct has sufficient interest and vitality to make it an attractive place within which
to live and work while also providing active-mode commuters sufficient incentive to make
repeated journeys through the site.

In my view the ‘business park’ concept inherent in this zoning underscores the stated
intention of the applicant/developer to maintain a thriving business/employment node at
Smales Farm while it transitions in the longer term away from ‘business park’ (as
envisaged in the AUP) to a TOD. The applicant has summarised the situation:

“The Mixed Use Zone doesn’t anticipate a major office component (which will remain
the primary focus of Smales Farm) and retail activity (which is to be limited at Smales
Farm) is anticipated to be a strong focus of both the Metropolitan Centre Zone and
Town Centre Zone.” (AEE, para 6.2).

I concur with the applicant’s section 32 analysis of the zoning options (Appendix D to
the AEE, Appendix 1)

However, there is the matter of the noise environment generally within an intensively
developed mixed use Smales Farm, and Styles Group (SG) has, with reference to the
above submissions from AC and HNZ, reported on the following matters:

¢ The potential conflict between noise-generating activities and noise-sensitive
activities proposed within the Site;

¢ The potential inter-tenancy noise effects arising from the activities permitted under
PC23 and facilitated through the underlying Business Park Zone (BPZ) controls;

¢ Traffic noise exposure (including SH1 and arterial roads);

o The appropriate noise-related rules (and supporting policy) that should be
incorporated into PC23.

SG identifies that:

. The proximity of the Site to major transport corridors has a significant influence
on the noise environment within the Site
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° The Business Park zone provides for a relatively ‘high noise environment’ as
residential uses other than visitor accommodation (as RDA) are not provided for
in the zone

. The plan change provides for various activities that are ‘sensitive to noise’
Smales Farm proposes ‘noise events’ as permitted and in contradiction to the
AEE there will in fact be “sensitive uses in the immediate vicinity”

o The plan change will enable commercial and light industrial activities that will not
be subject to the controls that accompany the co-location of these activities in
other Business zones

o The noise management framework of Chapter E25 does not prescribe specific
criteria to require noise sensitive activities within the Business Park zone to
adopt the performance standards that otherwise apply within the Business
Zones; and accordingly

o There are no controls to require noise sensitive activities within the Site to be
acoustically insulated from the noise levels affecting or provided for within the
Site.

117. With reference to the objectives and policies of chapter E25, SG concludes and
recommends as follows:

“In our view, PC23 seeks to authorise a mixed use environment but without any
acoustic controls. We consider it necessary to apply the appropriate controls to
ensure:

¢ That the noise levels on the occupants of the Precinct (including residential/
accommodation/ educational) are no greater than reasonable;

¢ That the potential reverse sensitivity effects are avoided;
That the mix of land uses can be managed to be compatible.

“‘We note that the Site is currently held in two Certificates of Title, and therefore the
inclusion of appropriate controls to achieve internal noise levels between tenancies
(potentially containing incompatible activities) is fundamentally important.”

“We recommend that PC23 is amended to incorporate the acoustic controls for
Activities Sensitive to Noise as set out under E25.6.9 and E25.6.10. This would treat
the mixed use environment in the same way as any other Business Zone under the
AUP where a similar mix of activities is provided for.”

“If PC23 is confirmed subject to the recommend amendments, all other consequential
amendments should be made to ensure the Smales 1 Precinct Controls incorporate
relevant acoustic objectives, policies, matters of discretion and assessment criteria
as they relate to the construction and operation of Activities Sensitive to Noise within
mixed use environments.

“If the assessment criteria under E25.8 are incorporated within the Smales 1 Precinct
Controls, necessary amendments would be required to ensure the criteria are
applicable to the Smales 1 Precinct. This could be achieved through careful cross
referencing, noting the Smales 1 Precinct/ BPZ is not one of the zones listed under
E25.8(2) and (4) Assessment- restricted discretionary activities, and these criteria
would be relevant to activities within the Site.”

118. | concur with the findings and recommendations of SG and these have been conveyed
verbally to the applicant’s planning consultant who accepts the need for changes to be
made. The details proposed are set out in Appendix 6.
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Recommendations on submissions

119. That the above submissions be accepted in part for the following reasons:

There is a need to resolve the ‘underlying tension’ and provide a better
assessment framework than the BPZ and plan change offers, by way of changes
to the precinct provisions that account for ‘noise sensitive activities’ including
residential, community and educational in a high quality mixed use (TOD)
environment that is surrounded by high traffic noise generating corridors.

The Business Park zoning is otherwise appropriate as it reflects the predominant
function of Smales Farm for the short to medium term future; and

A comprehensive TOD on a unique site such as the Smales Farm business park
is a new concept for Auckland and tailor-made provisions are warranted and would
not undermine the integrity of the AUP in terms of the departures from the standard
Business Park zone (which according to H15.1 Zone description “has a limited
future application”); and

The extent of change sought by the applicant is such that any other underlying
zoning would still necessitate departures via precinct provisions, which may also
appear in stark contrast to the purpose of that zoning.

120. The amendments associated with this recommendation are set out in Appendix 6.

6.5 Submissions in respect of policy 18 of the BP zone

Sub
##

Name of Summary of the relief sought by the submitter Further Planners
submitter submissions | recommendati

on

13.18

AC Amend H15.3(18) (b) and (c) to read as follows: FS02 Accept in part

FS05

(b) limit retail to those services such as food and
beverage and convenience goods which meet
the day to day needs of workers and residents
within and-visiters-te the zone;

(c) limit residential activity except for visitor
accommodation and dwellings;

Discussion

121. The submission seeks the specified changes to policy 18 of the Business Park zone in
connection with the submission’s call for reduced provision for residential activities
generally within the precinct. The appropriateness of the full range of residential uses is
addressed elsewhere.

122. The notified version seeks to modify the policy to specify an exemption for the Smales
1 precinct in respect of residential activities generally. The notified provisions are:

(18) Require a plan change for new business parks and any amendment to the

provisions of existing business parks, to:

(a) limit the permitted amount of office space so as not to adversely affect the

function, role and amenity of the Business — City Centre Zone, Business —
Metropolitan Centre Zone and Business — Town Centre Zone;
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(b) limit retail to those services such as food and beverage and convenience
goods which meet the day to day needs of workers, residents and visitors to
the zone;

(c) except within the Smales 1 Precinct, limit residential activity (exeeptfer apart
from visitor accommodation).

123. The AEE at 6.7 states:

124.

125.

“It is considered necessary to modify two policies which do not acknowledge the
possibility of residential development in the zone or support its enablement. It is
proposed, therefore, to amend policy H15.3(18)(b) so that services such as food and
beverage and convenience goods are limited to meet not only the needs of workers
and visitors, but also residents on the Site. Policy H15.3(18)(c) currently “limits”
residential activity in the zone except for visitor accommodation, and it is proposed to
identify the Smales 1 Precinct as an exception to that policy”.

In my view it may not be necessary or appropriate to amend the policy as proposed
because:

i. clause (b) has an effect beyond Smales Farm and for other Business Park sites
(with respect to providing retail services for ‘residents’ as well as workers and
visitors to the zone). The Business Park zone does not provide for residential uses
other than ‘visitor accommodation and boarding houses’ as a restricted
discretionary activity; and

i. Smales Farm will in effect cease to become a ‘business park’ if its aim to become
a successful TOD is realised and therefore it will have been set apart from the
generally policy framework applying to Business Parks.

The alternative for the plan change is to make the exemption from this policy specific in
the precinct, in the same way that other Auckland-wide provisions are bypassed or

modified. The appropriateness of either option is perhaps best seen in the context of the

whole package of changes that are proposed by the applicant and recommended in this

report and by others.

Recommendations on submissions

126. That the above submission be rejected for the following reasons:

127.

Changes to policy 18 (of the Business Park zone, H15.3) to specifically provide for a
Smales Farm ‘exemption’ are not necessary because this can be made clear within
the modified precinct provisions; and

It is appropriate to provide for the full range of residential uses at Smales Farm, as a
TOD, so reference to ‘dwellings’ alone is inappropriate; and

Changes are not appropriate to clause (b) of policy 18, as notified, because this has
an effect beyond Smales Farm for other Business Park sites which are not providing
for the full range of residential uses; and

Smales Farm is proposed, in the longer term, to become something other than a
Business Park — a ‘transit oriented development’ (TOD), and is thereby distinguished
from all other business parks by virtue of the revised precinct provisions, if adopted.

The amendment associated with this recommendation is that the introduction to 1538.3
Policies be extended to read: “The Auckland-wide and underlying zone policies apply in
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this precinct in addition to those specified below, provided that clauses (b) and (c) of
policy H15.3(18) do not apply. Refer to Appendix 6.

6.6 Submissions in respect of a ‘transit oriented development’ concept (TOD) at
Smales Farm, and precinct description

129.

Sub Name of Summary of the relief sought by the submitter Further Planners
#i submitter submissions | recommendation
10.1 NZTA Precinct description: Amend the description to FSO01 Accept in part
promote/direct changes in commuting behaviour FS02
reflecting a ‘transit orientated development’ (a FS03
Smart Transport Approach similar to the Wynyard FS04
Quarter Transport Management Plan). FS05
11.2 AT Transit oriented principles (TOD): Provide further FSO01 Accept in part
assessment as to how proposed private plan FS02
change 23 (PPC23) will align with 'TOD' principles; FS04
and modify PPC23 in line with that assessment to FS05
achieve the TOD objective in 1538.2(A1).
13.1 AC PC 23 is supported in part, subject to amendments. FS02 Accept in part
13.3 AC Amend PPC23'’s precinct description and FS02 Accept in part
objectives to better explain the planning context, FS05
precinct purpose and reasoning driving the
introduction of additional land use activity
opportunities and building scale
13.14 AC Amend PPC23 to ensure a vertical alignment and FS02 Accept
‘cascading’ of provisions, from precinct description FS05
and objectives down through to activity rules,
assessment criteria and precinct plans.
15.1 HNZ We generally support the identified purpose of FS02 Accept in part
PC23 to ‘facilitate a TOD’ on the subject site, but
consider amendments are required and the change
is otherwise opposed
Discussion
128. There is general support for the concept and development of a TOD at Smales Farm

within these submissions. However, there is a range of concerns as to whether PC 23
in its notified form can achieve a successful TOD. The concerns start with the Precinct
Description and then resurface through the various parts of the plan change that follow.

The justification for and potential benefits of a TOD at Smales Farm are well made out
in the plan change request, both in terms of the efficient use of land and resources and
in terms of strategic context and generally accepted urban design principles. The site
has potential to be intensively developed for a mix of complementary activities that in
turn can generate a number of positive effects for those who work and reside within the
precinct. The social and economic benefits referred to in section 9.7 of the AEE are
however ones that will accrue over a fairly long time frame. It is important therefore that
the basic principles are clearly outlined and articulated in the precinct and that the key
structuring and development control measures are well designed from the outset.
Rebecca Skidmore has advised as follows:

“The Urban Design report finds that the Site is well suited to accommodate greater

scale, intensity and mix of activities to function as a Transit Oriented Development
(“TOD”). The report sets out six principles to successfully create a TOD, drawn from
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130.

131.

132.

133.

134.

the Translink ‘British Colombia Design Guidelines for Transit Oriented Communities’.
Drawing on these principles, Section 12 of the report sets out a number of desired
urban design outcomes. | agree that the Site’s large scale and single ownership and
its adjacency to the northern busway station and proximity to a range of employment
and community facilities infrastructure mean it is well suited to transition to a TOD.
(6.3)

NZTA requests that the following be added to the precinct description:

The Precinct is proposed as a ‘transit orientated development’ which supports high
density residential and compatible business activities with strong links to reliable
and frequent public transport. A goal of a transit orientated development is to reduce
dependence on vehicles in favour of public transport, walking and cycling.

The suitability of the site for a TOD is not questioned, but the appropriateness and
effectiveness of the provisions of PC 23 are. Success therefore hinges on the detail. A
number of changes are recommended (throughout this report) and many have been
agreed in principle with the applicant.

The applicant’s revision of the precinct description does not adopt the above words but
has words of similar effect which are supported in principle — refer Appendix 5. The
revision may or may not be acceptable to NZTA and other affected submitters.

Rebecca Skidmore has reported as follows:

“I consider that the notified plan change provisions lack detail regarding the
outcomes sought and certainty that the TOD principles described in the Urban
Design report will be delivered. (6.5)

“In my opinion, the amendments now proposed by the Applicant provide a more
robust framework to deliver key urban design outcomes for a TOD. In particular,
the Precinct Description is more explicit about the function of the Precinct as a
TOD with the key principles for achieving a TOD clearly articulated. The policy
framework is also expanded to identify the outcomes sought for connectivity
through the Precinct by way of primary and secondary linkages and the quality of
public realm required to support a pedestrian focussed environment. (6.6)

| agree with Ms Skidmore’s comments, and would add that a more significant part of the
precinct is the statement of objectives. This is addressed in the next section. The
concerns of NZTA are also directly addressed there. Appendix 6 contains further minor
but important adjustments to the precinct description, and the rewritten objectives.

Recommendations on submissions

135.

That the above submissions be accepted or accepted in part for the following reasons:

¢ The TOD development concept is supported for the Smales Farm business park due
to its strategic location in terms of transport infrastructure, relative isolation from
sensitive land uses, large site size in single ownership, and further development
potential.

e ATOD at this site would be consistent with the RPS as well as the Government Policy
Statement on Land Transport and other high level strategies and therefore promotes
the purpose of the RMA, provided various recommended changes are made which
in turn would either satisfy or partially satisfy the above submissions.
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¢ A range of changes are to be made to the notified PC 23 to create the potential to
generate optimum benefits while avoiding or minimising adverse effects, particularly
as the TOD precinct emerges over time.

136. The amendments proposed by the applicant may address the above submissions and

are set out in Appendix 5 to this report. Appendix 6 contains further recommended
adjustments to the precinct description and the rewritten objectives.

6.7 Submissions in respect of the precinct objectives

Sub Name Summary of the relief sought by the submitter Furthe Planners
#i# of r recommend
submitt submi ation
er ssions
10.2, NZTA | Objective (A1): Retain as notified. FSO01 Accept in
10.3, FS02 part
10.4 Objective (1): Do not delete “on the safe and efficient operation of FS03
the transport network”. FS04
FS05
Objectives (2) and (3): Retain as notified.
111 AT That the Council approves PPC23, provided that AT’s various FS02 Accept in
transport requirements / concerns are resolved and/or that Council FS04 part

identifies appropriate provisions that will address these matters;
and if the concerns are not resolved, then the plan change should

be declined
13.4 AC PC 23 amended to provide a rationale for different outcomes FS02 Accepted in
sought within the precinct. FS05 part

c. Objectives and policies should inform lower-tiered provisions in
the hierarchy such as the introduction of different height standards
as depicted on precinct plan 1.

13.9 AC Amend PPC23 to reduce the scale and wide range of residential FS02 Accepted in
uses or activities so the equivalent of a ‘city centre’ is not enabled, FS03 part
but still achieve a vibrant mixed use transit-oriented development;
refine objectives (A1), (2) and (3) accordingly; achieve vertical
alignment of all provisions including with policy H15.3 (18)
Business Parks.

13.11 AC Amend PPC23 to ensure land use applications are assessed in FS02 Accept in
line with clear outcomes stated in the precinct provisions — FS04 part
objectives, policies, standard’s purpose, assessment criteria - FS05

while avoiding replication or contradiction with the Auckland
Unitary Plan approach of chapter C.

13.14 AC Amend PPC23 to ensure a vertical alignment and ‘cascading’ of FS02 Accept in
provisions, from precinct description and objectives down through FS05 part
to activity rules, assessment criteria and precinct plans.

Discussion

137. NZTA seeks specifically that objective 1 not have deleted the words “on the safe and
efficient operation of the transport network” but all other submissions are not specific as
to the changes sought. The concerns are expressed in general terms.

138. The ‘safe and efficient operation of the transport network’ would seem to be a high level

outcome that warrants mention in the objectives. The applicant considers it only needs
to be addressed at the policy level, and the words deleted from the objective “because
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139.

140.

the the network has been modelled, and effects assessed, with this plan change
application” (AEE 6.9) However, the robustness of this modelling and assessment has
been challenged by submitters. Further, if there is to be reference in the policies to
effects on the transport network then it is necessary and appropriate for such an
important issue to first be addressed in the precinct objectives.

The applicant has generated a revised set of objectives that address key urban design
considerations arising from those pre-hearing discussions and the specific changes
made are endorsed in principle. It does not however address the ‘transport network’ or
a number of other matters that in my opinion should be expressed.

In response to the submissions and with a view to a clearer statement of objectives, |
propose the following. | consider this better encapsulates all the outcomes that are
desired or which are to be avoided, and that have been addressed across a range of
submissions. They are written in a style that better reflects that used across the AUP (in
line with the in house ‘best practice guide’) and accordingly provide a better basis upon
which to vertically integrate the policies and provisions of the precinct, as requested in
the submissions. | consider it will make any revision of the policies that might be
necessary more efficient and effective generating a more appropriate set of provisions
overall:

(1) Smales Farm is a vibrant, intensively and efficiently developed mixed-use
precinct which:

(a) Is an attractive place to live, work and visit

(b) Integrates well with, and takes advantage of its close proximity to the
adjoining rapid transit bus station

(c) Integrates with, and responds to, its immediate surrounds; and

(d) Has a strong sense of place.

(2) Smales Farm is a dynamic transit-oriented employment node that successfully
integrates intensive, high amenity residential developments and an appropriate
range and scale of accessory uses and developments to support its workers,
residents and their visitors.

(3) Smales Farm develops and functions in a way which promotes:

Travel mode shifts to rapid transit and active modes

Reduced car trip generation and car parking over time

A high quality public realm containing a central plaza gathering place; and
A well-connected and legible network of primary and secondary pedestrian
/ active mode linkages connecting the precinct with its immediate
surrounds and providing a good standard of amenity and accessibility
throughout the precinct.

~—~ — ~— ~—

(a
(b
(c
(d

(4) Smales Farm does not generate adverse effects in respect of:

(@) The safe and efficient operation of the transport network of the locality

(b) The amenity of neighbouring zones and sites

(c) The function and amenity of Business — Metropolitan or Town Centre
Zones.

Recommendations on submissions
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141. That the above submissions be accepted in part to the extent that the above revised
version of the objectives is acceptable, for the following reasons:

e The emergence of a high quality intensively developed TOD at Smales Farm
necessitates a clear statement of objectives that are outcome focused and which cover
all the main issues that are to be addressed in the policies, standards and assessment
criteria of the precinct.

142. There are other amendments indirectly associated with this recommendation set out in
Appendix 6.

6.8 Submissions in respect of the proposed precinct policies

Sub Name of Summary of the relief sought by the submitter Further Planners
#i# submitter submissi | recomme
ons ndation
5.2 Susan Policy 3 is opposed. Threshold should stay at 105,000 sqm FS03 Accept in
Peace part
10.5 NZTA Policy (1B): Amend to ensure an emphasis for ‘pedestrian FS02 Accept in
connections’ being provided or maintained to the Smales FS03 part
Farm Bus Station. FS05
10.6 NZTA Policy (2): Add underlined words - ‘while limiting uses and FS02 Accept
the extent of those activities’ to clarify that the range of FS03

accessory activities (commerce) also needs to be limited to
ensure consistency with Table 1538.4.1 which limits
commerce activities so as to manage potential adverse
effects on the function and amenity of the Business —
Metropolitan Centre and Business — Town Centre zones.

10.7 NZTA Policy (3) and the trigger for transport assessments: Amend FS02 Accept in
the policy to better align with objective 1, promote FS03 part
alternative forms of travel and better align with future FS04
investment in alternative transport infrastructure: “Require FS05

development over 462-117,000 m? gross floor area of
business activity or 380 residential units in the Smales 1
Precinct to demonstrate that the activity will not significantly
adversely affect the safe and efficient operation of the
transport (system), or that such effects will be mitigated’.

10.8 NZTA Policy (4) Retain as notified: FS02 Accept in
Limit the supply of on-site parking serving non-residential FS03 part
activities over time to recognise the accessibility of the FS04
Smales 1 Precinct to public transport services., while FS05

supporting the planned growth of non-residential activities
and acknowledging the need for an appropriate supply of
parking on the site in the short term to encourage that

growth.

10.9 NZTA Add new policy “(5)": “Encourage walking, cycling and the FS01 Accept in
provision of passenger transport services and facilities FS02 part
compatible with the character and amenity of the area”. FS03

FS05

10.10 NZTA Add new policy “(6)": “Require the overall development of FS01 Accept in
the Smales 1 Precinct to incorporate traffic demand FS02 part
management approaches to encourage changes in FS03
commuting behaviour to reflect a Transit Orientated FS04
Development” FS05

11.2 AT Transit oriented principles (TOD): Provide further FS01 Accept in
assessment as to how proposed private plan change 23 FS02 part

(PPC23) will align with "'TOD' principles; and modify PPC23 FS04
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(objectives, policies, rules, standards and assessment FS05
criteria) in line with that assessment to achieve the TOD
objective in 1538.2(A1).

12.2 Sovereign | Amend proposed policy (1A) as set out in the submission, FSO2 Accept in
Services so as to 'avoid adverse effects on the function and amenity part
Limited of the existing business park development'
13.4 AC PC 23 amended to provide a rationale for different FS02 Accepted
outcomes sought within the precinct. FS05 in part

c. Objectives and policies should inform lower-tiered
provisions in the hierarchy such as the introduction of
different height standards as depicted on precinct plan 1.

13.6 AC Amend PPC23 to better integrate new developments with FS01 Accept in
the adjacent bus station, via efficient, accessible, safe and FS02 part
interesting pedestrian networks that support transit-oriented FS03
development; include policies, activities, standards, criteria FS05

and other methods to achieve these outcomes and require
transit-oriented development.

13.7 AC Amend PPC23 to achieve assessments of building form, FS02 Acceptin
height, bulk, scale and amenity through new or amended FS05 part
standards and criteria addressing a range of matters (as
detailed in the submission, page 3).

13.8 AC Amend PPC23 to produce a high quality environment at FS02 Accept in
ground level, at the public/private interface, including FS05 part
avoiding residential at ground level, avoiding blank walls,
requiring active frontages, providing a human-scaled edge
to streets, and providing shelter for pedestrians.

13.10 AC Amend PPC23 to ensure the integration of developments FS01 Accepted
with the land transport network, by managing adverse FS02 in part
effects on the transport network including by controlling the FS03
types and scale of land use activities, especially those that FS04
are reliant on private motor vehicle trips and car parking FS05

spaces, and by promoting other modes of travel; recognise
different trip generation of activities at different times of the
day; amend objective, policies, activities, standards and
assessment criteria accordingly

13.11 AC Amend PPC23 to ensure land use applications are FS02 Accepted
assessed in line with clear outcomes stated in the precinct FS04 in part
provisions — objectives, policies, standard’s purpose, FS05

assessment criteria - while avoiding replication or
contradiction with the Auckland Unitary Plan approach of
chapter C.

Discussion

143. The submissions cover the full range of issues associated with the proposed
precinct/TOD. Many are addressed under other topic headings. The applicant has
submitted (15 October) a revision of the policies including five new policies (Appendix
5). These changes will go some way towards satisfying the concerns of submitters. This
report recommends various further changes (Appendix 6).

144. The policy change request 12.2 by Sovereign is addressed elsewhere.

145. NZTA 10.6 is supported and is addressed elsewhere under ‘effects on centres’.
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146.

147.

148.

149.

150.

151.

NZTA 10.7 pertains to the development threshold or trigger for an ITA and is addressed
under TRANSPORT NETWORK, TRAFFIC AND PARKING (section 6.25). Policy (3)
will require to be changed if the recommendations of this report and council’s transport
expert HG are adopted.

NZTA 10.8 seeks that policy 4 (‘limits on parking’) be retained, however the applicant
proposes a variation of this policy which may not be acceptable (red text), and a
shortened version of the policy is recommended by HG (and further amended by the
writer) and appears in Appendix 6:

(4) Limit the supply of on-site parking serving non-residential activities over
time to recognise the accessibility of the Smales=% precinct to public
transport services and active mode facilities. i i

NZTA 10.9 and 10.10 seek the addition of new policies regarding ‘walking, cycling and
the provision of passenger transport services’ and ‘travel demand management
approaches’. | am not sure what can be expected of Smales Farm via the precinct
provisions along the lines of “the provision of passenger transport services and facilities
compatible with the character and amenity of the area”? However, the applicant has
added new policies that address these matters indirectly and or in a way that may or
may not satisfy the submitter.

AT 11.2 seeks various changes including as necessary to policies to ensure the
achievement of a TOD or at least alignment with TOD principles. This submission affects
the whole precinct and the submitter will need to review the full range of changes to
know whether its submission is satisfied.

The AC submissions in combination with the other submissions address a wide range
of matters, including the following:

(1) Alignment with TOD principles

(2) Uses and activities that can generate effects on centres or for the amenity of land
adjoining the precinct

(3) Uses that tend to be high car trip generating

(4) The precinct’'s cumulative development trip generation /ITA threshold

(5) Promotion of active mode travel and achieving ‘travel demand management’

(6) Pedestrian connections and networks; link the bus station and provide shelter for
pedestrians

(7) Building form, height, scale and amenity

(8) Ground level amenity; public/private realm interface; active frontages and a ‘human
scaled edge to streets’

(9) Residential uses at ground level.

The applicant has submitted a revised set of policies that primarily address urban design
matters but which also touch on the various other matters summarised above
(Appendix 5). The changes are endorsed in principle, to the extent that they address
specific matters that were not previously addressed. However, | recommend further
changes to address other matters that are identified in the above submissions or others
addressed elsewhere; refer Appendix 6). The revised provisions by the applicant have
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been sent to all relevant submitters and so | understand they are already aware of
Appendix 5.

152. The matters which my further amendments to the policies address are:

Residential uses having appropriate internal acoustic amenity.

The need for tall buildings to not have adverse effects on adjoining land or
outside the precinct

The possible impact of the formation of the central plaza on the transport network
Adding the following factors to the policy for high quality pedestrian connections:
suitable weather protection, illumination and consistency with CPTED principles
Making reference to the bus station in the policy on the staging of development
and integration with the emerging primary and secondary pedestrian linkages

A new policy referring to the functioning of buildings on or near the primary
linkages

A new policy on signage

A new policy addressing high trip generating activities such as large
supermarkets and service stations.

A new policy addressing parking accessory to residential uses.

A new policy addressing the need for the developer to report on progress towards
sustainable transport outcomes, which is:

(3A) Require progress towards the achievement of reduced private car trips and
a shift to other travel modes to be monitored and reported at key stages in the
development of the precinct.

153. | recommend the revised provisions set out Appendix 6 as being necessary and
appropriate to align with the revised objectives, create the framework for the
consideration of the rules that follow regarding activity status, standards and
assessment of resource consent applications, and to act as assessment criteria in their
own right in respect of certain applications, uses and developments.

Recommendations on submissions

154.

155.

That the above submissions all be accepted in part for the following reasons:

The matters addressed in the submissions all necessitate and justify the various
amendments to the plan change that are either recommended by the applicant
(Appendix 5) or recommended by the writer (Appendix 6).

It is important that policies align with objectives and provide an appropriate
framework for all the rules and criteria that follow and thereby fully address the
various issues that have been raised in submissions.

The amendments referred to are set out in Appendix 5 and Appendix 6 to this report.
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6.9 Submissions in respect of creation of a centre and potential effects on ‘centres’
due to residential and commercial uses/development; GFA limits

Sub ##

Name of
submitter

Summary of the relief sought by the submitter

Further
submissions

Planners
recommendation

3.1

Les
Probert

Accept the plan modification (the site and locality are
well suited for residential developments)

Accept

10.6

NZTA

Policy (2): Add underlined words - ‘while limiting uses
and the extent of those activities’ to clarify that the
range of accessory activities (commerce) also needs to
be limited to ensure consistency with Table 1538.4.1
which limits commerce activities so as to manage
potential adverse effects on the function and amenity of
the Business — Metropolitan Centre and Business —
Town Centre zones.

FS02
FS03

Accept in part

13.9

AC

Amend PPC23 to reduce the scale and wide range of
residential uses or activities so the equivalent of a ‘city
centre’ is not enabled, but still achieve a vibrant mixed
use transit-oriented development; refine objectives (A1),
(2) and (3) accordingly; achieve vertical alignment of all
provisions including with policy H15.3 (18) Business
Parks.

FS02
FS03

Reject in part

13.18

AC

Amend PPC23 to modify the changes proposed to
policy H15.3 (18) of the Business Park zone to address
a more limited range of residential uses for Business
Park zones generally, and amend the precinct
objectives and policies accordingly and the text that
introduces (and follows) the precinct policies at 1538.3.

FS02
FS05

Reject

13.19(a)

AC

Amend PPC23 to correct errors in the proposed

provisions, pertaining to:

(@) The text of 1538.6.1(2) and the GFA of retail and
“commercial services activities” as impacting on
the safe and efficient operation of the transport
network and the function and amenity of centre
zones.

FS02

Accept in part

13.22

AC

Amend PPC23 to limit activity (A6) and assessment
criteria — conversion of a building - to just dwellings and
visitor accommodation

FS02

Reject

13.28

AC

PPC 23 is supported in so far as it retains a cap on
retailing activity.

FS02

Accept

13.30

AC

PPC 23 is supported in so far as limited provision is

made for residential activity:

(@)  support that no provision is made to enable
camping grounds or retirement villages;

(b)  support that conversion of a building or part of a
building to dwellings or visitor accommodation be
provided for as a restricted discretionary activity;

(c)  support that provision is made for dwellings as a
permitted activity, subject to compliance with
appropriate standards (noting that new buildings
are a restricted discretionary activity);

(d)  do not support provision for ‘integrated residential
development’, ‘supported residential care’ or
‘boarding house’;

(e) do not support that residential activity (excluding
visitor accommodation) can be established on
ground floor.

FS02
FS05

Reject
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Discussion

156.

157.

158.

159.

160.

Les Probert considers the Smales Farm site to be well suited for residential
development. | agree with this submission. Smales Farm’s size and locational attributes
means it has the capacity to support the full range of residential types, and in my view
this is an appropriate and necessary provision to make. The site is close to the North
Shore Hospital, it is on a rapid transit corridor, it can provide employment and a range
of appropriate ‘accessory’ services and facilities and it could provide well for a diverse
residential population spanning all ages and lifestyle and supported care needs. To
control the residential uses or types in the way requested would be unduly restrictive
and not conducive to enabling a range of good TOD outcomes. Smales Farm can and
should develop as a form of special node or precinct and be a lively and interesting
residential neighbourhood as well as a dynamic employment zone.

NZTA seeks the addition of the word ‘uses’ (and also changes to the activity status of
certain activities) to achieve PC23’s stated outcome of safeguarding the “function and
amenity of” major centres. | support the addition of the word ‘uses’ to policy 2 as it
supports the ‘discretionary’ activity status that is recommended for certain uses that
have potential adverse effects beyond the Smales Farm site.

AC’s submission states on page 2, point 7:

“The creation of an additional centre challenges the Auckland Unitary Plan’s regional
policy statement. While the plan change promotes urban growth and intensification
within Auckland’s urban area it utilises a precinct to potentially create a new centre
outside the hierarchy of centres that support a quality compact urban form.”

In my view the AC submission about the extent of provision for residential and
commercial uses overstates both the aims and the potential negative effects of PC 23.
It also overlooks the intention to create a new form of node, a ‘transit oriented
development’ which inevitably will have some resemblances to the form and function of
a centre, but will not be the same. It will not be unrestrained development. While there
is a wide range of activities enabled by proposed PC 23 these are generally appropriate
in my opinion in order that a vibrancy of activity and an interesting precinct can be
enabled, provided they are subject to appropriate evaluation and assessment, at
appropriate thresholds or stages. Importantly, the scale and rate of development of the
‘accessory’ activities will be controlled by a special floor area rule, a modified version of
the operative one. The appropriateness, and effectiveness to protect other ‘centres’, of
the proposed rule has been evaluated by council’s economic expert MEC and the
findings of that report are addressed below.

With respect to the range of residential uses (mainly in apartment forms) and supporting
‘accessory’ activities proposed for Smales Farm, | note that the RPS promotes a ‘quality
compact form’ that enables ‘better use of existing infrastructure’, ‘greater social and
cultural vitality’ and ‘greater productivity and economic growth’ (Chapter B2.2 Urban
growth and form). Policy 5 of B2.2 is central to the appropriateness of a TOD at Smales
Farm and is applicable to all forms of residential use:

(5) Enable higher residential intensification: (a) in and around centres; (b) along

identified corridors; and (c) close to public transport, social facilities (including open
space) and employment opportunities.
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161.

162.

163.

164.

165.

166.

In my view the proposed TOD precinct does not contravene the ‘centres hierarchy’ set
out in policy 6:

(6) Identify a hierarchy of centres that supports a quality compact urban form: (a) at a
regional level through the city centre, metropolitan centres and town centres which
function as commercial, cultural and social focal points for the region or sub-regions;
and (b) at a local level through local and neighbourhood centres that provide for a
range of activities to support and serve as focal points for their local communities.

Clearly Smales Farm has not been identified as a ‘centre’, and the plan change application
does not promote the creation of a de facto centre. A TOD will of course have various
similarities with a centre but with the appropriate controls in place it will not become one
or threaten other established ‘centres’.

PC 23 is also consistent with the ‘Residential growth’ objectives of B2.4:
(1) Residential intensification supports a quality compact urban form.

(3) Land within and adjacent to centres and corridors or in close proximity to public
transport and social facilities (including open space) or employment opportunities is
the primary focus for residential intensification

To the extent that Smales Farm can be established as a suitable living (built)
environment, then the ‘accessory’ and community activities proposed are consistent with
B2.4 policy 5:

(5) Non-residential activities are provided in residential areas to support the needs of
people and communities.

Council’'s economic expert (MEC) has evaluated the proposed ‘accessory activity’
floorspace standard 1538.6.1(2) in terms of the potential for adverse effects beyond the
site. The evaluation is set out in detail in section 5 of the report: ‘Retail and services
demand’. The evaluation follows a large number of questions which formed part of
council’s clause 23 request (refer Appendix 3). The key statement in response was:

“The precinct provisions have been designed so that retail and commercial services
increase only gradually along with the rest of the development. Specifically, the rules
allow only an extra 500™ of retail and commercial services floorspace per every
additional 10,000™ of total GFA over and above a certain threshold. This precludes
the possibility of a significant retail precinct occurring ahead of local demand, and
instead ensures that supply and demand increase in tandem. In addition, the rules
preclude the development of large retail stores. For example, a 2,000™ store could
only be built if it formed part of a much larger (40,000™2) building.”

The MEC report (Appendix 4) investigates all the assumptions and findings of the
Insight Economics (IEL) report: Likely Economic Effects of a Proposed Private Plan
Change for Smales Farm (Appendix 1).

The quantum of space that would be generated by the relevant standard, 1538.6.1(2) at
the time Smales Farm was fully developed (as a TOD) is agreed to be in the order of
16,500 square metres of floor area. MEC then investigates the potential impacts by
reporting in the following terms:

(1) Total demand for retail and services space
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(2) Worker demand for retail and services space
i.  Number of office workers
ii. Assumed spend per worker
iii. Conclusions on worker demand.
(3) Residents’ demand for retail and services space
(4) Visitor demand
(5) Total retail space supported.

167. At this point the MEC report concludes:

“From the preceding assessment we believe IEL has been optimistic in its
supportable retail floorspace estimates. Using the alternative (lower) estimates
presented for each market segment, we assess that the sustainable retail floorspace
at Smales Farm would be around 8,100m? at full build out. That is, from our
assessment a much smaller area of floorspace (less than half) would be supported at
Smales Farm as that which IEL assess. The implication of a lesser amount of space
being supported by Smales Farm workers, households and visitors is that if a larger
amount of retail and commercial services space were to establish as IEL
recommend, that space would:

(1) have to be supported by an inflow of custom that is currently directed to other
centres, with implications for the sales performance and vitality etc of those
centres; or

(2) the space would be underutilised or remain vacant.” (page 11).

168. By way of a further analysis MEC compares the retail and services floor areas that exist
at Smales Farm — 3,800 sq metres — with the further capacity enabled, after making an
allowance for a supermarket occupying a further 1,500 square metres. A capacity of
11,500 sq m would remain under the proposed plan change rule, and this compares with
the MEC ‘appropriate’ further capacity of 2,800 sq m (8,100 less 3,800 +1500).

169. The 2,800 of retail (and other “commercial services”) space would provide for 19 stores
at an average of 150 ™ per store. The IEL estimate of remaining capacity would provide
for 77 stores at an average of 150 ™ per store (and allowing for 46 at 250 ™2). MEC then
concludes at page 12:

“It is difficult to envisage what type of businesses would fill 46-77 tenancies under the
scenario recommended by IEL, in order to provide for the needs of Smales Farm
residents and workers. That is, there are only so many cafes, hairdressers, grocery
stores and florists (etc., as identified in IEL’s Table 2) that are required to support a
compact mixed use development.

“At 16,800™ the Smales Farm retail and commercial services presence would be a
very substantial node of that type of activity. By way of comparison, following are the
leasable retail areas of some comparably sized Auckland retail assets that are all or
part of shopping centres that service a number of surrounding suburbs2:

Highbury Mall is 11,500™

Milford Mall is 14,600™2

Northcote Shopping Centre is 19,700™?
Shore City (Takapuna) is 14,000™?
Southmall (Manurewa) is 14,270™2

The Airport Shopping Centre is 12,800™2

2 From NZ Property Council’'s Shopping Centre Database
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170.

171.

172.

173.

174.

e Hunters Plaza is 17,070m2”

The overall conclusion by MEC on the ‘accessory’ floor space for “retail and commercial
services” that is supportable per standard 1538.6.1(2) is:

“In conclusion, our assessment indicates that the amount of retail space that will be
required to support the retail and services needs of the Smales Farm workforce,
residents and visitors to the complex will be less than half as much as assessed by
IEL. From that assessment it is likely that the quantum of space recommended by
IEL would be far in excess of what is required at Smales Farm, and would be likely to
result in large underutilised or vacant areas of space at Smales Farm, and/or larger
than expected adverse effects on other nearby centres.”

In conclusion with respect to submissions on this topic, | do not agree with the AC
submission which fears the creation of a ‘centre’ at Smales Farm which would undermine
the ‘centres strategy’ of the RPS(AUP), but this is subject to the advice from MEC
concerning the quantum of ‘accessory’ floor area that can develop in the precinct over
time. | do agree however with AC point 13.19(a) that there is a need to clarify the wording
of the rule so that it is clear just what activities are being referred to by ‘retail and
commercial services’ and which are not, and therefore which are subject to the GFA
limits stated.

Retail is well defined in the AUP and encompasses a wide range of activities, and
‘commercial services’ is quite broad, meaning “businesses that sell services rather than
goods; for example, banks, real estate agents, travel agents, dry cleaners and hair
dressers”. This would appear to include ‘entertainment facilities’ but | note that in
Chapter J1 the nesting table lists this activity separately from ‘commercial services’. It is
unclear therefore if ‘entertainment’ would be included or not in the GFA rule.
Entertainment comes under “commercial activities” but then so do “offices”.

‘Accessory activities’ referred to in policy 2 potentially encompasses more than just
‘retail and commercial’ and therefore it might be appropriate to again list the specific
uses that are included — as is the case in the operative precinct — to avoid ambiguity in
the precinct provisions. Furthermore, if ‘accessory’ was to encompass community,
education, conference and entertainment floor areas, then the situation changes and a
greater floor area for ‘accessory’ becomes appropriate and sustainable. The situation
needs to be clarified as requested via the AC submissions.

Regarding the activity status of ‘retail’ | do not consider all should be permitted as
necessary to “meet the immediate needs of workers, residents and visitors”. | have set
out all the included uses and definitions at Appendix 7. In particular | note that ‘retail’
includes ‘large format retail’ which in turn includes ‘department store’. | do not consider
that ‘large format retail’ and or ‘department store’ should be a permitted activity and
discretionary would seem to be the appropriate status. | put this question to MEC by
email and the response (Derek Foy 17.9.19) was:

“l think department stores should be treated separately from other retail. Interestingly,
Insight in their report assume there will be nil local capture of demand for clothing,
department, discount, shoe, sporting and jewellery stores, implying that they would
agree with a restriction on those types. It is unnecessary to have trade supplier and
vehicle sales at SF as well.

“l would have thought that department stores, trade supplier and vehicle sales could
all be NC at SF, with no adverse effects on the convenience of the local
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175.

176.

177.

178.

workforce/population, and all are probably unlikely to go in anyway, and unlikely to be
resisted by the applicant”.

| support the opinions of council’s economic experts as to the quantum of ‘accessory’
floor area that is enabled as the office and residential development grows, and as to the
activity status of certain retail activities that are ‘permitted’ under retail. However, | prefer
discretionary status to non-complying.

The applicant is invited to further consider these matters, and both justify the enabled
floor area of 16,500 ™2 and provide clarity in terms of the specific uses (and floor areas)
that are to be included under ‘retail and commercial services activities’. It is also
recommended that ‘department stores, trade supplier and vehicle sales’ be singled out
and given discretionary activity status.

A further observation is that the AEE at paragraph 6.11 refers to “development over the
162,000 ™ of business development which the Precinct enables as a permitted activity”.
| think the precinct's GFA standard 1538.6.1(1) should address both permitted and
consented development in order that the cumulative effects of all included ‘retail and
commercial services’ development are accounted for at the time the threshold is
exceeded. It is appreciated that individual developments may already have been
consented as ‘discretionary’ (or non-complying) and evaluated at earlier stages in
development but the overall threshold of 162,000™ may not be reached for a long time
and it is the cumulative effects at that stage that are to be considered. The standard
would then be entirely consistent with proposed policy 1 which addresses effects on
other centres. Proposed precinct standard 1538.6.1(1) should read:

(1) The maximum gross floor area in the precinct for non-residential activities,

regardless of activity status, is 162,000m? subject to thefellowing-inTable
1538.6-4-4(2) below:”

This change should also apply to 1538.6.1(2). This means that the uses that are counted
under subclause (2) which governs the quantum of ‘retail and commercial services’ is
well understood and hence the suggestion that they be listed and included regardless
of activity status.

Recommendations on submissions

179.

180.

That submission 3.1 Les Probert be accepted and 13.9, 13.18 and 13.22 AC be
rejected to the extent that they respectively support or oppose the full range of
residential uses proposed for Smales Farm for the reason that:

e Itis appropriate to provide for the full range of residential uses at Smales Farm over
the longer term because the site is well suited to accommodate these uses given
the supporting transport, recreational, employment, retail, health and community
services that exist on the site or in the immediate locality, or will exist in the
foreseeable future; and

e The provision of residential uses at this location is entirely consistent with the RPS
of the AUP.

That submission 10.6 NZTA be accepted for the following reason:

e |t is appropriate to refer to ‘uses’ as well as ‘the extent of activities’ in policy 2 so
that the intention to provide principally for the needs of workers and residents (and
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visitors), and the overall objective of safeguarding the amenity and function of
centres, is promoted.

181. That submission 13.28 AC be accepted for the following reason:

e Itis appropriate that a cap be put on retailing to safeguard the amenity and function
of established centres.

182. That submission 13.19 (a) AC be accepted for the following reasons:
e The text of standard 1538.6.1 needs to be clarified in order that it clearly and
effectively supports the objectives and policies of the plan change, to safeguard the
amenity and function of established centres.

183. The amendments associated with these recommendations are to:

(a) Policy (2) of the notified plan change, so that it reads: ‘while limiting uses and the

extent of those activities.... .
(b) Precinct standard 1538.6.1(1) so that it reads:

(1) The maximum gross floor area in the precinct for non-residential activities,
regardless of activity status, is 162,000m? subject to (2) below:”

(c) Precinct standard 1538.6.1(2) so that it reads:

(1) The total Gross Floor Area within the precinct that is occupied by retailard
commercialseprvices the activities listed below, regardless of activity status,
must not exceed 2000™ plus a cumulative gross floor area of 588 250™ for
every 10,000 of gross floor area of development:

a) Retail
b) Commercial services
c) Entertainment.

6.10 Submissions in respect of the business/employment function of Smales Farm

Sub Name of submitter Summary of the relief sought by the Further Planners

#t submitter submissions | recommendation

12.2 | Sovereign Services Amend proposed policy (1A) as set out in FS02 Reject
Limited the submission, so as to 'avoid adverse

effects on the function and amenity of the
existing business park development'

15.3, | HNZ There should be a minimum level of non- FS02 Reject
15.4 residential development required; and FSO3

There should be no overall floor area limit
(of 162,000)

15.9 | HNZ The plan change documentation should be FS02 Reject
amended to assess the "reduced delivery”
of office/commercial activities where the
future development of the site could be
predominantly residential in nature.
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Discussion

184.

185.

186.

187.

188.

189.

Sovereign seeks that policy (1A) read:

“Enable the development of intensive residential activities at the Smales 1 Precinct
and require it to be designed to provide privacy and outlook; and have access to
daylight and sunlight, while avoiding adverse effects on the function and amenity of
the existing business park development”.

The concern is that residential intensification could undermine the ongoing
business/employment development of Smales Farm that Sovereign might have been
‘counting on’, towards “creating an attractive commercial hub” and attracting ongoing
investment. Residential development could “substantially change the commercial
amenity and sense of place of the area” and “dilute the effectiveness, operation and
benefits of the business park locating office and commercial activities together”.

| understand that the applicant has met with Sovereign regarding its submission and has
allayed any fears and largely resolved matters, on a landlord/tenant basis, which seems
the most appropriate way to address the concerns given the intentions of the applicant
to be owning, developing and leasing floorspace at the site over a long time frame while
creating a high quality TOD that creates value for all occupants.

HNZ seeks to generally uphold future / planned business activity and avoid residential

development dominating by seeking to “retain a minimum level of non-residential GFA
and remove the overall GFA limit..” of 162,000 square metres of floor area, and “thus
the residential component of development on the site will not result in a reduction of
business activity previously planned for the site but will be provided through further
intensification of the site and as an addition to the site”. Further, “there appears to be no
mechanism which would prevent the remaining development of the subject site to be
predominantly residential in nature..”

HNZ also expresses a concern for a potential lack of commercial development, due to
residential developments, “over the longer term” and makes reference to the National
Policy Statement on Urban Development Capacity 2016 (without any particular
reference or quote). The relevant NPSUDC ‘outcome’ objectives follow:

Objective Group A — Outcomes for planning decisions

OA1: Effective and efficient urban environments that enable people and communities and future
generations to provide for their social, economic, cultural and environmental wellbeing.

OA2: Urban environments that have sufficient opportunities for the development of housing and
business land to meet demand, and which provide choices that will meet the needs of people
and communities and future generations for a range of dwelling types and locations, working
environments and places to locate businesses.

OAZ3: Urban environments that, over time, develop and change in response to the changing needs
of people and communities and future generations..

In my opinion, the plan change would contribute to the achievement of these outcomes.
Specifically, it can be seen that Smales Farm via PC 23 is an ‘urban environment’ that
is ‘developing over time in response to changing needs’.
The applicant puts it this way:

“The Proposed Plan Change will enable the development of a significant number of

dwellings (apartments) at Smales Farm and in that way contribute to the supply of
housing to meet the demand from a growing population in the medium to longer
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190.

191.

192.

193.

194.

195.

term. The ongoing role of Smales Farm as a focus for employment opportunities will
be unaffected by the proposed amendments to the provisions of the Smales 1
Precinct” (para 8.3.4)

The concerns expressed by the submitters are acknowledged. The fact is that the
precinct provisions can neither require a minimum of further office/business
development, nor prohibit residential development being the only form of development
that proceeds from now (assuming that the ‘residential use’ aspects of the plan change
are adopted). The RMA environmental effects assessment framework does not allow
this extent of ‘direct and control’. Neither of these development scenarios is at all likely
in my view, given the history of development and the nature of recent successful
developments at the site. | understand for example that there is a waiting list for new
tenants for the recently completed B:HIVE building.

In my opinion, an uncapped amount of office development being enabled at Smales
Farm would be contrary to policy 18 (a) of the Business Park zone and the following
AUP provisions:

Objective 2 of Chapter B2.5 of the RPS of the AUP (Commercial and industrial growth)
states:

“Commercial growth and activities are primarily focussed within a hierarchy of centres and
identified growth corridors that supports a compact urban form”.

Policy 1 is: “Encourage commercial growth and development in the city centre, metropolitan
and town centres, and enable retail activities on identified growth corridors, to provide the
primary focus for Auckland’s commercial growth.”

Policy 2 is: “Support the function, role and amenity of centres by encouraging commercial
and residential activities within centres, ensuring development that locates within centres
contributes to the following:

..... (d) employment and commercial opportunities;”
These RPS provisions are supported by policy 18 of the Business Park zone:

(18) Require a plan change for new business parks and any amendment to the provisions
of existing business parks, to:

(a) limit the permitted amount of office space so as not to adversely affect the function,
role and amenity of the Business — City Centre Zone, Business — Metropolitan Centre
Zone and Business — Town Centre Zone;

(b) limit retail to those services such as food and beverage and convenience goods
which meet the day to day needs of workers and visitors to the zone;

(c) limit residential activity except for visitor accommodation.

The owners/developers of Smales Farm have in my opinion a demanding challenge in
balancing the needs of a dynamic business park and its tenants alongside the needs
and requirements of residents and visitors, while also optimising the opportunities to
make a successful TOD. The plan change, with appropriate modifications, can provide
an appropriate platform by which a successful mixed use TOD can emerge.

Council’'s economic expert MEC has commented more specifically on the employment
potential of Smales Farm, in part 6.1 of the report:
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“Our assessment for the Unitary Plan included modelling supply and demand for
commercial space. From that assessment we understand that there is very large
theoretical capacity to accommodate office development in Auckland, because of the
multi-level (re)development capacity that exists in many Auckland centres. That is,
land can be used very efficiently for office-based activities, much more so than for
industrial activities, which are typically only single-level. That capacity exists in most
centres across Auckland and means that (potential) supply of office space to
accommodate the needs of growth was not a matter of concern in the Unitary Plan
hearings.

“Our understanding is that that is still the case, and there remains plentiful supply of
office space across Auckland. That being the case, it would not be of significant
concern if the office development capacity (162,000™ GFA) at Smales Farm were
not achieved. It would also not be a concern if residential activity occurred but no
office activity (assuming residential capacity remained capped at a maximum of
138,000™ as proposed in the PPC).

“Nevertheless, there would be a significant opportunity cost of foregone office supply
were no more office development to occur at Smales Farm, particularly if that were to
be a permanent preclusion as the result of residential buildings constructed in such a
way as to realistically prevent additional development of office space. Given the
assessment presented in IEL’s section on TODs, Council may wish to consider
avoiding an outcome where residential development occurs on the Site in preference
to office-based activities, given the favourable attributes of the site for accommodating
a large workforce (e.g. proximity to a public transport interchange). We are unclear on
the technicalities of imposing limits, however we imagine that there may be some
difficulties faced by Council if a particular type of activity (e.g. offices) were required to
be constructed — we are not aware of any mechanism by which a landowner can be
compelled to develop their land in a particular manner. One possible solution could be
to only allow residential development in line with office development, in a similar way
to the retail development ‘triggers’ that are proposed.

“One additional consideration could be that residential activity should not be permitted
to locate in parts of Smales Farm that are already built. One scenario (although
possibly unlikely) could be that existing office space could be converted for residential
uses once those residential uses are permitted.”

196. As already stated, it is not possible for a district plan to require (more) office

197.

developments to be built. As to requiring office and residential developments to keep in
step, that also is problematical without some good RMA / effects reasoning. The
applicant has referred to probable mixed office/residential developments so the enabling

of residential is likely to partially incentivise the development of more office

developments, a positive thing in the context of a TOD at this location. As to
‘conversions’, these are RDA and so the assessment of these is the method by which

the function of Smales Farm as a business / employment node might be re-evaluated at
that time (if such conversions were to occur).

MEC has also commented on the extent to which Smales Farm ‘limits’ office activity (at
section 6.2 Effects on centres):

“A further consideration in addressing this issue is that the Unitary Plan generally
envisages office activity to locate in centres. While provision is made for office activity
in business parks, any plan change for business parks is required to limit office space
to not adversely affect the function, role and amenity of centres. That assessment
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does not appear to have been carried out as part of the application, and so it is not
understood whether there will be adverse effect on nearby centres (such as
Takapuna).

“As a Metropolitan Centre, Takapuna is anticipated to capture a relatively large
proportion of growth in office activities, however that may be jeopardised by

competing out of centre office nodes such as an expanded Smales Farm. Takapuna

relies quite heavily on its workforce to support retail and services businesses, and

movement of those businesses away from the centre (for example to Smales Farm)

might adversely affect the future viability of at least some of Takapuna’s non-office
businesses, as well as having adverse effects on the centre’s vibrancy generally.
Other centres such as Milford and Northcote may also be affected by large-scale

office development at Smales Farm, and the potential effects are not limited only to

Takapuna.”

198. The operative precinct limits ‘office activity’ to 162,000 GFA beyond which discretionary
activity consent is required. This will have been justified at the time North Shore City
Council put the Smales Farm ‘precinct’ provisions in place, which have largely been

rolled over into the AUP and so will (presumably) have been considered in terms of

effects on other centres in the context of the ‘centres policy’ referred to.

199. | note the applicant proposes to change ‘office activity’ to “development over 162,000”

so given the other non-office (and non-residential) activities provided for, the amount of

pure office activity that can be built before discretionary status applies is most likely

further reduced. Nevertheless, the applicant may need to comment further in respect of

the observation made by council’s economic expert.

Recommendations on submissions

200. That the above submissions be rejected for the following reasons:

A district plan (change) cannot direct and control uses and developments

at

Smales Farm in the way requested or implied; such outcomes are not achievable

under an RMA framework that mandates to address environmental effects;

A successful mixed use TOD can emerge under a modified PC 23 and there is no
reason to believe that high-quality outcomes will not be achieved for all occupants

/ tenants of Smales Farm, whether commercial or residential; and

The enabling of extensive residential developments, some of which may be
located above office / commercial developments, will to some extent incentivise
the further development of the business/employment function of Smales Farm and

assist to create good outcomes overall; and
It is appropriate that office activities at Smales Farm be limited in order

to

safeguard potential adverse effects on centres and so it would not be appropriate

for there to be ‘no overall floor limit’.

201. The are no amendments specifically associated with this recommendation.
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6.11 Submissions in respect of enabled height, height standard 1538.6.4 and ‘height
to boundary’

Sub
Ht

Name of
submitter

Summary of the relief sought by the submitter

Further
submissions

Planners
recommendation

2.1

Anthony Kang

Decline the plan change: (point 6) “(The) style
and scale of development is out of character for
NZ”; “The proposed scale is more suitable for
cities like Singapore or Hong Kong, not definitely
for New Zealand, especially North Shore”.

FS02

Reject

4.1

Jungho Hong

1300+ units housed in multiple 30-storey
buildings over such a small area. This sounds
like a planning nightmare for any part of the North
Shore. ...With small size and high density, it's
likely these apartments will turn into eyesores —
there are already some very ugly cheap concrete
boxes in the CBD that look like slums”.

Reject

5.1

Susan Peace

30 storeys is greatly higher than tall buildings in
the area and do not see much taller in the future.
The maximum height should be 10 storeys.

Reject

12.4

Sovereign
Services Limited

Delete 1538.6.4 Height

FS02
FS03

Reject

12.6

Sovereign
Services Limited

Delete tower controls 1538.6.5

FS02

Reject

12.7

Sovereign
Services Limited

Delete tower control figure 1538.6.5.1

FS02

Reject

13.19

AC

Address the text of 1538.6.4(2) (building mass
above height) and its lack of clarity.

FS02

Accept

14.5

WGHS

Height excesses should be assessed as
discretionary

FS02

Reject

14.8

Westlake GHS

Retain the height in Area 1 (road frontage) to
25m (do not amend rule 6.4(1))

FS02

Reject

14.9

Westlake Girls
High School

The AEE states that 100m in height is equivalent
to the 30 storey Sentinel Building, it is not
appropriate to have buildings of that height
adjacent to Shakespeare Rd Extension and the
Bus station, with its cumulative effects of
dominance, shading, privacy issues etc adjacent
to a school zone and school transition areas, and
we strongly object to this proposal. The PC23
drawings clearly show the dominance effects,
and overlooking from this excessive development
adjacent to WGHS.

FS02

Reject

14.9

WGHS

Extend Area 1 (25m height limit) the same depth
along Northcote Road to the motorway and along
adjacent to the bus station; do not allow
75m/100m buildings in these areas

FS02

Reject

14.10

WGHS

"Height to boundary" near WGHS (Mixed
Housing Urban zone) - apply H15.6.2 Business
Park zone rules to interface with MHU zone

FS02

Accept

15.8

HNZ

The proposed heights (up to 100m) would be
better managed via the Business Mixed Use
zone and a 'height variation control' over the
zone

FS02

Reject

Discussion
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202.

203.

204.

205.

206.

207.

The request by HNZ for a Mixed Use zone has been addressed elsewhere. In the event
that the hearing commissioners were of a mind to determine in favour of a Mixed Use
zone, and if a precinct was not deemed necessary/appropriate, then certainly a ‘height
variation control’ would be required to provide the level of height that HNZ seem to
consider acceptable (100m). | do not support the HNZ requests.

Anthony Kang and Jungho Hong consider, respectively, that the scale of development
proposed is ‘out of character for NZ' and that small apartments are ‘likely to turn into
eyesores’ like the ‘very ugly cheap boxes in the CBD that look like slums’. All tall
structures have this potential, but | consider that the quality of the Smales Farm
development to date, combined with ‘restricted discretionary’ assessment criteria
applying to all new buildings will minimise or nullify this likelihood. Council has the power
to decline ‘restricted discretionary’ applications.

Susan Peace does not explain why 10 storeys is the appropriate ‘height’, other than
100m/30 storeys is “greatly higher than tall buildings in the area”. This overlooks the
uniqueness of the site and its context and potential, and the ‘restricted discretionary’
development rule. | understand that it is generally accepted by urban design
professionals that six to seven storey buildings have a desirable ‘human scale’ to them,
and 10 storeys is beyond this so | am not sure what this particular height would be
achieving for such a large, generally suitable site. Further, the proposed assessment
criteria for new buildings above RL 50.4m (approximately six to seven storeys) have a
number of criteria that should ensure that taller buildings are well designed and
proportioned for their context.

Sovereign seems to be primarily concerned that the proposed heights would facilitate
too much residential intensity and thereby diminish the ‘business park’ dynamism of
Smales Farm. This issue has been addressed elsewhere. For similar reasons Sovereign
requests the deletion of the tower standards; these requests are not supported.

AC considers the enabled height to be excessive in that it is akin to a Metropolitan
Centre. This overlooks the unique attributes of the site including its size and context and
the height variation of 75m that applies to approximately 4 hectares of land within the
large North Shore hospital site (around the main hospital structure). It also overlooks the
distance between Smales Farm and other centres, in particular Takapuna, and the
appropriateness of an intensity of development that makes efficient and effective use of
a scarce, strategically located land resource. In my opinion tall buildings at Smales Farm
will provide this large development site with an appropriate legibility in the wider
landscape without threatening any prominence that Takapuna might have or aspire to
in the wider Auckland context. The general policy that refers to height for all the main
business zones is (13):

(13) In identified locations within the centres zones, Business — Mixed Use Zone,
Business — General Business Zone and Business — Business Park Zone enable
greater building height than the standard zone height, having regard to whether the
greater height: (a) is an efficient use of land; (b) supports public transport, community
infrastructure and contributes to centre vitality and vibrancy; (c) considering the size
and depth of the area, can be accommodated without significant adverse effects on
adjacent residential zones; and (d) is supported by the status of the centre in the
centres hierarchy, or is adjacent to such a centre.

The proposals for Smales Farm are in line with (a) (b) and (c) and (d) is not relevant.

Furthermore, height is not the most significant factor that sets metropolitan or main
centres apart. A number of other factors are more important, in particular the unlimited
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208.

209.

210.

211.

212.

213.

range of activities that can exist and the wide range of commercial, community and
cultural functions that these enable.

The AC submission also expresses concerns for the technical aspects of the standards
and these are addressed in the revised text, Appendix 6.

AC also considers that the text of 1538.6.4(2) governing building mass above 75m is
ambiguous and | concur with this, as does Rebecca Skidmore. The applicant has
proposed that a diagram be inserted into the standard so as to leave no room for
misinterpretation. This appears in Appendix 5 and Appendix 6.

WGHS has a range of concerns, including for dominance, overlooking and privacy with
respect to tall buildings near the school and bus station. WGHS proposes that Height
Area 1 (27m) be extended further along the Shakespeare and Northcote Road frontages
for a similar depth. WGHS also seeks that height excesses be a discretionary activity.
In my opinion:

o Any buildings over three or four storeys opposite or near the school or bus station
have the potential to create issues with respect to privacy, overlooking or, at higher
levels, dominance. This is possible now with office buildings up to 27m in height
at Smales Farm and with buildings up to 18m in height up to the front boundary in
the Mixed Use zone across Taharoto Road from the school.

o The request to extend Height Area 1 further south west along both road frontages
overlooks the important role that the ‘height to boundary’ rule plays in these
situations (addressed below).

o A height exceedance being discretionary would be at odds with the rest of the AUP
and is not necessary or appropriate in my view provided clear policy and
assessment criteria are in place.

WGHS also requests that the ‘height in relation to boundary’ standard of the Business
Park zone apply, and in fact this is currently the case (operative precinct) and would
continue to apply. This means that a building up to 75m in height in Height Area 2
(opposite either school) cannot be this height unless it is in the order of 72 metres back
from the zone boundary, being the front or road boundary of the school. The ‘height to
boundary’ standard generates the likelihood that taller buildings would be stepped back
in line with the angle of the recession plane, as shown in Figure H15.6.2.1 of the
Business Park zone (refer also to the Drawing Package, Part 2, Figure 4 — Appendix
1). Breaches of this standard are assessed in terms of similar criteria to those specified
in the plan change relating to ‘height’ breaches (of Height Area 1 or 2). In particular,
policy 8 is specified:

“Require development adjacent to residential zones and the Special Purpose —
School Zone and Special Purpose — Maori Purpose Zone to maintain the amenity
values of those areas, having specific regard to dominance, overlooking and
shadowing.” (underlining added).

This gives the council a specific assessment focus in respect of any breach of the ‘height
to boundary’ standard, and in my opinion this, along with other building design evaluation
criteria, should give the submitter a sufficient degree of assurance that the outcomes will
be acceptable to the school/s.

Rebecca Skidmore has responded to the various concerns regarding height:
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“l agree with the analysis set out in Paragraphs 13.18 — 13.30 of the Urban Design
report regarding the suitability of the Site to accommodate taller buildings in relation
to its surrounding context. | agree that enabling taller buildings (generally up to 75m
tall) will mark Smales Farm as an identifiable transit-oriented node in a manner that
is complementary to the scale of buildings enabled in the immediate and wider
environment. The provision for a limited number of buildings to extend further (up to
100m) will assist to provide additional height variation and visual interest to the
skyline. (6.22)

“In terms of concerns about effects on the amenity of surrounding properties
expressed in some submissions, | note that the Plan Change includes specific criteria
for buildings that are higher than RL50.4m (27m above the average GL of the
Taharoto Road frontage) including — {from 1538.8.2 (5)(f) fourth bullet}:

Adverse off-site effects of tall buildings, in particular wind, shadowing, dominance
and privacy effects, are mitigated. (6.23)

“In my opinion this should be expanded to state:

Adverse off-site effects of tall buildings, in particular wind, shadowing, dominance
and privacy effects, are avoided or suitably mitigated. (6.24)

“In my opinion, assessment of specific resource consent proposals is the appropriate
time to assess the effects generated by proposed buildings on the amenity of
surrounding properties. At a broad level, given the separation created by the existing
street network and the distribution and activity mix in the immediately surrounding
context, | consider adverse amenity effects can be suitably managed. (6.25)

“The Plan Change application is also supported by a LVA report. ..... As noted in the
report, the considerable visual change enabled by the Plan Change provisions will
not occur at one time. The change is likely to be gradual over a considerable
timeframe....(6.26).

“I agree with the identification of key features of the Plan Change provisions, in
addition to the permitted height standards, that will influence the visual effects arising
from new buildings® These include:

Maximum tower dimensions;

Minimum separation distance between taller buildings;

The location of a lower height limit at the Taharoto perimeter of the Site;
The assessment criteria for new buildings. (6.27)

“| agree with the overall conclusion that the adverse visual effects resulting from the
additional height enabled by the Plan Change will generally be neutral, with moderate
adverse effects experienced from a limited number of local viewpoints including parts
of the Onewa Domain and residential properties where taller buildings will be viewed
directly in front of a visual connection to Rangitoto Island. | also consider some
residents in the neighbourhood immediately to the southeast of the Precinct may
perceive the visual change as moderately adverse. | also agree with the opinion that,
from many locations, the higher buildings may be perceived as having beneficial
visual effects. In this respect, implementation of the assessment criteria for new

3 Section 6.5, pl 14-15, Landscape and Visual Assessment, Boffa Miskell, 10/07/18
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buildings, and alterations and additions will be important to ensure buildings make a
positive contribution to the built environment.4 | have some reservations about the
criterion referring to ‘building design is of a high quality’ ((5)(b)), which is very
subjective and may be difficult to administer. This could be expanded to refer more
explicitly to the outcomes sought such as:

Building design is of a high quality, expressing a clear and coherent design concept
that responds to its surrounding context and utilises a robust palette of materials

fo express the building form. (6.28)

214. Rebecca Skidmore also comments on the potential effects for Lake Pupuke:

“l agree with the LVA report assessment of the effects on the landscape values of the
Outstanding Natural Feature, Lake Pupuke. Given its surrounding urban context and
its separation from the Precinct, | agree that the visual integrity and experiential
values of the feature will not be compromised by the scale and form of development
enabled to any more than a very limited extent.5

215. | concur with Ms Skidmore’s evaluation and agree with the wording changes she

promotes.

216. The recommended change affecting 1538.8.2 (5)(f) fourth bullet has generated
discussion with the applicant as to whether this clause was in fact intended to apply to
buildings within Height Area 1 (RL 50.4m) or only those within Area 2 (up to RL 123.4m).
As written it’s not clear. Ms Skidmore and | consider it would be appropriate to have this
clause apply to both height areas because there is text of value to the considerations of
shadowing, dominance and privacy effects, referred to in submissions, which does not
appear in the main subclause (2) which addresses all ‘height’ exceedances. Accordingly
it is recommended that the heading and text of assessment subclause (5)(f) be modified

to read:

(5) New buildings, and additions and alterations not otherwise provided for

(f) Buildings within Height Areas 1 and 2 extending above RL50.4m

The extent to which:

the building maintains the visual amenity of the overall
development on the site as viewed from residential zones and
public places outside the Smales— precinct.

the building makes a positive contribution to the collective
skyline of the Smales=% precinct, including architectural
expression to the rooftops and upper levels of tall tewsers

buildings.

the building responds and relates appropriately to the scale and
form of neighbouring buildings within the Smales-% precinct.

adverse off-site and off-precinct effects of tall buildings, in
particular wind, shadowing, dominance and privacy effects, are
avoided or suitably mitigated.

4 Section 6.6, p. 15, ibid.
5 Section 7.2, p. 16, ibid.
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Recommendations on submissions

217. That submission 13.19 AC seeking clarification of 1538.6.4(2) be accepted to the extent
that the diagram submitted by the applicant adequately addresses any ambiguity and
for the reason that this clarification is important.

218. That submission 14.10 WGHS seeking that H15.6.2 be applied be accepted because
this would in fact be the case and because the standard will assist to appropriately
address many of the ‘height’ concerns that the submitter has regarding the potential
adverse effects of tall buildings near the two road frontages having residential zonings,
opposite Smales Farm.

219. That the other ‘height’ submissions be rejected for the following reasons:

. The Smales Farm site is considered unique and has the locational attributes to
enable and accommodate tall buildings in a strategic context while avoiding the
worst of the effects that might normally be associated with such structures in more
sensitive areas; and

. All new buildings are ‘restricted discretionary’ activities and are required to be
assessed in terms of a range of pertinent factors which will ensure that the council
has an appropriate degree of control over the built form outcomes that are enabled
and their effects.

220. The amendments associated with these recommendations are:

(a) A diagram (new Figure 1538.6.4.1, refer Appendix 5) that clearly explains building
height standard 1538.6.4(2).

(b) The wording changes to the assessment criteria as set out in paragraphs 213 and
216 above (refer Appendix 6).

6.12 Submissions in respect of standard 1538.6.9 Pedestrian plaza and key
pedestrian axes (Precinct Plan 2)

Sub ## Name of Summary of the relief sought by the submitter Further Planners
submitter submissions | recommendation
10.5 NZTA Policy (1B): Amend to ensure an emphasis for FS02 Accept in part
‘pedestrian connections’ being provided or FS03
maintained to the Smales Farm Bus Station FS05
11.9 AT Vehicle circulation and access, precinct plan 2: FS02
Provide clarification and as necessary further FS05

assessment of changes in traffic assignment to
the external network resulting from the internal
arrangements within Smales Farm shown in
precinct plan 2; depending on the outcomes,
review the provisions and need for amendments
to PPC23 to provide for appropriate mitigation

13.8 AC Amend PPC23 to produce a high quality FS02 Accept in part
environment at ground level, at the public/private FS05
interface, including avoiding residential at ground
level, avoiding blank walls, requiring active
frontages, providing a human-scaled edge to
streets, and providing shelter for pedestrians.
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13.16

AC

Amend PPC23 to better integrate new
developments with the adjacent bus station, via
efficient, accessible, safe and interesting
pedestrian networks that support transit-oriented
development; include policies, activities,
standards, criteria and other methods to achieve
these outcomes and require transit oriented
development.

FS02
FS05

Accept in part

13.19(e)

AC

Amend PPC23 to correct errors in the proposed
provisions, pertaining to:

@)....

(e) The text of 1538.6.9 (plaza) — the provisions
are incapable of objective discernment and
effective implementation.

FS02

Accept in part

Discussion

221. The submissions express concerns for:

(1) efficient, safe and interesting pedestrian connections, particularly with the bus
station

(2) the need for a high quality pedestrian environment with shelter and a human-scaled
edge to streets

(3) the technicalities of the provisions

(4) the implications of the plaza in reassigning traffic and the potential external effects.

Primary pedestrian / active mode linkages (structuring axes) — refer to Appendix 6 and
Precinct Plan 2 Structuring elements

222. Rebecca Skidmore has reported as follows and | concur with her analysis, at paragraphs
6.11 to 6.14:

“Key principles in creating a TOD are ensuring an urban structure that provides direct
and legible linkages though the precinct to the transit interchange and creating a high
amenity, safe environment for active transport modes. A number of key desirable
features of walkable and pedestrian focussed public spaces are set out in the UD
report. | agree that these are important features to create a TOD.

“The submissions by AT and AC seek amendments to the Plan Change to ensure safe
and attractive connections from the wider environment and within the Precinct to the
public transport interchange are achieved.

“Precinct Plan 2: Structuring Elements identifies two key axes through the precinct
connecting Tahoroto Road, Northcote Road, Shakespeare Road and the Busway
Station intersecting at the centre of the Precinct with an indicative location for a
pedestrian plaza identified in this area. At a broader level and being cognizant of the
existing development pattern at Smales Farm, | consider this provides a suitable
structuring framework. However, the package of provisions provides less certainty
about how a suitable network of high amenity connections will be achieved at a more
detailed level.

“The Applicant has proposed a number of amendments to address this concern. These
include:
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223.

224.

(1) A more explicit description of the environment to be created in the Precinct
Description, with explicit reference to the use of public transport being encouraged
by ensuring high quality pedestrian connection to be provided;

(2) Additional objectives and policies that seek to achieve high quality primary and
secondary pedestrian connections linking through the Precinct and central plaza
space to the bus station;

(3) The introduction of the central plaza and new and redeveloped primary linkages as
Controlled activities with associated assessment criteria;

(4) A requirement for the primary linkages to be delivered after a GFA threshold has
been reached.”

I concur with Rebecca Skidmore that the text changes the applicant has made to the
notified version of the precinct have improved the assessment framework by which the
TOD principles and precinct objectives might be promoted as the precinct develops and
the ‘key pedestrian axes’ are formed. However, we further recommend a number of
other changes and that ‘primary pedestrian’ become ‘primary pedestrian / active mode
linkages’ to reinforce this intention and better promote the TOD concept and its
principles.

Whether any incremental change of any significance occurs prior to the 125,000™ stage
in respect of the linkages, three of which already exist in substance, is a question that
remains. There is also the question that AT 11.9 raises about the traffic effects of the
central pedestrian plaza taking the place of the existing roundabout. This is addressed
under TRANSPORT NETWORK, TRAFFIC AND PARKING at section 6.25.

Central pedestrian plaza

225. The applicant has also made a number of changes to the ‘plaza’ standard and

associated provisions, such that:

(1) The creation of “the central plaza” is a controlled activity, as a form of ‘development’
(which previously was not provided for and therefore may have defaulted to a non-
complying activity, Business Park zone activity (A1)); and

(2) The application will be non-notified and not subject to written approval from
affected parties

(3) Itis still required no later than at the completion of 125,000 GFA of development

(4) Itis to be provided approximately as indicated on Precinct Plan 2

(5) The minimum area required has been increased from 400™ to 1000™?; and

(6) Rather than being subject to certain standards, it is subject to a number of
qualitative assessment criteria, pertaining to its controlled activity status.

226. The revised provisions are set out in Appendix 5. Included is a new policy which reads:

“Require the establishment of a central pedestrian plaza at the heart of the Smales 1
Precinct that provides a vibrant people-focused space to support the evolving mixed-
use community where growing numbers of people work, live and play.”

227. Rebecca Skidmore has reported as follows (paragraphs 6.17, 6.18):

“The notified version of the Plan Change provisions included a development standard
requiring a 400™ pedestrian plaza to be provided once 125,000™ GFA is achieved
(1538.6.9) with a number of requirements for the space. Precinct Plan 2: Structuring
Elements identifies the general location for the plaza. Following discussions with the
Applicant, further analysis has been carried out by Boffa Miskell to articulate the
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function of the space and determine the key features to be delivered with reference to
benchmarking of other public spaces.

“Amendments to the provisions now propose requiring the plaza space to be a
Controlled activity with the Council’s control limited to the design of the space. The
associated criteria provides a more detailed framework for considering the suitability
of the space to provide a successful gathering space at the heart of the Precinct. Of
particular note, the proposed amendment to the development control requiring the
establishment of the Plaza increases the minimum area of the space from 400™? to
1,000™2. In my opinion, the amendments proposed will improve the Precinct
Provisions and provide greater certainty that the space to be created will make a
positive contribution to the public realm amenity of the Precinct, supporting its role as
aTOD.”

228. Accordingly Rebecca Skidmore and | generally support the relevant revised provisions

(Appendix 5) but with the further provisions that are set out in Appendix 6. It is
recommended that the activity status be ‘restricted discretionary’ because of the
importance of this feature of the precinct and its potential traffic and urban design
implications. The AC submission in respect to the plaza and the other submissions will
thereby have been responded to in a positive manner.

229. AT submission point 11.9 questions the plaza and pedestrian axes in terms of the

implications for internal vehicle circulation and the implications for the main access
points into and out of Smales Farm. The appropriateness of the pedestrian-oriented
nature of these elements is not questioned but rather whether the ITA has fully
accounted for the internal changes and the potential “changes in traffic assignment to
the external network resulting from the internal arrangements”. This matter is addressed
under TRANSPORT NETWORK, TRAFFIC AND PARKING at section 6.25.

Recommendations on submissions

230. That the submission points be accepted in part, to the extent that the recommended

231.

provisions (coupled with other recommendations) satisfy the stated concerns and
requests, for the following reasons:

. The revised plan change provisions of Appendix 6 will ensure that a quality
‘central plaza’ (and associated ‘elements’) will be created at any time (and not later
than at a particular stage in the development of the precinct) and to a suitable size,
location and functional quality with the council being able to fully evaluate the
development at the time of restricted discretionary resource consent.

. The revised provisions also provide for a greater extent of assessment for the key
linkages and each stage of development will be required to demonstrate the nature
of the outcomes expected for the precinct as a whole and particularly for
pedestrians and cyclists.

The proposed amendments by the applicant are set out in Appendix 5. The further
recommendations of this report are set out in Appendix 6. In particular they address AT
submission 11.9. Refer also to section 6.25 of the report.

61

65



6.13 Submissions in respect of service stations, drive through restaurants and
supermarkets greater than 2000 square metres

Sub Name of Summary of the relief sought by the submitter Further Planners
#i# submitter submission | recommend
s ation

10.11 NZTA Change the activity status of (A15) ‘Supermarkets greater FS01 Accept in
than 2000 m? GFA per tenancy’ to non-complying, and of FS02 part
(A16) Drive-through restaurants to discretionary. Make a FS03
consequential deletion of the assessment criteria for
drive-through restaurants, 1538.8.2 (4).

1.4 AT Quantum and mix of activities and associated trip FS02 Accept in
characteristics: .... provide further assessment for high FS04 part
trip generating activities, such as retail, drive-through FS05
restaurants and entertainment activities; depending on
the outcome of those assessments: modify PPC23 to
restrict certain activities provided without mitigation or to
provide mitigation measures with the staged development
of the site; providing for assessment via future resource
consents of development that can be accommodated by
the transport network without any identified mitigation
measures; and providing for appropriate activity status
and assessment criteria for high trip generating activities.

13.10 AC PC 23 amended to retain precinct provisions that FS01 Accept in
integrate development and land transport network by: FS02 part
FS03
e).limiting land use activities that are reliant on private FS04
motor vehicle trips and that do not support the FS05
establishment of a transit oriented development such as
supermarkets servicing people not living or working on
the site, drive-through restaurants, large format retailing,
or retailing that is not accessory to the needs of workers
or residents in the precinct

13.31 AC PPC 23 is supported in that ‘service stations’ are a non- FS02 Reject
complying - activity (A13) in Table 1538.4.1

Discussion

232. These activities generate concern because of their typical trip generating characteristics.

They can also have significant urban design effects for their immediate context. On the
face of it they do not seem to it a TOD precinct concept. However, they have the
potential to serve to add to the full mix of commercial and retail services available,
especially at a more mature stage of development (which is when in my view they are
more likely to be developed). For example, it is interesting to speculate what a ‘service
station’ might look like in 10 or 15 years with electric and micro-mobility forms of
transport becoming more prevalent. Rapid charging along with car grooming and
owner/operator waiting-room comforts may be a valued service at some time in the
future. Similar speculations could be made regarding the future shape of ‘drive-throughs’
although it is hard to see large supermarkets changing much from their standard designs
for the foreseeable future. As to the threshold between permitted and discretionary of
2,000m?, the applicant’s justification is accepted:
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233.

234.

235.

236.

237.

2.

“The 2,000™ limit for a supermarket as a permitted activity is consistent with that
applying in the Local Centre zone, which is also intended to provide for local
convenience needs” (AEE 6.15).

In my view discretionary activity status is appropriate provided firm policy is in place to
actually discourage these activities unless certain prerequisites are in place - hence the
new policy recommended (Appendix 6). This activity status would give rise to a
thorough traffic and economic evaluation at consent application time (as would non-
complying). It is likely also, and recommended, that various trip generation/mode shift
assumption ‘checks’ will occur at prior stages of development of the TOD and these may
provide a further basis upon which any one-off trip generating activities such as these
might be evaluated.

These activities would not in my view be appropriate on or near the road frontages of
the precinct and would be best integrated nearer the core of the precinct, with other retail
and services, at locations and to sizes and designs that most conveniently serve the
greatest number of residents, workers and visitors while addressing any potentially
adverse urban amenity effects.

Clear policy and discretionary status avoids the problem of an non-complying activity
escaping policy scrutiny by virtue of section 104D(1)(a) of the RMA combined with
section 104(3)(a)(ii) — disregarding effects on a person who has given written approval.

It is noted that service stations are currently discretionary by virtue of the Business Park
zone (A18 Retail) and not non-complying, and are restricted discretionary in the Mixed
Use zone applying along Taharoto Road. Drive-throughs are non-complying in the
Business Park zone and permitted in the Mixed Use zone. These factors have a bearing
on what might be deemed appropriate at Smales Farm, hence my ‘discretionary’ activity
status recommendation. The applicant however may be accepting of non-complying
status for ‘service station’.

It has been noted that a new service station has recently been established at the eastern
corner of Smales Farm on the south side of the Taharoto / Northcote intersection. This
would suggest that a service station within Smales Farm is not likely for the foreseeable
future.

Rebecca Skidmore advises:

“The submission by NZTA questions the appropriateness of large scale supermarkets
(above 2,000m?) and drive-through restaurants within the precinct given their high
traffic generating nature and the potential conflicts with the active transport mode
focus of a TOD. In terms of urban form outcomes, | consider that these activities can
result in conflicts with the amenity outcomes sought for the Precinct and, particularly,
the primary linkages to the public transport hub. While smaller supermarkets usefully
contribute to the amenity of residents and workers within the precinct and can be
accommodated without compromising the character and amenity of the public realm,
| agree that larger supermarkets (larger than 2,000™?) should be avoided. Similarly, |
agree that drive-through restaurants should be considered as a full Discretionary
activity”.

HG advises as follows (paragraphs 140 onwards):

“The Plan Change recommends adding provisions for supermarkets up to 2,000m?
gross floor area per tenancy as a permitted activity and greater than 2,000™2 gross floor
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area per tenancy, albeit as a Discretionary Activity. This would potentially allow a
supermarket of any size to be installed on site. Supermarkets tend to be high generator
of vehicle trips and will attract vehicle trips from those outside of the TOD.

“If a supermarket is included, to align with TOD principles, it should be a boutique
supermarket that is no greater than 2,000™ gross floor area per tenancy without any
associated parking.

“The Plan Change recommends adding provisions for drive-through restaurants. Any
activity that is introducing additional vehicle trips into the TOD should be avoided.
Again, this activity is a high generator of vehicle trips and will attract vehicle trips from
those outside of the TOD.

“Drive-through restaurants should be included in the Plan Change as a discretionary
activity.

“A service station would attract ‘pass by’ trips from those outside of the TOD. If the
location of any service station requires motorists to drive through the site, this will
decrease the value of the TOD as a people-friendly and non-vehicle environment.

“Service stations should be included in the Plan Change, albeit as a Discretionary
activity. We believe this would provide a greater level of consideration of criteria by
Council than would be feasible if the activity was non-complying.”

Recommendations on submissions

238. That the above submissions be rejected or accepted in part for the following reasons:

. These activities are appropriately provided for as discretionary activities in an
intensive mixed use TOD precinct provided clear firm policy is in place for the
assessment of them, at the appropriate time (as set out below).

239. The amendments associated with this recommendation are (refer Appendix 6):

(1) Add the following policy to 1538.3:

(2H) Discourage high car trip generating uses - such as service stations,
large supermarkets or drive through restaurants — and comparison
retail and only allow the activity where it:

a) Is necessary to support a near capacity level of office and
residential development that already exists in the precinct

b)  Can be well integrated with other retail and commercial uses

c)  Will not detract in any way from a high quality transit-oriented
urban environment

d)  Will not generate undesirable traffic effects within or adjacent
to the precinct.

(2) Change activity (A16) Drive-through restaurants to Discretionary and delete
assessment criteria from 1538.8 for Drive through restaurants.
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6.14 Submission in respect of community activities

Sub Name of Summary of the relief sought by the submitter Further Planners
## submitter submissions | recommendation
10.12 NZTA Retain provisions for community activities as FS02 Accept
permitted activities, to contribute to Smales 1 FS03
Precinct being a vibrant and attractive place FS05
for residents, workers and visitors.
Discussion

240. The application states, at para 6.16:

241.

“Allied with the enablement of residential activities, it is considered that Community
facilities should be a permitted activity in order to enable a level of community

infrastructure to be established on the Site. Education facilities and Tertiary

education facilities have been identified as permitted activities because they can be
appropriate occupiers of multi-storey buildings (evidenced by the use of many
buildings in the City Centre) and because they are very well suited to sites with
excellent public transport services.”

| concur with these views. There can also be good synergies between certain types of

businesses and educational establishments in terms of research projects and ‘graduate’
job opportunities.

Recommendations on submissions

242. That the above submission be accepted for the following reason:

Community (and education) uses and facilities are appropriate in an intensive
mixed use environment that has a significant employment capacity and excellent
public transport services.

243. There are no amendments associated with this recommendation.

6.15 Submissions in respect of off-site noise effects, standard 1538.6.8 ‘Noise events’
and ‘temporary activities’ as permitted

Sub Name of Summary of the relief sought by the submitter Further Planners
idii submitter submissions | recommendation
21 Anthony Kang | Decline plan change (due to traffic & safety concerns FS02 Accept in part

for pedestrians; overcrowding at bus station; high
buildings out of character for NZ; privacy/overlooking
concerns; history of non-complying noise events at
Smales Farm)
41 Jungho Hong | Decline plan change (due to concerns regarding Accept in part
traffic; parking; personal privacy; shading; impacts on
bus station and schools; construction effects; high
rise 'eyesores')
8.1 Soon bok Ko | Decline plan change (due to traffic and parking FSO01 Accept in part

effects; the ITA is weak; 25% reduction in
background traffic is very questionable; lack of
alternative transport options c.f central city; local
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streets already under parking pressure from
employees at Smales Farm; excessive noise and
vibration effects from ad hoc events — ‘noise events
should not be ‘permitted’ activities).

inability of the existing road network and public
transport options to cope with any further high
density residential or commercial activity on the
Smales Farm site).

9.1 Charles Crisp | Decline plan change (due to traffic effects and the Accept in part

13.12 AC Amend PPC23 to remove ‘temporary activities’ from FS02 Accept
the provisions.
171 Svetla Decline plan change (due to proposed zoning FS06 Accept in part
Grigorova breach; traffic impacts — roads not equipped to

support the changes; noise impacts on local area;
health impacts - population growth and effects on
North Shore Hospital services)

Gornakov breach,; traffic impacts — roads not equipped to
support the changes; noise impacts on local area;
health impacts - population growth and effects on
North Shore Hospital services).

18.1 Atanas Decline plan change (due to proposed zoning Accept in part

Discussion

244. The submissions raise general concerns about noise from Smales Farm, but especially
in respect of previous special events (temporary activities) held there.

245. Construction effects are referred to. Chapter E25.6.27 (Construction noise levels in all
zones except the Business — City Centre Zone and the Business — Metropolitan Centre
Zone) applies via the underlying Business Park zone and need not be addressed within
the precinct provisions.

Temporary activities

246. Council’s clause 23 request asked: What 'temporary activities' have (ever) occurred at
Smales Farm and what if any significant new activities are envisaged (provide details -
nature, duration, hours of operation)? The response was:

“It is considered that this item relates to the merits of the proposal and is not a valid
cl 23 request. However, community based events are frequently held at Smales Farm
and the large site enables them to be held with no, or minimal, off-site effects. The
proposed activity status would also enable, for example, a Christmas tree to be
erected on the site without the need to apply for a resource consent (which was
required in 2016).

247. The plan change proposes that “Temporary activities for up to 21 consecutive days” be
a permitted activity and not subject to any standards (A26); otherwise, chapter E40
would apply, and a discretionary activity status per (A4) of Table E40.4.1:

“(A4) Temporary activities on private land for more than six days, or for more than three
consecutive days, in any 12 month period, outside of the City Centre and Metropolitan
Centres”.

“Up to six days but not more than three consecutive days” is a permitted activity, (A3).
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248.

249.

250.

“Temporary activities” are defined in AUP chapter J1 Definitions as:

“An activity that: « is outside the normal expected use of a site (or area within the
coastal marine area); and ¢ has a start and end date and time.

“Includes: « filming activities at temporary locations and activities accessory to that
filming activity; * activities accessory to a building or construction project, such as
scaffolding, fencing, offices or storage sheds; « Council HazMobile collections; *
carnivals; * concerts; « fairs; « festivals and events; ¢ public meetings; « parades; °
special events; « sporting events; ¢ overflow parking; « temporary military training
(land based only); « emergency response training, including live burns carried out
by the New Zealand Fire Service; and « structures accessory to temporary
activities.

“Excludes: * markets; < temporary military training activities within the coastal
marine area; * temporary structures within the coastal marine area; and -
temporary signs.”

In my opinion the applicant needs to adequately justify as appropriate that ‘temporary
activities’ up to 21 days be permitted without any standards, given the concerns
expressed by submitters and the submission by AC which holds that the normal
Auckland-wide provisions should apply. | accept however that requiring consent for a
Christmas tree at Smales Farm (presumably displayed for more than six days) seems
cumbersome.

There do not however appear to be relevant standards in chapter E40 that could apply
other than in relation to noise (when a ‘noise event’ occurs) or fireworks (E40.6.7) or
‘temporary military training events’ (E40.6.8). | understand this is because the permitted
activity of ‘up to six days but not more than three consecutive days’ is deemed always
to have less than minor effects. | note also that: “In addition to the rules in this Plan
temporary activities are also subject to the other acts and bylaws: All events on public
land or water must obtain an event licence or permit under the relevant bylaws” (Note 4
under E40.4 Activity table). Smales Farm is all private land and | do not know (at the
time of writing) if it is required to obtain any licence or permit.

Noise events

251.

252.

253.

254.

Noise events are a specific type of ‘temporary activity’ within Table E40.4.1. They are
defined as —

“An event that exceeds the general noise controls for a site (or area within the
coastal marine area) either in level or duration.”

The plan change proposes that these are permitted and subject to standard E40.6.1
(measurement) and E40.6.4 (noise events frequency and limits for areas outside the
City Centre and Metropolitan Centres).

Without the proposed precinct provision ‘noise events’ at Smales Farm would be
restricted discretionary per (A13) of Table E40.4.1 and would need to also comply with
the standards of E40.6, of which the two specified in the precinct are the only two that
are pertinent, other than E40.6.7 Lighting of fireworks and E40.6.8 Temporary military
training activities. A breach of the standards would not change the activity status.

Council asked in its clause 23 request: What 'noise events' have (ever) occurred at
Smales Farm, and what if any significant new activities are envisaged (provide details)?
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255.

256.

257.

258.

259.

“It is considered that this item relates to the merits of the proposal and is not a valid cl
23 request. However, the intention of the provision is to apply the same rules for noise
events at Smales farm as apply to such events in public places.”

“‘Noise events in public places” are a permitted activity in Table E40.4.1 (A12) and
subject to the same standards referred to above. Such events would always be subject
to local authority approvals, including from AT. Smales Farm is all private land.

Standard E40.6.4 permits “Up to 15 noise events....at a venue...in any 12 month period,
provided no more than two noise events occur in any seven-day period, and the noise
event complies with all of the following...(clauses).” which pertain to duration (not
exceeding six hours including two hours for sound testing) and noise levels (maximums
and times of the year etc).

Styles Group (SG) has reported as follows:

“The submission of A Kang opposes a permitted activity status for Temporary
Activities/ Noise Events within the Precinct. The submitter notes resource consent
LUC60325517° provides for 6 annual events within the Precinct, and affording a
permitted activity status for Noise Events “would aggravate these ongoing noise
problems by not having sufficient control on the frequency or extent of these events”.

“The submission of S Grigorova opposes PC23 due to noise effects, stating:

“there is a hospital, a number of retirement villages, schools, other medical facilities
— where quietness (noise limit importance) is needed for these facilities to function
properly without disruptions. Plus there are a lot of family homes in the area where
people need to be able to relax, rejuvenate, recharge and recover from their hard
working week”.

“While the submission of S Grigorova does not specifically identify the noise source
of concern within the Site, we understand that it is likely to be made in relation to
Noise Events.

“We do not support a permitted activity status for temporary activities/ noise events
under PC23. Chapter E40 provides an appropriate framework for the management of
temporary activities, and the resource consent process provides the appropriate
mechanism for the noise effects of other temporary activities to be considered on a
case by case basis. We consider that Chapter E40 should be relied upon in this case
also.”

I concur with the view of council’s noise expert who has advised as set out above, that
AUP Chapter E40 should apply without modification. Accordingly, the resource consent
process is the appropriate mechanism for addressing the effects of temporary
activities/noise events which do not meet the permitted activity criteria.

I do not have any concerns for “Temporary structures that are established for less than
21 days” proposed to be a permitted activity (A23), assuming this provides for a
Christmas tree, but it would otherwise be appropriate to have all ‘temporary activities’
subject to chapter E40. “Temporary structures’ are not defined in the AUP.

6 We understand the resource consent provides for up to 6 events (with music as a primary or key feature) over a
period of 12-month on the subject site, with the events taking place from 9am to 11pm (14 hours maximum
duration) on Saturdays. The anticipated capacity for each event is expected to be 1,200 — 5,000 people and
enables amplified music up to 75 dB LAeq measured from adjacent sites.
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Recommendations on submissions

260. That submission AC 13.12 be accepted and the other submissions accepted in part
for the following reasons:

. The applicant has not provided sufficient justification supporting the permitted
activity status of ‘temporary activities’ or ‘noise events’ which are preferred to be
subject to the normal Auckland-wide provisions of chapter E40.

261. The amendments associated with this recommendation are the deletion of activities
(A26) and (A27) from proposed Activity table 1538.4.1. (refer Appendix 6)

6.16 Submissions in respect of ‘comprehensive development signage’ as a permitted

activity
Sub Name of submitter Summary of the relief sought by the Further Planners
## submitter submissions | recommendation
13.13 AC Amend PPC23 to remove ‘signage activities’ FS02 Accept in part
from the provisions.
Discussion

262. The reasons given in the AC submission are:

(a) a. Auckland Unitary Plan has an existing management regime in its Auckland-
wide provisions.

(b) b. A precinct should respond to a particular opportunity or constraint, rather
than including wide-ranging content better managed elsewhere in the Auckland
Unitary Plan.

(c) c. Provision for comprehensive signage in combination with more enabling
retailing, supermarket, and drive through activities, enables activities at a scale and
of a nature contrary to the Business — Business Park Zone.

263. The plan change proposes that ‘comprehensive development signage further than 30m
from main road frontages’ be a permitted activity and not subject to any standards.

264. Chapter J1 defines “Comprehensive development signage: .... has the same meaning
as in the Auckland Transport, Auckland Council Signage Bylaw 2015”, which is:

“‘means signage relating to a new building or the alteration of an existing building where
the building or alteration requires a resource consent and/or building work to the value
of at least $100,000, assessed at the time a building consent application is lodged with
the council”.

265. It is unclear what ‘comprehensive development signage’ might include. Further
questions arise:

(1) what is the situation if the value of work is less than $100,000; or

(2) no signage is finalised with the building project and is intended to be dealt with
subsequently (a common occurrence); and

(3) what is the situation within 30m of the road frontages?
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266.

267.

268.

269.

270.

271.

272.

Within 30m of the public road frontages, restricted discretionary status applies under
Table E23.4.2 (A53), but this is regardless of size or type. There are no standards for
RD signs, only for permitted signs. The assessment criteria do however seem to address
all possible issues.

There is also the issue of sighage within the precinct affecting the ‘public realm’ of what
is intended to be a high quality living and working environment. The plan change request
has not addressed this aspect.

I understand that all other signage is addressed by the Bylaw. However my
understanding of the bylaw is that it only addresses signage that is “publicly visible
signage” which is “signage on or visible from a road or public place” (email
communications with Daniel Kinnoch, Principal Specialist Planning — Consents). Smales
Farm does not have ‘roads’ and “public place” means

“....any place that, at any material time, is owned, managed, maintained or controlled
by the council or a council-controlled organisation and is open to or is being used by
the public, whether free or on payment of a charge and includes the navigable waters
of Auckland”.

I note the AUP has another definition for ‘public place’ and it can include private land:

“A place that, at any particular time, (including for the duration of an event) is accessible
to or is being used by the public whether free or on payment of a charge. Excludes: ¢
internal areas of buildings.”

If the Bylaw does not apply to the private land and roads within Smales Farm then that
leaves a gap in terms of the potential adverse effects of signage in what will increasingly
become a ‘public realm’ environment. It may be that this is not deemed to be an issue, if it
has not been an issue to date, but the situation and environment within Smales Farm is
changing.

The above situation would seem to require a greater degree of certainty and control than
is proposed.

| consider there is also the potential for large signs (not being ‘billboards’) that are placed
high on tall buildings, and further back than 30m from road frontages, to have adverse
effects beyond the site and potentially for traffic safety. | disagree with the applicant:

“Comprehensive development signage more than 30m from the Site’s road
frontages are identified as permitted activities because, at that distance, they are
unlikely to have an effect on visual amenity or traffic safety, which are the primary
matters of concern under the standard provisions relating to signs in the Unitary
plan.” (AEE 6.18)

In the council’s clause 23 request, the transport expert stated that without a specific
proposal to assess, it would seem difficult to accept the applicant’s blanket statement
(quoted above). The request was made therefore for more information/comment
concerning this, to which the applicant responded:

“Smales Farm is a large site and signage within the property that is some distance

from the boundaries is unlikely to affect road safety. This request relates to the
merits of the proposal and the matter will be addressed at a hearing, if necessary.”
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273. The applicant was also asked: What if any significant signs are envisaged that would be
within 30m of the road frontages and what activity status would apply? And: “What if any
significant signs are envisaged that would be further than 30m from road frontages and
also visible from the roads or areas well beyond Smales Farm? A concern is for what if
any height or size limitations might need to apply to large signs that are also very high
and visible from long distances from Smales Farm; for example hotel signage”. The
response was:

“The extent of signage is unknown at this stage. The activity status for signs within
30m of a road frontage would be restricted discretionary under the Unitary Plan if a
sign meets the definition of Comprehensive Development Signage. Otherwise, the
Signs Bylaw would apply.”

274. In my opinion the situation is unclear and needs further information and evaluation from
the applicant, with a view to either adding clarity/standards for the permitted activity
status; altering the status (perhaps for signs over certain limits); or simply reverting to
the standard Auckland-wide provisions of E23 as per the AC submission. In particular,
it would be interesting to know how the Bylaw is working (or not) in terms of signage
within Smales Farm, or how it is expected to work.

275. Subject to more clarity or contrary evidence being presented at the hearing, |
recommend that:

(1) The use of ‘comprehensive development signage’ be abandoned for Smales Farm
— or that a new definition be created - and that any sign visible from the public or
private realm (outside the precinct) be restricted discretionary and made subject to
the assessment criteria of E23.8.2; and

(2) That signage otherwise be permitted (and presumably subject to the Bylaw); and
that

(3) A policy be added to address the desired effects (given that the activity rules and
standards may change).

Recommendations on submission

276. That the above submissions be accepted in part for the following reasons:

. The precinct ‘signage’ provisions need to be appropriate to the circumstances of
the site and its context, and clear for all concerned.

277. The amendments associated with this recommendation are:

(a) Add this new policy:
Require all signs within the precinct to contribute to a high standard
of visual amenity and avoid any significant off-site effects.

(b) Change act|V|ty (A25) to:

(A25) Signs that are fugherthan30m-from
not visible from
roads and public or prlvate land outside the precmct = Permitted (these are
understood to be subject to the Signage Bylaw 2015)

(c) Add activity (A25A): Signs that are visible from roads and public or private land
outside the precinct = Restricted discretionary (and assessed against E23.8.2

AUP)
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(d) Add restricted discretionary assessment provisions to 1538.8 that cross
reference to and apply AUP chapter E23.8.2 Assessment criteria.

PRECINCT STANDARDS

6.17 Submissions in respect of exemptions from standards

Sub Name of submitter Summary of the relief sought by the Further Planners

## submitter submissions | recommendation

12.3 Sovereign Services Delete the proposed exceptions to rules in FS02 Reject
Limited 1538.6 Standards (parking; height; yards).

14.6 Westlake Girls High Delete trip generation exemptions under FS02 Reject
School Standards for residential development and FS05

apply the generic E27.6.1 Transport rules
Discussion

278. These exceptions are an integral part of forming a workable precinct and are required.
The concerns of the submitters are of course for the effects of the exemptions — enabling
tall buildings; reduced parking provision; reduced yards; and no traffic assessments up
to new floorspace limits. Accordingly, these matters are addressed elsewhere in this

report.

Recommendations on submissions

279. That the above submissions be rejected for the following reasons:

. The proposed precinct is required to be clear as to which rules and standards
apply or not and if the merits of the need for the exemptions are substantiated then
these provisions are an essential part of the precinct.

280. There are no amendments directly associated with this recommendation (but the subject
matter of the exemptions are addressed elsewhere).

6.18 Submissions in respect of standard 1538.6.6 Outlook space and 1538.6.7

Minimum dwelling size

Sub Name of submitter Summary of the relief sought by the Further Planners
#i# submitter submissions | recommendation
14.11 Westlake Delete references to Business Metropolitan FS02 Reject
zone in the plan change
Discussion
281. The submitter seems not so much concerned with the actual standards as the fact that

the word ‘metropolitan’ is used. Certainly, there are elements of the proposed precinct
that are akin to what would be enabled in a Business - Metropolitan zone, including
height which the submitter has also expressed concern over, but the nature of these
standards is not unique to the Metropolitan zone and they cannot be deemed
inappropriate merely because they reside in that zone.
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282. In my view the standards are appropriate. The outlook space requirements are similar
to those of the ‘underlying’ Business Park zone, which in turn are the same as the Town
Centre zone, but are borrowed from the Metropolitan zone due to the much taller
buildings proposed for the precinct. If it is found that the taller (Metropolitan zone) heights
proposed are acceptable, then the outlook requirements are also appropriate.

283. The minimum dwelling size standards are very similar across all the business zones.

Recommendations on submissions

284. That the above submissions be rejected for the following reasons:

. The Business - Metropolitan zone standards for ‘outlook’ and ‘dwelling size’ are
appropriate provided the ‘heights’ proposed are also found to be appropriate.

285. There are no amendments associated with this recommendation.

6.19 Submissions in respect of residential activities at ground floor

Sub ## Name of Summary of the relief sought by the submitter Further Planners
submitter submission | recommen
s dation
13.30(e) AC AC does not support that residential activity FS02 Accept in
(excluding visitor accommodation) can be FS05 part
established on ground floor
15.6 HNZ Ground floor residential should be prevented, as for FS02 Accept in
centres zones part
Discussion

286. The submitters seek control over residential at ground floor. In my view the acceptability
or otherwise of ground floor residential depends on the location within the precinct
relative to other key structural elements and buildings within the immediate context. A
question also arises for entrances at ground floor where that dwelling is otherwise
entirely above ground.

287. | consider ground floor residential should be addressed by way of policy and / or
assessment criteria applying to new buildings with reference to the structuring elements,
and not ‘prevented’ as requested.
288. The applicant has however proposed through pre-hearing discussions that a new
standard 1538.6.7A be inserted to restrict ‘ground floor residential’ in certain locations. |
think this would be appropriate (Appendix 5). This will be supported by the assessment
criteria that apply to all new buildings. A breach of the standard will not change the
activity status of the ‘new building’ from restricted discretionary so the assessment
criteria are important.

289. Rebecca Skidmore has advised:
“In my opinion, the establishment of residential activity within the Precinct will be a

key aspect of creating a mixed and vibrant TOD. In order to facilitate residential
development | do not consider it necessary to avoid ground level residential activity
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throughout the Precinct. However, | agree that it should be discouraged along the
primary linkages identified in Precinct Plan 2: Structuring Elements, given the
primacy of these routes in creating high amenity and vibrant connections to the public
transport hub. The amended provisions proposed by the Applicant includes a
development standard to avoid dwellings, including residential units within an
integrated residential development, with frontage to a primary linkage. In other
locations, | consider the assessment criteria for new buildings, including those
relating specifically to ‘ground floor residential activity’ are suitable to ensure an
appropriate interface is created between dwellings and adjacent areas of public
access” (5.9, page 5).

290. Further to the above, | recommend that the proposed standard be amended to also
restrict ground floor residential where the dwelling/unit is within 10 metres of the edge
of a primary pedestrian/active mode linkage. This reinforces that the corridor is as far as
possible to be an activated edge. The purpose statement and amendment | recommend

for the rule is:

1538.6.7A Residential at ground floor

Purpose:

o Protect the ground floor of buildings on or near primary pedestrian /

active mode linkages for commercial use; and

° Avoid locating activities that require privacy and which do not

contribute to activation on the ground floor of buildings on or near

primary pedestrian / active mode linkages.

(1) Dwellings, including units within an integrated residential development, must
not locate on the ground floor of a building where the dwelling or unit has
frontage to or is within 10 metres of the edge of a primary pedestrian / active
mode linkage.

Recommendations on submissions

201.

That the above submissions be accepted in part to the extent that a form of control
should apply to residential floor areas (habitable or otherwise) at ground level in terms
of location within the precinct, for the following reasons:

. It would be inappropriate to apply a ‘no ground floor residential’ standard across a
large mixed use TOD precinct of 10 hectares; and
. There will be locations and situations within parts of the new Smales Farm where
dwellings at ground floor, or access to dwellings, will be acceptable.

292. The relevant amendments are set out in Appendix 6 to this report.

6.20 Submission seeking new standard - Noise sensitive activities within 100m of

State Highway

Sub
Ht

Name of
submitter

Summary of the relief sought by the submitter

Further
submissions

Planners
recommendation
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10.18

NZTA A new provision is proposed to manage potential human FS02 Accept in part

health effects from where buildings containing noise
sensitive activities locating immediately adjacent to State
highway 1.

New text proposed:

1538.6.11 Noise Sensitive Activities within 100m of a State
Highway

Discussion

293. NZTA seeks the addition of the following standard, which addresses both road traffic
vibration and road traffic noise:

1538.6.11 Noise Sensitive Activities within 100m of a State Highway

1.

New buildings or alterations to existing buildings containing noise sensitive activities, within
or partly within 40 metres of the edge line of the nearest carriageway of State Highway 1
must be designed, constructed and maintained to achieve road-traffic vibration levels
complying with class C of NS 8176E:2005.

New buildings or alterations to existing buildings containing noise sensitive activities, within
in or partly within 100 metres of the nearest carriageway edge line of State Highway 1 must
be designed, constructed and maintained to achieve the indoor design noise levels from
road-traffic set out in Table A.

If windows must be closed to achieve the design noise levels in [B], the building must be
designed, constructed and maintained with a ventilation and cooling system. For habitable
spaces a ventilation cooling system must achieve the following:

i. Ventilation must be provided to meet clause G4 of the New Zealand Building Code. At
the same time, the sound of the system must not exceed 30 dB LAeq(30s) when
measured 1 m away from any grille or diffuser.

ii. The occupant must be able to control the ventilation rate in increments up to a high air
flow setting that provides at least 6 air changes per hour. At the same time, the sound
of the system must not exceed 35 dB LAeq(30s) when measured 1 m away from any

grille or diffuser.

iii. The system must provide cooling that is controllable by the occupant and can maintain
the temperature at no greater than 25°C. At the same time, the sound of the system
must not exceed 35 dB LAeq(30s) when measured 1 m away from any grille or diffuser.

A design report prepared by a suitably qualified and experienced acoustics specialist must
be submitted to the [council officer] demonstrating noise and vibration compliance prior to
the construction or alteration of any building containing a noise sensitive activity in or partly
in_the state highway buffer area or effects area. The design must take into account the
future permitted use of the state highway; for existing roads this is achieved by the addition
of 2dB to existing measured or predicted noise levels.

Table A
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BUILDING TYPE OCCUPANCY/ACTIVITY MO IMUMIBDOOREESIGH
NOISE LEVEL L
Aeq(24h)
! . Living spaces, sleeping spaces (including visitor accommodation and
Residential retirement accommodation) s

Assembly halls
Conference rooms, drama studios
5 Lecture rooms and theatres, music studios 35dB
Education
Sleeping areas in educational facilities 40 dB

Overnight medical care, wards

40dB
dB
dB

40
40
Health

Clinics, consulting rooms, theatres, nurses' stations 45 dB

Cultural buildings Places of worship, marae 35dB

Note: Excludes areas not deemed to be habitable spaces as defined by schedule 1 of the Building Regulations 1992,

294. SG has concluded that it would not be appropriate to apply a road traffic vibration
standard, and the reasoning is set out on page 12 of the report. SG concludes with:

“Due to the significant expense and effort that would be required to determine the
measures necessary to ensure compliance with the proposed vibration control, and
that vibration issues are most-often caused by localised defects in the pavement that
it only under the control of the NZTA, we consider that the relief sought by NZTA is
overly onerous on the neighbouring landowner. Given that the NZTA have an ongoing
duty under s16 to maintain the vibration levels in the surrounding environment at a
reasonable level, on balance we consider that no specific vibration rule is required”.

295. Regarding traffic noise, SG recommends that the general rules of Chapter E25 should
apply and if this occurs then traffic noise along with other noise from commercial
activities within the precinct would be appropriately addressed; and not just for the first
100m closest to the motorway but for all affected (noise-sensitive) floor areas across the
precinct. SG does not therefore recommend the adoption of the standard proposed by
NZTA but that the existing Auckland-wide rules apply. SG summarises the situation
(from page 8 of the report, Appendix 4):

“As Rules E25.6.9 and E25.6.10 do not apply to the BPZ *, there are no controls to
require noise sensitive activities within the Site to be acoustically insulated from the
maximum noise levels provided for within the Site. If PC23 is confirmed, the relevant
noise limits applying under Table E25.6.6.1 will enable a maximum noise level of
60dB Laeq (at all times) between sites in the BPZ, and there will be no inter-tenancy
noise controls (other than the requirements of G6 of the New Building Code’).

“Without any specific insulation measures, noise levels inside bedrooms, habitable
rooms and other noise sensitive spaces could be between 45-50 dB Laeq at night.
Such levels are 10 to 15 decibels higher than the noise levels typically adopted for
the avoidance of sleep disturbance effects for most people, being 35 dB Laeq. Noise
levels in noise sensitive spaces during the day could be at approximately the same
level — interfering with concentration, productivity and amenity.

“In our view, allowing noise sensitive activities into a zone with high noise limits without
any acoustic controls to insulate those noise sensitive activities; will result in conflict.
Quite simply, residential/ accommodation/ educational activities in the BPZ, (and under
PC23 as requested) will be incompatible with the other commercial activities that are

7 Clause G6 only controls the construction details of inter-tenancy walls and floor/ceilings. It does not
control the noise level from one unit or habitable space into another habitable space.
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also provided for. Acoustic insulation controls are therefore necessary to ensure that
this conflict and incompatibility does not arise.”

* Addressing ‘noise levels between units’ and ‘noise levels for noise sensitive spaces’.

296. SG recommends (at 4.2.1)

“PC23 is amended to incorporate the acoustic controls for Activities Sensitive to
Noise* as set out under E25.6.9 and E25.6.10. This would treat the mixed use
environment in the same way as any other Business Zone under the AUP where a
similar mix of activities is provided for.”

* “Any dwelling, visitor accommodation, boarding house, marae, papakainga,
integrated residential development, retirement village, supported residential

care, care centres, lecture theatres in tertiary education facilities, classrooms
in education facilities and healthcare facilities with an overnight stay facility.”

297. SG notes that various consequential amendments would be required, in particular
because the assessment criteria of E25.8 do not refer to either the Business Park zone
or the Smales 1 Precinct and the criteria would be relevant.

298. | concur with the recommendations of SG, such that the same Auckland-wide
requirements that would apply to mixed use business environments, with respect to
managing the effects of noise and ensuring appropriate internal environments for noise-
sensitive activities / spaces, also apply at Smales Farm. The details to achieve this are
set out in Appendix 6.

Recommendations on submissions

299. That the above submission be accepted in part for the following reasons:

. It is appropriate to effectively manage potential adverse human health effects
where buildings containing noise-sensitive residential and other activities are to be
located immediately adjacent to a busy motorway or nearby noise-generating
commercial or light industrial activities sited within the Smales Farm precinct.

o The introduction of the standards that apply to similar mixed use (and centres)
environments are appropriate at Smales Farm given the intended intensity of
development and the desire to create a high quality living and working
environment.

300. The recommended changes are in Appendix 6.

6.21 Submission in respect of standards — purpose statements

Sub Name of submitter Summary of the relief sought by the Further Planners
## submitter submissions | recommendation
13.11 AC Amend PPC23 to ensure land use FS02 Accept in part
applications are assessed in line with clear FS04
outcomes stated in the precinct provisions — FS05

objectives, policies, standard’s purpose,
assessment criteria - while avoiding
replication or contradiction with the
Auckland Unitary Plan approach of chapter
C.
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Discussion

301. This AC submission, largely addressed elsewhere, makes reference to a need for
purpose statements for precinct-specific standards, as part of ensuring clear outcomes.
Accordingly, these have been added to the recommended precinct provisions and are
identified for each standard in Appendix 6.

Recommendation on submission

302. That submission AC 13.11 be accepted to the extent that the ‘purpose’ statements in
Appendix 6 are deemed to be acceptable, for the reason that it is appropriate to specify
the purpose of precinct-specific standards as they are generally variations from those of
the underlying zone or Auckland-wide provisions and warrant this form of support.

ASSESSMENT CRITERIA (INCLUDING MATTERS OF DISCRETION)

6.22 Submissions in respect of assessment of restricted discretionary activities,

1538.8
Sub ## Name of Summary of the relief sought by the Further Planners
submitter submitter submission | recommendat
s ion

10.11 NZTA Change the activity status of ...... (A16) FS01 Accept
Drive-through restaurants to discretionary. FS02
Make a consequential deletion of the FS03
assessment criteria for drive-through
restaurants, 1538.8.2 (4).

10.19 NZTA Add new ‘matters of discretion” at 1538.8.8.1 FSO01 Reject
(1) for traffic assessments for activities FS02
exceeding 117,000 mz2 GFA business FS03
activities and 380 units, being those set out FS04
at E27.8.1 (4) and “travel management” and FS05
“on-site parking provision”.

10.20 NZTA Add new assessment criteria at 1538.8.8.2 FS02 Reject
(1) for traffic assessments for activities FS03
exceeding 117,000 mz2 GFA business FS04
activities and 380 units, being FS05
a) Those set out at E27.8.2 (3) and
b) Information demonstrating success or
otherwise of travel demand management
measures, and
c) On-site parking provision; and
d) Whether it can be demonstrated by the
measures and commitments outlined in a site
travel management plan ...that private
vehicle travel will be minimised

13.21 AC Amend PPC23 to retain the Auckland Unitary FS02 Reject
Plan approach to restricted matters and FS05
assessment criteria where restricted
discretionary activities are stipulated by
precinct, Auckland-wide or zone provisions,
and modify 1538.8.1(5) and 1538.8.2 (5)
which are not supported in the current form

13.22, 23 AC Amend PPC23 to limit activity (A6) and FS02 Accept in part

assessment criteria — conversion of a FS03
building - to just dwellings and visitor
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accommodation (AND) Amend PPC23 to
ensure that in the assessment of (A6)
activities — conversion of building for
dwellings and visitor accommodation — that
appropriate and relevant considerations are

considered
13.24 AC Amend PPC23 to address the change of FS02 Accept in part
activity status of ‘drive through restaurants’ FS03

from restricted discretionary to non-
complying (as per the Business Park
underlying zone), including the removal of
assessment criteria

13.30(b) AC support that conversion of a building or part FS02 Accept in part

of a building to dwellings or visitor FS05
accommodation be provided for as a
restricted discretionary activity

Discussion

Conversion to residential

303.

304.

13.30(b) AC’s support for ‘conversions’ being restricted discretionary is noted and
accepted. 13.23 AC requests that the assessment criteria be found to be appropriate.
The provision cross references to the Metropolitan zone H9.8.1(5) and H9.8.2(5) and in
my opinion the assessment would be appropriate. The matters of discretion refer to
outlooks and minimum dwelling size and achieving a good standard of amenity. The
assessment criteria cross references to policy H9.3(2) of the zone which refers to
‘managing any reverse sensitivity effects including from the higher levels of ambient
noise and reduced privacy that may result from non-residential activities”. This is a key
consideration in a mixed use environment. | question however whether the assessment
criteria that apply to ‘new buildings’ should also be applied by way of cross referencing
so that a wider range of factors can be considered. | invite the applicant to give this
further consideration and comment in the light of the AC submission 13.23. It is unclear
to me whether the reference to “additions and alterations not otherwise provided for”
means that the ‘new building’ provisions of 1538.8.2 (5) would then apply to a
‘conversion’.

The AC submission also relates to the reduction of the range of residential uses and this
reduction has been addressed elsewhere (and rejected).

Drive through restaurants

305.

The change of activity status from ‘restricted discretionary’ to discretionary means that
the assessment criteria for this activity should be deleted. The AC request 13.24 that the
activity status be non-complying has been addressed elsewhere.

New buildings

306.

AC submission 13.21 does not support the provisions concerning ‘new dwellings’, being
the form in which the ‘matters’ and ‘assessment criteria’ are written. | have reviewed the
AUP ‘best practice guide’ and cannot see any particular issue with the current drafting.
Once a final set of (modified) plan change provisions has been generated, it may be
necessary to have them reviewed specifically in this regard. This could be done on a
collaborative basis with the applicant (and the council as submitter), subject to the
determinations of the hearing commissioners.
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307.

It is noted that all the assessment criteria have been revised by the applicant and
circulated to all concerned as of 15 October 2019. There are various further
modifications recommended and these are highlighted in Appendix 6.

Trip threshold exceeded

308.

NZTA seeks in addition to a lowering of the development threshold at which a new ITA
would be required that new matters of discretion and assessment criteria be added. |
am not sure why this is being sought because the activity status for a new ITA is
discretionary and not ‘restricted discretionary’ and NZTA has not sought a change of
activity status. The matter of the appropriate threshold for a new ITA is addressed under
TRANSPORT NETWORK, TRAFFIC AND PARKING at section 6.25. It is possible
however that the hearing commissioners consider that another interim threshold is
appropriate, before the significant ‘discretionary’ one. In which case the activity status
could be the lesser one of ‘restricted discretionary and then assessment criteria would
be necessary. It is noted also that the assessment criteria requested under NZTA 10.20
are not all ‘assessment’ but rather information requests. Further work would be required
to ensure the criteria, if to be adopted, were drafted in appropriate language.

Recommendations on submissions

309.

310.

311.

312.

That the submissions NZTA 10.19 and 10.20 be rejected for the following reason:

. It is not necessary or appropriate to have assessment criteria for a discretionary
activity. The evaluation of a discretionary activity is not restricted and is subject in
the first instance to relevant objectives and policies and any other relevant
assessment criteria, in this case from chapter E27 Transport, can be applied as
appropriate

(Note: This recommendation is subject to the considerations under TRANSPORT
NETWORK, TRAFFIC AND PARKING).

That submission NZTA 10.11 be accepted and AC 13.24 be accepted in part for the
following reason:

° ‘Drive through restaurants’ are considered to be appropriate as discretionary
activities (addressed elsewhere) and therefore the RDA assessment criteria can
be deleted.

That submission AC 13.21 be rejected for the following reason:

o The form of the ‘new buildings’ assessment criteria are considered to be
acceptable (but along with all the modified precinct provisions will be reviewed in
their final form).

That submissions AC 13.22, 13.22 and 13.30(b) be accepted in part for the following
reason:

° It is appropriate that the assessment criteria applying to the conversion of buildings
for residential uses are comprehensive and there is some uncertainty about the
comprehensiveness of the assessment that would apply.
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313.

The amendment associated with these recommendations is that 1538.8.1(4) and
1538.8.2(4) pertaining to ‘Drive through restaurants’ are deleted. It is noted that some
minor amendments to the assessment of ‘new buildings’ are addressed elsewhere.
Refer Appendix 6.

SPECIAL INFORMATION REQUIREMENTS AND PRECINCT PLANS

6.23 Submissions in respect of ‘special information requirements’ 1538.9

Sub ## | Name of Summary of the relief sought by the submitter Further Planners
submitter submissions | recommendation
10.21 NZTA Delete existing statement and add new “Special FS02 Accept in part
information requirements” to provide certainty for FS03
applicants where a traffic assessment application is FS04
required for development exceeding 117,000 m2 / 380 FS05

units, requiring:

a) Site travel management plan supporting a ‘transit
orientated development’ with the following minimum
information (summarised):

i. The physical infrastructure to support alternative
transport modes e.g covered facilities for cyclists

ii. The physical linkages on the site to link with
surrounding pedestrian and cycling networks and
existing public transport resources

iii. Operational measures that encourage reduced
vehicle trips

iv. Management of vehicle ownership

v. Details of the management structure that would
oversee the travel management measures

vi. Methods of monitoring the effectiveness of the above
including a commitment to undertake travel surveys
vii. Monitoring of travel from the site to confirm
assumptions set out in the Smales 1 Precinct Integrated
Transport Assessment (ITA); applications for the
release of subsequent development stages are to
include an assessment of the extant transport
environment relative to that set out in the ITA.

13.27 AC Amend PPC23 to contain any ‘special information FS02 Accept

requirements’ necessary to highlight to resource
consent applicants any particular matters requiring
special attention

Discussion

Traffic ITA

314.

315.

NZTA 10.21 seeks that in respect of a new traffic assessment application (ITA) ‘special
information requirements’ be stipulated and required to be submitted at that time. This
seems an appropriate requirement and is supported in principle. The threshold figures
necessitating a new ITA are addressed under TRANSPORT NETWORK, TRAFFIC AND
PARKING at section 6.25. The key question is whether this information requirement
pertains to a discretionary power enabling council to decline consent to develop or
whether, for some interim stage of development, it is information for monitoring purposes
at a step towards a later more significant application for development consent.

WDHB #FS04 supports submission NZTA 10.21 and requests an amendment to
subclause vii:
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vii. Monitoring of travel from the site to confirm assumptions set out in the Smales 1
Precinct Integrated Transport Assessment (ITA); applications for the release of
subsequent development stages are to include an assessment of the extant transport
environment (together with that modelled for substantial neighbouring land uses such
as the North Shore Hospital) relative to that set out in the ITA.

316. The council in its clause 23 request enquired about similar matters to those within the
NZTA submission. Additionally, there were questions about numbers of parking spaces
(including for residential uses), ‘end of trip’ facilities (for cyclists in particular) and
provision for motorcyclists. The applicant at the time responded that the questions
pertained to the merits of the proposal and that in any event it was not considered any
‘special information requirements’ were required.

317. HG has recommended that the following ‘special information requirements’ be added:

“The following is to be provided as requirements for ‘site travel management

plan’:

o Traffic information and surveys of employees / residents are to be
undertaken every two years

. Include an assessment of pedestrian and cycling connections to and
through the site to determine if these are consistent with the objectives and
policies of the Precinct

o Reporting on TDM measures, management and monitoring undertaken.”

Stages of development; integration with emerging ‘masterplan’
318. Rebecca Skidmore has reported as follows and | endorse her recommendations:

“Ensuring co-ordination between different stages of development (which may
occur over an extended timeframe) will be critical to delivering a well-connected,
legible and high amenity public realm. In addition to the policies and assessment
criteria for primary linkages and landscaped open spaces, consideration could
also be given to including a special information requirement for each significant
stage of development to produce an ‘integration plan’ demonstrating how the
proposal fits with the already developed and consented urban structure and form.
This would assist to demonstrate how the policies and assessment criteria are
being met.” (5.15).

Increases in floor area

319. It would also be important with respect to the development of ‘accessory activities’ over
time (GFA standard 1.538.6.1(2)) to know at each stage of development the floor areas
of various uses that exist as new areas are being established, especially given that
tenancies can change over time (as permitted activities) and the figures may alter. This
would complement information as to parking, trip generation, travel mode shares, and
bicycle parking and end of trip facilities that had been or was to be submitted at other
times. In response to the clause 23 request the applicant provided the following
information. This could also be readily updated at each significant stage of new
development as appropriate:
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Floorspace: The total
floorspace area at Smales
Farm at present is 58,000
m2s How is this made up,
and what are the various
uses
(businesses/tenancies and
floor areas) that make up
the 'ancillary' component
of the 58,000m2?

Offices/ amenities 53,550
Commercial services 500

Food and beverage 1350
Retail 400
Childcare Centre 900
Healthcare Centre 750
Fitness Centre 550

58,000 m2

Parking: What is the
current total of
carparking spaces at
Smales Farm, and how
is this allocated?
(offices, "ancillary' uses,
visitor and short term

Parking supply 2,044 spaces, made up as follows:

Basement/Allocated 590
On Grade:

Unallocated 1,026
Time Limited 225

parking). Time Limited Pay & Display 58
(of these 10 are motorbike parks and 9 are Mobility
parks)

All Day Pay & Display 145
Bicycle parking and Vodafone
'end of trip facilities": Showers 10
What provision exists Bike Parks 46
and what are the Lockers 68
details (number of Air NZ
'parking ' spaces; Showers 7
nature of 'end of trip Bike Parks 20
facilities')? Lockers 10
Sovereign
Showers 6
Bike Parks 16
Lockers 24
Q4
Showers 3
Bike Parks 12
Lockers 6
B:HIVE
Showers 11
Bike Parks 66
Lockers 70

Visitor cycle parking 13

Recommendations on submissions

320. That the submission by NZTA 10.21 be accepted in part to the extent that the stipulated
‘special information requirements’ (or similar) be required as part of any resource
consent application for the passing of a development threshold that necessitates a new
ITA, for the reason that it is necessary and appropriate that such information (and related

information) be required for such an important application.

321. That the submission by AC 13.27 be accepted to the extent that a ‘special information
requirement’ be added along the lines recommended by Rebecca Skidmore, so that at
each stage of development the extent of the emerging urban structure and form, with
respect to the main linkages and the bus station, can be visualised; for the reason that




this information will enable the council to see the extent to which the objectives and
policies of the precinct are being delivered at each stage.

322. These proposed amendments are set out in Appendix 6 to this report. Further
modification is required.

6.24 Submission in respect of ‘precinct plans’ 1538.10

Sub | Name of submitter Summary of the relief sought by the Further Planners
#it submitter submissions | recommendation
13.16 AC Amend PPC23 to ensure that the precinct plans FS02 Accept in part
clearly relate to the relevant precinct standards FS05
or provisions and conform with Auckland
Unitary Plan drafting standards

Discussion

323. The precinct plans have been recreated by council’'s GIS/AUP team in conformity with
AC drafting standards — refer Appendix 6. | consider the cross references to these plans
in the text are appropriately made.

Recommendation on submission

324. That AC submission 13.16 be accepted the reason that the precinct plans need to be to
AC/AUP drafting standards.

325. The revised precinct plans are in Appendix 6.
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TRANSPORT NETWORK, TRAFFIC AND PARKING

6.25 Submissions in respect of effects on and for the transport network; threshold/s
for exemption from ITAs; implications of central plaza; parking standards

Sub | Name of Summary of the relief sought by the submitter Further Planners
#i submitter submissions | recommendation
1.2 | Shorecare | (Ensure) sufficient car parking for staff and patients of an Accept in part

Medical Urgent Care Clinic.
Services
Ltd
41 Jungho Decline the plan modification (due to concerns regarding Accept in part
Hong traffic; parking...)
7.2 Sally (Applicant to provide) a realistic analysis of number of cars FS03 Accept in part
Slawson | accessing the new proposed areas and let the public know
what changes to roading / traffic lights there will be.
8.1 Soon bok | Decline the plan modification (due to traffic and parking FSO01 Accept in part
Ko effects; the ITA is weak; 25% reduction in background
traffic is very questionable; lack of alternative transport
options c.f central city; local streets already under parking
pressure from employees at Smales Farm
9.1 Charles Decline the plan modification (due to traffic effects and the Accept in part
Crisp inability of the existing road network and public transport
options to cope with any further high density residential or
commercial activity on the Smales Farm site).
10.15 NZTA Parking — Reconsider and reduce the parking number FS02 Accept in part
maximums for non-residential development in line with the FS03
details set out in the submission and achieve greater FS05
consistency with policy 4.
10.16 NZTA Parking, residential: Introduce parking maximums for FS02 Accept in part
residential development and consequentially delete FS03
1538.6.2 (2) which states there are not parking standards FS05
for residential activity.
10.17 NZTA Trip generation standard, 1538.6.3(1) and — Adopt reduced FS02 Accept in part
thresholds as set out at 10.7 {policies} (117,000 ™ and FS03
380 residential units) and exempt traffic assessments up FS04
to this extent of development.

10.19 NZTA Add new ‘matters of discretion’ at 1538.8.8.1 (1) for traffic FSO01 Accept in part

assessments for activities exceeding 117,000 ™ GFA FS02
business activities and 380 units, being those set out at FS03
E27.8.1 (4) and “travel management” and “on-site parking FS04
provision”. FS05

10.20 NZTA Add new assessment criteria at 1538.8.8.2 (1) for traffic FS02 Accept in part

assessments for activities exceeding 117,000 ™ GFA FS03
business activities and 380 units, being FS04
a) Those set out at E27.8.2 (3) and FS05
b) Information demonstrating success or otherwise of

travel demand management measures, and

c) On-site parking provision; and

d) Whether it can be demonstrated by the measures and

commitments outlined in a site travel management plan

...that private vehicle travel will be minimised.

11.3 AT Strategic transport infrastructure (including bus station): FSO01 Accept in part
Provide assessment of impacts on strategic transport FS02
infrastructure, especially access to and from bus station; FS04
give particular consideration to peak periods and
functioning of Shakespeare Road and access to Westlake
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Girls; identify how the effects identified will be managed
including by network design changes and travel demand
management etc; depending on the outcome of these
assessments, modify PPC23 accordingly

AT

Walking/cycling: Provide further assessment for the full
scale of development of surrounding walking and cycling
facilities to provide safe and attractive access for these
users; review the provisions and the need for amendments
to PPC23 to provide appropriate mitigation measures for
safe and attractive pedestrian and cycle access to the site
from surrounding areas

FS01
FS02

Accept in part

AT

Parking: Provide further information and assessment to
support the PPC23 parking provisions, consistent with
proposed mode share and resulting traffic generation of
activities; depending on the outcomes, review the need to
amend PPC23 parking provisions

FS02
FS05

Accept in part

AT

TOD principles, Design The ITA has not adequately
addressed how the provision of appropriate pedestrian-
oriented access to the bus station can be satisfactorily
integrated with the vehicle access requirements of the site
through the proposed provisions.

FS02
FS05

Accept in part

11.10

AT

Timing and staging in relation to future transport network
changes: Provide further clarification and as necessary
assessment of the transport effects of PPC23 without the
assumed (unfunded) infrastructure improvements; clearly
identify what projects and services are required and how
they will be delivered; depending on the outcomes, review
the provisions and need for amendments to PPC23 to
address any transport effects identified.

FS02
FS04
FS05

Accept in part

12.4

Sovereign

Delete proposed 1538.6.2(2) - no parking standards for
residential

FS02
FS03

Accept in part

14.6

WGHS

Delete trip generation exemptions under Standards for
residential development and apply the generic E27.6.1
Transport rules

FS02
FS03
FS04

Accept in part

14.7

WGHS

Maintain the trip rule exemption for non-residential
development only, up to 105,000 square metres as
operative (not 162,000)

FS02
FS03

Accept in part

15.5

HNZ

Development of >100 dwellings should be subject to the
generic traffic assessment provisions (for trip generation)
of chapter E27.6.1, and not have special exemptions

FS02
FS03

Reject

Discussion

326. The above submissions generate the following key questions:

(1) Thresholds for ITA: Will the transport network cope with the additional precinct

traffic beyond the current ITA threshold of 105,000 square metres of development,
and should the new threshold be at 162,000 square metres of development or at
some prior stage? (cf current built floor area 58,000™2)

(2) Residential trips: What are the trip generation characteristics of residential uses

and are these significant necessitating particular interventions? Should there be

parking requirements for residential uses (maximums and or minimums)?
(3) Non-residential parking standard: Should the non-residential parking requirement,

standard 1538.6.2 remain unchanged, with a maximum of 5094 spaces?
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(4) On-site_or_off-site special requirements: Are there any improvements of the
transport network that Smales Farm should be responsible for? For example,
pedestrian and cycling facility improvements; intersection improvements; road
design improvements, in order that the traffic effects of the mixed use precinct will
be acceptable over time?

(5) Central pedestrian plaza: What are the implications of the formation of the central
plaza for traffic circulation within Smales Farm and what are the implications
outside the precinct?

327. Council’s transport expert Harrison Grierson (HG) has reviewed the ITA prepared for the
applicant by Stantec and has made the following observations (refer Appendix 4):

(a) Smales Farm is suitable for a transit oriented development in terms of the
generally accepted principles, but in respect of the four key design principles
adopted in the Stantec ITA, HG has found as follows:

Pedestrian connectivity:

It is agreed a central pedestrian plaza can help Smales Farm develop as a

vibrant TOD community but the design and details would need to be further
reviewed at resource consent stage; there is currently a roundabout at this

location. It is also noted that:

“Even though active mode trips can improve the effectiveness of the TOD,
cycling is not noted as a design principle. With the cycling improvements noted in
the ITA, cycling should be looked to as an important means to increase active
mode trips to/from Smales Farm and wider areas. (page 17) Internal cycling
routes should be incorporated into the design of the Precinct Plan”

Reliable and frequent public transport: p 15

“Before additional residential and commercial uses are established within the
site, there needs to be a sound understanding of the current capacity and
operations of the public transport network in the vicinity of the Smales Farm Bus
Station and the expected burden on the road network based on the increased
number of travel trips from transit and roadway users.

“While the ITA focuses on wider access to areas such as Albany, additional
information should be included to explore the effects on local access via the
public transport network for trips originating at Smales Farm.

“To improve efficiencies in the bus network for local trips from Takapuna and
other centres and suburbs across the North Shore, considerations should be
made to add T2/T3 lanes onto the surrounding road network. An assumption of
services cannot be made and must be supported by further investment in public
transport.”

Private vehicles: p 15

Parking needs to be limited. “If parking is included in residential or commercial
activities, the Smart Transport programme should include a TDM strategy termed
‘unbundled parking’ to ensure that the cost of parking is clearly shown as a
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(b)

separate cost. Showing the true cost of parking will serve as a deterrent for
tenants and serve as disincentive to private car ownership.

“While the Plan Change mentions locating and screening ‘parking, loading and
service areas’ to maintain pedestrian amenity, the focus here is based on
aesthetics rather than safety. The Urban Design Assessment acknowledges that
creating ‘pedestrian-priority streets and public spaces’ will require the ‘redesign
of existing internal streets and circulation spaces over time.’ Yet the Plan
Change does not provide enough detail as to how this detail will be carried out.
In order to properly assess the safety and any potential conflict between vehicles
and pedestrians, the location and design details of the internal streets and
circulation would need to be further reviewed during the resource consent stage.”

“... the proposed rules (related to parking) are not consistent with a TOD and
there is not sufficient discouragement of vehicle trips by the proposed parking
provisions.” (page 28 conclusion)

Mixed use activities: p 16

“To align with TOD principles, adding residential activities should be the focus
rather than adding a large number of commercial activities at the site.
Commercial activities should be limited to those that do not currently exist and
will be an amenity for residents.”

“There are a few commerce-related activities of note that potentially conflict with
TOD principles:” Supermarkets; drive through restaurants; service stations; retail
and big box retail. HG considers that activities should have an activity status that
reflects their unsuitability for a TOD (as addressed elsewhere).

HG has also found as follows in respect of the key topics within the ITA, of
‘existing accessibility’, ‘future accessibility’, ‘modelling’ and ‘transport policy’:

Existing accessibility

“The Smales Farm site is handily located close to the Smales Farm Bus Station
and the Northern Motorway. Therefore the site is well connected for those
looking to access the site by bus or private vehicle. We consider that the site is
easily accessible by public transit and appropriate to be the base for a TOD.
Access to walking and cycling infrastructure is also very good.” (from conclusion
second para). However it is noted that in terms of mode share, the last survey of
Smales Farm staff was done in 2016 and a reassessment is required given the
New Bus Services Network. (page 5 mode share). Further, the ‘Smart Transport
by Smales Farm’ programme under development needs to be implemented
through the provisions of the plan change (page 7).

Future accessibility

There are a number of future regional projects that, when implemented, will
improve the mode choice availability for people associated with activities on the
site. (conclusion) However, these are unfunded and —

“While these improvements will create additional access for all road users, they
could negatively influence the current mode split to continue to favour private
vehicles and add more congestion. There is also the potential that adding more
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roadway users would increase the likelihood of conflict between cyclists,
pedestrians, private vehicles and public transport.

“It will be incumbent on Smales Farm to provide infrastructure that minimises the
need for a private vehicle and promotes access by other modes of travel to
ensure that road network improvements do not increase the current number (or
mode share) of private vehicle trips. This should come in the form of a
Transportation Demand Management Plan that includes Westlake School for
Girls and North Shore Hospital as organisational partners.” (page 7)

Modelling

“The modelling undertaken is comprehensive. However, there has been an
assumption that a 25% reduction in a specific traffic movement is considered as
being necessary for the traffic-related impacts of the proposed development not
to adversely affect maintaining the safe and efficient operation of the local road
network.

“This is generally an optimistic assumption that is not a proven assumption or
empirically determined outcome. There is consequently a level of uncertainty
with regard to the traffic effects that might eventuate.” Conclusions page 28

“We noted that there is no traffic model developed for 2031 and 2051 based on
the proposed development as set out (above, Table 8 of the ITA, development
staging). The developed traffic model includes only 125,000™2 of the proposed
commercial development and 855 residential units.

“The traffic model does not reflect the proposed final development on the site by
2051. We are concerned that 37,000™ of commercial activity and 525
apartments units are not included in the model.

“We understand that the developed model is based on the base model from the
MSM8 model in the year 2026 and 2036. We consider this is acceptable to use
MSM models as the base model for the assessment. The recommended
threshold in the proposed plan change would therefore also need to be based on
this developed model.”

“The proposed Plan Change increases the threshold for commercial activities
mentioned in 105,000™2 at Smales Farm to 162,000™2. We consider this is not
acceptable given the level of the effect for developing 162,000™? commercial
activity is not included in the model.” (page 8)

“As can be seen in Figure 3 (being Table 20 of the Stantec ITA), the proposed
residential activity on-site would generate the smallest proportion of the trips on
the surrounding road network..(and) .."it is expected that the effects would not be
significant”.(page 11, just below Table)

Transport policy

“The proposed development of a TOD at Smales Farm is consistent with national
and regional policies.” (page 28)

8 MSM model is Macro Strategic Model which is a regional macroscopic model built using the EMME software package.
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(c) Taking into account the above findings, and after considering the submissions (in
section 8.0 of the report) HG makes the following key recommendations:

i. Amend the objectives and policies (as referred to elsewhere).

i. Development thresholds: In order to address the concerns described we
recommend a two-stage ‘soft check-in’ followed by a ‘hard check-in’ as
follows:

e apreliminary check-in at the five-year (2026) level, that is 92,000 ™
GFA of commercial/retail activity together with 190 residential
apartments

e asecond ‘soft check-in’ at the 10-year (2031) level, that is 117,000 ™2
GFA of commercial/retail activity together with 380 residential
apartments

e a ‘hard check-in’ at the 15-year (2036) level, that is 125,000 ™ GFA of
commercial/retail activity together with 570 residential apartments.
That is, (A1) - delete reference to the maximum (of 162,000) in
standard 1538.6.1. Non-residential activity exceeding 125,000 GFA
and 570 units should be — RD and exceeding 162,000™ GFA should
be — D.

HG considers that: “The above reviews will allow the applicant sufficient
time to implement the principles of a TOD. They will also enable Council to
discuss the implementation of ‘corrective measures’ should the
development progress be considered not to be achieving the principles of a
TOD.”

iii. Activities:

e (A13) - Service stations D

e A (14) - Supermarkets up to 2000 ™ GFA per tenancy but with a
restriction on parking at one per 60™ — P

e A (16) - Drive through restaurants — D

iv. Parking:

e a maximum parking rate of one space per 60™ GFA (for GFA over and
above that currently developed, 58,000 GFA) is implemented for non-
residential activities

e Parking for residential activity should have no minimum requirements
but be limited to a maximum of one space per unit

V. Special information requirements: The following is to be provided as
requirements for ‘site travel management plan’:

o Traffic information and surveys of employees / residents are to be
undertaken every two years

¢ Include an assessment of pedestrian and cycling connections to and
through the site to determine if these are consistent with the objectives
and policies of the Precinct

¢ Reporting on TDM measures, management and monitoring
undertaken

Vi. Other restrictions: Add a further rule —

o To protect safe and efficient operation of key FTN/RTN services, no

new vehicle access is permitted on Shakespeare Road extension.

328. In the light of the HG report and recommendations, | discuss below the five key
questions:
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329.

330.

331.

332.

333.

334.

335.

336.

Thresholds for ITA: | agree in principle with the conclusions of HG set out above that in
terms of the modelling and its assumptions, it would seem inappropriate to shift the
threshold from 105,000 GFA to 162,000, without any checks between now and
potentially 2051. This represents adding over 100,000 GFA of business development
while taking no account of residential development. Accordingly, it is necessary and
appropriate that different thresholds are put in place that enable the effects of
development over the next 5 to 15 years to be evaluated.

This time frame will see progress with major transport projects that may improve
accessibility; will enable the results of staff surveys, traffic counts and TDM initiatives to
be reported; and will also likely see changes to the AUP as result of national planning
requirements, other local development issues or changes in the current ‘masterplan’
development scenarios being planned and modelled by the applicant.

The ‘soft’ checks at circa 2026 and 2031 would be controlled activities such that there
is no potential stop to development but a clear expectation of robust monitoring
information being provided to understand the extent to which the ITA assumptions of
traffic generation and mode share shifts were being achieved.

It is understood that at the time of completion of this report the applicant is discussing
with key submitters the concept of a ‘soft check’ which would be a controlled activity at
125,000 GFA or 570 dwellings, whichever occurs the soonest. A report would be
required addressing trip generation at peak hour and mode shares for residential and
non-residential activities. However, HG clearly considers that this stage in development
is too far on and that this point should be a ‘hard check’ which would be a restricted
discretionary activity such that there was no guarantee of the applicant being able to
develop beyond this point if the effects were not found to be acceptable. | note also that
this coincides with the stage at which the central pedestrian plaza is to be in place.

I recommend further that the threshold/s not refer to dwellings at all. The reference to
‘whichever occurs first’ creates the situation whereabouts the dwellings are developed
first, triggering the rule, and the non-residential developments then bypass the consent
requirement. It is proposed however that at the stage of consent for non-residential
development, that the implications of any quantum of residential is also considered at
that stage, as part of the overall assessment.

Residential trips: The trip generation of residential activity is agreed to be not significant.
However, the lack of any restriction on parking does not seem appropriate in a TOD
environment nor conducive to discouraging private car trips or mode shift. The Stantec
ITA maintains that the Smales Farm situation is much the same as the Auckland city
centre but does not adopt the same parking requirements.

The applicant’'s summary statement in respect of residential parking is:

“No minimum or maximum limit is proposed for parking associated with residential
activity. That is the case with the Metropolitan Centre, Town Centre, Local Centre,
Mixed Use and THAB zones and it will be consistent for residential activity in the
Business Park Zone to be treated in the same way. It is considered that the lack of a
maximum or minimum parking requirement will facilitate residential development on
the Site and is, therefore, appropriate for achieving the objectives of the precinct”
(AEE 11.1.27).”

NZTA 10.16 promotes maximums for residential uses and notes the city centre rates as:

Studio / One Bedroom: 0.7 spaces per dwelling
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337.

338.

339.

340.

Two Bedroom: 1.4 spaces per dwelling
More than two bedrooms: 1.7 spaces per dwelling
Visitors: 0.2 spaces per dwelling

“Given the congestion on the surrounding road network and high level of access
for alternative modes, the adoption of parking maximums needs to be considered
and parking maximums specified. This would provide a greater level of
consistency with proposed policy 4.”

The HG report considers in section 11.0 the New South Wales Road and Maritime
Services’ Guide to Traffic Generating Developments (RMS Guide). The RMS Guide has
recommendations for the provision of parking for high density residential flat buildings.
For Metropolitan Sub-Regional Centres, the recommended minimum number of parking
spaces is 0.6 spaces per one-bedroom unit, 0.9 spaces per two-bedroom unit and 1.2
spaces per three-bedroom unit. It is noted also that the RMS Guide states, ‘Councils
may wish to reduce this requirement for buildings located in close proximity to public
transport, or where short-term unit leasing is expected.’

HG concludes: “We therefore consider that, in order to achieve the design principles of
a TOD, the provision of parking for residential activity should have no minimum
requirements but be limited to a maximum of one space per unit. We consider that this
rate represents a reasonable average taking into account the uncertainty of the mix of
various-sized apartments.” | recommend this rate accordingly (refer Appendix 6).

Non-residential parking standard: The applicant's summary statement in respect of
parking is:

“It is not proposed to amend the parking provisions that currently apply to
development in the Smales 1 Precinct for business activities....” (AEE 11.1.27).”

The Stantec ITA states (section 9.3): “Parking will be provided at a rate appropriate
to support the future activities within Smales Farm, while remaining sufficiently
constrained to not undermine the benefits associated with having high levels of
accessibility to non-car travel modes”.

NZTA 10.15 comments on the proposal to not alter the operative parking rates for non-
residential development:

“Given the additional activity proposed onsite, the Agency has concerns over the level
of parking provision and the extent to which this will have a detrimental effect on
mode share and achieving the level of PT, walking and cycling relied on by the ITA.
In particular, it (NZTA) considers some of the parking maximums are more reflective
of existing business zones (outside of the City Centre); these zones are typically not
based on seeking to discourage parking provision and encouraging alternative
modes (a feature typical of TODs).

“The Agency seeks that the applicant reconsiders the maximum parking rates within
the precinct. Table 1 (in the submission) sets out a comparison of maximum parking
rates within the Unitary Plan and selected precinct plans. The ITA relies on a
significant mode share to be accommodated by public transport and active modes.
This is typically found in the ‘City centre’ or ‘Mixed use / centre’ type land uses where
parking maximums support the intention for alternative travel modes.”
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341.

342.

343.

344.

345.

The HG report recommends a change to standard 1538.6.2 such that any non-residential
development beyond the extant floor area of 58,000™ is subject to a rate of one space
per 60™ of GFA, and that a new overall maximum is stipulated. | recommend accordingly
(refer Appendix 6).

On-site _or_off-site _special requirements: AT’s submission point 11.7 refers to
connections between Smales Farm and the adjoining transport environment with respect
to walking and cycling. Council’s clause 23 request in respect to these matters was:

“The walking/cycling environment to/from the development to other land uses is not
addressed. The location as a standalone island between SH1, Wairau/Taharoto and
Northcote Road results in a poor walking/cycling environment. Future cycling routes
do not connect to Smales well (still multiple stage crossings, slip lanes etc.). There is
also little walking and cycling connectivity to surrounding land uses - e.g. nearest
supermarkets -lkm away, Milford Centre at 1.5km, Takapuna 2km. Could the
applicant please comment on measures required to encourage walking and cycling
trips, the implications of increased retail activities on site in terms of external walking
and cycling, and how external measures could reduce the use of car traffic for
everyday journeys.”

The applicant’s response was:

“External measures are the responsibility of Auckland Transport and the network of
cycleways is steadily increasing. Smales Farm is currently a major employment
centre and adjacent to other major educational and healthcare facilities. It is for
Auckland Transport to identify and promote appropriate improvements to the
pedestrian and cycling network, not the applicant as a private landowner. Retail
activities are intended to primarily address demand from within the site and it for that
reason that their extent is tied to the development of Smales Farm office and
residential development.”

| note also the views of HG that consideration should be given to adding T2/T3 lanes
onto the surrounding road network. | have no recommendation to make in this regard. |
do agree however that a greater emphasis should be put on cycling facilities and design
within the precinct provisions in terms of the ‘primary pedestrian linkages’ and the
‘central pedestrian plaza’.

Central pedestrian plaza: | consider the implications of the formation of the central plaza
for traffic circulation and pedestrian/cyclist amenity within Smales Farm are potentially
such that a restricted discretionary status should apply to its formation. It was stated by
the applicant during discussions over the urban design provisions of the proposed
precinct that the main vehicular access routes through the precinct would be
undergrounded at the position of the current roundabout, as part of the development of
the central plaza. The traffic implications for within or outside the precinct of this have
not been addressed by the Stantec ITA and are expressed as concerns within
submissions and in the HG report. The ITA states at the bottom of page 29, section 5.1:

“One of the key linkages is to the Smales Farm Bus Station, which will allow the high
frequency public transport routes to be readily accessed. Central to these linkages is
a pedestrian plaza in the centre of the site, which will prioritise pedestrian mobility.
Vehicles may be directed around the perimeter of the site towards underground or
above-ground parking, which would provide more space for active travel modes such
as cycling and walking. This will also enable more space to be dedicated towards the
proposed commercial and residential activities” (underlining added)
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346.

347.

Within the precinct the amenity effects of three sets of ramps running down into the
central part of the precinct would be more than minor in my opinion and should therefore
be specifically evaluated at the time. This undergrounding also has implications for the
creation of the new section of ‘primary pedestrian linkage’ connecting with the bus
station — a ‘key linkage’. Aside from undergrounding, this part of the internal layout is of
such importance that its formation should also be a restricted discretionary activity. |
recommend accordingly.

The applicant has proposed controlled activity status for the creation of the central plaza
and ‘new and redeveloped primary pedestrian linkages’ and much of the proposed
assessment criteria would be applicable to a restricted discretionary activity. Other
assessment criteria would also be required. The ‘activity’ description and ‘matters of
discretion’ for the restricted discretionary activity are set out here (refer also Appendix
6):
(6) The formation of a new primary pedestrian linkage and or the central

pedestrian plaza and or the undergrounding of any part of a primary

pedestrian / active mode linkage at any time or stage in the development

of the precinct (as depicted in Precinct Plan 2 Structuring Elements) -

RDA

a) Consistency with Precinct Plan 2

b

Linkage design

(a)
(b)
(c) Traffic circulation and road design
(d)

d) The design of the central pedestrian plaza

Recommendations on submissions

348.

That all the above submissions be accepted in part, to the extent that the following
modifications satisfy those requests:

1) The first main trip generation threshold, necessitating a new ITA, be set at
125,000 — a restricted discretionary activity;

2) That there be two prior ‘check in’ thresholds that necessitate transport/traffic
monitoring and reporting, as controlled activities;

3) That the parking rate for non-residential activities be set at one space per 60™ for
all development beyond 58,000™?;

4) That the parking rate for residential units be one space per unit;

5) That the formation of the central pedestrian plaza, assumed to involve either
undergrounding or significant modification to vehicle circulation within the precinct,
affecting the primary pedestrian / active mode linkages, be a restricted
discretionary activity;

6) That the formation of the one new ‘leg’ of primary pedestrian / active mode linkage
(which connects to the bus station) also be a restricted discretionary activity; and

7) That consequential changes are made to the proposed precinct provisions to
achieve the above outcomes;

for the reason that these changes would better promote the achievement of a high
quality transit-oriented mixed use node at Smales Farm and this would more
appropriately and effectively promote the revised (recommended) objectives and
policies and thereby promote the RPS of the AUP.
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349.

These amendments are set out in Appendix 6 to this report.

7. CONCLUSIONS

350.

351.

352.

353.

354.

355.

Private plan change 23 Smales Farm requested by Northcote RD1 Holdings Ltd seeks
to provide the planning framework whereby the present Smales Farm business park can
transition over a 20 to 30-year timeframe to a mixed use, transit oriented precinct that
provides well for office developments and employment while also providing a high
amenity residential environment with appropriate ancillary facilities and services.

The application demonstrates that an intensively developed transit oriented precinct at
this location, well served by public transport and the roading network, would either be
consistent with or would promote the various high level planning and transport
documents that sit above the district plan level provisions of the AUP that the private
plan change seeks to amend. The statutory planning assessment in the request and in
the specialist reports in support of it, along with the peer reviews of those assessments
and the findings of this report all find that the plan change is worthy of approval in terms
of the relevant statutory considerations, subject to various amendments.

The application was ‘accepted’ by the council and processed as a private plan change.
It was notified and 18 submissions and six further submissions were received. The
submissions were both in support of and opposed to the plan change, with those in
support seeking a large number of either further assessments by the applicant or text
changes to the Smales 1 Precinct.

This report has evaluated all the submissions received and the requests for changes
made with the support of council’s experts while taking account of the applicant’s
evaluations and further plan change text amendments. Preceeding the
recommendations, various ‘without prejudice’ meetings were held with the applicant,
particularly concerning the Auckland Council submission and with the key transport
agencies. A number of agreed positions have been established, but various further
important amendments to the plan change are recommended. It is expected that the
process of refinement of the plan change text will continue through to, and during the
course of the hearing, all being subject finally to the endorsement of the hearing
commissioners.

The key issues are in respect of:

1) Traffic generation and its effects, and the capacity of the plan change to bring about
a shift away from private car trips over time to more sustainable modes of travel to
and from the Smales Farm precinct.

2) Urban design considerations, including the ‘structure’ of the precinct as it develops,
the height and bulk of structures, and the function and amenity of the precinct at
ground level particularly in terms of movement across and through the precinct.

3) Urban amenity considerations in terms of residential amenity both within and for
nearby residential properties.

4) Economic considerations and the potential of the ‘accessory’ retail and commercial
activities intended to support only Smales Farm workers, residents and their visitors
to also attract other people and additional traffic to an extent that could have adverse
effects for other established centres or for the roading network.

A number of changes to the proposed and modified (15 October 2019) text have been
recommended in this report (Appendix 6). These changes are considered to be
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appropriate and necessary to ensure that the objectives and policies of the revised
Smales 1 Precinct will be satisfied or promoted in ways that are efficient and effective
and will thereby:

a) Give effect to and promote the objectives and policies of the regional policy
statement; and

b) Be consistent with or promote the directions and aims of the Auckland Plan 2050;
and

c) Will assist the council in achieving the overall purpose of the Resource Management
Act 1991.

The recommended provisions of Appendix 6 are not necessarily final and are
expected to be further revised, including prior to the hearing, as interested parties might
agree.

8. FINAL RECOMMENDATION

That the Hearing Commissioners consider the recommendations of this report, and subject to
the evidence and submissions presented at the hearing, approve a modified private plan
change 23, Smales Farm.

SIGNATORIES

Name and title of signatories

Author Ewen Patience, Principal Planner, Team 3, North West and Islands Unit,
Plans and Places Department

Reviewer / David Sanders, Team Leader Team 3, North West and Islands Unit, Plans
Approver and Places Department
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APPENDIX 2

SUMMARY OF SUBMISSIONS,
SUBMISSIONS AND FURTHER SUBMISSIONS
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1.1 |

1.2 |

#01

The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Stephenie Quinn

Organisation name: Shorecare Medical Services Limited
Agent's full name:

Email address: stephenie.quinn@shorecare.co.nz

Contact phone number:

Postal address:

74 Taharoto Road,
Takapuna
Auckland 0622

Submission details

This is a submission to:

Plan modification number: Plan Change 23

Plan modification name: Plan Change 23 (Private): Smales Farm
My submission relates to

Rule or rules:

Property address: 74 Taharoto Road, Takapuna

Map or maps:

Other provisions:
Concern over sufficient car parking for patients and staff of an Urgent Care Clinic

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:
Concern over lack of parking for patients and staff of an Urgent Care Clinic

| or we seek the following decision by council: Accept the plan modification with amendments
Details of amendments: Sufficient car parking for staff and patients of an Urgent Car Clinic

Submission date: 23 April 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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The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Anthony Kang
Organisation name:

Agent's full name:

Email address: dongoh82@agmail.com

Contact phone number:

Postal address:
3/52 Taharoto Road
Takapuna
Auckland 0622

Submission details

This is a submission to:

Plan modification number: Plan Change 23

Plan modification name: Plan Change 23 (Private): Smales Farm
My submission relates to

Rule or rules:

Property address: 68 — 94 TAHAROTO ROAD, TAKAPUNA
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? No

The reason for my or our views are:

My submission is related to the Plan Change from Business Park zone to Mixed Use that will allow
high density, high rise residential development to take place right next to an extremely busy
intersection and motorway interchange. Mixed Use can also allow commercial activities such as a
supermarket (with a limit on its GFA) that typically generates high volume of traffic (note this scenario
wasn’t even considered in the ITA). 1. Significant, negative traffic impacts (and these are not fully
reflected in the ITA). The site is surrounded by large residential catchments in Milford and Takapuna,
and Taharoto and Northcote Roads serve as the main arterial routes connecting to the motorway and
the local network. Subsequently, the background traffic flow on the nearby road network is highly tidal,
with the peak movement heading to the motorway in the morning peak and vice versa in the evening
peak (note there is a school peak just before the evening peak, resulting in a busy start for the
evening peak). With the current business park zoning and office activities, the direction of trip
generation at Smales Farm is opposite to the peak flows, utilising the spare capacity on the road
network, and their contribution to traffic congestion is relatively low compared to the actual trip
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generation volumes. The proposed residential development will add extra trips in the exact same
peak direction as the background traffic, in particular the most congested movement at the right turn
from Taharoto Road into Northcote Road in the morning peak (this is covered in more detail below, an
d also under Item 2). This will amplify the traffic congestion and result in direct impacts on the existing
road users. The Taharoto / Northcote intersection is already operating at capacity at peak hours. The
right-turn queues from Taharoto Road into Northcote Road extend beyond Shakespeare Road every
weekday morning during school terms. The SH1/Northcote interchange is also operating near its
capacity with the queues from the southbound on-ramp often overspilling on to Taharoto Road at
morning peak hours, and the both on-ramps queueing back in the afternoon peak hours. Increase in
traffic volumes will most definitely exacerbate traffic congestion at these locations. This is not
sustainable and will have significant negative impacts on accessibility for existing road users, and the
extent will be far greater than what the ITA tries to picture. The very fact that the consultants (Stantec
who prepared the ITA) had to reduce 25% of the right-turning, non-development background traffic
from Taharoto Road into Northcote Road in their 2026 and 2036 traffic modelling further
demonstrates that this Plan Change will require significant behavioural changes from the existing road
users, which is totally unwarranted and illogical. This is the most critical movement at the intersection
and reducing the volumes at this movement makes the whole assessment very weak and implausible.
Their rationale is also very vague and not supported with evidence. If anything, their modelling results
clearly show that the road network is not capable of accommodating the new development traffic and
the development will have direct, major impacts on the existing road users. Also, | note in the ITA that
the traffic modelling was only done for the two forecast years of 2026 and 2036 and these only
capture partial development for both commercial and residential activities (125,000 GFA in 2036 vs
162,000 GFA on completion for commercial; 855 residential units in 2036 vs 1380 units on
completion). Am concerned that the modelling doesn’t capture the full traffic impacts of the
development, especially the residential trips. It should also be noted that the ITA does not include any
scenario that include a supermarket, or other types of permitted commercial activities under Mixed
Use zoning, that would generate much higher trips than offices. 2. Safety concerns for pedestrians.
The congestion at the Taharoto / Northcote intersection is already causing safety issues where
frustrated drivers undertake illegal and risky manoeuvres. The aforementioned heavy congestion and
queuing at right-turn from Taharoto Road into Northcote Road causes a considerable number of
drivers to travel straight through the intersection (since the through queues are not as long) then u-
turn over 150 metres downstream and take the left-turn at the left-turn slip-lane. These u-turns
happen in a very risky manner as they have to take place over a short distance through a very small
gap. These drivers often fail to stop for pedestrians at the zebra crossing at the left-turn slip-lane. |
see this happening every weekday morning over my short drive down Taharoto Road (less than
170m). This intersection is used by a large number of pedestrians (and also a considerable number of
cyclists during summer because of the nearby Northcote Safe Cycle Route) in peak hours, and a
large portion of them are school students from the numerous nearby schools, including Takapuna
Normal Intermediate, Westlake Girls High School, Camel College, Rosmini College and St Joseph's
catholic School. Since the right-turn out of The Avenue access from Smales Farm into Northcote
Road is banned during the morning peak, all of the southbound development traffic (which will apply
to the majority of development trips as that’s the direction for most of the large employment centres
including the CBD, Takapuna and Newmarket) will have to use the accesses off Taharoto Road in the
morning peak, directly adding to the already congested right-turn movement from Taharoto Road into
Northcote Road. This will exacerbate the existing u-turn problem and the subsequent safety issues. 3.
Impact of construction traffic. The ITA does not include assessment of the construction traffic.
Construction of such large scale development will see a significant increase in heavy truck volumes in
the nearby road network. In addition to the traffic congestion issues as noted above, this will pose an
increased safety risk to the pedestrians and cyclists using the nearby roads and footpaths, and these
include a large number of school students as mentioned above. 4. 5. Overcapacity on buses and bus
station platform at Smales Farm. At Smales Farm bus station, the city-bound buses are already
operating at or over capacity at peak hours during school days. In morning peak, buses often pass by
because they are full, and the city-bound platform is full and often overspill. If the large portion of the
residents at the new development use public transport (as the ITA claims), it will further aggravate the
overcrowding issue at Smales Farm bus station due to its sheer scale. 6. Style and scale of
development that is out of character for NZ. The ultimate number of residential units being proposed
is 1380. This is equivalent to four or five 30-storey buildings with 10 units each. This is undesirably
high density, and at an unnecessary scale. As a reference, all new apartments in Central Takapuna,
Newmarket and Albany (which are considered larger, better established metropolitan centres than
Smales Farm) are 6-8 storeys high and they are usually in a cluster of two or three buildings. The

Page @q%



2.1

#02

proposed scale is more suitable for cities like Singapore or Hong Kong, not definitely for New
Zealand, especially North shore. Auckland Unitary Plan already allows for higher yield through the
new zonings, in a more sustainable manner. Loading 1000+ residential units at such high
concentration at a single location will put undue pressure on the infrastructure (water, power,
wasterwater and roading just to name a few) and amenities. 7. Personal concerns for privacy. We live
close by and have a skylight on our bathroom roof and our complex has a swimming pool where
residents, including small children, enjoy sunbathing in summer. We have a concern for our privacy
and our ability to enjoy our life style if high-rise buildings were to tower over our place.

| or we seek the following decision by council: Decline the plan modification
Submission date: 30 April 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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The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Anthony Kang
Organisation name:

Agent's full name:

Email address: dongoh82@agmail.com

Contact phone number:

Postal address:
3/52 Taharoto Road
Takapuna

Aucklan 0622

Submission details

This is a submission to:

Plan modification number: Plan Change 23

Plan modification name: Plan Change 23 (Private): Smales Farm
My submission relates to

Rule or rules:

Property address: 68 — 94 TAHAROTO ROAD, TAKAPUNA
Map or maps:

Other provisions:
Variations that allow for high density residential activities and other traffic-generating commercial
activities Noise Events becoming a "Permitted" activity

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:

Please note this is in addition to my original submission made on 30 April (copied at the bottom), and
is specifically related to the proposed change to make Noise Events as a "Permitted" activity. Also
note that the "Agent's Name" field in my original submission should have been blank - Auto-complete
on my computer filled it with my wife's name. Jimin Hong is my wife, not my agent. Even with the
current provision and control in place, Smales Farm already has a marred history of causing
disruption to local residents with excessive noise and vibration levels from their noise events,
including a couple of non-compliance. We are extremely concerned that making Noise Events as a
"Permitted" activity would aggravate these ongoing noise problems by not having sufficient control on
the frequency or extent of these events. Smales Farm hosted the Highlife New Years Day 2018 event
on 1 January 2018. Full-on commercial speakers and amplifiers were all playing in full volume well
after 10pm, breaching the Auckland Unitary Plan noise requirement. This would have required a
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resource consent, however, they did not have one at the time (non-compliance #1). Subsequently,
they got their current Resource Consent LUC60325517 and have been hosting a number of noise
events since. According to Auckland Council's own noise complaints record, the log entries by
contractors indicates that there have been multiple complaints received on each day these events
were held (you will have to search for multiple addresses as there are more than one addresses
applicable to Smales Farm). For example, for Fiesta Del Sol event held on 24 November 2018,
complaint #8100311016 indicates "multiple callers complaining" about the same issue. Item 6 under
"Conditions" on the Council's consent decision letter for the application LUC60325517 clearly states
"Not less than two weeks prior to a noise event, a letter drop advising of the upcoming concert shall
occur to all residential properties in the vicinity of the event (this shall, at a minimum, include the
residential properties between Takapuna Golf Course and Sunnybrae Road, residential properties to
the south-east of Smales Farm on Northcote Road, and residential properties to the north-east of
Smales Farm on Taharoto Road). The letter shall include details of the start and finish times of the
sound checks and the concert, and overview of the noise monitoring and management regime, and a
contact phone number for complaints. A copy of this letter shall be sent to Team Leader North West
Compliance Monitoring...". Letter drop did not happen with their most recent noise event, Takapuna
Food, Wine & Music Festival, which was held on 16 February 2019 (non-compliance #2). This was
not picked up by Auckland Council. Auckland Council is already letting the residents down by not
monitoring and regulating the noise events at Smales Farm, even without the proposed provision
regarding Noise Events (attached email correspondence between my wife and Auckland Council
officials for your reference — we found the noise assessment report (that supposedly supported the
resource consent decision) very dubious, especially around the modelling results and interpretation so
asked questions. We never got clear answers from your officials). It would cause significant, out-of-
control, irreversible noise impacts on the surrounding if the proposed provision is approved. This
would have particularly dire health and environment impacts, given that the site is surrounded by well-
established residential areas, North Shore Hospital and Poynton retirement Village, requiring
increased sensitivity to noise and vibration levels. For your reference, my original submission is as
follows: 1. Significant, negative traffic impacts (and these are not fully reflected in the ITA). The site is
surrounded by large residential catchments in Milford and Takapuna, and Taharoto and Northcote
Roads serve as the main arterial routes connecting to the motorway and the local network.
Subsequently, the background traffic flow on the nearby road network is highly tidal, with the peak
movement heading to the motorway in the morning peak and vice versa in the evening peak (note
there is a school peak just before the evening peak, resulting in a busy start for the evening peak).
With the current business park zoning and office activities, the direction of trip generation at Smales
Farm is opposite to the peak flows, utilising the spare capacity on the road network, and their
contribution to traffic congestion is relatively low compared to the actual trip generation volumes. The
proposed residential development will add extra trips in the exact same peak direction as the
background traffic, in particular the most congested movement at the right turn from Taharoto Road
into Northcote Road in the morning peak (this is covered in more detail below, an d also under Item
2). This will amplify the traffic congestion and result in direct impacts on the existing road users. The
Taharoto / Northcote intersection is already operating at capacity at peak hours. The right-turn queues
from Taharoto Road into Northcote Road extend beyond Shakespeare Road every weekday morning
during school terms. The SH1/Northcote interchange is also operating near its capacity with the
queues from the southbound on-ramp often overspilling on to Taharoto Road at morning peak hours,
and the both on-ramps queueing back in the afternoon peak hours. Increase in traffic volumes will
most definitely exacerbate traffic congestion at these locations. This is not sustainable and will have
significant negative impacts on accessibility for existing road users, and the extent will be far greater
than what the ITA tries to picture. The very fact that the consultants (Stantec who prepared the ITA)
had to reduce 25% of the right-turning, non-development background traffic from Taharoto Road into
Northcote Road in their 2026 and 2036 traffic modelling further demonstrates that this Plan Change
will require significant behavioural changes from the existing road users, which is totally unwarranted
and illogical. This is the most critical movement at the intersection and reducing the volumes at this
movement makes the whole assessment very weak and implausible. Their rationale is also very
vague and not supported with evidence. If anything, their modelling results clearly show that the road
network is not capable of accommodating the new development traffic and the development will have
direct, major impacts on the existing road users. Also, | note in the ITA that the traffic modelling was
only done for the two forecast years of 2026 and 2036 and these only capture partial development for
both commercial and residential activities (125,000 GFA in 2036 vs 162,000 GFA on completion for
commercial; 855 residential units in 2036 vs 1380 units on completion). Am concerned that the
modelling doesn’t capture the full traffic impacts of the development, especially the residential trips. It
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should also be noted that the ITA does not include any scenario that include a supermarket, or other
types of permitted commercial activities under Mixed Use zoning, that would generate much higher
trips than offices. 2. Safety concerns for pedestrians. The congestion at the Taharoto / Northcote
intersection is already causing safety issues where frustrated drivers undertake illegal and risky
manoeuvres. The aforementioned heavy congestion and queuing at right-turn from Taharoto Road
into Northcote Road causes a considerable number of drivers to travel straight through the
intersection (since the through queues are not as long) then u-turn over 150 metres downstream and
take the left-turn at the left-turn slip-lane. These u-turns happen in a very risky manner as they have
to take place over a short distance through a very small gap. These drivers often fail to stop for
pedestrians at the zebra crossing at the left-turn slip-lane. | see this happening every weekday
morning over my short drive down Taharoto Road (less than 170m). This intersection is used by a
large number of pedestrians (and also a considerable number of cyclists during summer because of
the nearby Northcote Safe Cycle Route) in peak hours, and a large portion of them are school
students from the numerous nearby schools, including Takapuna Normal Intermediate, Westlake Girls
High School, Camel College, Rosmini College and St Joseph's catholic School. Since the right-turn
out of The Avenue access from Smales Farm into Northcote Road is banned during the morning
peak, all of the southbound development traffic (which will apply to the majority of development trips
as that’s the direction for most of the large employment centres including the CBD, Takapuna and
Newmarket) will have to use the accesses off Taharoto Road in the morning peak, directly adding to
the already congested right-turn movement from Taharoto Road into Northcote Road. This will
exacerbate the existing u-turn problem and the subsequent safety issues. 3. Impact of construction
traffic. The ITA does not include assessment of the construction traffic. Construction of such large
scale development will see a significant increase in heavy truck volumes in the nearby road network.
In addition to the traffic congestion issues as noted above, this will pose an increased safety risk to
the pedestrians and cyclists using the nearby roads and footpaths, and these include a large number
of school students as mentioned above. 4. 5. Overcapacity on buses and bus station platform at
Smales Farm. At Smales Farm bus station, the city-bound buses are already operating at or over
capacity at peak hours during school days. In morning peak, buses often pass by because they are
full, and the city-bound platform is full and often overspill. If the large portion of the residents at the
new development use public transport (as the ITA claims), it will further aggravate the overcrowding
issue at Smales Farm bus station due to its sheer scale. 6. Style and scale of development that is out
of character for NZ. The ultimate number of residential units being proposed is 1380. This is
equivalent to four or five 30-storey buildings with 10 units each. This is undesirably high density, and
at an unnecessary scale. As a reference, all new apartments in Central Takapuna, Newmarket and
Albany (which are considered larger, better established metropolitan centres than Smales Farm) are
6-8 storeys high and they are usually in a cluster of two or three buildings. The proposed scale is
more suitable for cities like Singapore or Hong Kong, not definitely for New Zealand, especially North
shore. Auckland Unitary Plan already allows for higher yield through the new zonings, in a more
sustainable manner. Loading 1000+ residential units at such high concentration at a single location
will put undue pressure on the infrastructure (water, power, wasterwater and roading just to name a
few) and amenities. 7. Personal concerns for privacy. We live close by and have a skylight on our
bathroom roof and our complex has a swimming pool where residents, including small children, enjoy
sunbathing in summer. We have a concern for our privacy and our ability to enjoy our life style if high-
rise buildings were to tower over our place.

| or we seek the following decision by council: Decline the plan modification
Submission date: 13 May 2019

Supporting documents
Gmail - RE_ Noise from recent event at Smales Farm.pdf
LUC60325517 Decision amended under s133A.pdf

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

Declaration
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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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#02
M Gmall Jimin Hong <jimin.hong@gmail.com>

RE: Noise from recent event at Smales Farm

Jimin Hong <jimin.hong@gmail.com> Thu, Feb 7, 2019 at 5:57 PM
To: Nick McCool <Nick.McCool@aucklandcouncil.govt.nz>
Cc: David Pawson <David.Pawson@aucklandcouncil.govt.nz>

Hi Nick,

Thank you for your response, and again, really appreciate your time.

Just further on Point 2, there seem to be significant discrepancies between Marshall Day's predictions (Appendix F Predicted Noise Contours; which | believe is
the contour map you referred to) and the actual measurements reported in their letter (Appendix D; Table 1) and that undermines the credibility of Marshall
Day’s noise modelling and the subsequent assessment. For example, the contour map shows a predicted noise level of 55-60dB L_Aeq (between yellow and
green contour lines) at 20 Northcote Road ("MP1"). The actual measurement was 70-73dB L_Aeq. Similarly, the predicted noise level was 55dB L_Aeq or
lower at the Poynton Apartments (“MP3”). The actual measurement was 70dB L_Aeq.

Re Point 5, we can keep track of the events and let you know if they do exceed 6. They have had two already since the date of the consent, with the third one
coming up next week.

It appears that you have provided all the information that you have available to me at this point, but please do feel free to send any further information through.
| am content that | have sufficient information to take this further to the next step.

Regards,
Jimin
On Tue, Feb 5, 2019 at 5:54 PM Nick McCool <Nick.McCool@aucklandcouncil.govt.nz> wrote:

Hi Jimin
Sorry for the delayed response.

Point 1

As per council’s report and decision, appropriate consideration was given to the environment and potentially adversely affected persons. The zoning of
the receiver sites is one of the many matters taken into consideration.

Point 2

My guesstimate of where the closest residentially zoned land is irrelevant. Condition 8 states “Noise monitoring shall be undertaken at the nearest
residential receivers during the first event to determine compliance with the limits in Condition 7....” Therefore noise monitoring shall be undertaken at the
nearest residential receivers. If this has not been done then Council’s Team Leader can require it to be undertaken at the next event. Condition 10 also
refers to “... measurements at the closest residential receivers.”

| do not have evidence or data as | am not a noise specialist. Marshall Day and Council’s Noise Specialist are experienced professionals and | have no
reason to doubt there technical reports.

The noise assessments appear to focus more on residential receivers west of the golf course as they are expected to be affected the most due to the
orientation of the stage and speakers, the lack of screening by intervening buildings and lower traffic noise levels. However, the assessments have
considered other potential receivers and the Marshall Day assessment includes a Predicted Noise Level map showing noise contours. This shows
compliance beyond Taharoto Road. Council’s Noise Specialist states “/ agree compliance can be achieved within sites used for residential activity with a
comfortable allowance. | support a noise limit of 65 dB LAeq to ensure that any slight variation in noise levels (which is typical) is compliant.” Noise
appears to have been appropriately assessed and this assessment considered all potentially affected receivers.

Point 3

The Auckland Unitary Plan Operative in Part and Resource Consent LUC60325517 set reasonable noise levels. This levels don’t only apply to western
receivers. If the noise levels comply with the conditions of consent then there is very little that can be done. It is noted that noise levels should drop after
11pm.

Point 4

The Auckland Unitary Plan (Operative in Part) defines a noise event as “An event that exceeds the general noise controls for a site (or area within the
coastal marine area) either in level or duration.”

Resource Consent LUC60325517, Condition 5 outlines a noise event. The 12 month period would likely commence at the first event, however the
application does refer to per annum. | will take a closer look at it but you can expert 6 noise events annually plus permitted events.

Regards
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Nick McCool | Team Leader #02
Resource Consents | North-West
Ph 09 301 0101 | Extn (44) 3422 | DDI 09 427 3422

Auckland Council, Takapuna Service Centre, Level 1, 1 The Strand, Takapuna

Visit our website: www.aucklandcouncil.govt.nz

From: Jimin Hong <jimin.hong@gmail.com>

Sent: Thursday, 17 January 2019 7:26 PM

To: Nick McCool <Nick.McCool@aucklandcouncil.govt.nz>

Cc: David Frith <David.Frith@aucklandcouncil.govt.nz>; Haya Sulaiman <haya.sulaiman@aucklandcouncil.govt.nz>
Subject: Re: Noise from recent event at Smales Farm

Dear Nick,

Thank you for your response and for information. | apologize for having to respond with further questions below, hope you don’t mind enlightening me further.

As | mentioned to David earlier, | fully appreciate that you have a difficult job and it is impossible to please everyone, however, from the residents’
perspective, it is disappointing to have these noise events causing disruption to our neighbourhood in an unwarranted way. We are trying to get the whole
picture before considering next steps and that’s why | am asking you these questions. Thank you in advance for your understanding.

1. | gather from your response that there was no consideration given to the Poynton Retirement Village and North Shore Hospital being in a close
proximity of the site when you were assessing the resource consent application because in the AUP they are in the “Business — Mixed Use or
Special Purpose - Healthcare Facility and Hospital Zone”. Can you confirm, please?

2. You stated in your email “the closest residentially zoned land appears to be to the south-east on the other side of Northcote Road or to the
North-West (Westlake Girls High School)”.

Under the Noise Conditions in the Council’s decision letter, Condition 8 states “Noise monitoring shall be undertaken at the nearest residential
receivers during the first event to determine compliance with the limits in Condition 5”. Yet, in the Marshall Day Acoustics monitoring letter shows
measurements from the western residential receivers west of the Golf Course only, not from the “nearest” residentially zoned receivers.

Would you be able to explain why, please?

Both Marshall Day Acoustics’ Assessment of Noise Effects report and the Council’s decision letter suggest that the nearest residential receivers to
the north and south-east are shielded from the event noise by the traffic noise and the office buildings.

Do you have any evidence or data (e.g. site measurements) to support this claim? Can you provide them if you do, please? If you believe that the
peer review technical memo by the Auckland Council Acoustic Specialist would provide this information, please provide a copy.

As shown in the map below, there is an expansive residential area that is in “Residential” AUP zones within the same or less distance from the site
as these monitored western receivers, and this goes beyond Northcote Road and Taharoto Road. Apart from the few houses that are immediately on
the road frontage along Northcote Road and Taharoto Road, most of these houses, including those on Taharoto Road with long driveways, are not
subject to traffic noise. Also, the office buildings do not completely surround the event site and are not enough to reduce the noise.
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Retirement Village "‘t-_;‘ ‘
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Based on these facts and the information received from the Council so far, it is not substantiated why these residential receivers to the east of the
motorway were completely excluded from the assessment. This is why | found Marshall Day Acoustics’ Assessment of Noise Effects report
unreliable and questionable. This was also the main point that | tried to raise in my earlier email (Items 1 and 2).

Do you have any comments on this, please?
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3. At the end of your email you said “The resource consent contains a robust set of conditions aimed at managing noise”. What is your
recommendation for the residents who find themselves being adversely affected by the noise and vibration from these events?

From the noise complaint records provided by David, | can see that there were “multiple callers complaining” about the Fiesta Del Sol event on 24
November 2018 (noted in the contractor’s log for Transaction ID# 8100311016). When the officer spoke to the event manager he advised that they
have noise consent from the Council and no further action was taken. And this is what | find concerning. The consent conditions only protect the
residents in the western residential receivers, not the residents in the receivers to the east of the motorway, although many of them are closer to the
site. As | mentioned in ltem 4 in my previous email, many of these residents did not even receive notice letter about the event.

Do you have any comments on this, please? How do you think the consent is managing noise for these residents?

4. Can you answer to Item 7 in my previous email, please? The consent was granted for the proposal "to provide up to 6 events over a period of
12-month". Can you clarify when this 12-month period starts and ends, please? Also, what exactly constitutes as the mentioned "event"? Smales
Farm runs a number of events throughout the year and would like to understand which of these events are considered to be affected by this consent.

Regards,

Jimin

On Tue, Jan 15, 2019 at 3:32 PM Nick McCool <Nick.McCool@aucklandcouncil.govt.nz> wrote:

Dear Jimin

| am sorry to hear that the events are causing you concern. Your email states ‘it appears counter-intuitive that events like these are allowed in a well-
developed residential area that includes a hospital and a retirement village”. It is recognised that there are a number of residential uses in the area,
however, with the adoption of the Auckland Unitary Plan Operative in Part (AUP(OP) the land to the north i.e. Taharoto Road is now zoned Business —
Mixed Use or Special Purpose - Healthcare Facility and Hospital Zone see zoning map below. The closest residentially zoned land appears to be to
the south-east on the other side of Northcote Road or to the North-West (Westlake Girls High School).

Chapter E25 Noise and vibration of the AUP(OP) indicates that in Residential zones the noise level for permitted activities is 40 — 50 dBLaeq
depending on the time of day. In the Business — Mixed Use zone the permitted noise level is 65dBLaeq until 11pm and then 55dBLaeq which is far
louder than the Residential zone and helps explain the 11pm timeframe mentioned in a number of the conditions. Council therefore is highly unlikely to
limit an applicant to 10pm when the AUP(OP) provides for 11pm.

The noise events are Temporary Activities. To generate noise events on private land, outside of a residential zone is a restricted discretionary activity
under Rule E40.4.1(A13) of the AUP(OP).

E40.8.1. Matters of discretion

The Council will restrict its discretion to all of the following matters when assessing a
restricted discretionary resource consent application for a temporary activity:

(1) the effects from the noise, lighting, hours and duration of an activity;

(2) the effects of the activity on traffic generation, parking, pedestrian safety and
access; and

(3) the effects of any disturbance to land, foreshore, seabed or vegetation
associated with an activity.

As a restricted discretionary activity the AUP(OP) restricts council to assessing only the above matters.

Marshall Day Acoustics are very experienced acoustic engineers (noise and vibration). Notwithstanding this, Council did not take the acoustic
assessment on face value, it was peer reviewed by an Auckland Council Acoustic Specialist and | am happy to provide a copy of his technical
memo.

The application was robustly assessed against the requirements of the Resource Management Act and Auckland Unitary Plan. The decision contains
a suite of conditions aimed at mitigating potential adverse noise effects.
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Condition 5 states “Up to six noise events on Saturdays are permitted in any 12-month period, provided that the noise event complies#%ll of the
following:...” The submitted application describes a noise event as “It is proposed to hold up to six events per annum at Smales Farm, during which
the general noise standards for the Site may be exceeded. By definition, these events are therefore specific temporary activities categorised as ‘noise
events”. The Takapuna Food & Wine Festival and Fiesta del Sol are examples of noise events.

The application also notes that “The Proposal does not rely on a permitted baseline but it is noted that up to 15 noise events over a 12 month period
are permitted in public places outside the City Centre and Metropolitan Zones. The maximum noise limit for such events is 70dB LAeq but three can
have a noise limit of 80dB LAEq. Also, the noise limit for 6 events per year at the nearby North Shore Events Centre (on a Friday or Saturday and
finishing by 10.30pm) is 75dB LAeq.” The site can have a number of noise events without requiring resource consent and this is shown further below.

It is not necessary to gather signatures.

In conclusion, events such as The Takapuna Food & Wine Festival and Fiesta del Sol are authorised through Resource Consent LUC60325517. The
resource consent was appropriately assessed in accordance with the requirements of the RMA and AUP, noting the restrictions provided by the
AUP(OP) and the activity status. There is a good separation distance between the event location and land zoned residential. The resource consent
contains a robust set of conditions aimed at managing noise.

| hope this email answers your questions and that the applicant complies with the conditions of consent.
Kind regards

Nick McCool | Team Leader (Acting)
Resource Consents | North-West
Ph 09 301 0101 | Extn (44) 3422 | DDI 09 427 3422

Auckland Council, Takapuna Service Centre, Level 1, 1 The Strand, Takapuna

Visit our website: www.aucklandcouncil.govt.nz

Section E40 of The Auckland Unitary Plan — Operative in Part. Rule E40.6.4 applies to noise events outside the City Centre and Metropolitan Centres.
The rule states that:
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“Up to 15 events are permitted in any 12-month period, provided that no more than two noise
events occur in any seven-day period, and the noise event complies with all of the following:

a) The noise event does not exceed six hours in duration, excluding two hours for sound
testing and balancing that is undertaken between Sam and 7pm on the day of the
event;

b) The noise event does not exceed a noise level of 70 dB Laeq and 80 dB Lag; except;

I, Three noise events can have a noise limit of 80 dB La.q and 90 dB Lag: for a
maximum of three hours, excluding one hour for sound testing and balancing
undertaken after 9am on the day of the event; and

ji. Three noise events in the Auckland Domain can be held with no noise limits
applying.

¢) The noise event starts after 9am and ends by 11pm, except on New Year’s Day where
the noise event ends by 1am.”

From: Jimin Hong <jimin.hong@gmail.com>

Sent: Monday, 7 January 2019 7:00 PM

To: Nick McCool <Nick.McCool@aucklandcouncil.govt.nz>; David Frith <David.Frith@aucklandcouncil.govt.nz>
Subject: Fwd: Noise report from recent event at Smales Farm

Dear Nick McCool,

Understand that David Frith has forwarded my LGOIMA request queries dated 19 December, related to the resource consent for events at Smales Farm
(Application number LUC60325517) as you are best placed to answer these questions.

David was able to clarify the item 3 in my email regarding the noise complaint and the follow up procedure (which David had forwarded to the Council’s
OIA team to be forwarded to me earlier, but that didn’t happen; David provided the information subsequently and it is now considered closed).

Would you be able to respond to the remaining items (1,2, 4-8), please?

When making this decision, have your team considered the noise complaints that were made against this site at previous events? Also, the consent
conditions only refer to the noise levels but it is actually the vibration from the commercial amplifiers that makes it even more unbearable. The “monitoring”
only involves measurements of noise levels, not vibration, and this doesn't reflect the discomfort caused to the residents. Would you be able to comment
on this, please?

As | explained to David, | fully appreciate that it would never be possible to appease everyone, however, it appears counter-intuitive that events like these
are allowed in a well-developed residential area that includes a hospital and a retirement village, based on very limited and biased evidence, and that the
maijority of the affected residents were disregarded and didn't even receive the letter from the event organizer. It would be a lot more palatable if the noise
and vibration level could be reduced in future (the next event is coming up in February). It is concerning that the event organizer, a commercial entity, is
generating profits at ratepayers’ expense — which | believe was not the Council’s intention when granting the consent.

Regards,

Jimin

From: Jimin Hong <jimin.hong@gmail.com>

Sent: Wednesday, 19 December 2018 5:51 PM

To: David Frith <David.Frith@aucklandcouncil.govt.nz>

Cc: Graham Jones <Graham.Jones@aucklandcouncil.govt.nz>; Haya Sulaiman <haya.sulaiman@aucklandcouncil.govt.nz>
Subject: Re: Noise report from recent event at Smales Farm

Dear David,

Thank you for your response and sending through these documents.
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1. Itis rather disappointing to see that the Council has indeed granted consent for these events and how the
decision letter overlooked the dense residential catchment to the east that is closer to the site than the "residential
receivers to the west" (discussed further below) . The statement in the letter "...There are no activities on adjacent
sites that are sensitive to noise, with nearest residential areas across the golf course or Northcote Road..." on page
3 is categorically incorrect. The said residential receivers to the west across the golf course (positions shown as
purple in the below diagram) are approximately 800 metres away from the site (marked with a red star).

There is an extensive, well-established residential area to the east well within the 800 metre-radius, as shown in
blue below. Furthermore, within this area are, as | mentioned in my earlier email, the Poynton Retirement Village
and the North Shore Hospital that house highly sensitive and vulnerable occupants.

2. It appears that the Council’s judgment heavily relied on the Marshall Day Acoustics’ Assessment of Noise Effects
report (which was commissioned by the applicants), which states “The closest residential receivers to the north and
south-east of the site are located on Taharoto Road and Northcote Road, both of which are busy roads with
moderate to high levels of traffic noise. During the Takapuna Food & Wine Festival, music from the event was only
occasionally audible over the traffic noise at these locations (discussed further in Section 5.1). These receivers are
also shielded from the event site by the office buildings in Smales Farm.” [Section 4.0]

This is extremely incorrect. | live on Taharoto Road and hardly ever hear any traffic from my home (which is also
aided by double glazing windows in my master bedroom), however, on the day of Takapuna Food & Wine Festival
(10 Feb 2018) I could clearly hear the music and the vibration from the amplifier, which was actually much worse
than the music itself.

The report claims that “the residential receivers to the west of Takapuna Golf Course are considered to be the most
affected by amplified music at Smales Farm” [Section 4.0] and “At other nearby receivers, music from the festival
was often completely masked by traffic on Northcote Road and Taharoto Road.” [Section 5.1]. However, it fails to
provide any evidence as all the measurements given in this report (Appendix D) were taken from the western
receivers only. It presents no measurement from the residential area to the east (the blue area in the diagram
above).

3. As | mentioned in my earlier email, at least one complaint was made on 10 Feb 2018 and this should have been

responded to by an officer visiting the site and measuring the noise level to decide whether it was excessive.

Neither of your response or the attached documents show that anyone from the Council actually has

responded to this complaint and visited the site, contrary to what the Council website says - “When you

make a noise complaint, we come out and investigate. This is why you need to mall(g a cor!]1plaint when the
age
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noise is happening” https://Www.aucklandcouncil.govt.nz/licences-reguIations/noise/Pages/complaingggjt-
noise.aspx Can you confirm that this procedure has not been followed on that day, and explain why?

4. | have also spoken to residents on Brooks Street and Karaka Street (on the outer periphery of the blue area
above), and they have found the two events that happened over the two consecutive weekends, Fiesta del Sol (24
Nov 2018) and Vodafone’s staff party (1 December 2018), extremely disruptive, describing the noise as “constant
thump” which they initially thought were large fireworks. None of them received any letter or other form of contact
from the applicant regarding either event. They had no idea where the noise was coming from until they decided to
take a drive around the area to investigate.

There are residents that are clearly affected, and the noise assessment report doesn’t provide valid
measurements or any other evidence to substantiate the noise consultants’ claims yet it appears that the
Council took the noise assessment report (commissioned by the applicant) for its face value and granted
consent - without its own independent investigation or assessment.

5. Based on the above, | consider the Marshall Day Acoustics’ assessment and the Council’s consent
decision flawed. | would like to object to conditions of the consent.

6. Below are what | consider as necessary changes to the conditions of the consent to make it more acceptable to
the residents:

o The allowed noise level should be reduced, with only one stage with amplified music. The total number of
amplifiers should also be reduced.

o The applicants should add more monitoring sites to sufficiently cover the affected residential areas,
including the one to the east, and also monitor the vibration level.

o The maximum duration should be reduced to 6 hours, with all events ending at 10am or earlier (not 11pm).
o Letters should be circulated to all residents within the 800 metre-radius of the site.

o The event organisers should be prepared to scale down the noise level should there be any complaints on
the day.

7. The consent was granted for the proposal "to provide up to 6 events over a period of 12-month". Can you clarify
when this 12-month period starts and ends, please? Also, what exactly constitutes as the mentioned "event"?
Smales Farm runs a number of events throughout the year and would like to understand which of these events are
considered to be affected by this consent.

8. | am more than happy to gather signatures from the affected residents if the Council feels that it requires further
evidence before it can reassess the consent. Please do advise if this is the case.

Regards,

Jimin

On Fri, Dec 14, 2018 at 2:24 PM David Frith <David.Frith@aucklandcouncil.govt.nz> wrote:

Dear Sir/Madam

Following up on your recent request for information regarding the Fiesta del Sol on the Smales Farm property in Taharoto Road.

A noise report has just been received for this event, confirming its compliance. After reference to the monitoring team and re-checking of the
computer filing system for the site, the following information has been located and is attached for your information

1. The noise report submitted to the Council on behalf of the organisers.
2. The acoustic report submitted to the Council
3. The decision for the land use consent for the events.

I trust that this information is of assistance to you and satisfies your enquiry.

Please accept our apology for not supplying this earlier
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Yours sincerely

David Frith | Team Leader Compliance Response
Noise and Air Quality

Licensing and Regulatory Compliance

Mobile 0274 503 915

Auckland Council, 35 Graham Street Auckland

Visit our website: www.aucklandcouncil.govt.nz

L |

CAUTION: This email message and any attachments contain information that may be confidential and may be LEGALLY PRIVILEGED. If you are not the intended recipient, any use,
disclosure or copying of this message or attachments is strictly prohibited. If you have received this email message in error please notify us immediately and erase all copies of the
message and attachments. We do not accept responsibility for any viruses or similar carried with our email, or any effects our email may have on the recipient computer system or
network. Any views expressed in this email may be those of the individual sender and may not necessarily reflect the views of Council.
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Decision on an application for resource Auckland-&%'

RN\
consent under the Resource Management Council ~ "
Act 1991

Restricted discretionary activity

Application number: LUC60325517
Applicant: Northcote RD 1 Holdings Limited
Site address: 68-76 Taharoto Road Takapuna 0622

78-94 Taharoto Road Takapuna 0622
(Smales Farm)

Legal description: Lot 1 and Pt Lot 2 DP 204794
Proposal:

To provide up to 6 events over a period of 12-month on the subject site, with the events
taking place from 9am to 11pm (14 hours maximum duration) on Saturdays. The
anticipated capacity for each event is expected to be 1,200 — 5,000 people. Intended for
events with music as a primary or key feature, the activity will involve amplified music up to
75 dB Laeg measured from adjacent sites.

The resource consents required are:

Land use consents (s9) — LUC60325517

Auckland Unitary Plan (Operative in part)

District land use (operative plan provisions)
Temporary Activity

e To generate noise events on private land, outside of a residential zone is a restricted
discretionary activity under E40.4.1(A13).

Decision

| have read the application, supporting documents, and the report and recommendations on the
application for resource consent. | am satisfied that | have adequate information to consider the
matters required by the Resource Management Act 1991 (RMA) and make a decision under
delegated authority on the application.

Acting under delegated authority, under sections 104, 104C, and Part 2 of the RMA, the
resource consent is GRANTED.

Reasons
The reasons for this decision are:

1. The application is for restricted discretionary activity resource consent, and as such under
s104C only those matters over which council has restricted its discretion have been
considered. Those matters are:

LUC60325517 Amended under s133A Page 1
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Auckland Unitary Plan Operative in Part (AUP OP)

o Matters under E40.8.1 for restricted discretionary activities in Activity Table E40.4.1:

(1) the effects from the noise, lighting, hours and duration of an activity;

(2) the effects of the activity on traffic generation, parking, pedestrian safety and

access; and

(3) the effects of any disturbance to land, foreshore, seabed or vegetation associated

with an activity.

2. In accordance with an assessment under ss104(1)(a) and (ab) of the RMA the actual and
potential effects from the proposal will be acceptable as:

a.

The proposed event site is acceptable for noise events, given the expansive golf course
and motorway nearby and the office park environment and school being underutilised
during weekends. The golf course provides separation distance between the event and
residential receivers to the west, while the office park buildings shield noise to the east
and south, dissipating noise effects to a level that is low to nearby receivers. While the
golf course, school, and some residential areas across the golf course will experience
some noise; the rare, temporary, and weekend nature of the events means that the
noise effects on nearby persons will be acceptable.

The amplified music and PA system will be controlled with a mixing desk by an event
technician, whose contact details will be distributed to nearby persons in the event they
need to make a complaint, and the applicant has proposed ongoing monitoring of noise
events so that noise levels can be adjusted to suit and ensure compliance.

The proposed event site is acceptable for noise events, given the business park
environment itself provides adequate parking for the number of people visiting, access
from arterial roads, and the proximity to Smales Farm bus station, which is anticipated
to be used for up to 30% of patrons’ journeys to and from the events.

The frequency and duration of noise events will be limited to ten hours on six Saturdays
per year, which will avoid adverse effects on activities operating within normal business
hours, including the nearby schools, and the frequency of six events per year avoids
regular or overly frequent disruption.

In terms of positive effects, the events will provide for people’s social, economic and
cultural wellbeing, providing for artisan markets and cultural events for the wider North
Shore area.

With reference to s104(1)(ab), there are no specific offsetting or environmental
compensation measures proposed or agreed to by the applicant to ensure positive
effects on the environment.

3. In accordance with an assessment under s104(1)(b) of the RMA the proposal is consistent
with the relevant statutory documents. In particular, the assessment criteria in E40.8.2(1) to
(2), the objectives 1 and 5, and policies 1 and 5. The proposal is considered to be
consistent with the relevant objectives and policies as the temporary activity will enhance
the social, environmental, economic and cultural well-being of the Takapuna and North
Shore area. The temporary activity is located at a site which is appropriate, being well
removed from residential development, and will adopt measures to mitigate adverse effects
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on amenity values, communities and the urban environment. Noise associated with the
activity will be managed to reduce potential effects and all persons who may discern noise
above normal levels will be given advanced notice of the events taking place. There are no
activities on adjacent sites that are sensitive to noise, with nearest residential areas across
the golf course or Northcote Road, and noise from the outdoor event using electronically
amplified equipment will be controlled by onsite monitoring and by limiting the times and
duration of operation. The event frequency is limited to six events per year, and limited to
Saturdays given the proximity of offices, commuter infrastructure, and schools. Waste and
litter will be effectively managed and minimised. Consistent with the advice of the
consultant traffic engineer, the proximity to public transport infrastructure will ensure a high
degree of public transport usage and minimise private vehicle use. Traffic will be managed
by traffic management plans, and no safety concerns have been identified, particularly with
regard to the effect on the motorway and busway routes. The wellbeing of residents will be
addressed by flyer drops, appointment of a dedicated event manager and noise
representative that can be contacted at any time, and by requiring a traffic management
plan ahead of the events taking place. The event will be located at a site that has capacity
to safely host the expected number of people; has excellent public transport links and
sufficient parking available; and has sufficient road network capacity for the event as
confirmed by Council’s Consultant Transportation Specialist.

4. As arestricted discretionary activity, no other matters can be considered under s104(1)(c).

5. Overall the proposal has been assessed against the relevant statutory provisions of 104 and
104C. The proposal is considered to be consistent with the relevant objective, policies and
assessment criteria of the Auckland Unitary Plan (operative in part). In addition, it has been
determined that the balance of positive and adverse effect of the proposal will be acceptable.

Conditions
Under section 108 of the RMA, this consent is subject to the following conditions:
1.  The noise events activity shall be carried out in accordance with the documents and

drawings and all supporting additional information submitted with the application, detailed
below, and all referenced by the council as resource consent number LUC60325517.

° Application Form and Assessment of Environmental Effects prepared by Vaughan
Smith of Vaughan Smith Planning Limited, dated August 2018.

Report title and reference Author Dated
Smales Farm Events Assessment of Benjamin Lawrence of August 2018
Noise Effects Marshall Day Acoustics Ltd

Smales Farm Events: Transportation Michael Hall of Stantec New  23/08/2018
Assessment Zealand

Other additional information Author Dated
Smales Farm Events — S92 Response Benjamin Lawrence of 25/09/2018

Marshall Day Acoustics Ltd

LUC60325517 Amended under s133A Page 3
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2. Under section 125 of the RMA, this consent lapses five years after the date it is granted
unless:

a. The consent is given effect to; or
b.  The council extends the period after which the consent lapses.

3.  The consent holder shall pay the council an initial consent compliance monitoring charge
of $990 inclusive of GST), plus any further monitoring charge or charges to recover the
actual and reasonable costs incurred to ensure compliance with the conditions attached to
this consent/s.

Advice note:

The initial monitoring deposit is to cover the cost of inspecting the site, carrying out tests,
reviewing conditions, updating files, etc., all being work to ensure compliance with the
resource consent. In order to recover actual and reasonable costs, monitoring of
conditions, in excess of those covered by the deposit, shall be charged at the relevant
hourly rate applicable at the time. The consent holder will be advised of the further
monitoring charge. Only after all conditions of the resource consent have been met, will
the council issue a letter confirming compliance on request of the consent holder.

Event Conditions

4, Rubbish and debris resulting from each event must be removed from the site no later than
10 working days following the completion of each event.

Noise Conditions

5. Up to six noise events on Saturdays are permitted in any 12-month period, provided that
the noise event complies with all of the following:

a. The noise event does not exceed ten hours in duration, excluding two hours for sound
testing and balancing that is undertaken between 3pm and 7pm on either the day
before the event, or 9am and 7pm on the day of the event

b. The noise event starts after 9am and ends by 11pm the same day;

c. The noise event shall not exceed the following noise levels at 1m from the building of
any site which is residential in use:

i) 65 dB Laeg from 9am — 11pm;

ii) The noise rules in the Auckland Unitary Plan — Operative in Part for activities
undertaken within the Business — Business Park Zone at all other times;

d. The above noise limits must be met 1m from the building;

e. The Laeg Noise levels to be met are incidence noise levels averaged over the duration
of the event but are not to include sound testing or balancing;

f. No corrections can be made to the measured incident noise level;

6.  Not less than two weeks prior to a noise event, a letter drop advising of the upcoming
concert shall occur to all residential properties in the vicinity of the event (this shall, at a
minimum, include the residential properties between Takapuna Golf Course and
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Sunnybrae Road, residential properties to the south-east of Smales Farm on Northcote
Road, and residential properties to the north-east of Smales Farm on Taharoto Road).

The letter shall include details of the start and finish times of the sound checks and the
concert, and overview of the noise monitoring and management regime, and a contact

phone number for complaints. A copy of this letter shall be sent to Team Leader North

West Compliance Monitoring;

7. Not less than one month prior to the first event a Noise Management Plan (NMP) shall be
submitted to Auckland Council for review. The NMP shall provide the following details:

a. The event noise limits at both the mixing desk positions and nearest residential
receivers;

b. The name and contact number of the Event Manager, noise representative, and
sound technician(s) responsible for controlling noise from the mix position;

c. Confirmation that the sound checks will be monitored, to ensure that noise levels can
be set at an appropriate level prior to the event;

d. Details of the complaints management system, including contact details and reporting
protocol;

e. Where necessary specific noise mitigation measures.

Advice Note:
The contact details in the NMP for the event manager, noise representative and
sound technician(s) shall be updated for each event as required.

8.  Noise monitoring shall be undertaken at the nearest residential receivers during the first
event to determine compliance with the limits in Condition 5. Additional monitoring at
subsequent events shall only be undertaken in response to a compliant which is
considered to be reasonable by Council’s team leader of monitoring.

9. If any significant changes are proposed to the layout or sound system as described in the
Marshall Day Acoustics report ‘Rp 001 R01 20180340 BL Smales Farm Events
(Assessment of Acoustic Effects)’, dated 23 August 2018, a suitably qualified acoustic
consultant shall be engaged to confirm that compliance will be achieved with the limits in
Condition 5.

Condition 5 Noise monitoring

10. A suitably qualified and experienced acoustic specialist engaged by the consent holder
shall provide to the Team Leader North West Compliance Monitoring, a report that:

a. Measures and assesses noise emitted from the first event subject to this consent;
b. Undertakes measurements at the closest residential receivers;

c. Determines the extent of any compliance or infringement of the noise limits specified
in condition 5; and

d. Recommends specific actions, in the event of an infringement, that will ensure
compliance with the noise limits specified in condition 5.
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The above report shall be submitted to the Team Leader North-West Monitoring within 10
working days from completion of the monitoring. In the event of an infringement the
consent holder shall:

o Ensure all remedial actions recommended by the suitably qualified and experienced
acoustic specialist are implemented, to the satisfaction of the Team Leader North
West Compliance Monitoring, immediately or as soon as practicable after receipt of
the recommended actions.

¢ Notify Council’s on-call Compliance Monitoring Officer of the monitoring results and
the remedial actions on the same day as the monitoring was completed. Notification
can be via telephone (09 301 0101) or email (monitoring@aucklandcouncil.qovt.nz).

Additional noise monitoring at subsequent events shall only be undertaken when
requested to in writing by the council (Team Leader North West Compliance Monitoring) if
valid complaints are received and/or if council suspects noise limits in condition 5 have
been infringed.

Review condition

Under section 128 of the RMA the conditions of this consent may be reviewed by the
Manager Resource Consents at the consent holder’s cost:

a. On an annual basis following commencement of consent in order

i) To deal with any adverse effect on the environment which may arise or
potentially arise from the exercise of this consent and which it is appropriate to
deal with at a later stage, in particular adverse effects in relation to noise and
traffic safety.

Advice Note:

Under section 128 of the RMA the conditions of this consent may be reviewed by the
Manager Resource Consents at the consent holder’s cost in the following circumstances:

(1) At any time, if it is found that the information made available to the council in the
application contained inaccuracies which materially influenced the decision and the
effects of the exercise of the consent are such that it is necessary to apply more
appropriate conditions;

In the event that the results of any monitoring undertaken by Council are such that
unacceptable adverse noise or traffic effects are generated, mitigation measures such as
reducing the duration of events, noise limits, or traffic management methods may be
applied.

Advice notes

1.  Anyreference to number of days within this decision refers to working days as
defined in s2 of the RMA.
2. For the purpose of compliance with the conditions of consent, “the council” refers to
the council’s monitoring inspector unless otherwise specified. Please contact North-
West Monitoring on monitoring@aucklandcouncil.govt.nz to identify your allocated
officer.
LUC60325517 Amended under s133A Page 6
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3. For more information on the resource consent process with Auckland Council see
the council’s website: www.aucklandcouncil.govt.nz. General information on
resource consents, including making an application to vary or cancel consent
conditions can be found on the Ministry for the Environment’s website:
www.mfe.govt.nz.

4. If you as the applicant disagree with any of the above conditions, or disagree with
the additional charges relating to the processing of the application, you have a right
of objection pursuant to sections 357A or 357B of the Resource Management Act
1991. Any objection must be made in writing to the council within 15 working days of
your receipt of this decision (for s357A) or receipt of the council invoice (for s357B).

5.  The consent holder is responsible for obtaining all other necessary consents,
permits, and licences, including those under the Building Act 2004, and the Heritage
New Zealand Pouhere Taonga Act 2014. This consent does not remove the need to
comply with all other applicable Acts (including the Property Law Act 2007 and the
Health and Safety at Work Act 2015), regulations, relevant Bylaws, and rules of law.
This consent does not constitute building consent approval. Please check whether a
building consent is required under the Building Act 2004.

Delegated decision maker:

Name: Jason Drury
Title: Senior Planner, Resource Consents
Signed: : p—
()
W5 .
Date: 12/10/2018
LUC60325517 Amended under s133A Page 7
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The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: LES PROBERT
Organisation name: Toho Consulting
Agent's full name: LES PROBERT
Email address: les@toho.co.nz
Contact phone number:

Postal address:

27c Manly Esplanade
Browns bay

Browns bay 0630

Submission details

This is a submission to:

Plan modification number: Plan Change 23

Plan madification name: Plan Change 23 (Private): Smales Farm
My submission relates to

Rule or rules:
plan change 23

Property address: Smales farm Tahoroto road Takapuna
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:

Smales Farm is well suited to residential development because it is surrounded by a wide range of
community facilities including schools, sports and entertainment venues, and the North Shore
Hospital, and is served by the full range of transport connections. It is also very much in keeping with
the containment of a needed development into an area really well suited to it

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

Submission date: 2 May 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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Contact details

Full name of submitter: Jungho Hong
Organisation name:

Agent's full name:

Email address: isonobe@hotmail.com

Contact phone number:

Postal address:
3/57 Karaka Street
Takapuna
Auckland 0622

Submission details

This is a submission to:

Plan modification number: Plan Change 23

Plan modification name: Plan Change 23 (Private): Smales Farm
My submission relates to

Rule or rules:
Zoning change that will allow Smales Farm to build high rise apartments.

Property address:
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? No

The reason for my or our views are:

- Worse traffic jam - there is no more spare capacity on the roads around Smales Farm, especially the
Taharoto / Northcote intersection and the motorway interchange. Unless you are improving these
intersections and widening all the roads around it, the additional traffic will just gridlock the whole
network. Don'’t quite understand the logic behind the “25% reduction in background traffic” assumption
in the traffic modelling — why are they expecting us, the existing drivers, to stop driving? Is it because
they expect us to be very annoyed by how bad the traffic jam will get because of their development?
It's presumptuous and offensive. It just tells how bad the traffic problem will be with these apartments.
- Parking issues. "Transit oriented development" with low vehicle generation is just a ploy that sounds
marvellous, can't see how this will be achieved in practice as there is no clear plan to ensure this. If
they provide parking for each unit then they can’t stop their residents from driving (hence worsening
the traffic jam), if they do restrict parking then the residents will park on local streets — this is already
an ongoing huge problem for the nearby residents as workers are already filling up the streets as
early as 8:45am every morning. We don’t want any more of this. - Will be harder for ambulances to
access the hospital, they will get stuck in traffic. - 1300+ units housed in multiple 30-storey buildings
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over such a small area. This sounds like a planning nightmare for any part of North Shore. In Sydney,
such high density apartments are already causing the housing market to crash. With the small size
and high density, it's highly likely that theses apartments will turn into eyesores - there are already
some very ugly cheap concrete boxes in the CBD that look like slums. These high rises will also block
sunlight on the surrounding and makes it very dark and shady. It will give a negative impression on
the nearby suburbs and even make Smales Farm bus station unattractive for bus passengers
because it will no longer feel open and safe. - Impacts from constructions. For 30-storey buildings,
they will need to dig deep, and build over a prolonged period, this means excessive noise, vibration
and dusts. Smales Farm is already very noisy with their Food & Wine festival and bars, they have
zero consideration for local residents. - Also | am very concerned about having high rise buildings
right next to two schools — Takapuna Normal Intermediate and Westlake Girls High School — and
many of the residents will have full visibility of what the school children are doing. It's unnecessarily
increasing the exposure of children to indecent individuals. Also, the aforementioned noise and
vibration from construction will impact their study environment significantly. My granddaughter will be
attending these schools and am very concerned about her and her fellow students’ safety and
privacy. - We don’t need these apartments — there are many newly built apartments in the area and
many of them are struggling to sell. Stop building apartments that Aucklanders don’t want, this is
irresponsible and poor city planning. Definitely not the housing solution we want.

| or we seek the following decision by council: Decline the plan modification
Submission date: 2 May 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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Submission on a notified proposal for policy

statement or plan change or variation Auckland %
Cl 6 of Schedule 1, R M Act 199 c - >
F(z)ag?v‘es of Schedule esource Management Act 19 AUCKLAND COUNCIL : l N/

i o Daimid Ainkrye SR

08 MAY 2019

Send your submission to unitaryplan@aucklandqoundi Byt nAPBBERTOST For office use only
Submission No:

Attn: Planning Technician

AUCk'and Council Recelpt 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) TQI\Q—\\\; =ace .

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

Address for service of Submitter
P )
»l‘) N (D

W Ca@ o |, Kucil AR

Telephone: My o 1 LS Fax/Email:

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 | PC 23

Plan Change/Variation Name Smales Farm

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

PI isi REY = (

an provision(s) (439.3 (3)
Or

Property Address

Or

Map

Or

Other (specify)

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 Q/

| wish to have the provisions identified above amended YeS‘lQT/ No []
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The reasons for my views are:

0 \\Qg&; < XKC lae SR s PO R O b@»-‘\.\m\ sl L e, oo %l o L
. : Fod i m 1 5.2
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(continue on a separate sheet if necessary)

| seek the following decision by Council:

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

Decline the proposed plan change / variation

OOoog

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

| wish to be heard in support of my submission

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

O @'\D

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

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.

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

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

I am [ ]/ 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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Contact details

Full name of submitter: Simon O'Connor
Organisation name: Sentinel Planning Ltd
Agent's full name: Simon O'Connor

Email address: simon@sentinelplanning.co.nz

Contact phone number: 0211408114

Postal address:
PO Box 33995
Takapuna

Auckland 0740

Submission details

This is a submission to:

Plan modification number: Plan Change 23

Plan madification name: Plan Change 23 (Private): Smales Farm
My submission relates to

Rule or rules:
| support the use of Smales Farm as in effect a mixed use Transport Orientated Development centre.
| support in principle the inclusion of high rise buildings in the general location provided in the PPC.

Property address: Smales Farm
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:
| support the use of Smales Farm as in effect a mixed use Transport Orientated Development centre.
| support in principle the inclusion of high rise buildings in the general location provided in the PPC.

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

Details of amendments: We will reserve of view on this in light of a full review by Councils urban
design team. No PPC is 100% beyond modifications and | would expect reasonable and moderate
improvements to be made through this process.

Submission date: 8 May 2019

Attend a hearing
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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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The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Sally Slawson
Organisation name:

Agent's full name: Sally Slawson

Email address: sallyslawson@gmail.com

Contact phone number:

Postal address:

12/52 Taharoto Road,
takapuna

Auckland 0622

Submission details

This is a submission to:

Plan modification number: Plan Change 23

Plan modification name: Plan Change 23 (Private): Smales Farm
My submission relates to

Rule or rules:
Transport

Property address:
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:

The current plans appear to minimise the affect of additional vehicles on Taharoto Road and the
roads off it. | currently have to access Northcote Road in the mornings turning left from Taharoto
Road and many days the access is blocked wit cars that have turned approaching from Milford. Any
increase in vehicle numbers will cause serious congestion. There needs to be much more realistic
analysis of impact on the roads around Smales Farm proposed developments. Saying there would be
"No significant impact is" not realistic. Plus the traffic will be even heavier when events are held.

7.1 I | or we seek the following decision by council: Amend the plan modification if it is not declined

Details of amendments: A realistic analysis of number of cars accessing the new proposed areas and

7.2 | letthe public know what changes to roading/traffic lights there will be
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Submission date: 13 May 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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The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Soon bok Ko
Organisation name:

Agent's full name:

Email address: knkltd@hotmail.com

Contact phone number:

Postal address:

Auckland

Submission details

This is a submission to:

Plan modification number: Plan Change 23

Plan modification name: Plan Change 23 (Private): Smales Farm
My submission relates to

Rule or rules:

Property address:

Map or maps:

Other provisions:
- Changes to enable development of intensive residential activities - Limited parking supply for "TOD"
transit oridented development - Noise Events becoming "Permitted"

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:

- Increased traffic congestion — Smales Farm is located right next to the notoriously congested
intersection at Taharoto Road — Northcote Road, and the Northcote motorway interchange. Anyone
who travelled through these intersections in the peak periods can tell that there is no spare capacity
on the road network to accommodate additional traffic, especially in the peak direction (i.e. towards
the motorway in the morning, and vice versa in the afternoon, although it can get busy in both
direction in the afternoon). The whole Integrated Traffic Assessment appears very weak logically and
lacks in plausible evidence to sufficiently support the Plan Change. For example, it makes highly
unlikely and overly optimistic assumptions about the trip generation rates and mode share, likening
Smales Farm to Auckland CBD or metropolitan centres. Smales Farm does NOT provide a
comparable level of public transport connectivity or accessibility to employments or other activities as
the CBD or Newmarket do. Also noticed that they did not assess the full number of units (1380) in
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their modelling. Yet it still shows significant deterioration in travel times. Also the 25% reduction in the
background traffic in 2036 appears very questionable as can’t see any evidence to support the
assumption. It appears that the modelling showed that the network got gridlocked with the
development so the consultants removed the background traffic to make it look working. - “Limited the
supply of on-site parking over time” is proposed but there is no clear strategy on how they will achieve
this without resulting in adverse impacts e.g. overspill on the nearby local roads. Nearby streets
including Karaka and Dominion Streets are already experiencing overflow of non-resident parking due
to the employees at Smales Farm (evident from the fact that the on-street parking becomes empty
after 6pm). While the Northern Expressway bus services at Smales Farm provide a good PT
connectivity to the CBD, Albany and other employment / activity centres on North Shore, it is not as
well connected to the rest of the region. It is definitely NOT like Auckland CBD or Newmarket that are
geographically more central, and have access to a range of different travel modes (train, bus and ferry
for the CBD) and part of more comprehensive PT network. Most of the residents at Smales will still
own a car and drive. “TOD” sounds fancy and progressive but there is no clear supporting evidence in
the documents how this will work at this location. It appears that TOD is being used as an excuse to
be able to assume overestimated mode share in the traffic assessment. - Excessive noise and
vibration pollution, that will have significant health and environment impacts on the neighbourhood —
Many residents have already complained about the noise and vibration levels from Smales Farm
(suggest you check your noise complaints calls records in your system) when they have events such
as Takapuna Food and Wine and Music Festival and Fiesta Del Sol (this event had speakers blasting
until 11pm and understand that Auckland Council gave them the consent — which is disappointing
already). At least now, they can have these events only up to 6 times a year, and are subjected to a
resource consent. Most of residents feel that this is already far more than what it should be, but at
least now there is some form of restriction. Making Noise events a “Permitting” activity will see noise
events being hosted at an excessive frequency and scale that are irresponsible and out of control
(because Smales Farm will want to make their site as commercial and profitable as possible). This will
result in significantly adverse impacts on the health the right to the quiet enjoyment of their
environment for the nearby residents. Also note that they recently opened eateries at Smales Farm
including two bars. They often play live music at an excessive volume (especially on Friday evenings).
Based on our experience, Smales Farm do not appear to have a good common sense or
consideration towards nearby residents, many of whom are elderlies and have more sensitive sleep
patterns and need more rest, not to mention the patients at North Shore Hospital.

| or we seek the following decision by council: Decline the plan modification
Submission date: 13 May 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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The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Charles Crisp
Organisation name:

Agent's full name:

Email address: charlie.crisp@tab.co.nz

Contact phone number:

Postal address:

Submission details

This is a submission to:

Plan modification number: Plan Change 23

Plan modification name: Plan Change 23 (Private): Smales Farm
My submission relates to

Rule or rules:

Property address: 2/52 Taharoto Rd Takapuna

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:

| do not believe the existing road network and public transport options would cope with any further
high density residential or commercial activity on the Smales Farm site. | live in the area and with
existing high traffic flows due to close proximity of schools, the hospital and the existing commercial
activities in and around the Smales site any further addition to this traffic would be unmanageable.

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

Submission date: 14 May 2019

Attend a hearing

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

WAKA KOTAHI

FORM 5

Submission on a notified proposal for Plan Change 23 Smales Farm
(Precinct 1) under Clause 6 of Schedule 1
Resource Management Act 1991

14 May 2019

Attn: Planning Technician
Auckland Council

Level 24, 135 Albert Street
Private Bag 92300
Auckland 1142

Via Email: unitaryplan@aucklandcouncil.govt.nz

Name of Submitter: New Zealand Transport Agency

1. Under Section 95 of the Land Transport Management Act 2003 (LTMA), the New Zealand Transport
Agency (the Transport Agency) has a statutory obligation to ensure that State Highways operate in
an effective, efficient and safe manner for the public. The Plan Change 23 (PC23) area adjoins State
Highway 1 in the vicinity of the Northcote Interchange.

2. Plan Change 23 seeks to facilitate the development of a Transit Orientated Development (TOD) on
the site. The Transport Agency supports TODs where these are appropriately located, well designed
and multi-mode transport opportunities are enabled.

3. Plan Change 23 provides an opportunity to demonstrate, in the Auckland context, how high density,
mixed use living options can occur in close proximity to local amenities and high
frequency/accessible public transport. Furthermore, the creation of urban environments of this
nature allows people to live and work while reducing their private vehicle trips in favour of public
transport and/or other active modes such as cycling and walking. The TOD approach supports the
Access Strategic Direction under the Government Policy Statement on Land Transport 2018/2019-
2027/2028 as noted -

The increased focus on urban areas is to ensure that transport and land use planning reduces the
need to travel by private motor vehicle (excluding commercial vehicles) by:

- improving access by reducing the need to travel long distances to access opportunities like
employment, education and recreation

- supporting a mode shift for trips in urban areas from private vehicles to more efficient, low cost
modes like walking, cycling and public transport.
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(GPS 2018-2028, page 10).

4. The Transport Agency acknowledges the response the applicant provided to a number of queries
prior to lodging this submission. The Transport Agency therefore generally supports the proposal
on the basis that the amendments set out in its submission are adopted. The changes requested are
made to:

a. Ensure that the assumed changes to the transport network (reflected in the PC23 ITA) are able
to be confirmed as development progresses and that there are suitable ‘response’ mechanisms
within PC23 to both facilitate the anticipated changes and to adapt transport management if
assumptions are not borne out;

b. Provide additional support commensurate with achieving a TOD; and
Considered necessary for the Transport Agency to meet its obligations under Section 95 of the
LTMA and are set out in Table 1.

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

6. The Transport Agency would like 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 sing on behalf of Submitter:

 (Joec]

Mike Wood
Principal Planner Consents and Approvals
NZ Transport Agency
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Auckland =2
Transport ==

An Auckland Council Organisation

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

15 May 2019

Attention: Planning Technician
Auckland Council

Private Bag 92300

Auckland 1142

Dear Sir / Madam

PROPOSED PRIVATE PLAN CHANGE 23 — SMALES FARM

Please find attached Auckland Transport’s submission on the Proposed Private Plan Change 23 to
the Auckland Unitary Plan Operative in Part.

If you have any queries in relation to this submission, please contact Kevin Wong Toi on 09 4474200.

-

Exec\uitiye General Manager, Planning & Investment

Enc: Auckland Transport’'s submission on Proposed Private Plan Change 23 — Smales Farm
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SUBMISSION ON PROPOSED PRIVATE PLAN CHANGE 23 — SMALES FARM

Auckland Council — Plans and Places
Level 24, 135 Albert Street

Private Bag 92300

Auckland 1142

From: Auckland Transport — Planning and Investment
Private Bag 92250
Auckland 1142

This is Auckland Transport’s submission on Proposed Private Plan Change 23 (PPC23) to the
Auckland Unitary Plan Operative in Part (AUPOIP). The submission relates to the proposed
amendments to H15 Business — Business Park Zone and 1538 Smales 1 Precinct provisions.
The amendments seek to enable a transit-oriented form of mixed-use development and
includes providing for residential development in addition to the existing provision for offices.

Auckland Transport’s submission is:

To support PPC23 in part, provided that Auckland Transport’s various transport concerns are
appropriately considered and addressed to ensure that the extent, scale and intensity of
effects and the methods for mitigating these, including to achieve a transition in the mix of land
uses and level of development that is appropriate to the transport context. The actual and
potential effects of the proposal on the transport system need to be appropriately avoided and
mitigated.

The reason for Auckland Transport’s submission is:

Auckland Transport (AT) is a Council Controlled Organisation (CCO) of Auckland Council with
the legislated purpose to contribute to an “effective, efficient and safe Auckland land transport
system in the public interest”.! In fulfilling this role, AT is responsible for:

a The planning and funding of public transport;

b. Promoting alternative modes of transport (i.e. alternatives to the private motor vehicle);

c. Operating the local roading network; and

d. Developing and enhancing the local road, public transport, walking and cycling
networks.

Plan change proposals, such as PPC23, must ensure that a full and appropriate assessment
is undertaken. Such assessments must clearly identify how the proposal will appropriately
manage any adverse effects on the local and wider transport network, including identifying
what infrastructure is necessary to service the implementation of the zone/precinct and
development of the site(s) and how this will be provided for by the applicant (or future
developers). If such infrastructure cannot feasibly be provided or enabled, then alternative
less intensive activities should be considered, or the plan change / proposal declined.

AT makes this submission to ensure that PPC23 appropriately manages the effects of the
proposal (amended provisions and the resulting anticipated development enabled by these

! Local Government (Auckland Council

Page BT



#11

amendments) on the local and wider transport network. Specifically, the submission
addresses matters relating to the assessment of:

e Transit oriented development (TOD) principles

o Strategic transport infrastructure

o Potential quantum and mix of land use activities and associated trip characteristics
e Potential integration of the development with public transport

o Traffic generation / network effects and identified mitigation measures

e Demand and provision of walking and cycling facilities

» Parking provisions and associated effects

e Vehicle access and circulation

» Timing and staging in relation to future transport network changes.

There are a range and number of transport points outlined in Attachment 1 to this submission
relating to the Integrated Transportation Assessment (ITA) and proposed provisions that
require further clarification or explanation. This is to provide AT with a greater level of
confidence that the ITA has appropriately identified the extent, scale and intensity of potential
effects and the methods for mitigating these effects where this is required, including provisions
that are appropriately representative of the transport context.

AT seeks resolution of the various matters raised in this submission which, for example could
include revised provisions that are reflective of a TOD and representative of the transport
context (e.g. provisions that control the intensity of activity enabled) and/or methods to ensure
any transport effects are managed in support of the proposal.

Auckland Transport seeks the following decision from Auckland Council:

That the Council approves PPC23, provided that the various transport requirements / concerns
raised in this submission are resolved and/or that Council identifies an appropriate suite of
provisions that will address these matters.

If AT’s concerns are not resolved, then the Plan Change should be declined.

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

The submitter does wish to appear and be heard in support of its submission.

e

Signédf r;and on behalf of Auckland Transport

Cynthia Gillespie
Executive General Manager, Planning & Investment
15 May 2019

Address for service of submitter:
Kevin Wong Toi

Auckland Transport

20 Viaduct Harbour Avenue
Auckland Central

Auckland 1010
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SUBMISSION BY SOVEREIGN SERVICES LIMITED ON PROPOSED PLAN CHANGE 23 (PRIVATE):
SMALES FARM TO THE AUCKLAND UNITARY PLAN (OPERATIVE {N PART)

TO: Auckland Council (“Council”)
Private Bag 52300
Auckland 1142
Attention: Planning Technician

Email: unitaryplan®aucklandcouncil.govt.nz

SUBMISSION ON: Proposed Plan Change 23 (Private): Smales Farm {“PC23) to the Auckland

Unitary Plan {Operative in Part) (“AUP")
FROM: Sovereign Services Limited (“AlA Sovereign”)

1. INTRODUCTION

1.1 AlA Sovereign is New Zealand’s largest life insurer and cone of the country’s leading private
health insurers. AlA Sovereign has been part of the AIA Group since 2018. AlA House
(formerly known as Sovereign House) is AlA Sovereign’s head office in New Zealand, with
approximately 1000 staff.

1.2 AlA Sovereign and Northcote Rd 1 Holdings Limited are parties to a Deed of Lease dated 7
March 2014, as amended, in relation to the lease of AlA House, 74 Taharoto Road, Smales
Farm, Takapuna 0622 (the “Lease”). The commencement date of the Lease was 1 October
2007 and, subject to any rights of renewal being exercised, the initial term expires on 30
September 2025. The final expiry date of the Lease if all renewals are exercised is 30
September 2042.

1.3 Asa predominant business in Smales Farm Business Park, AlA Sovereign wishes to ensure that
PC23 appropriately recognises and provides for AlA Sovereign’s operations that are affected
by PC23.

1.4  AlA Sovereign could not gain any advantage in trade competition through this submission.
2. SCOPE OF SUBMISSION
2.1 This submission relates to PC23 in its entirety.
3. SUBMISSION
3.1 AlA Sovereign:
(a} opposes the proposed plan change in general; or

(b)  supports the proposed plan change subject to amendments set out in Section 5 below.
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REASONS FOR SUBMISSION

AlA Sovereign seeks to better understand the implications of the proposed plan change. In
particular, the reasons for this submission are that:

(a)

(c)

(d)

{d)

PC23, if granted subject to the amendments sought by AlA Sovereign below:

(i) will promote the sustainable management of resources, and will achieve the
purpose of the Resource Management Act 1991 (“"RMA”");

(i}  is consistent with Part 2 and other provisions of the RMA,;

{iii}  will meet the reasonably foreseeable needs of future generations;

{iv}] avoids, remedies or mitigates the adverse effects of the proposed activity;
{v)]  will enable social, economic and cuitural wellbeing; and

{vi) representsthe most appropriate way to achieve the objectives of the Unitary
Plan, in terms of s32 of the RMA.

In particular, but without limiting the generality of the above, AlA Sovereign is
concerned with introducing residential activities into an already built and operating
business park. As a long term tenant, AlA Sovereign had an expectation that the
business park would continue to develop office and commercial activities, and related
services and amenities. AlA Sovereign expected that in the future further office-type
business activities would be established grouping together in a park or campus like
environment, creating an attractive commercial hub. Such a business park is an inviting
environment for workers, while attracting ongoing investment, promoting commercial
activity, and providing employment. Introducing residential activities to the scale
anticipated by PC23 may adversely impact and effect the existing business park
development and substantially change the commercial amenity and sense of place of
the area.

AlA Sovereign is concerned with the proposed huilding height limit of up to 100m for
residential activities in Height Area 2 being a permitted activity standard (proposed
permitted standard 1538.6.4 building height). Should residential activity be provided for
within the precinct, a permitted height limit more in keeping with the existing business
park of 5-6 stories should be implemented. Such a proposed scaie of intensified
residential activity will significantly dilute the effectiveness, operation and benefits of
the business park locating office and commercial activities together, Services and
amenities that would have attracted workers from the business park, will now be
overloaded with non-workers detracting from the attractive and established business
environment.

The form, scale and design quality of the established husiness park will be adversely
affected by the proposed amendments to the Smales 1 Precinct by exempting the yard
and parking rates from the underlying Business Park Zone for assessment of residential
activities. The proposed maximum tower dimensions and tower separation further
adversely impact the existing attractive business park.

PC23 currently includes a proposed standard 1538.6.2(2) of “no minimum or maximum
parking requirements apply[ing] to residential activity”. With ne required parking for
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residential dwellings, pressure will be put on existing parking provided within the
business park. AlA Sovereign is concerned that a lack of car parks will adversely impact
established businesses in the business park.

AlA Sovereign is also concerned that existing amenities may be significantly overloaded
by the proposed extent of residential activity.

5. RELIEF

5.1 AlA Sovereign seek the following decision by Council:

(a)
(b)

12.1

12.2

12.3

12.4
12.5
12.6
12.7

128 | ©

Decline proposed PC23; or

If the proposed plan change is not declined, amend PC23 as set out as follows:

Amend 1538 Smales 1 Precinct as follows {proposed amendments shown in redline):

(i)

{ii)

(vi)

Policy 1538.3 (1A): Enable the development of intensive residential activities at
Smales 1 Precinct and require it to be designed to provide privacy and outlook
and have access to daylight and sunlight, while avoiding adverse effects on the
function and amenity of the existing business park development.

Amend 1538.6 Standards by deleting the following listed exceptions:
Standard E27.6.2(5)

Standard H15.6.1 Building height; and

Standard H15.6.3 Yards

Delete 1538.6.2(2)

Delete 1538.6.4 Building Height

Delete 1538.6.5 Maximum tower dimension and tower separation

Delete Figure 1538.6.5.1

Any other consequential amendments or relief as may be necessary to address AlA
Sovereign’s above cancerns.

5.2 AlA Sovereign wishes to be heard in support of this submission.

5.3  If others are making a similar submission, AlA Sovereign would be prepared to consider
presenting a joint case with them at any hearing.
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Signature:

Date:

Address for Service:

SOVEREIGN SERVICES LIMITED by its authorised agent

Al
Y

Kristy Redfern

15 May 2019

AlA House

74 Taharoto Road
Takapuna

Auckland 0622

Attention: Kristy Redfern
Phone: 021 809 094

Email: kristy.redfern@aia.com

#12
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Submission on publicly notified private plan change request:
Plan Change 23 (‘Smales Farm’ business park)

Auckland Council
135 Albert Street
Private Bag 92300
Auckland 1142

Submitter:
Auckland Council

Scope of submission:
This is a submission on the whole of proposed private Plan Change 23 — ‘Smales Farm’.

The specific provisions which my submission relates to are:
All provisions of proposed private Plan Change 23 including:

Chapter H15 Business — Business Park Zone
Chapter 1538 Smales 1 Precinct
Auckland Unitary Plan planning maps (geospatial maps)

Submission:
My submission is:

Plan Change 23 is supported in part, subject to amendments.

The reasons underpinning this submission are:

1.

Smales 1 Precinct is presently an under-developed business park zoned site. Its further
development can enable business growth and employment growth over time.
Some provision for residential activity, in conjunction with capped non-office accessory
activities, would contribute to the diversity of activity at Smales 1 Precinct.
Limited provision for residential activity allows the land to be used more efficiently and
could be complementary to the limitations on office activity (generally within the Business —
Business Park Zone, and specifically at Smales 1 Precinct).
The degree of flexibility in provision for different land use activities is a significant departure
from the Business — Business Park Zone. The breadth of activities provided for by the plan
change is contrary to the purpose and outcomes of the zone. The precinct would no longer
have a moderate — intensive office focus in a park- or campus-like environment.
The range of activities that would be enabled is better aligned with a business — centre
zoning. The precinct as proposed by the plan change would be multi-functional, by enabling
activities that are:

a. Commercial

b. Cultural

c¢. Community oriented

d. Social

e. Residential
at a scale greater than that provided for in centres that are focal points in Auckland’s urban
form. This is where these activities are encouraged and investment can be prioritised.

Auckland Council submission on Smales Farm private plan change 23 page 1 of 12
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Metropolitan centres act as focal points for community interaction, commercial growth,
contain hubs serving high frequency transport and provide for a wide range of activities
including all scales of commercial activity.

6. Business — Business Park Zoning would not be the most relevant or appropriate zone for
Smales 1 precinct if plan change 23 was approved in its notified form.

7. The creation of an additional centre challenges the Auckland Unitary Plan’s regional policy
statement. While the plan change promotes urban growth and intensification within
Auckland’s urban area it utilises a precinct to potentially create a new centre outside the
hierarchy of centres that support a quality compact urban form.

8. Activities such as drive-through restaurants and supermarkets conflict with the high
standard of visual, landscaped and pedestrian amenity sought in the Business — Business
Park Zone.

9. The Business — Business Park Zone controls the scale of built development so it remains
compatible with a landscaped high-quality business setting. Significant development uplift is
enabled by the plan change. The scale of potential building forms and overall bulk greatly
exceed that contemplated in the Business — Business Park Zone.

10. The plan change does not contain policies, activities, standards, criteria or other methods to
require development to respond to the Northern Busway station. The precinct is transit
adjacent; it is not transit oriented.

11. The present form of the plan change is inconsistent with Auckland Unitary Plan drafting
conventions which will prevent its effective implementation.

| seek the following decision:

Proposed plan change 23 be:

13.2 I A. amended to achieve the outcomes set out above.
B. amended to strengthen the rationale for the place-based response.
a. The precinct description and precinct objectives are insufficient in explaining the
13.3 . . . o . .
planning context, precinct purpose and the reasoning driving the introduction of
additional land use activity opportunities and building scale.
C. amended to provide a rationale for different outcomes sought within the precinct.
a. Thereis no policy support for the significant maximum height introduced by the plan
change generally, nor the specific and different outcomes within proposed height
134 areas 1 and 2. These outcomes should be explained within the precinct description.
b. The introduction of sub-precincts would assist as the outcomes are related to
particular places within the precinct.
c. Objectives and policies should inform lower-tiered provisions in the hierarchy such
as the introduction of different height standards as depicted on precinct plan 1.
D. amended to remove the tension between the precinct and its underlying zoning: Business —
Business Park Zone, and to avoid the creation of a new centre through amendments such as:
13.5 a. through a narrower range of non-office activity being specifically enabled as
permitted activities such as (A10), (A12), (A14), (A17)-(A19) from Table 1538.4.1
Auckland Council submission on Smales Farm private plan change 23 page 2 of 12
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b. through a narrower range of non-office activity being provided for as restricted
discretionary or discretionary activities such as (A11), (A15), (A16) from Table
1538.4.1

c. reducing the potential scale of development which exceeds the maximum height

13.5 enabled in the Business — Metropolitan Centre Zone, which is second only to the city
centre in overall scale and intensity. Metropolitan centres allow a building height of
72.5 metres. Maximum building height in Business Park zone is 20.5 metres. The
operative 1538 precinct enables maximum height of approximately 25 metres. Plan
change 23 enables height of approximately 100 metres.
E. amended to enable building height where building forms and locations, and private and
public street and pedestrian networks:

a. respond to and integrate with the Northern Busway station to create a high quality
built environment and transit oriented development that is accessible for
pedestrians of all mobility needs

13.6

b. provide shelter, active edges in key locations, and avoid dominance by vehicles
including heavy vehicles

c. are designed to enhance personal safety

and include policies, activities, standards, criteria or other methods to achieve these
outcomes and require transit oriented development.

F. amended to require building form, height, bulk and scale to be assessed through application
of additional standards and criteria such as, but not limited to:

a. increasing minimum landscaping requirements

b. introducing floor area ratio controls, and/or other methods to modulate building
mass

¢. varying building setbacks at upper floors

d. introducing a minimum height control to discourage inefficient use of land within
the precinct

13.7 e. varying the activity classification for infringements of the maximum height standard

f. amending (reducing) the proposed maximum height standard and consequential
changes to precinct plan 1

g. providing adequate sunlight access to private and public streets and adequate
sunlight and outlook around buildings

h. enabling buildings are not overly bulky, and are slender in appearance

i. controlling dominance.

G. amended to produce a high quality built environment, especially at ground level regardless
13.8 of street ownership by:
Auckland Council submission on Smales Farm private plan change 23 page 3 of 12
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a. building form at ground floor relating to street frontages, with active frontages in
key locations

b. avoiding residential activity at ground floor

¢. avoiding blank walls at ground floor

d. avoiding at-grade car parking between building frontages and street frontages

e. providing a consistent human-scaled edge to the street

f. providing shelter for pedestrians and supporting patronage of public transport
through high quality connections.

The site and existing roads are privately owned yet many of the desired outcomes are at the

‘private/public’ interface at ground level including between building frontages and street edges.

This generates particular challenges as to the methods and rules that are best applied and

administered.

H. amended to enable some residential activity within the precinct but less than the intensive
and enabling approach promoted in the plan change. Amendments include:

a. refinement of objectives 1538.2 (A1), (2) and (3). The plan change would enable
intensive residential activities, at a scale equalling that of the city centre, but does
not contain provisions to direct a vibrant mixed use transit oriented development
outcome.

b. a principled approach to explain the context for limited residential activity within the
Business - Business Park Zone where it is specifically discouraged

c. achieving vertical alignment of all relevant provisions including Policy H15.3.18

d. removal of provision for a wide range of residential activities:

i. generally residential activities should have the same non-complying status
as in the underlying Business — Business Park zone including
1. integrated residential development (whose definition includes
retirement villages and hospital care)
2. supported residential care (whose definition includes rest homes)
3. boarding houses.
However as limited provision for residential activity is supported:
ii. Retain dwellings as permitted (above ground level only)
iii. Retain visitor accommodation as permitted.
I. amended to retain precinct provisions that integrate development and land transport
network by:

a. amending objectives, policies, activities, standards and assessment criteria

b. responding to the precinct’s location and the transport network

c. managing adverse effects on the safe and efficient operation of the transport
network

d. recognising the trip generating characteristics of different land uses, including at
different times of the day

e. limiting land use activities that are reliant on private motor vehicle trips and that do
not support the establishment of a transit oriented development such as
supermarkets servicing people not living or working on the site, drive through
restaurants, large format retailing, or retailing that is not accessory to the needs of
workers or residents in the precinct

f. controlling the scale of land use activities

Auckland Council submission on Smales Farm private plan change 23 page 4 of 12
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13.11

13.12

13.13
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g. limiting provision of car parking, including for residential activity
h. promoting modal shift from private vehicular trips to active and public transport
modes utilising different methods which could include:
i. providing end of trip facilities
ii. creating pedestrian and cycling connections to public transport that is safe
convenient and attractive.

J.  amended to ensure land use consent applications are assessed against objectives, policies,
standards’ purpose, restricted matters and assessment criteria that direct outcomes relative
to the purpose of the zone. Amendments include but are not limited to:

a. replacing language that does not guide assessment® with language that specifies the
desired outcomes

b. introduction of each standard’s purpose

c. removal of proposed criteria for infringements of standards where it replicates or
contradicts the Auckland Unitary Plan approach as described in Chapter C.

K. amended to remove temporary activities from the precinct.

a. Auckland Unitary Plan has an existing management regime in its Auckland-wide
provisions.

b. A precinct should respond to a particular opportunity or constraint, rather than
including wide-ranging content better managed elsewhere in the Auckland Unitary
Plan.

c. Auckland Unitary Plan enables temporary activities in locations that have capacity to
accommodate lots of people, and are accessible and convenient in terms of public
transport and parking availability. These locations exclude business park zones.

d. Enabling temporary structures and temporary activities (including noise events) at
Smales 1 Precinct highlights the tension between the proposed precinct and
Business — Business Park Zone.

L. amended to remove signage activities from the precinct.

a. Auckland Unitary Plan has an existing management regime in its Auckland-wide
provisions.

b. A precinct should respond to a particular opportunity or constraint, rather than
including wide-ranging content better managed elsewhere in the Auckland Unitary
Plan.

c. Provision for comprehensive signage in combination with more enabling retailing,
supermarket, and drive through activities, enables activities at a scale and of a
nature contrary to the Business — Business Park Zone.

M. amended to achieve vertical alighment between precinct provisions. Resource management
issues and opportunities do not cascade through the hierarchy of:
a. Precinct description

b. Objectives

c. Policies

d. Activity table with associated classifications
e. Standards

f. Restricted matters

g. Assessment criteria

1 See for example 1538.3(1B); 1538.8.1; 1538.8.2 for various terms such as: “the effects on”, “an appropriate

” .

level of amenity”, “the extent to which”.

Auckland Council submission on Smales Farm private plan change 23 page 5 of 12
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h. Precinct plans.

amended to be consistent with Auckland Unitary Plan drafting conventions to enable the
precinct’s effective implementation, and to avoid uncertainty for plan users. The provisions
need to be clear and unambiguous, well integrated, and effective for their intended
purposes. Changes are sought to:

a. Language, such as consistent use of terms defined in Auckland Unitary Plan Chapter
J Definitions

b. Structure, where information appears within the precinct
c. Standards, to include the purpose of each standard

d. Cross-referencing to figures, tables and provisions within the precinct, and other
parts of the Auckland Unitary Plan

e. Numbering and naming of precinct provisions, including precinct plans
f. Content, format and style of precinct plans including clear and accurate information.

amended to specify whether particular Auckland-wide and zonal provisions do not apply.
Plan Change 23 introduces activities to Table 1538.4.1 that already trigger resource consent
applications in the Auckland-wide and zonal chapters. Auckland Unitary Plan Chapter C
determines the activity status when the same activity is regulated in Auckland-wide, zone
and/or precinct provisions. The activity status of the same activity in the precinct provisions
takes precedence over that in the Auckland-wide and zone, however resource consent is still
required.

Notwithstanding the decisions requested elsewhere in this submission to remove signage
and temporary activities from Table 1538.4.1, this submission point highlights the desirability
of:

a. well-integrated provisions
b. avoiding duplication of Auckland Unitary Plan content in precincts

c. effectiveness of provisions to avoid unnecessarily complicated resource consent
processing.

amended by adding an additional row or rows to Table 1538.4.1 to enable the application of
standards to new buildings. The activity status field should be left blank to indicate the
status of the underlying Business — Business Park zone applies.

amended by additions, deletions and/or modifications to the proposed precinct plans:
a. to ensure that any rules that pertain to them are clear and effective
b. precinct plans must be clear, unambiguous, contain adequate information including
labelling of dimensions, and be effective for their intended purpose
c. naming, numbering, orientation, design and format (using cadastral data) should
conform to Auckland Unitary Plan drafting standards

amended to remove reference to the application of overlay provisions. No overlays apply to
Smales 1 Precinct.

Auckland Council submission on Smales Farm private plan change 23 page 6 of 12
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S. amended to remove changes proposed to Policy H15.3 (18)(b) and (c) in Chapter H15
Business — Business Park Zone
T. amended to insert text within 1538 Smales 1 Precinct at Policies 1538.3 by
a. amending the introductory statements preceding and following the precinct-specific
policies that apply Auckland-wide and underlying zone policies to create an
exception to the application of Policy H15.3 (18)(b) and (c) within the precinct;
except that:
i. Policy H15.3 (18)(b) and (c) should be varied as follows:
“Policy H15.3
(18) Require a plan change for new business parks and any amendment to
the provisions of existing business parks, to:
(b) limit retail to those services such as food and beverage and convenience
goods which meet the day to day needs of workers and residents within
visiterste the zone;
(c) limit residential activity except for visitor accommodation and dwellings;
b. make consequential change to precinct objectives and policies
c. forthe avoidance of doubt, the application of all other Auckland-wide and
underlying zone policies continues.
U. amended to correct errors in the proposed provisions:
a. | Provision
1538.6.1(2) Gross floor area (GFA)
Error type
Relationship between terms and terms defined in Chapter J Auckland Unitary Plan
Detail
Provision controls GFA of retail and “commercial services activities”. Disconnect
between provision and defined terms within nesting table J1.3.1 Commerce
Consequence
Provision is ineffective. Does not control GFA of activities enabled in Table 1538.4.1
that may have effects on safe and efficient operation of the transport network, and
on the functions and amenity of centre zones such as:
e Conference facilities
e Entertainment facilities
Auckland Council submission on Smales Farm private plan change 23 page 7 of 12
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e Community facilities
e Education facilities
e Tertiary education facilities
Provision
1538.6.1(2) Gross floor area (GFA)
Error type
undefined terms, language
13.19(b) Detail
Provision controls GFA of retail and “commercial services activities”. Provision refers
to “development’ whose meaning is unclear.
Consequence
This is a key method in the precinct. Its wording should be clear and unambiguous to
assist in achieving the precinct’s purpose and objectives.
Provision
1538.6.4 Building height, Table 1538.6.4.1 building height and precinct plan 1
Error
The standard, table and precinct plan are imprecise.
Detail
13.19(c)
Inadequate and inconsistent information is provided in the three provisions each of
which is intended to work together. There is inadequate cross referencing, the
heights are not specified as maxima, the average RL at Taharoto Road frontage is not
adequately stated nor shown on the precinct plan, heights are variously expressed as
GLs and RLs.
Consequence
This is a key method in the precinct. Its wording should be clear and unambiguous to
assist in achieving the precinct’s purpose and objectives.
Provision
13.19(d) 1538.6.4(2) Building height
Error type
Auckland Council submission on Smales Farm private plan change 23 page 8 of 12
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The standard is ambiguous.

Detail

The second part of the standard appears to control the building mass above a
specified height by limiting floor area, rather than the total height of buildings. The
standard is unclear as it relates to cumulative areas however it goes on to specify it
does not constrain the total floor area above the specified height.

Consequence

Provision is unclear and ineffective.

Provision

1538.6.9 Pedestrian plaza

Error type

This provision is an activity, included within the standards section of the precinct.

Detail

Missing vertical cascade, no activity trigger in table 1538.4.1, reliant on precinct plan 2
which is unclear and ineffective, includes imprecise language (such as “adequate

sun”, “appropriately sheltered” “having regard to”) and CPTED acronym (whereas
“designed for safety” is preferred)

Consequence

Provision and precinct plan 2 is incapable of objective discernment and effective
implementation

amended to retain Auckland Unitary Plan approach to restricted matters and assessment
criteria for infringements of standards:

a. the precinct should not introduce new restricted matters, as is proposed at
1538.8.1(2) and 1538.8.2(2) for example.

i. Cross-references should be made to the relevant policies. In this instance
these could include Business — Business Park zone Policies H15.3.3; H15.3.5;
H15.3.8; H15.3.11; H15.3.13; H15.3.18; H15.3.20.

ii. The language proposed does not guide assessment or direct outcomes.

iii. The proposed approach contradicts Chapter C which directs how resource
consent applications should be assessed.

b. new assessment criteria are also proposed at 1538.8.2(5)(f) Buildings extending
above RL50.4. This is duplication as the criteria relate to infringement of maximum
height, the same standard addressed at 1538.8.1(2) and criteria 1538.8.2(2).

Auckland Council submission on Smales Farm private plan change 23 page 9 of 12
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i. Remove duplication. Where additional provisions are necessary group them
together.

ii. Cross-references should be made to the relevant policies
iii. The language proposed does not guide assessment or direct outcomes

iv. The proposed approach contradicts Auckland Unitary Plan Chapter C which
directs how consent applications should be assessed.

W. amended to retain Auckland Unitary Plan approach to restricted matters and assessment
criteria for restricted discretionary activities provided for by a precinct and Auckland-wide or
zonal provisions:

a. assessment of different or additional criteria within a precinct may be authorised
however the vertical alighment of relevant provisions and cross referencing of
relevant Auckland-wide or zonal provisions is necessary.

b. the proposed wording of restricted matters and assessment criteria for new
buildings and additions and alterations are not supported in their present form at:

i. 1538.8.1(5)
ii. 15.8.8.2(5).

X. amended to limit 1538.4.1(A6), 1538.8.1(2), 1538.8.2(2) to the conversion of a building or
part of a building to dwellings or visitor accommodation.

Y. amended to ensure all relevant matters may be considered for applications to convert
buildings for dwellings or visitor accommodation.

a. 1538.8.1(2), and 1538.8.2(2) apply restricted matters and criteria in the Business —
Metropolitan centre zone which in turn focus on compliance with listed standards
applicable to the Business — Metropolitan centre zone.

b. Assessment criteria and restricted matters must address all relevant matters to the
activity, and in the context of the underlying zone and precinct.

Z. amended to remove restricted matters and assessment criteria at 1538.8.1(4) and 1538.8.2(4)
for drive through restaurants as:

a. the activity status of drive through restaurants should remain non-complying as
specified in the Business — Business Park zone

b. those matters are limited to amenity considerations
c. no effects on the transport network are considered.

AA. amended by removing restricted matters and assessment criteria evaluating compliance
with precinct plan 2 (see 1538.8.1(5) and 1538.8.2(5)).

BB. amended by adding to, deleting from or modifying the assessment criteria of the precinct to
ensure that all relevant matters can be effectively and efficiently evaluated to ensure urban
form outcomes outlined in the reasons for this submission, and consistency with the
objectives and policies of the underlying zoning and modified precinct.

Auckland Council submission on Smales Farm private plan change 23 page 10 of 12
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CC. amended by adding any “Special information requirements” necessary to highlight for
applicants any particular matters requiring special attention.

13.27

13.28 DD. supported, in so far as it retains a cap on retailing activity.

EE. supported, in so far as typographical errors in the operative precinct 1538 Smales 1 Precinct
are corrected.

13.29

FF. supported, in so far as limited provision is made for residential activity:
13.30(a) I a. support that no provision is made to enable camping grounds or retirement villages.

b. support that conversion of a building or part of a building to dwellings or visitor

13.30(b) accommodation be provided for as a restricted discretionary activity.

c. support provision is made for dwellings as a permitted activity, subject to
13.30 | 13.30(c) cr.)mpli.ance with appropriate standards (noting new buildings require restricted
discretionary approval)

d. do not support provision for the following activities from the residential nesting
13.30(d) table J1.3.5: integrated residential development; supported residential care;
boarding house

e. do not support that residential activity (excluding visitor accommodation) can be

13.30(e) established on the ground floor.
GG.supported, in provision for service stations as non-complying activities within the precinct at
13.31 Table 1538.4.1.
Auckland Council submission on Smales Farm private plan change 23 page 11 of 12
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| wish to be heard in support of this submission.

#13

If others make a similar submission | would consider presenting a joint case with them at the

hearing.

On behalf of Auckland Council:

 Daigo

Signature of person authorised to signh on behalf of submitter

Celia Davison
Manager Central South Planning Unit
Auckland Council

Dated: 15 April 2019

Address for service:
Celia Davison
Manager Central South Planning Unit

Email: celia.davison@aucklandcouncil.govt.nz
Telephone: 09 301 0101

Postal address:

Auckland Council

135 Albert Street

Private Bag 92300

Auckland 1142

Auckland Council submission on Smales Farm private plan change 23
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The following customer has submitted a Unitary Plan online submission.
Contact details

Full name of submitter:

Organisation name: Westlake Girls High School

Agent's full name: Joy Bradfield, Board Chair WGHS

Email address: joybradfield@gmail.com

Contact phone number: 021347271

Postal address:
2 Wairau Road
Takapuna

Auckland 0627

Submission details

This is a submission to:

Plan modification number: Plan Change 23

Plan madification name: Plan Change 23 (Private): Smales Farm
My submission relates to

Rule or rules:
Plan Change 23 1538 Smales 1 Precinct

Property address: 2 Wairau Road, Takapuna, Auckland
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:
Please see attached review document for submission details

| or we seek the following decision by council: Amend the plan modification if it is not declined
Details of amendments: Please see attached submission document for details of amendments

Submission date: 15 May 2019

Attend a hearing
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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.

Pae 704
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14* May 2019

Auckland Council
Private Bag 92300
Victoria Street West
Auckland 1142

SUBMISSION ON A PUBLICLY NOTIFIED PRIVATE PLAN CHANGE (PLAN CHANGE 23: SMALES FARM:
68-94 TAHAROTO ROAD, TAKAPUNA)

Affected Property: 2 Wairau Road, Takapuna
Submitter details

Organisation: Westlake Girls High School

Agent: Joy Bradfield, Board Chair
Postal Address: 2 Wairau Road, Takapuna, Auckland 0627
Email: joybradfield@gmail.com

Details of the Proposed Plan Change 23

Proposed plan change 23 seeks to amend policies in H15 Business — Business Park zone and to make
various changes to 1538 Smales 1 Precinct. The main purpose of the change is to transition the
Smales Farm office park to a transit-oriented form of mixed-use development over a 20-30 year
period by providing for a significant amount of residential development, in addition to the existing
provision for offices. The residential development would largely be in apartment formats, with some
buildings up to 100m high (approximately 30 storeys).

Overview and stance on the Proposed Plan Change 23

We oppose in part the proposed Plan Change 23, in particular, aspects of the proposed 1538 Smales
1 Precinct. This submission is intended to identify the impacts and effects of the proposed Plan
Change on Westlake Girls High School and seeks to ascertain what controls are in place to address
these. We seek assurance from Auckland Council that our concerns will be addressed, and that the
potential adverse effects noted in this submission will be avoided and/or mitigated in the final
approved plan.

e The removal of the requirement for traffic assessment for future development does not take
into account the significant effect increase traffic movements would have on neighbouring
sites such as WGHS. The proximity of the Smales Farm Bus Station could, and would
hopefully, encourage increased use of public transportation; however, the same argument
could be made for the proximity of the North and Southbound on/off ramps of the SH1
motorway. The construction costs of high rise apartment blocks are only offset by high yields
in sales prices. These are not ‘affordable homes’ and therefore would, no doubt, have a
parking requirement (for which no min/max has been set in the PC23); thus increasing the
traffic movements from the site and on the surrounding transport network. The potential for
increased congestion, and resultant dangerous driving behaviours, cannot be
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underestimated therefore we submit that traffic assessments should continue to be
required for all new developments that exceed the trip generation standards in E27.6.1.

o Table 1538.4 Accommodation activities (A5) through (A9) or a new activity covering “New
buildings” should not be Permitted activities, but should be Restricted Discretionary
activities and subject to the assessment criteria under 1538. that provides for the assessment
of new buildings, along with pedestrian amenity, safety and access.

e The increased maximum height area 1 on the proposed Precinct Plan 1538.10 proposes a 6
storey height limit, we believe that this is inappropriate. That the existing height limit in the
Precinct should be taken as Maximum height area 1 and that this existing height limit should
be extended to continue west along the full length of the site boundaries on Shakespeare Rd
Extn, up to and including the bus station/parking area and similarly south-east, along
Northcote Road to the boundary with the busway, to provide a buffer of 4-5 storey
development (as is currently the case fronting Taharoto Road), between the proposed
100m/30 storey high rise development and the surrounding existing lower height provisions
in the adjacent 3 storey Residential Mixed Housing Urban zone (which includes the WGHS
site). This extension of the 25m height zone would also avoid the wind tunnel, dominance
and privacy effects of high rise development within close proximity of the bus station and
the WGHS site (refer attached amended Smales Farm Precinct Plan : Maximum Height pg 7).

With regard to this submission, our concerns for the safety and privacy of Westlake Girls High School
students are paramount. This would include those students from all the nearby schools that may be
affected by this proposed plan change i.e. Takapuna Normal Intermediate School, Westlake Boys
High School and Carmel College.

The increased traffic generated from the site, pedestrian and cyclist’s safety at the main
intersections to the Smales Farm site, and safety for students traversing through the site on
foot/bike/scooter to TNIS, Takapuna and Northcote areas and vice versa to WGHS, Milford and
Forrest Hill must be assessed for each new development. Whilst the internal roads and pedestrian
routes are on private property, the public does have full access to the site and is an affected party.

The protection of the privacy of students on the WGHS school site and on the sports areas must be
maintained, with respect to the proximity of high rise buildings/apartments and their ability to
overlook the school grounds.

The negative impact of a wind-tunnel effect from high rise buildings in close proximity to the Smales
Farm Bus Station and WGHS grounds, that could endanger students (ranging in age from 11 -18
years) who may opt to run across roads/car parks and accessways, to get out of the wind, without
due regard to the dangers of road and vehicle movements is of serious concern.

Reasons for this Submission:

To provide WGHS with the ability to engage in the plan change process as an affected party, and
subject to any further modifications, to this plan change.

This submission opposes the following sections of 1538 Smales 1 Precinct, and any other aspects of
the plan change that have an effect on the safety and privacy of our students, staff and school
community. We acknowledge that the school has not engaged the services of a traffic engineer or
planning consultant to assess the impact of this Plan Change on our community. As such, we have
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not been able to provide a robust submission on the environmental effects of this PC, and this may
put the school at a disadvantage with respect to not having identified those areas of the PC that may
have a significant negative effect on the character of our school, along with the safety and privacy of
our students and school community. We hope that the processing planners will consider our areas of
concern in assessing this Plan Change.

While the school works in close co-operation with Smales Farm personnel and acknowledges the
high standard of development on the site thus far, with well-planned buildings, communal areas,
quality landscaped areas and a network of walking and cycling routes; and we have no reason to
suspect that any future development would be any different; we respectfully oppose the following
sections of the plan change and propose variations where detailed below, to protect our school
community from the perceived effects of future development on this site:

1. 1538.3 (3) oppose the proposed wording of this section; with the proposed addition of
residential development to this precinct PC, the wording should be amended to read “Require
any development over 105,000sgm gross floor area to demonstrate that the activity will not
significantly adversely affect the safe and efficient operation of the transport network, or that
such effects will be mitigated”

2. 1538.4 Activity Table, Table 1528.4.1. (A1) amend the wording to include Any activities
exceeding maximum GFA of 162,000sqm to be a Discretionary activity, and therefore subject to
assessment as such. We note that there is no proposed GFA limit for residential activities in this
plan change, and oppose this omission. We submit that there should all new buildings should be
Restricted Discretionary, or that residential activities should be included in (A1) when exceeding
the max GFA of 162,000sgm and assessed as a Discretionary activity.

3. 1538.4 Activity Table, Table 1528.4.1. (A4) amend the activity status of activities exceeding the
limits in standard 1538.6.4 (proposed building heights) to be a Discretionary activity, and
therefore subject to assessment as such.

4. 1538.4.1. Activity Table - Add an additional activity to this table, for all New Buildings to have a
Restricted Discretionary activity status and therefore be subject to assessment criteria under
section 1538.8.2. and in particular 1538.8.2.(e) which addresses Pedestrian amenity, safety and
access; and (f) (4" bullet point) which addresses the wind, shadowing, dominance and privacy
effects on buildings extending above RL50.4m - all of which impact on WGHS’s school and
community.

4.1.1.Note that the abovementioned assessment criteria under the proposed PC (section
1538.8.2. and in particular 1538.8.2.(e) and (f)) only applies to restricted discretionary
activities which does not include new buildings or residential dwellings, integrated
residential development, supported residential care, or any of the permitted activities
in the table. This is a major oversight, that prevents the assessment of these
important criteria in any of the permitted activities/developments in the future.

4.1.2.We also note that Precinct standards trump the underlying H15 Business - Business

Park zone standards, and that the assessment criteria under the Precinct standards for
RD activities (as detailed above) are not found in the assessment criteria for New
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buildings in the Business Park zone standards H15.8, despite being Restricted
Discretionary activities in this zone H15.4.1.(A39). This is considered to be a major
oversight, that prevents the assessment of these important criteria in any of the
permitted activities/developments in the future.

4.1.3.H15.3.(8) provides for the consideration of dominance, overlooking and shadowing of
development aspects, adjacent to Special Purpose School zones; however, we do not
believe that this is robust enough and cannot be effectively assessed under the
Business — Business Park zone standards. There is no provision of robust assessment
criteria of these aspects in the zone standards, compared with that in Precinct
assessment criteria. We submit that the consideration of these aspects should be
undertaken in the assessment criteria provided in the Smales 1 Precinct chapter.

1538.6 Standards — We oppose the proposed wording directly under this section heading (first
two bullet points) which refers to the requirements for Integrated transport assessment and trip
generation.

1538.6.3 Trip generation — We oppose the proposed wording in the PC for this section, the GFA
should not be increased and residential development should not be added to this exemption for
an ITA.

1538.6.3 Trip generation - We submit that an Integrated Transport Assessment must be
provided with all resource consent applications for future residential development where
specified trip generation thresholds are exceeded under Section E27.6.1.

7.1.1.As stated previously, the removal of the requirement for traffic assessment for future
development does not take into account the significant effect increased traffic
movements would have on neighbouring sites such as WGHS. The proximity of the
Smales Farm Bus Station could, and would hopefully, encourage increased use of
public transportation; however, the same argument could be made for the proximity
of the North and Southbound on/off ramps of the SH1 motorway. The construction
costs of high rise apartment blocks are only offset by high yields in sales prices. These
are not ‘affordable homes’ and therefore would, no doubt, have a parking requirement
(NB for which no min/max has been set in the PC23); thus increasing the traffic
movements from the site and on the surrounding transport network. The potential for
increased congestion, and resultant dangerous driving behaviours, cannot be
underestimated; therefore we submit that traffic assessments should continue to be
required for all new developments that exceed the trip generation standards as
detailed in section E27.6.1.

8. We submit that the original wording of section 1538.6.3. should be varied to exempt non-

residential development only. Variation to 1538.6.3 “Non-residential development up to
105,000sgm gross floor area will not be subject to the following (1) Policy E27.3.(2) Integrated
transport assessment; and (2) Standard E27.6.1. Trip generation”, but not to exempt residential
development.

8.1.1.It is noted that the Policies of the H15 Business - Business Park zone refer to “not
adversely affect(ing) the safe and efficient operation of the transport network”; and
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that “where development of a business park is staged, the different stages should be
managed to enhance amenity values and the environment and maintain or reduce the
impact on the transport network”. Would these policies be applicable and assessed
once Plan Change 23 is operative, or would the precinct standards overrule this
assessment?

We oppose the assessment criteria in Section 1538.8.2. only applying to Restricted
Discretionary activities, and in particular sections 1538.8.2.(e) and (f) only applying to RD
activities, and believe it should be applied to ALL activities, including all Permitted activities in
Table 1538.4.1. We note that these criteria are not assessed under the underlying Business Park
zone assessment criteria for new buildings and therefore should be included for all new
buildings in this section.

Variation of section 1538.8.2. (5) if this was amended to read “All New Buildings. Additions and
alterations not provided for” There would avoid confusion over whether this assessment criteria
applies to new buildings or new buildings not provided for.

We oppose section 1538.10 Precinct plans, 1538.10 Smales 1: Precinct Plan 1 - Maximum Height

area 1 and oppose the proposed amendments to section 1538.6.4.(1). We oppose the increased
height from 25m to 27m in the Maximum Height Area 1 and submit that the original wording of
1538.6.4. (1) be retained, that buildings must not exceed RL48.5m in height ie. 25m height above
ground level.

We oppose section 1538.10 Precinct plans, 1538.10 Smales 1: Precinct Plan 1 - Maximum Height.
We submit that the Maximum Height Area 1 be amended to buildings not exceeding RL48.5m
as above, and that the extent of this amended Area 1 be extended to the boundary with the
busway on both the northwestern and southeastern boundaries, continuing the proposed
setback width of Max Ht Area 1 along Shakespeare Rd Ext and Northcote Road respectively to
the busway. This would then provide for more appropriate 4-5 storey buildings along all road
boundaries, as exists along Taharoto Rd at present, providing a buffer from the high rise 30
storey buildings, and would graduate development from the site to the surrounding 3 storey
Residential Mixed Urban zones. (refer attached amended Smales Farm Precinct Plan : Maximum
Height pg 7).

We oppose section 1538.10 Precinct plans, 1538.10 Smales 1: Precinct Plan 1 - Maximum Height.
We oppose the extent of Maximum Height Area 2 and its proximity to Shakespeare Rd Ext and
the Smales Farm Bus station; and Northcote Road; and seek to vary the extent of the Maximum
Height Area 2 with a reduction of this area so it does not border the abovementioned roads. The
AEE states that 100m in height is equivalent to the 30 storey Sentinel Building, it is not
appropriate to have buildings of that height adjacent to Shakespeare Rd Extension and the Bus
station, with its cumulative effects of dominance, shading, privacy issues etc adjacent to a school
zone and school transition areas, and we strongly object to this proposal. The PC23 drawings
clearly show the dominance effects, and overlooking from this excessive development adjacent
to WGHS. (refer attached amended Smales Farm Precinct Plan : Maximum Height pg 7).

We are concerned that the height in relation to boundary provisions along Shakespeare Road

Extn shown in the PC23 drawings, appear to be inappropriate in comparison with the adjacent
Residential Mixed Housing Urban zoning on the WGHS site and trust that the Height in relation
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#14

14.10 to boundary standards in the Business — Business Park zone H15.6.2. for developments
adjacent to the Mixed Housing Urban zone would still apply.

15. Despite the accessibility of the Smales 1 Precinct to public transport services, and the PC23’s
reference to the function and amenity of the Business — Metropolitan Centre zone; this is not a
Metropolitan Centre, anymore than the Sunnynook bus station environs is a Metropolitan
Centre, therefore we oppose references to Metropolitan Centre controls in this Plan Change.

14.11

We seek the assurance from Auckland Council that our abovementioned concerns will be addressed,
and that the potential adverse effects noted in this submission will be avoided and/or mitigated in
the final approved plan.

Hearings
I wish to be heard in support of this submission.

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

Yours faithfully
Joy Bradfield

Board Chair

Westlake Girls High School

On behalf of Westlake Girls High School.
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15.1

Housing New Zealand

Housing New Zealand Corporation

15 May 2019

Attention: Planning Technician
Plans and Places

Auckland Council

Private Bay 92300

Auckland 1142

unitaryplan@aucklandcouncil.govt.nz

SUBMISSION ON THE PROPOSED PLAN CHANGE 23 (PRIVATE): SMALES FARM

Housing New Zealand Corporation (“Housing New Zealand”) at the address for service set
out in this letter makes the following submission on Proposed Plan Change 23 (Private):
Smales Farm (“PC23”) to the Auckland Unitary Plan Operative in Part (“AUP”).

This submission letter provides an overview of the matters of interest to Housing New

Zealand, followed by detail of submission matters related to PC23.
Submission Summary
Housing New Zealand’s response to PC23 is:

e That we generally support the identified purpose of PC23 to “facilitate the development of
a Transit Oriented Development (“TOD”) on the subject site to take advantage of its
proximity to a key public transport interchange (Northcote interchange of the Northern
Motorway and the adjoining Northern Busway and Smales Farm Station) and associated

public transport links; and

o We consider further amendments are required to PC23, to better align the proposal,
including the proposed amended provisions of the Smales Farm 1 Precinct, with the

identified purpose and vision to facilitate the development of a TOD at the subject site.

The remainder of this submission provides specific comment on those matters of greatest

interest to Housing New Zealand.

DRAFT PC23 - Last updated: 15/05/2019
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Housing New Zealand

Housing New Zealand Corporation

Background

1.

Housing New Zealand’s role includes the efficient and effective management of state
houses and the tenancies of those living in them. Housing New Zealand’s tenants are
people who face barriers (for a number of reasons) to housing in the wider rental and

housing market.

It is essential that Housing New Zealand is able to meet its responsibility of providing
efficient and effective state housing for the most vulnerable members of our society,
so as to deliver to the social and economic wellbeing of both these people and the
wider community. This responsibility drives Housing New Zealand’s strategic goals
for the reconfiguration of its portfolio to meet regional demand, reduce deprivation
levels in communities with a high state housing presence, and meet the Crown’s

financial performance requirements.

These goals require Housing New Zealand to have the ability to construct and

develop quality housing, and maintain this housing in a manner that:

(a) Provides healthy, comfortable, and fit-for-purpose housing to people in need,

for the duration of their need;

(b) Improves the diversity and effectiveness of state housing delivery in Waikato
District to meet the changing needs of our communities and aligns the state

housing portfolio with demographic trends and demand;

(c) Enables vacant homes to become ready for tenants and specific tenants’

needs as quickly as possible;

(d) Enables increased supply for the delivery of state housing and other

affordable housing options; and
(e) Undertakes the above in a cost effective way.

In the Auckland context, the housing portfolio managed by Housing New Zealand
comprises approximately 28,608 dwellings (as at 30 Jun3, 2018). The Auckland
Region is identified as a key area for Housing New Zealand to reconfigure and grow
its housing stock to provide efficient and effective state housing that is aligned with

current and future residential demand in the area, and the country as a whole.

DRAFT PC23 - Last updated: 15/05/2019
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Housing New Zealand

Housing New Zealand Corporation

Housing New Zealand and Local Government

5. Housing New Zealand has a shared interest in the community as a key stakeholder,
alongside local authorities. Housing New Zealand’s interest lies in the provision of
state housing to persons who are unable to be sustainably housed in private sector
accommodation. Housing New Zealand works with local authorities to ensure that

appropriate services and infrastructure are delivered for its developments.

6. Apart from its role as a state housing provider, Housing New Zealand also has a
significant role as a landowner, landlord, rate payer and developer of residential
housing. Strong relationships between local authorities and central government are

key to delivering government’s priorities on increasing housing supply.

7. Policy decisions made at both central and local government level have impacts on
housing affordability. The challenge of providing affordable housing will require close
collaboration between central and local government to address planning and
governance issues to reduce the cost of construction, land supply constraints,
infrastructure provision and capacity as well as an improved urban environment. For
example, the supply and available development capacity of residentially zoned land,
impacts on the location, form and typology and density of housing. These factors
directly contribute to the cost of residential land and capital costs of housing
developments. The form, function and future operating costs of housing are managed
through the regulatory processes of Council and the outcomes of these processes

has a correlation with the long-term affordability and quality of housing.

8. Housing New Zealand is interested in all issues that may affect the supply and
affordability of housing, as well as the delivery of urban growth and quality
intensification in appropriate locations. These include the provision of services and
infrastructure and the availability of appropriately zoned land.

Scope of Submission

9. The submission relates to PC23 as a whole.

The Submission is:

10. Housing New Zealand opposes PC23, for the reasons set out below.

11. Provided that the relief sought below and attached is granted:

DRAFT PC23 - Last updated: 15/05/2019
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13.

DRAFT PC23 - Last updated: 15/05/2019

(a)

(b)

T
Housing New Zealand

Housing New Zealand Corporation

PC23 will be in accordance with the purpose and principles of the Resource
Management Act 1991 (“the Act”) and will be appropriate in terms of section
32 of the Act; and

The potential adverse effects that might arise from activities allowed by PC23

will have been addressed appropriately.

In the absence of the relief sought, PC23:

(a)

(b)

Is contrary to the sustainable management of natural and physical resources

and is otherwise inconsistent with Part 2 of the Act;

Will in those circumstances impact significantly and adversely on the ability of
people and communities to provide for their social, economic and cultural

wellbeing.

In particular, but without limiting the generality of the above:

(a)

The proposed amendments to the provisions of the Smales 1 Precinct
effectively seek to enable a mix of activities / land uses which are largely
aligned with the activities / land uses provided for in the ‘Metropolitan Centre’
and ‘Mixed Use’ zone provisions of the AUP. Housing New Zealand consider
that, rather than seeking to amend the Smales 1 Precinct to be more enabling
of mixed uses, a more appropriate planning response would be to seek to
amend the underlying zoning of the subject site to the ‘Mixed Use’ zone,
rather than retain the current zoning of ‘Business Park’. This would mean the
underlying zoning (being ‘Mixed Use’) would better reflect the intended vision
for the further development of the site as a mixed-use ‘TOD’. In addition, it
would also mean that the existing provisions of the ‘Mixed Use’ zone
(objectives, policies, rules, development standards including bulk and location
controls, and the assessment framework) in the AUP would better manage the
anticipated effects of, as well as the desired design outcomes for, a
comprehensive mixed-use development. The key aspect to this is that the
current provisions of the both the ‘Business Park’ zone as well as the ‘Smales
1 Precinct’ were not developed to anticipate or address proposals for
comprehensive, high density residential development (e.g. in the same way

the ‘centres’ or ‘Mixed Use’ zone provisions were developed to specifically
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Housing New Zealand

Housing New Zealand Corporation

anticipate and manage the potential adverse effects associated with high-

density mixed-use and residential development outcomes).

(b) PC23 now proposes to enable and provide for residential activities as a
Permitted Activity in the Smales 1 Precienct, as well as proposing
amendments to Policy H15.3(18) of the Business Park zone to also enable the
provision of residential activities within the Smales 1 Precinct. Housing New
Zealand oppose these amendments, and consider (as outlined further below)
15.2 | that a more appropriate approach through PC23 would be to seek to amend

the underlying zoning of the subject site to a ‘Business — Mixed Use’ zone,

which would better align with the intended vision and purpose of the proposal.

The Smales 1 Precinct provisions, as proposed to be amended, provide no gross
floor area (GFA) limit / threshold for residential development / activities, while a GFA
limit (162,000m2) remains for non-residential activities. It is noted that, under the
Operative provisions of the Smales 1 Precinct, the GFA limit for all activities on the
site is 162,000m?. Housing New Zealand consider the PC23 should be amended to
retain @ minimum level of non-residential GFA and remove the overall GFA limit on
the site, thus the residential component of development on the site will not result in a
reduction of business activity previously planned for the site but will be provided
through further intensification of the site and as an addition to the site. The purpose
of such a new threshold would be to ensure that the Smales 1 Precinct provisions
specifically provide for a genuine mix of activities / land uses as, under the provisions
currently proposed through PC23, there appears to be no mechanism which would
prevent the remaining development of the subject site to be predominantly residential
in nature (which, again, is inconsistent with the intent of the underlying Business Park

zone and the stated intent of the plan change).

(d) The proposed amendments to the ‘Smales 1 Precinct’ specifically seek to
exempt the need for proposals for residential development to be considered
against Policy E27.3(2) (regarding Integrated Traffic Assessments), or to have
to comply with Standard E27.6.1 (Trip Generation). Housing New Zealand
oppose these proposed exemptions. Given the currently proposed provisions
of PC23 provide no limit on the extent of residential development which can
take place across the site over time, Housing New Zealand consider it is
important that any proposals for more than 100 residential units remain
subject to the current Standard E27.6.1 (Trip Generation) of the AUP so that

DRAFT PC23 - Last updated: 15/05/2019
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Housing New Zealand Corporation

the potential adverse effects of any such proposal on the transport network
can be appropriately assessed. Therefore, any proposal which would provide
for 100 dwellings or more would be subject to the existing Policy E27.3(2) and
155 Standard E27.6.1, which would require consent as a Restricted Discretionary

Activity and also require the preparation of an ITA.

(e) The provisions of PC23 also provide no controls / management in relation to
residential development / activities at ground floor. The application
documents refer to the potential for the provision of a significant number of
new dwellings at the subject site, while also making numerous references to
“apartments”. Housing New Zealand consider that PC23 should be amended
156 to include a new standard / rule within the Smales 1 Precinct provisions,
similar to that already included within the various ‘Centre’ zone provisions of
the AUP, which requires any new residential development to be located above
ground floor level. At present, there are no provisions proposed as part of

PC23 which would prevent the delivery of ground-level residential dwellings.

f The provisions of PC23, as currently proposed, do not include adequate
provisions to guide expectations for residential development outcomes at the
subject site. The combination of the proposal to retain the underlying
‘Business Park’ zone, along with the proposed amendments to the existing
‘Smales 1 Precinct’ provisions, provide very little in the way of an assessment
framework to assess proposals for new residential development as a
Restricted Discretionary Activity. Again, Housing New Zealand consider that
the most appropriate method to address this issue would be for PC23 to seek
to amend the underlying zoning of the site to ‘Mixed Use’ (rather than
15.7 retaining the current ‘Business Park’ zoning) as the existing provisions of the
‘Mixed Use’ zone in the AUP already contain an appropriate assessment
framework to manage the potential adverse effects associated with

comprehensive mixed-use developments, in particular high density residential

development proposals.

(9) The proposed ‘Precinct Plan 1 — Maximum Height’, as well as proposed
Standard 1538.6.4 (Building Height) of the ‘Smales 1 Precinct’ provisions seek
to enable maximum buildings heights across the site of up to 100m above
ground level. . Housing New Zealand is not opposed to the use of additional

height to support the intensification of landuse around the transport node but

Pag'e'? 1f?
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(h)

(i)

15.9

Relief Sought

e #15
Housing New Zealand

Housing New Zealand Corporation

considers that such provision is better managed in a defined way through the
application of the mixed zone to the site and use of the additional Height
Variation Control by way of additional maps and amendments to table
H13.6.1.2. This approach will better manage the effects on amenity values

within and external to the land subject to the plan change.

Section 8.3.4 of the AEE document sets out an assessment of PC23 against
the National Policy Statement on Urban Development Capacity (NPSUDC),

and specifically notes the following:

“The Proposed Plan Change will enable the development of a significant
number of dwellings (apartments) at Smales Farm and in that way contribute
to the supply of housing to meet the demand from a growing population in the
medium to longer term. The ongoing role of Smales Farm as a focus for
employment opportunities will be unaffected by the proposed amendments to
the provisions of the Smales 1 Precinct.”

Housing New Zealand note that there appears to be no discussion or
assessment of the potential effects of the Plan Change particularly in respect
of the newly proposed enablement for residential development at the site, and
the potential impacts this may have in relation to a now reduced potential for
further office / commercial development of the current site. Without an
assessment of this aspect of the proposal, it is difficult to conclude whether
the proposal would be consistent with the NPSUDC, in particular what the
potential effects of the new proposal could be in relation to a potential
reduction in supply of ‘office / commercial’ activities at the site over the longer-
term. Housing New Zealand therefore consider the PC23 application
documentation should be amended and updated to include an assessment of
the potential effects of a reduced delivery of ‘offices / commercial’ activities at
the site, in the circumstance where the future development of the site could be

predominantly residential in nature.

14. The Corporation seeks the following decision from Auckland Council on the PC23:

15.1 | (a)

That the proposed provisions of PC23 be deleted or amended, to address the

matters raised in this submission, so as to provide for the sustainable

DRAFT PC23 - Last updated: 15/05/2019
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Housing New Zealand

Housing New Zealand Corporation

management of the region’s natural and physical resources and thereby

achieve the purpose of the Act.
(b) Such further or other relief, or other consequential or other amendments, as

are considered appropriate and necessary to address the concerns set out

15.10 .
herein.

15. Housing New Zealand does not consider it can gain an advantage in trade

competition through this submission.
16. Housing New Zealand wishes to be heard in support of this submission.

17. If others make a similar submission, Housing New Zealand would be willing to

consider presenting a joint case with them at hearing.

Dated the 15" of May 2019.

HOUSING NEW ZEALAND
CORPORATION

217
/5:0

Brendon Liggett, Development Planning

Manager
Copies to: Beca Limited Housing New Zealand Corporation
PO Box 6345 PO Box 74598
Auckland Greenlane, Auckland
Attention: Matt Lindenberg Attention: Gurv Singh
Email: matt.lindenberg@beca.com Email: gurv.singh@hnzc.co.nz

DRAFT PC23 - Last updated: 15/05/2019
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#16

The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Mark Bourne
Organisation name: Watercare
Agent's full name: Lindsay Wilson

Email address: lindsay.wilson@water.co.nz

Contact phone number: 0220116507

Postal address:
Private Bag 92 521
Wellesley Street
Auckland 1141
New Ze

Auckland
Auckland 1141

Submission details

This is a submission to:

Plan modification number: Plan Change 23

Plan modification name: Plan Change 23 (Private): Smales Farm
My submission relates to

Rule or rules:
Water Supply 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? No

The reason for my or our views are:
The notified plan change has limited information in respect of water supply and wastewater.

| or we seek the following decision by council: Accept the plan modification
Submission date: 15 May 2019

Supporting documents
20190515 Watercare Servics Limited Submission on PC23 Smales Farm.pdf
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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.

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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Servi imited
Walercare <%z et e

An Auckland Council Organisation === Auckland 1050, New Zealand

Private Bag 92521 Wellesley Street,
Auckland 1141, New Zealand

Telephone +64 9 539 7300
Facsimile +64 9539 7334
www.watercare.co.nz

To: Auckland Council Plan Change Modification 23: Smales Farm
From: Watercare Services Limited (Watercare)

Contact: Lindsay Wilson, Policy Planner

Phone: 022 011 6507

Email: lindsay.wilson@water.co.nz

Date: 15 May 2019

Submission on plan change 23 (private): Smales Farm, Takapuna

1.0

2.0

NATURE OF SUBMISSION

Watercare Services Limited (“Watercare”) does not wish to comment on the overall
merits of the Proposed Private Plan Change 23 to the Auckland Council Unitary Plan
[“the plan change”]. Rather, Watercare seeks to comment in relation to the
provision of water and wastewater services for the Smales Farm Mixed Use Transit
Oriented Development to ensure that the site can be appropriately serviced in the
future.

BACKGROUND

Watercare owns and operates the public water and wastewater assets in Auckland
and is responsible for providing water supply and wastewater services in Auckland.
Watercare is also required to maintain the long term integrity of its assets to ensure
safe and reliable water supply and wastewater services.

The applicant (Northcote RD 1 Holdings Limited) has initiated a private plan change
to amend the policies in H15 Business Park Zone and make changes to 1538 Smales
1 Precinct. The main purpose of the change is to transition the Smales Farm Office
Park to a mixed-use development over a 20 to 30-year period that provides for a
significant amount of residential development, in addition to the existing provision for
offices. The residential development would largely be in apartment formats, with
some buildings up to 100m high (approximately 30 storeys).

Watercare supports brownfield intensification of existing urban areas, as this
supports the Auckland Plan objective of quality compact development focused mainly
within the urban footprint. This enables efficient use of land and ability to link with
existing infrastructure.
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#16

Unitary Plan provisions, Watercare requires information on what upgrades are
required and the potential staging and likely rate of development.

The calculations provided by Riley Consulting in the Civil Engineering Assessment
Private Plan Change 68-94 Taharoto Road (March 2019) [‘the report] does not
provide the level of information required to fully assess the implication of this
proposed change.

The assessment was based on a mixed commercial / residential development,
referred to as the Indicative Development Senario (IDS). This does not follow the
practices and design assumptions set out in Watercare’s Code of Practice.

Modelling work is required to show if there are capacity constraints, what
infrastructure needs upgrading and indicate when (based on staging plan) these
upgrades need to happen. Also noting who would fund these upgrades. This work
must be carried out by the applicant.

Following a meeting on 3 May, the applicant has provided additional information
requested by Watercare. This information included the maximum envelope, the
potential staging and what upgrades are required.

Watercare will analyse this information and the applicant and Watercare will be
working together on an ongoing basis to ensure infrastructure is appropriately
provided for.

Watercare recognises this development is an opportunity with strategic linkages to
transport and amenities. However, given the scale and extra demands on
infrastructure Watercare needs to understand the impacts on the surrounding
networks.

Water Supply and Wastewater

The applicant needs to recalculate water demand and wastewater flows using the
Watercare Code of Practice.

Using the Code of Practice, the residential and commercial demands would be
significantly higher than those presented in the engineering report, thereby placing
significantly more demand on the network than is suggested.

Based on the recalculated flows, the applicant needs to demonstrate the impact on
existing networks at full development and the extend of upgrades required (if any).

Page72f:§
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4.0 RELIEF SOUGHT
Watercare seeks the following:

¢ Comprehensive development assumptions and staging
16.2

o Assessment of the upgrades that may be required

e Confirmation that the upgrades will be funded by the developer

5. WISH TO BE HEARD

Watercare wishés to be heard in support of this submission.

M

ead of Servicing and Consents

Date 15 May 2019
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The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Svetla Grigorova
Organisation name:

Agent's full name:

Email address: svetlag7@gmail.com

Contact phone number:

Postal address:
3/53 Karaka St
Takapuna

Auckland 0622

Submission details

This is a submission to:

Plan modification number: Plan Change 23

Plan madification name: Plan Change 23 (Private): Smales Farm
My submission relates to

Rule or rules:
Zoning Breach Traffic Impact Noise Impact Health Impact

Property address:
Map or maps:

Other provisions:
Zoning Breach Traffic Impact Noise Impact Health Impact

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? No

The reason for my or our views are:

Zoning Breach - what is the point of having zones if they can be overwritten by some players while
others can not do that - is this fair or discriminatory? Traffic Impact - present roads & public transport
are already congested & time consuming during, before & after peak hours. The present roads,
parking, public transport are not equipped to support such a huge population increase. Noise Impact -
there is a hospital, a number of retirement villages, schools, other medical facilities - where quietness
(noise limit importance) is needed for these facilities to function properly without disruptions. Plus
there are a lot a lot of family homes in the area where people need to be able to relax, rejuvenate,
recharge & recover from their hard working week. Health Impact - North Shore Hospital serves a big
area consisting of the North Shore, Waitakere & Rodney serving more than 600,000+ people.
Therefore, most of the time NSH is either overcrowded or runs on 100% occupancy. Plus there has
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#17

been staff shortages recorded over the years. How will this single population continue to serve an
exploding population growth?

| or we seek the following decision by council: Decline the plan modification
Submission date: 15 May 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
¢ 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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The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Atanas Gornakov
Organisation name:

Agent's full name: Atanas Gornakov

Email address: atanas@moderntiling.co.nz

Contact phone number:

Postal address:
3/53 Karaka St
Takapuna

Auckland 0622

Submission details

This is a submission to:

Plan modification number: Plan Change 23

Plan madification name: Plan Change 23 (Private): Smales Farm
My submission relates to

Rule or rules:
Zoning Breach Traffic Impact Noise Impact Health Impact

Property address:
Map or maps:

Other provisions:
Zoning Breach Traffic Impact Noise Impact Health Impact

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? No

The reason for my or our views are:

Zoning Breach - what is the point of having zones if they can be overwritten by some players while
others can not do that - is this fair or discriminatory? Traffic Impact - present roads & public transport
are already congested & time consuming during, before & after peak hours. The present roads,
parking, public transport are not equipped to support such a huge population increase. Noise Impact -
there is a hospital, a number of retirement villages, schools, other medical facilities - where quietness
(noise limit importance) is needed for these facilities to function properly without disruptions. Plus
there are a lot a lot of family homes in the area where people need to be able to relax, rejuvenate,
recharge & recover from their hard working week. Health Impact - North Shore Hospital serves a big
area consisting of the North Shore, Waitakere & Rodney serving more than 600,000+ people.
Therefore, most of the time NSH is either overcrowded or runs on 100% occupancy. Plus there has
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been staff shortages recorded over the years. How will this single population continue to serve an
exploding population growth?

| or we seek the following decision by council: Decline the plan modification
Submission date: 15 May 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
¢ 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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4SIGIHT

COMNSULTING

FURTHER SUBMISSION PURSUANT TO CLAUSE 6 OF THE FIRST SCHEDULE OF THE
RESOURCE MANAGEMENT ACT 1991
ON THE SUMMARY OF DECISIONS REQUESTED ON PRIVATE PLAN CHANGE 23 - SMALES
FARM - TO THE PARTIALLY OPERATIVE AUCKLAND UNITARY PLAN

27™ June 2019

To: Auckland Council
Further Submissions on Proposed Private Plan Change 23
Unitary Plan
Private Bag 92300
Attention: Planning Technician

By Email only: unitaryplan@aucklandcouncil.govt.nz

Name: Westlake Girls High School
2 Wairau Road
Forrest Hill
Auckland, 0627

Attention: Jane Stanley, Principal

Address For Service: 4Sight Consulting Limited
201 Victoria Street West, Auckland Central
PO Box 911310, Victoria St West
AUCKLAND, 1142.

Attention: David Le Marquand
Phone: 021 122 3429
Email: davidl@4sight.co.nz
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FURTHER SUBMISSION TO THE SUMMARY OF DESCISIONS REQUESTED ON PRIVATE PLAN CHANGE 23 TO 28 June 2019
THE AUCKLAND UNITARY PLAN AA5580 WGHS

1 THE SUBMISSIONS OF WESTLAKE GIRLS HIGH SCHOOL (WGHS) TO PRIVATE PLAN CHANGE 23
- SMALES FARM (PC23) ARE CONTAINED IN THE ATTACHED TABLE.

2 WGHS WISHES TO BE HEARD IN SUPPORT OF THIS FURTHER SUBMISSION.

3 IF OTHERS MAKE A SIMILAR SUBMISSION, WGHS WOULD BE PREPARED TO CONSIDER
PRESENTING A JOINT CASE AT ANY HEARING.

4 WGHS COULD NOT GAIN AN ADVANTAGE IN TRADE COMPETITION THROUGH THIS FURTHER
SUBMISSION.

5 WGHS ARE 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.

Dated at AUCKLAND this 27" day of June 2019
Signature of person authorised to sign on behalf of WGHS

BB Qw

David Le Marquand
Principal Planning and Policy Consultant

Address for Service: (as per cover sheet)
4Sight Consulting
PO Box 911310
Victoria St West
AUCKLAND, 1142

Attention: David Le Marquand
Phone: 021 122 3429

Email: davidl@4sight.co.nz
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Further Submissions on Proposed Plan Change 23 to the Auckland

To:

Unitary Plan (Operative in Part)

Clause 8 of Schedule 1 to the Resource Management Act 1991

unitaryplan@aucklandcouncil.govt.nz
Auckland Council

Private Bag 92300

AUCKLAND 1142

Name of submitter: Northcote RD 1 Holdings Limited (“the Submitter”)

As the applicant for Plan Change 23 (“the Plan Change”) to the Auckland Unitary
Plan (Operative in Part) (“the Unitary Plan”), the Submitter has an interest in the

Plan Change that is greater than the interest of the general public.

The Submitter opposes in their entirety the original submissions to the Plan Change

listed in the attached Schedule (“the Primary Submissions”).

This further submission identifies submissions in opposition to the Plan Change by
submitters who (with one exception) have given notice that they wish to be heard at

the hearing. For completeness it is noted that the Submitter:

(a) Is entitled to appear at the hearing pursuant to its role as applicant for the

Plan Change; and

(b) Reserves the right to present evidence and submissions in respect of all
submissions on the Plan Change, regardless of whether they are identified in

this document.
The reasons for this further submission are:

(a) The Primary Submissions do not promote the sustainable management of
natural and physical resources and are otherwise contrary to the purpose and

principles of the Resource Management Act 1991 (“RMA").

(b) The relief sought in the Primary Submissions is not the most appropriate in
terms of section 32 of the RMA.

DAA-004386-255-414-V3
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(c) Rejecting the relief sought in the Primary Submissions would more fully serve

the statutory purpose than would implementing that relief.
(d) The Plan Change is:
(i) Consistent with the purpose and principles of the RMA;

(i) The most appropriate way of giving effect to the purpose of the RMA,
the National Policy Statement — Urban Development Capacity and the

provisions of the Regional Policy Statement in the Unitary Plan; and

(iii) The most appropriate suite of provisions to apply to the Smales Farm

site in the context of the Unitary Plan provisions.

(e) The additional reasons set out in the attached Schedule.

5. The Submitter asks that the Primary Submissions be disallowed for the reasons set
out above.

6. The Submitter wishes to be heard in support of its further submissions.

7. If others make a similar submission, the Submitter will consider presenting a joint

case with them at the hearing.

DATED 27 uﬁe\%m 9

Douglas Allan - Counsel for Northcote RD 1 Holdings Limited

ADDRESS FOR SERVICE: The offices of Ellis Gould, Solicitors, Level 17, VVero Centre, 48
Shortland Street, PO Box 1509, Auckland 1140, DX CP22003, Auckland, Telephone: (09)
307-2172, Facsimile: (09) 358-5215. Contact:  Douglas  Allan. Email:
dallan@ellisgould.co.nz.
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¥

Auckland ¢

An Auckland Council Organisation
20 Viaduct Harbour Avenue, Auckland Central, Auckiand 1010

Private Bag 92250, Auckland 1142, New Zealand
Ph 09 355 3553 Fax 09 355 3550

28 June 2019

Auckland Council

Level 24, 135 Albert Street

Private Bag 92300

Auckland 1142

Attn; Sophia Coulter - Planning Technician, Plans and Places

Dear Sophia,

Further Submissions on Proposed Private Plan Change 23 — Smales Farm

Attached are Auckland Transport’s further submissions on Proposed Plan Change 23 to the Auckiand
Unitary Plan Operative in Part (AUPOIP).

Yours sincerely

Tracey Berkahn
Executive General Manager Planning and Investment

Address for service:

Auckland Transport

20 Viaduct Harbour Avenue, Auckland Central,
Auckland 1010

Phone: (09) 448 7015

Email: Kevin.Wong-Toi@at.govt.nz

For: Kevin Wong-Toi, Principal Planner
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PRIVATE PLAN CHANGE 23- SMALES FARM: AUCKLAND TRANSPORT FURTHER SUBMISSIONS

Susan Peace (5)

5.2

Support in part

Support in part the intent of the submission
point regarding providing an appropriate
threshold for assessing effects on the transport
network that are aligned with Transit Orientated
Development (TOD) principles.

AT is supportive of a potentially lower threshold
and appropriate transport assessment
framework in the context of the proposed
activities enabled by the plan change at this
location that is informed by further analysis and
investigation as part of this plan change.

Sally Stawson (7)

7.2

Support in part

Support in part to the extent that the relief
sought in submission point 7.2 seeks to review
the transport analysis and impacts on the
network.

New Zealand Transport
Agency (10)

10.1

Support

Support amendment to 1538.1 (A1) precinct
description to reinforce TOD outcomes
underpinning the proposed plan change.

10.2

Support in part

Support in part to retain 1538.2 objective (A1) to
the extent that the proposed objective seeks
appropriate land use diversity and density
outcomes consistent with TOD at this location.

10.3

Support

Support retention of wording for 1538.2 objective
(1) as it recognises the need to manage effects
on the transport network as part of the overall
development outcomes.

104

Support in part

Support in part to retain 1538.2 objectives (2) &
(3) to the extent that the proposed objectives
will direct appropriate transport - land use
integration and multi-modal transport responses
consistent with TOD principles at this location.

10.5

Support

Support amendment to 1538.3 policy (1B) to
explicitly recognise connections to the Smales
Farm Bus Station as the key transit node
servicing the area.

10.6

Support

Support amendment to 1538.3 policy (2) as this
amendment reinforces the need to manage
accessory activities, including through
identifying an appropriate activity status.

Page2 of 6

Page'? 4f13



#FS03

PRIVATE PLAN CHANGE 23- SMALES FARM: AUCKLAND TRANSPORT FURTHER SUBMISSIONS

10.7, 1013,
10.14, 10.17,
10.19, 10.20

Support in part

Support in part the intent of these submission
points regarding providing an appropriate
threshold for assessing effects on the transport
network that are aligned with TOD principles.

AT is supportive of a potentially lower threshold
and appropriate transport assessment
framework in the context of the proposed
activities enabled by the plan change at this
location that is informed by further analysis and
investigation as part of this plan change.

10.8

Support in part

Support in part to the extent that 1538.3 policy
(4) outlines an approach to limit on-site parking
as part of the suite of transport demand
measures that includes encouraging the use of
accessible public transport infrastructure and
services.

10.9

Support

Support new provision 1538.3 policy 5 because
the multimodal focus of the policy is consistent
with TOD principles and Objective (A1).

10.10

Support

Support new provision 1538.3 policy 6 because
this policy supports overall TOD related
outcomes and objectives e.g. transport land use
integration.

10.11

Support in part

Support amendment to 1538.4.1 Activity Table
Rules (A15) & A16) to the extent that the
submission point seeks to manage the provision
of appropriate accessory activities at this
location. Submission point 10.11 recognises
the need to carefully manage the provision of
supermarkets and drive-through restaurants -
activities with potentially high trip generating
effects that may be contrary to TOD outcomes.
In this regard, AT is supportive of reviewing the
activity status and/or provision of accessory
activities in the context of the proposed activities
enabled by the plan change at this location that
is informed by further analysis and investigation
as part of this plan change.

10.12

Support in part

Support in part to the extent that 1538.4.1
Activity Table Rules (A17-A19) provides for
community facilities that can service the needs
of residents and support off-peak trips on public
transport.

Page3 of 6
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PRIVATE PLAN CHANGE 23- SMALES FARM: AUCKLAND TRANSPORT FURTHER SUBMISSIONS

Support in part

Support in part the intent of submission point
10.15 as an approach to limiting on-site parking
as part of the suite of transport demand
measures that includes encouraging the use of
accessible public transport infrastructure and
services and managing the transport effects of
non-residential activities in line with TOD
principles.

10.16

Support in part

Support in part to the extent that submission
point 10.16 (1538.6.2(2)) highlights that
managing the supply of accessory parking may
be appropriate for particular activities given the
transport context and conditions at this
particular location and the need to ensure that
managing parking supply supports TOD
outcomes.

10.21

Support in part

Support in part to the extent that the special
information requirements support TOD
outcomes and objectives.

Sovereign Services
Limited (12)

12.4

Oppose

Oppose submission point 12.4 which proposes
to delete the parking standard for residential
activities. This would mean that the parking
requirements would default to the E27
Auckland-wide transport provisions where a
minimum rate of one parking space per dwelling
would apply (Table E27.6.2.4 Parking rates -
area 2 (T46)). The application of a minimum
parking rate for residential activities is not
consistent with TOD principles to reduce relative
levels of on-site parking supply.

Auckland Council (13)

13.2

Support in part

Support in part to the extent that the proposed
amendments support TOD principles and
outcomes.

13.6

Support

Support as the amendments in submission point
13.6 reinforces the need for quality built
environment outcomes as part of the package of
responses required to support TOD principles,
including integration of the busway station.

13.9

Support in part

Support in part to the extent that submission
point 13.9 seeks to enable a level of
development that is appropriate for the context
of the proposed activities enabled by the plan
change at this location, including the transport
context.

Page 4 of 6
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PRIVATE PLAN CHANGE 23- SMALES FARM: AUCKLAND TRANSPORT FURTHER SUBMISSIONS

13.10

Support in part

Support in part to the extent that the proposed
amendments support TOD principles and
outcomes. Note that support of this submission
point in part does not limit the matters raised in
response to submission point 10.11 nor 13.24.

13.24

Support in part

Support in part amendment to 1538.8.1(4) and
1538.8.2(4). Submission point 13.24 recognises
the need to carefully manage the provision of
drive-through restaurants as no effects on the
transport network are considered.

In this regard, AT is supportive of reviewing the
activity status and/or provision of accessory
activities in the context of the proposed activities
enabled by the plan change at this location that
is informed by further analysis and investigation
as part of this plan change.

Note that support of this submission point in part
does not limit the matters raised in response to
submission point 10.11 nor 13.10.

Westlake Girls High
School (14)

14.2, 14.3,
147

Support in part

Support in part the intent of these submission
points regarding providing an appropriate
threshold and assessment framework for
assessing effects on the transport network that
are aligned with TOD principles.

AT is supportive of a potentially lower threshold
and appropriate transport assessment
framework in the context of the proposed
activities enabled by the plan change at this
location that is informed by further analysis and
investigation as part of this plan change.

14.6

Support in part

Support in part to the extent that the relief
sought in submission point 14.6 seeks to amend
the transport assessment requirements.

AT is supportive of an appropriate transport
assessment framework in the context of the
proposed activities enabled by the plan change
at this location that is informed by further
analysis and investigation as part of this plan
change.

Housing New Zealand
(15)

15.3,15.4

Support in part

Support in part the intent of submission points
15.3 and 15.4 to ensure a diversity of land use
activities as part of the overall TOD
development.

Page S of 6
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PRIVATE PLAN CHANGE 23- SMALES FARM: AUCKLAND TRANSPORT FURTHER SUBMISSIONS

Oppose in part

Oppose in part the relief seeking to remove the
overall GFA limit on the site as a means of
ensuring that the residential component will not
result in a reduction of business activity
provided for under the operative provisions.
The quantum of total GFA on the site needs to
be managed through the precinct provisions so
that the anticipated adverse effects, including
those on the transport network, can be
appropriately managed in line with TOD
objectives.

15.5

Support in part

Support in part to the extent that the relief
sought in submission point 15.5 seeks to amend
the transport assessment requirements.

AT is supportive of an appropriate transport
assessment framework in the context of the
proposed activities enabled by the plan change
at this location that is informed by further
analysis and investigation as part of this plan
change.

Page6of6
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FURTHER SUBMISSION ON PRIVATE PLAN CHANGE 23 TO THE AUCKLAND
UNITARY PLAN UNDER CLAUSE 8 OF THE FIRST SCHEDULE TO THE
RESOURCE MANAGEMENT ACT 1991

To: Auckland Council
Level 24
135 Albert Street
Private Bag 92300
Auckland 1142
Attention: Planning Technician

unitaryplan@aucklandcouncil.govt.nz

Name of Submitter: Waitemata District Health Board
Address: c/- Minter Ellison Rudd Watts
PO Box 3798

AUCKLAND 1140
Attention: Bianca Tree
SCOPE OF FURTHER SUBMISSION

1. This is a further submission by Waitemata District Health Board (WDHB)

supporting primary submissions by original submitters on Private Plan Change 23

(PC23).
Background
2. WDHB is an independent crown entity that provides health services to more than

630,000 residents in the North Shore, Waitakere and Rodney. It has the largest
population of any district health board (DHB) in New Zealand and is expected to
service approximately 800,000 people by 2036. The WDHB employs more than
7,500 people in more than 31 different locations across North and West Auckland

including at North Shore Hospital, Waitakere Hospital and the Mason Clinic.

3. The North Shore Hospital (NSH) is one of the WDHB’s main sites, located near
Lake Pupuke at 124 Shakespeare Road in Takapuna. The NSH has 670 beds

21038052:1

Page TPH%


mailto:unitaryplan@aucklandcouncil.govt.nz

#FS04

and provides a range of geriatric, children’s health, surgical, psychogeriatric,
mental health, maternity and medical services. It also provides an emergency

department that operates 24 hours a day.

4, In 2018 the Government announced it was investing more than $200 million in a
new four storey surgical hospital at the NSH campus. The development will add
more than 15,500m? of floor space to the existing Elective Surgery Centre and
will provide capacity for an estimated 150 additional beds and eight additional
operating theatres and four endoscopy procedure rooms. This project is due to
be completed in 2023.

5. The WDHB has also developed a Regional Long Term Investment Plan (RLTIP)
in conjunction with the other three northern region DHBs (Auckland, Counties-
Manukau and Northland). The RLTIP has been accepted by the Ministry of
Health and is the basis upon which the region’s DHBs are planning campus and
service level developments. The WDHB master plans for the NSH campus were
updated in 2016 by international hospital master planners and refreshed again in
2018/2019 by New Zealand hospital master planners and reflect the plans agreed
in the RLTIP. The NSH campus master plans and the related traffic and
roading/access way plans being developed by the WDHB are based on the
agreed local DHB, regional DHB and central Ministry of Health development
strategy expressed in the RLTIP. The WDHB master plan foresees that the NSH
campus will develop a further 140,000m? of hospital services buildings to
increase inpatient beds, surgical capacity and outpatient services provided. The
WDHB plans foresee that the total NSH services building area will increase from
the present 120,000m? to approximately 240,000m? by 2036.

6. Northcote RD1 Holdings Limited (NRHL) has consulted with the WDHB in
developing PC23, and the WDHB is supportive of further intensification and
development of Smales Farm. However, the outcomes sought in PC23 do not
give the WDHB sufficient comfort as to the maintenance or improvement of the
transport network that services the NSH. Traffic flows and demand on roads and
access ways are a critical concern to the WDHB. The main access to the NSH
Emergency Department and the St John Ambulance service is off Mary-Poynton
Crescent and Shea Terrace, which intersect with Taharoto Road and Northcote
Road.

21038052:1
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Efficient access to the St John Ambulance service and the NSH Emergency
Department is critical to the hospital’s catchment of over 600,000 people. Access
along these roads and across the Mary-Poynton Crescent — Northcote Road —
Taharoto Road intersection is already congested and compromising efficient
access to emergency medical care. Any further deterioration of access to the
NSH and St John Ambulance service (and the critical community service they
provide) could result in material deterioration of patient outcomes and even the
occurrence of potentially avoidable patient deaths. This is even more important
having regard to the projected population growth and the planned and necessary
further development at NSH.

WDHB has an interest greater than the interest of the general public

8.

WDHB has an interest in PC23 that is greater than the interest the general public
has:

(a) The NSH comprises 120,000m? floorspace and occupies land of
approximately 14.6 hectares bounded by Shakespeare Road, Taharoto
Road, and Shea Terrace. The NSH is a major landholder on Auckland’s
North Shore and is directly across Taharoto Road, north east of Smales
Farm (the site subject of PC23).

(b) The ability of the public, staff and emergency vehicles to access the NSH
is of critical importance. Therefore, the effects of PC23 on the road

network is an important concern for WDHB.

(c) The NSH is critical social infrastructure that services a significant
residential population that is projected to increase and as a result further
development of the NSH will occur. It is important that the transport
network servicing the NSH is maintained or improved as a result of PC23,
and that any changes that could compromise its safety, efficiency and
capacity take account of the existing and future requirements of the

hospital.

(d) The efficient operation and the intensive use and development of existing
hospitals and healthcare facilities to meet the health and wellbeing needs

of the community is enabled by the provisions of the Auckland Unitary

21038052:1
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Plan (AUP). This is particularly important for a growing city, as increasing
numbers of people rely on these facilities to meet their needs and provide
for their social, economic and cultural wellbeing and their health and

safety.

9. The NSH’s proximity to Smales Farm, its reliance on the adjacent and wider

transport network, and the critical role it fulfils, makes WDHB’s interest in PC23

greater than the interest of the general public.

GENERAL REASONS FOR FURTHER SUBMISSION

10.  The reasons for WDHB’s support (and support in part) of the primary submissions

included in Appendix 1 are to ensure that PC23:

@)

(b)

(©)

(d)

(e)
()

()]

is consistent with the sustainable management of natural and physical
resources and is otherwise consistent with the purpose and principles of
the Resource Management Act 1991 (RMA);

is consistent with, and achieves, the purpose and principles of the RMA,
including meeting the reasonably foreseeable needs of future generations
and enabling people and communities to provide for their social, economic

and cultural well-being and for their health and safety;

adequately avoids, remedies and mitigates adverse effects on the

environment;

is consistent with the objectives and policies of the Regional Policy
Statement and any other relevant objectives and policies of the Auckland
Unitary Plan (AUP);

complies with sections 74, 75 and 76 of the RMA,
meets the requirements to satisfy section 32 of the RMA; and

is consistent with sound resource management practice.

SPECIFIC REASONS FOR FURTHER SUBMISSION

11.  Further, without derogating from the generality of the above, WDHB’s particular

reasons for supporting the primary submissions in Appendix 1 are:

21038052:1
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(a) WDHB is concerned to ensure that PC23 maintains or improves the
transport network servicing the NHS. This is particularly important given
the existing and future development demand of the NSH, and its role as
critical social infrastructure. Efficient vehicle access to the NSH is crucial

for its current and future operation.

(b) PC23 proposes to enable significant business and residential development
without further assessment of effects on the transport network. Itis
fundamental that any floorspace triggers are set at an appropriate level
and take into account the planned and projected development and
intensification in the area, including the NSH.

RELIEF SOUGHT

12.  The relief sought by WDHB is set out in Appendix 1.
13.  WDHB wishes to be heard in support of its further submission.

14.  If others make a similar submission, WDHB will consider presenting a joint case

with them at the hearing.

DATED at Auckland this 28" day of June 2019

Waitemata District Health Board by its
solicitors and duly authorised agents
MinterEllisonRuddWatts

B>

B J Tree /P G Senior

21038052:1
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Address for service of submitter:
Waitemata District Health Board
c/- Minter Ellison Rudd Watts

P O Box 3798

AUCKLAND 1140

Attention: B Tree

Telephone No: (09) 353 9700

Fax No. (09) 353 9701

Email: bianca.tree@minterellison.co.nz
patrick.senior@minterellison.co.nz

TO:

Auckland Council
Attention: Planning Technician
unitaryplan@aucklandcouncil.govt.nz

AND TO:

Auckland Council
Attention: Celia Davidson
celia.davison@aucklandcouncil.qgovt.nz

New Zealand Transport Agency
Attention: Mike Wood
Mike.Wood@nzta.govt.nz

Auckland Transport
Attention: Kevin Wong Toi
Kevin.Wong-Toi@at.govt.nz

Westlake Girls High School
Attention: Joy Bradfield
joybradfield@gmail.com

21038052:1
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Further Submission on Proposed Private Plan Change 23

to the Auckland Unitary Plan (Operative in Part)

Clause 8 of Schedule 1 to the Resource Management Act 1991

To:  Attention: Planning Technician
Plans and Places
Auckland Council
Private Bag 92300
AUCKLAND 1142

By email: unitaryplani@auckiandcouncil.govi.nz

Name of submitter: HOUSING NEW ZEALAND CORPORATION (“the Corporation”)

1. The Corporation makes this further submission on proposed Private Plan Change 23 to
the Auckland Unitary Plan (Operative in Part) (“the Plan Change”) in support of/in

opposition to an original submission to the Plan Change.

2. The Corporation is a person who has an interest in the proposal that is greater than the
interest the general public has, being an original submitter on the Plan Change with
respect to its interests as a Crown agency responsible for the provision of state housing,
and its housing portfolio in the Auckland Region. In that regard, the Corporation
represents a relevant aspect of the public interest and has an interest in the Plan
Change greater than the general public for a number of reasons, including (without
limitation):

a) The Corporation is a major landowner in the Auckland Region. The housing portfolio
managed by the Corporation comprises approximately 27,750 dwellings. The
Corporation’s role includes the efficient and effective management of state housing

and the tenancies of those living in them.
b) The Corporation’s housing assets form a major part of the Auckland Region’s social

infrastructure and particularly its affordable housing infrastructure, and it is essential

that the Corporation is able to meet its responsibility of providing efficient and
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effective state housing for the most wvulnerable members of our society.
Reconfiguring this housing stock in Auckland is a priority for the Corporation to better
deliver to its responsibility of providing efficient and effective state and public
housing. To this end, the provisions of the Plan Change have the possibility to affect
the sustainable management of these housing assets.

3. The Corporation makes this further submission in respect of submissions by third parties
to the Unitary Plan provisions to the extent that they directly affect the relief sought in its
own submission on the Unitary Plan, which seeks specific amendments to the Unitary
Plan to better enable the Corporation to provide for high quality cost effective, state

housing to the people in the greatest need for the duration of their need.
4. The reasons for this further submission are:
a) The reasons set out in the Corporation’s primary submission on the Plan Change.

b) In the case of the Primary Submissions that are opposed:

i) The Primary Submissions do not promote the sustainable management of
natural and physical resources and are otherwise inconsistent with the
purpose and principles of the Resource Management Act 1991 (“RMA”");

ii) The relief sought in the Primary Submissions is not the most appropriate in
terms of section 32 of the RMA;

iii) Rejecting the relief sought in the Primary Submissions opposed would more
fully serve the statutory purpose than would implementing that relief; and

iv) The Primary Submissions are inconsistent with the policy intent of the

Corporation’s submission.
¢) Inthe case of Primary Submissions that are supported

i) The Primary Submissions promote the sustainable management of natural
and physical resources and are consistent with the purpose and principles of
the RMA and with section 32 of the RMA;

ii) The reasons set out in the Primary Submissions to the extent that they are
consistent with the Corporation’s submission; and

iii) Allowing the relief sought in the Primary Submissions supported would more
fully serve the statutory purpose than would disallowing that relief.
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d) Such additional reasons (if any) in respect of each of the Primary Submissions

supported or opposed as are set out in the attached Schedule.

5. The specific relief in respect of each Primary Submission that is supported or opposed is

set out in the attached Schedule.

6. The Corporation wishes to be heard in support of its further submission.

7. If others make a similar submission, the Corporation will consider presenting a joint case

with them at a hearing.
DATED 28 June 2019

e )

Brendon ngézt{ Development Planning Manager,
HOUSING NEW ZEALAND CORPORATION

Copies to:

Housing New Zealand Corporation Beca Limited

PO Box 74598 PO Box 6345

Greenlane, Auckland Auckland

Attention: Gurv Singh Attention: Matt Lindenberg

Email: qurv.singh{@hnze.co.nz Email: matt.lindenberg@beca.com
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#FS06

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

Full name of person making a further submission: Svetla Grigorova
Organisation name:

Full name of your agent:

Email address: svetlag7@gmail.com

Contact phone number:

Postal address:
3/53 Karaka St
Takapuna

Takapuna 0622

Submission details

This is a further submission to:

Plan modification number: 23

Plan modification name: Plan Change 23 (Private): Smales Farm
Original submission details

Original submitters name and address:
Plan modification name - Plan Change 23 (Private): Smales Farm

Submission number: Plan Change 23 (Private): Smales Farm
Do you support or oppose the original submission? | or we oppose the submission

Specific parts of the original submission that your submission relates to:
Point number Zoning Breach of Auckland Unitary Plan

Point number Traffic & Road Infrastructure Impact

Point number Noise/Pollution/Health Impact

Point number The Hazardous Effects of Deep Hole Drilling

Point number Unprecedented & Out of Character for NZ

Point number Extensive Time Frame (up to 30yrs)

The reasons for my or our support or opposition are:

The Reasons for my Opposition are as follow: Zoning Breach of Auckland Unitary Plan - What is what
is the point of having zones if they can be overwritten by some players while others can not do that -
is this fair or discriminatory? Why can't Smales Farm just go & build their proposal on another piece of
land where they won't be in any breach of any zoning (where the area is specifically
allocated/designed & planned by Council for what they are after) & where it won't have such a big
impact on it's local residents in the area? Traffic & Road Infrastructure Impact - present roads & public
transport are already congested & time consuming during, before & after peak hours (for instance
Taharoto & Northcote Rd come to a complete gridlock during peak times). The present roads,

parking, public transport are not equipped to support such a huge population increase. It is unrealistic
to expect & just assume that the potential residents & working parties in those proposed buildings will
rely solely on public transport (public busses are already full to the limit right from the Albany Station
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in Oteha Valley Rd & often can not take on more passengers at Smales during peak hours). Further
on, it is unrealistic to assume that traffic will decrease by 25% by 2036 without giving any tested
supported evidence (if high density, high rise buildings really resolved traffic woes then Auckland
Central City should not be experiencing the daily grid-locks or any traffic issues for that matter). How
are the present roads equipped to handle such heavy trucks, machines, supplies over a 30yr period of
constant use due to the non-stop building project? There are also a huge number of schools in the
area (8 in fact - Westlake Girls, Westlake Boys, Takapuna Normal Intermediate, Milford School,
Carmel College, Rosmini College, St Joseph Catholic School, Takapuna Primary) that use the
surrounding roads constantly & travel through Tahoroto & Northcote as well as they stop by through
the Subway & the Convenient Store at Smales. Already traffic is hectic & under great pressure during
the peak times with people getting impatient & doing illegal turns & movements where it is a great
safety concern not only the pedestrians & bike riders of the general public, but also all the young
students (our future generation). With heavy trucks & machinery constantly operating in the area as
well as the significant increase of business & residents the risk of safety will only increase further.
Overall, the present roads, parking, public transport are not equipped to support such a huge
population increase plus this project pauses a safety concern for the public, workers & the students of
8 schools in the area. Noise/Pollution/Health Impact, The Hazardous Effects of Deep Hole Drilling &
Extensive Time Frame (up to 30yrs) — There are a number of other impacts that such a massive
development will have on the residents in the area — such as increased noise, dust, dirt, deep hole
drilling vibrations & fumes in the air which will be a direct result from the numerous building sites that
will be going up over a 30yr period. This will result in constant pollution over a 30yr period (extensive
time frame) for all the health, educational, business & private residents in the area to be exposed to.
Have any studies been done about the prolonged environmental & health aspects of such a big
development taking 30yrs to complete? There is a hospital, a number of retirement villages, 8
schools, other medical facilities, businesses - where quietness, privacy & sunlight is needed for these
facilities to function properly without disruptions. There is the likelihood that cracks can appear on the
road & on close by residential buildings in the surrounding streets due to the numerous deep hole
drilling over an extensive time period of up to 30yrs — who will cover these extra costs that are the
direct result of this development? Plus there are a lot a lot of family homes in the area where people
need to be able to relax, rejuvenate, recharge & recover from their hard working week. North Shore
Hospital serves a big area consisting of the North Shore, Waitakere & Rodney serving more than
600,000+ people. Therefore, most of the time NSH is either overcrowded or runs on 100%
occupancy. Plus there has been staff shortages recorded over the years. How will this single hospital
continue to serve an exploding population growth? Has the Hospital been contacted in regards to it's
view & making a submission (in regards to how they will serve & cope with this exploded population in
the area plus how will the ambulances function on the roads with all these proposed heavy
vehicles/trucks & more cars in the area over the next 30yrs)? This extensive big development (that
will go on for up to 30yrs) will have a number of negative effects as explained above on the health,
education, retirement, business & residential sector in the area. Unprecedented/Out of Character for
NZ — this is unprecedented development for an Auckland suburb or actually for NZ as a whole & it is
totally out of character for NZ & it's way of living. This type of development with high rise, high density
buildings is more suitable in a place like NY City or Hong Kong. New Zealanders & what makes NZ so
special & unique is the lovely green, clean areas of parks, trees & grass that it offers around every
street & every corner in pretty much any suburban area. This development has not made any &
enough areas like this to offer it's residents (business & private) & it's customers (without a complete
overcrowding). Let’'s keep NZ within it's character & lovely & green.

| or we want Auckland council to make a decision to: Disallow the whole original submission

Submission date: 28 June 2019

Attend a hearing

| or we wish to be heard in support of this submission: No

Declaration
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What is your interest in the proposal? | am the person representing a relevant aspect of the public
interest

Specify upon which grounds you come within this category:

| am a person from the public that is genuinely interested in the effects that such a huge development
over an extensive time frame might have on the public in general.

| 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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CLAUSE 23 REQUEST AND APPLICANT’S
RESPONSE TABLE
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INTRODUCTION

1. Harrison Grierson Consultants Ltd. (HG) has been commissioned by Auckland Council
(Council) to undertake a review of traffic-related issues regarding the proposed Plan
Change for the area known as the Smales Farm Business Park. The applicant is seeking
to make changes to the provisions of the Auckland Unitary Plan - Operative in Part
(‘Unitary Plan’). The proposed changes are to support the development of Smales Farm
as a Transit Oriented Development (‘TOD’).

2. In surmmary, the amendments to the Unitary Plan sought are as follows:
. Two policies in H15 Business Park Zone; and
. the introduction of new provisions and precinct plans in 1538 Smales 1 Precinct.
3. Details of the proposed changes are set out in Section 5.0 of this report.
4. The purpose of this review is to undertake an assessment of the traffic-related issues of

the proposed changes, specifically:

. the Integrated Traffic Assessment (‘ITA’) submitted to support the application;
and

. provide comment and suggested changes to the amendments sought to the
Unitary Plan.

5. With regard to the proposed changes to the above provisions in the Unitary Plan, the
following would inform our conclusions and recommendations:

o The traffic effects as analysed and set out in the ITA;
. A review of the principles of a TOD;
. Issues raised by submitters to the proposed Plan Change.

6. This report will either:

. suggest changes to the relevant text; or
. if any suggested changes are not within the sphere of our expertise, recommend
the intent of the cutcome of our analysis and review.

7. In the Unitary Plan, the site that is the Smales Farm Business Park is referred to as
‘Smales 1 Precinct’. For the purposes of this report, the Smales Farm Business Park will
be referred to as ‘the Precinct’ or ‘the site’.

8. The structure of this report is as follows:

. Section 2.0 includes a brief outline of the background to the site and the activities
currently developed on the site.

. Section 3.0 lists the documents read and taken into account for this review.

. Section 5.0 provides details of the proposed Plan Change.

. Section 6.0 includes the assessment of the ITA.

. Section 7.0 considers the principles of a TOD and how the proposed changes align
with these principles.

. Section 8.0 sets out the submissions made to the proposed Plan Change.

o Section 9.0 includes the work undertaken, issues considered and assumptions

made in proposing alternative thresholds with regard to the criteria included in
the proposed Plan Change.

. Section 10.0 includes comment on the proposed changes to the two policies in
H15 Business Park Zone.
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. Section 11.0 includes comment and suggested amendments to proposed changes
to the new provisions and precinct plans in 1538 Smales 1 Precinct.
. Section 12.0 are our conclusions and recommendations.

BACKGROUND INFORMATION

9. The business park zoning of Smales Farm was developed by the legacy North Shore City
Council and it was envisaged the land becoming a major office centre of the North
Shore accommodating business, administrative and professional firms/organisations.

10.  This development is governed by the two provisions now included in the Unitary Plan.
These two provisions, as identified in section 1.0, are:

. The zoning rules set out in H15 Business Park Zone; and
. The provisions and rules set out in I538 Smales 1 Precinct.

11.  In summary these provisions permit a maximum gross floor area for activities, a
maximum number of car parking spaces and provides for some associated activities to
address demand from those employed on the site and from visitors to the precinct. An
initial development with a Gross Floor Area (GFA) of 105,000m?2 was envisaged with a
maximum development potential of 162,000m?2.

12. At the beginning of 2018, only 55% and 36% respectively of the above areas has been
developed. The owners of Smales Farms have undertaken a review of the opportunities
for future development of the site. They have determined that, in summary, taking into
account the need for new housing in Auckland and an on-going need to increase
employment activities, the site could be best developed as a TOD.

INFORMATION PROVIDED

13.  The following documents have been reviewed in preparing this assessment:

. ‘Application for Changes to the Auckland Unitary Plan — Operative in Part’, dated
25 July 2018 by Northcote RD 1 Holding Ltd.

. ‘Explanation, Assessment of Environmental Effects and Section 32 Analysis’
(‘AEE), dated July 2018, by Vaughan Smith Planning Limited.

. ‘Integrated Transportation Assessment’, dated 25 July 2018 by Stantec.

. ‘Urban Design Assessment of the Proposed Plan Change Provisions’, (‘Urban
Design Assessment’) dated 10 July 2018 by Boffa Miskell.

. All submission received through the notification process.

TOD PRINCIPLES

14.  Since there are no regulatory guidelines established for TOD within Auckland, the
proposed Plan Change will be assessed to verify that the TOD principles expressed in
the application align with those of the responding regulatory agencies e.g. AT.

15.  Below are listed two different categories of TOD principles that appear in the submitted
documents and the final list as submitted by AT.
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16.

17.

18.

19.

20.

TOD Design Principles — Source ITA

. Pedestrian Connectivity

. Reliable and Frequent Public Transport
. Private Vehicles

. Mixed Use Activity

Translink, the British Columbia transit authority responsible for public transport in
Vancouver has prepared a set of design guidelines to inform their developments. ‘Six
Ds’ of TOD?! - Source: Smales Farm Proposed Plan Change, Urban Design Assessment of
Proposed Plan Change Provisions

. Destinations - land and location

. Distance - urban structure and street network

. Design - pedestrian friendly public realm

. Density - building form and massing

. Diversity — mix of uses and activity

. Demand Management - discourage unnecessary driving

TOD Principles - Source: AT Submission (15 May 2019)

. Urban Structure and Accessibility 2
. Density

. Diversity

. Design

. Parking®

We have not attempted to define the principles, because they are largely self-
explanatory. Nevertheless, we consider that the above criteria when combined and
rationalised, provides a robust set of guidelines on which to assess the proposed TOD

The review of the plans associated with the Plan Change to support the establishment
of a TOD at Smales Farm will be assessed more in detail in Section 7.0 of this report.

PROPOSED PLAN CHANGE

21.

22.

23.

Under the Unitary Plan, Smales Farm is zoned as Business — Business Park Zone and the
Smales 1 Precinct applies to activities and development on the site. Given its primary
designation as a business park, the current zoning limits the types and scale of
activities that can be conducted within Smales Farm.

The proposed plan change focuses on intensifying development of Smales Farm by
amending the provisions and plans of the Smales 1 Precinct to allow for residential
development and associated activities within Smales Farm where the current zoning
would otherwise not permit.

The changes sought by the applicant suggest introducing high density, mixed-use
housing options to the area. The proposed Plan Change calls for adding accessory
activities such as supermarket and drive-through restaurants to serve residents,
employees and visitors.

1

https://www.translink.ca/~/media/documents/plans_and_projects/transit_oriented_communities/transit_oriented_communities_design_guid
elines.ashx

? Falconer, R and Richardson, E, Rethinking urban land use and transport planning — opportunities for transit oriented development in
Australian cities, Australian Planner, Vol 47, No 1, March 2010.

* Falconer, R and Richardson, E, Rethinking urban land use and transport planning — opportunities for transit oriented development in
Australian cities, Australian Planner, Vol 47, No 1, March 2010.
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24.

25.

26.

27.

Utilising the Smales Farm Busway Station as the keystone, the proposed Plan Change
also aims to enable the development of a TOD within Smales Farm. This TOD would
take advantage of the proximity to the Smales Farm Busway Station to create a
compact community with varied uses, such as retail, office and high-density residential
development, linked nearby amenities and easily accessible to a high-frequency transit
hub.

Over a period of 20-30 years, the applicant is looking to establish Smales Farm as a
highly accessible trip attractor and key destination that has optimal land use-
transportation integration to serve residents, employees and visitors.

Key accessibility elements of the plan change as noted in the AEE and ITA include:

. providing open space and pedestrian connections for residents, workers, and
visitors to the precinct;

. limiting the supply of onsite parking over time to encourage use of public
transport services;

. directing vehicles around the perimeter of the site towards underground or

above-ground parking, to provide more space for active travel modes such as
cycling and walking; and

. supporting the planned growth of non-residential activities and acknowledging
the need for an appropriate supply of parking in the short term to encourage that
growth.

All proposed changes to policy H153(18) of the Unitary Plan and traffic-related rule
changes to the provisions of the 1538 Smales 1 Precinct will be assessed in detail in
Sections 9.0 and 10.0.

ASSESSMENT OF THE ITA

28.

29.

30.

31.

32.

There are a number of non-office related activities within the vicinity of Smales Farm
such as North Shore Hospital, Smales Farm Bus Station and Westlake Girls High School.

The ITA notes that the roads that are part of the external road network all carry high
volumes of traffic over a full day and during the peak hours, which are influenced by
traffic from nearby schools. The Northern Motorway also carries heavy volumes and
becomes heavily congested during peak hours. Vehicle access between Smales Farm
and the local road network is generally good but with high levels of congestion,
specifically in the daily peak traffic periods.

In the five-year period between 2013-2017, the ITA noted a total of 94 crashes 'with 14%
(13 crashes) resulting in injury.” Of particular note was an issue related to red light
running eastbound on Northcote Road and this resulted in 'six minor injury crashes.’

Auckland Transport has put in interventions to address this road safety issue; however,
there is no evidence included in the ITA to determine whether or not these
interventions have had an effect in reducing crashes at this location.

The ITA provides details on the existing accessibility of Smales Farm consisting of a
variety of transport modes: public transport, rail, private vehicles, walking and cycling.
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33.

34.

35.

36.

37.

38.

39.

40.

41.

42.

Public Transit and Private Vehicle Access

Due to its proximity to the Smales Farm Bus Station and the Northern Motorway,
Smales Farm is well connected for those looking to access the site by bus or private
vehicle. Auckland Transport’s ‘New Network’ of bus services, designating Smales Farm
Busway Station as an ‘Interchange,” has been implemented since the writing of the ITA.
With this designation, the Smales Farm Busway Station has become a transit hub for
the North Shore network with more frequent access to local and connector services
expanding the range of destinations that can be accessed to/from the station.

We consider that the site is easily accessible by public transit and appropriate to be the
base for a TOD.

As noted in the ITA, motorists are able to easily access the site 'from the external road
network via its proximity to SH1 and several arterial roads within the local area.” The
ITA notes that recent developments within Smales Farm have “increased the total
number of employees to over 4,000, which has generated additional demand for parking
spaces.”

As the intent of the Plan Change is to create an environment more suitable to accessing
the site using transit, the ease of private vehicle access might need to be adjusted to
reflect TOD principles. While access to the site via the road network is generally high, a
plan change that makes provision for additional motor vehicle volumes would further
add to the congestion.

Walking and Cycling Access

Overall, the ITA notes the site is "well connected to the existing footpath and cycling networks
within the local area‘, thereby allowing suitable accessibility to the site by active modes.
However, while the ITA notes that 'pedestrian footpaths are provided on all major roads
within the vicinity of the site’, there is no indication as to the quality of these facilities.

Referencing the internal road network, the ITA notes that 'pedestrians are provided
regular and safe opportunities to cross The Avenue and The Boulevard with dedicated
pedestrian crossings frequently provided.’

Given that the ITA notes that the pedestrian facilities ‘within the Smales Farm site are also
used as a through route for pedestrian access to nearby Westlake Girls High School and
Takapuna Normal Intermediate in both directions’, the quality and availability of the
pedestrian facilities is an area of concern. While pedestrian facilities are provided in the
internal network, the quality of the linkages between these facilities need to be further
explored.

While we agree that there are a number of ways for cyclists to access the site (shared
paths, dedicated cycle lanes, shared bus/cycle lanes), the ITA notes 'there are currently
no fully dedicated off-road cycle paths within the vicinity of the site or the wider North
Shore area.’

This issue would be partly mitigated with the installation of the Northcote Safe Cycle
Route which would allow cyclists to connect Smales Farm to the Northcote Ferry
Terminal via a cycle facility that is partly on-road and partly off-road. This project
would expand the range of destinations for those looking to cycle to/from the site.

Mode Share

The ITA notes that the mode share of 'non-private vehicles is high compared to other
workplaces in Auckland, and that employees are willing to further utilise public
transport in the future.’ This conclusion is drawn from the results of a mode share
survey of Smales Farm employees undertaken in 2016.
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43.

44.

45.

46.

47.

Without comparing the results to other workplaces in Auckland, the results of this
survey show that that private motor vehicle was the preferred mode of transportation
with almost two-thirds of employees using their private vehicle to get to work. However,
it also noted that ‘current users of private vehicles would strongly consider using bus services to
travel to Smales Farm.’

Given that the survey was conducted prior to the implementation of the New Network,
it is expected that employee attitudes and modes of travel may have changed in favour
of more transit-focused modes of transportation.

In order to properly assess current commuting patterns and any changes since the
implementation of the New Network, an updated commute survey should be
undertaken. The results of the survey would need to be reviewed during the resource
consent stage to get a more accurate estimate of employee mode share.

Considering the existing environment and current accessibility to various
transportation modes, Smales Farm is well positioned for being accessible to a wide
range of transportation modes. The ITA notes expectations of additional access by
public transport and active modes such as rapid transit, walking and cycling, private
vehicles.

Specifically, the following projects are highlighted:

Project Related Mode of Details Expected

Travel Completion Date
Northern Corridor | Private Vehicle Aims to improve Mid 2021
Improvement connectivity for

private vehicles
within the upper
North Shore area;
thereby increasing
route choices for
private vehicles
accessing Smales

Farm.
Waitemata Private Vehicle Aims to improve ATAP - beyond
Harbour Crossing the resilience of the | 2028

roading network;
thereby increasing
route choices for
private vehicles
accessing Smales
Farm from the State
Highway network.
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Project

Related Mode of
Travel

Details

Expected
Completion Date

Rapid Transit

Project would
provide an
alternative means
of travelling
between the North
Shore and the CBD
to the current
Auckland Harbour
Bridge in the form
of a tunnel, which
could include the
provision of rapid
transit.

Northcote Safe
Cycle Route

Cycling

Cycle route will
provide a 5.2km
connection from
Smales Farm to the
Northcote Point
Ferry Terminal.

Completed

Skypath

Walking and
Cycling

Project would
provide a
pedestrian and
cycle connection
from Northcote to
the Westhaven in
the CBD through an
attachment to the
Auckland Harbour
Bridge.

The project would
also provide a new
connection to the
existing Northcote
Safe Cycle Route via
the Auckland
Harbour Bridge.

2018-2028

Seapath

Walking and
Cycling

Project would
provide a 3km
walking and cycle
path from the
Northcote end of
Skypath to
Esmonde Road /
Akoranga Drive.

2018-2028
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48.

49.

50.

51.

52.

53.

Project Related Mode of Details Expected
Travel Completion Date

Northern Busway Rapid Transit Project would allow | Completed
extension from buses on the
Constellation Northern Express
Station to Albany routes between

these two points to

travel on a

dedicated bus lane

instead of on SH1.

We agree that if any or all of these projects are implemented, residents, employees, and
visitors would have ample modes of transport to access the site.

While these improvements will create additional access for all road users, they could
negatively influence the current mode split to continue to favour private vehicles and
add more congestion. There is also the potential that adding more roadway users
would increase the likelihood of conflict between cyclists, pedestrians, private vehicles
and public transport.

It will be incumbent on Smales Farm to provide infrastructure that minimises the need
for a private vehicle and promotes access by other modes of travel to ensure that road
network improvements do not increase the current number (or mode share) of private
vehicle trips. This should come in the form of a Transportation Demand Management
Plan that includes Westlake School for Girls and North Shore Hospital as organisational
partners.

The ITA also notes that if Rapid Transit were introduced it would likely replace the
Northern Busway thereby providing Smales Farm residents and employees with ’access
to a higher capacity and potentially more frequent and reliable rapid transit service.’
While we agree with this in theory, Auckland Transport has not committed to this
project so this assumption should not be factored into future accessibility or a basis for
discussions around TOD.

Smart Transport Programme

Smales Farm is in the process of developing a programme called ‘Smart Transport by
Smales Farm’ to encourage mode shift to non-private vehicles. This Transportation
Demand Management programme will include a menu of initiatives aimed at
'modifying travel behaviours, reducing the number of single occupancy vehicles
commuting to Smales Farm and optimising parking utilisation.” The programme will be
focused on: active modes, public transport, motorcycles, carpooling, shared vehicles
and parking.

The implementation of this programme will be a true catalyst for creating a successful
TOD environment and should be included as part of the Plan Change. This would
ensure that all new activities would be required to implement and comply with with the
programme.
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54.

55.

56.

57.

58.

59.

60.

Background

The traffic model developed in the ITA includes the development for both Smales Farm
and Waitemata District Health Board (WDHB) as both parties are preparing to develop
their sites in the near future. The AIMSUN microsimulation software package was used
to assess the traffic effects of the proposed developments. We agree with this
approach.

By 2051, the proposed Plan Change for Smales Farm would allow a total of 162,000 m? of
commercial activity and 138,000m? of residential activity on site. The traffic model is
aiming to show that the proposed Plan Change will enable Smales Farm to transit from
business-focussed to a TOD that includes business and residential components.

The proposed Smales Farm Plan Change development staging used in the traffic model
is provided in the ITA report and is shown in Figure 1 below.

Residential (apart ts,
Residential GFA (sqm) esidential (apartments

Commercial GFA (sqm)

estimated)
Per Five- Cumulative Per Five- Cumulative Per Five- Cumulative
Year Period Total Year Period Total Year Period Total
Existing 58,000 58,000 - - -
2021 12,000 70,000 - - - -
2026 22,000 92,000 19,000 19,000 190 190
2031 25,000 117,000 19,000 38,000 190 380
2036 8,000 125,000 19,000 57,000 180 570
2041 17,000 142,000 20,000 77,000 200 770
2046 8,000 150,000 26,000 103,000 260 1,030
2051 12,000 162,000 35,000 138,000 350 1,380

Table 8: Proposed Smales Farm Plan Change Development Staging

FIGURE 1: PROPOSED SMALES FARM PLAN CHANGE DEVELOPMENT STAGING

It is noted that the proposed residential activity would have 380 apartments by end of
2031 and 1380 apartment units by end of 2051. The traffic models have illustrated the
traffic impact of the proposed development by 2026 and 2036.

We noted that there is no traffic model developed for 2031 and 2051 based on the
proposed development as set out in Figure 1 above. The developed traffic model
includes only 125,000m? of the proposed commercial development and 855 residential
units.

The traffic model does not reflect the proposed final development on the site by 2051.
We are concerned that 37,000m? of commercial activity and 525 apartments units are
not included in the model.

We understand that the developed model is based on the base model from the MSM*
model in the year 2026 and 2036. We consider this is acceptable to use MSM models as
the base model for the assessment. The recommended threshold in the proposed plan
change would therefore also need to be based on this developed model.

4 MSM model is Macro Strategic Model which is a regional macroscopic model built using the EMME software package.
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The proposed Plan Change increases the threshold for commercial activities mentioned
in 105,000m? at Smales Farm to 162,000m?. We consider this is not acceptable given the
level of the effect for developing 162,000m? commercial activity is not included in the
model.

We understand that the existing surrounding environment of Smales Farm and
North Shore Hospital is well-developed and the road network already operates with
limited available capacity. We also understand there is limited opportunity to create
new road capacity to accommodate future growth in traffic demands.

Given the proposed changes focus on TOD, we consider that it is appropriate to assume
that the assessment of the surrounding road network for the proposed development
needs to include assumptions for the changing of the travel behaviour in the future.

We agree and consider it is reasonable to assume that travel behaviours on the
surrounding road network could be modified for both existing traffic and future traffic.
We agree that an assessment needs to be included to determine if there is sufficient
network capacity and alternative modes are proposed to accommodate the proposed
development at Smales Farm.

Traffic survey and trip generation

In order to build the traffic models, the ITA report stated that traffic surveys were
undertaken in November 2017. The locations and methods for the traffic surveys are
described in section 7.3 of the ITA. We consider that the collected information is
sufficient and appropriate to build the baseline traffic model.

The predicted traffic volume for the traffic model is based on 285 apartment units in
2026 and 855 apartment units in 2036. As shown in Figure 1 above, the predicted traffic
volume is considered conservative given the number of apartments used in the model is
greater than the corresponding proposed staged development milestone. We agree that
the traffic volume used in the traffic model is conservative.

The trip generation rates used in the traffic model is obtained from the New South
Wales Road and Maritime Services ‘Guide to Traffic Generating Developments (RTA Guide)’.
The proposed development on site will be classified as high density residential
development. Therefore, the trip generation rate used for the site is 0.24 trips per unit.
The assumed trip generation is considered acceptable.

In addition, the trip generation rates of the existing commercial activity on site are
obtained from the conducted traffic surveys for the site. It has also been assumed the
trip generated for future development would maintain the same trip generation rate as
existing.

The trip generation rates adapted in the traffic model are 1.57 trips per 100m? in the
morning peak and 1.24 trips in the evening peak. We agree with the surveyed trip
generation adapted in the traffic models for future development.

In a TOD, it is considered that the level of the proposed car parks on-site will be much
lower than the current parking provision on-site. Therefore, we consider that the
surveyed trip generation adapted in the traffic models for future development is
conservative.

The ITA has also stated that the developed traffic model for Smales Farm also includes
the trips generated for the Hospital development.
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73.

74.

/5.

76.

77.

78.

n

In addition, different trip distribution rates are applied in the traffic model for different
periods at different locations for the developed traffic models. We have assessed with
these assumptions and considered it is acceptable to assume these trip distribution
rates will be similar to the existing operation.

Traffic reduction

As described above, it is acknowledged that the surrounding road network is currently
congested in the peak periods. Traffic effects of the additional related traffic could be
mitigated through the changing modes of their travel, using alternative routes or
travelling outside the peak times.

A reduction of 25% for the turning traffic from Taharoto Road into Northcote Road was
used for the future scenarios. The main reason for the traffic reduction was based on
that the motorway ramp metering system would limit the amount of through traffic
that can be served by the network. Therefore, assumption has been made that the
number of non-development related trips turning left or right from Taharoto Road into
Northcote Road will be reduced to reflect the change in travel behaviour.

The 25% of these turns represents approximately 7% to 9% of all traffic on
Taharoto Road. The traffic model for 2036 only includes a traffic reduction for evening
peak background traffic volumes.

The key assumption used in the developed future traffic models is a 25% reduction rate
of background/non-development related turning traffic movements from

Taharoto Road into Northcote Road. This assumption reflects the change in travel
behaviour in the future. These turning movement represents approximately 7% to 9%
of all traffic on Taharoto Road. In addition, the traffic model for 2036 has only included
a traffic reduction of background traffic volumes in the evening peak.

We consider this assumed reduction rate applied in the developed traffic model is
acceptable.

As stated above, we consider that the trip generation rates used for both commercial
and residential activities are acceptable. Overall, we agree that the assumed traffic
volumes used in the traffic models for future developments are appropriate.
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Modelling results

A total of five scenarios were developed for the traffic models, the five scenarios are
mentioned in detail in the section 8.6 of the ITA.

Scenario Background Traffic Smales Development Hospital
Development

58,000sgm commercial

2026 Do-Minimum 2026 forecasted volumes 0 residential units 80,540sqm (Same

2017
(Same as 2017) as )
2026 with 92,000sgm commercial
Development 2026 forecasted volumes 285 residential units 163,920sqm
2026 f t | ith
2026 Development 026 orec§s ed volumes wit ‘
ith 25% turnin 25% reduction to movements 92,000sgm commercial 163.920sam
W urning from Taharoto Road into 285 residential units ! q

traffic reduction Northcote Road
58,000sgm commercial

2036 Do-Minimum 2036 forecasted volumes 0 residential units 80,540sqm (Same

as 2017
(Same as 2017) )
2036 Development 2036 forecgsted volumes with 7
with 25% turnin 25% reduction to movements 125,000sqm commercial 163.920sam
e from Taharoto Road into 855 residential units ! q

traffic reduction Northcote Road

Table 17: Modelled Scenarios
FIGURE 2: MODELLED FIVE SCENARIOS

We consider the five scenarios modelled are appropriate to identify the effects on the
wider road network for the proposed development.

The detailed results for developed traffic models are shown in section 8.7 of the ITA
report. With a 25% reduction in turning movements, the model shows a decrease in
average journey time in the network for PM peak traffic. The results of the traffic
models suggest that the 25% reduction would be necessary to minimise the effect of the
proposed developments. As discussed above, it is considered acceptable to apply this
with the proposed TOD.

Effects of Residential Development

Based on the developed traffic model, it is noted that the traffic effects of the proposed
Smales Farm development are not assessed separately. The developed traffic models
include the proposed development for North Shore Hospital as well. Therefore, we
consider that it is appropriate to assess the effects contributed by each individual
component on site.

For the proposed Plan Change, the key element changed on-site is to enable the
development of residential activity within Smales Farm site. As shown in Figure 3
(Table 20 in the ITA report), the generated trips for each activity component are
summarised.
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AM PM AM PM
Smales 1,440 (50%) 1,140 (44%) 1,957 (56%) 1,550 (50%)
Commercial
Smales 68 (2%) 68 (3%) 205 (6%) 205 (7%)
Residential
Hospital 1,352 (47%) 1,376 (53%) 1,352 (38%) 1,376 (44%)
Total 2,860 2,584 3,514 3,131

Table 20: Proportion of Trips Generated by Activity Type in the Peak Hour (veh/h)
FIGURE 3: TRAFFIC GENERATION SUMMARISED BY EACH ACTIVITY

84.  As can be seen in Figure 3, the proposed residential activity on-site would generate the
smallest proportion of the trips on the surrounding road network.

85.  The ITA has stated that the traffic generated by residential activities will be in general
opposite to the predominant movements of the commercial and hospital activities.
However, we disagree with this statement as we consider that the generated residential
traffic will be the same direction as the general traffic on the wider road network.
Nevertheless, it is expected that the effects would not be significant.

86.  The ITA report has also reviewed policies in seven different documents to ensure the
proposed Plan Changes are in line with the policy and plans in these key documents.

87.  The report below has provided a general summary for each document. In addition, our
comments have been provided to show if we consider the proposed change is in line
with the policy of each document.

Government policy statement (GPS)

88.  The final GPS, which was released in June 2018, is reviewed in the ITA. The objectives,
priorities and themes are summarised in section 9.1 of the ITA

89.  The most relevant objectives in the GPS are increased access to economic and social
opportunities, enabling of transport choice and developing resiliency. In addition, the
GPS also emphasises a theme of integrating land use and transport planning delivery.

90.  The proposed Plan Change will enable the site to become a TOD and therefore be
considered compatible with the priorities in the draft GPS. The proposed Plan Change
also increases access to social economic opportunities. Other transportation modes
such as walking, and cycling are also available and will increase safety by encouraging
less travel through private vehicles. The proposed Plan Change also enables the
integrated land use.

91.  Therefore, we consider that the proposed Plan Change aligns with the objectives,
priorities and themes in the GPS

Auckland Plan

92.  The Auckland Plan is Auckland Council’s 30-year strategy to create the world’s most
liveable city. Three directions and seven focus areas are provided in section 9.2 of the
ITA. We consider these summaries are appropriate and have no additional comments
to add onto it.

93.  The Auckland Plan outlines three directions for the transport and access outcome.
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95.

96.

97.

98.

99.

100.

101.

102.

103.

104.

These directions are listed below:

. Create an integrated transport system connecting people, places, goods and
services;

. Increase genuine travel choices for a healthy, vibrant and equitable Auckland;
and

. Maximise safety and environmental protection.

The proposed Plan Change proposes to promote the transport mode split to/from the
site and provide an integrated transport system to allow people to access to goods and
services. Therefore, we consider that the proposed Plan Change integrates well with the
transport and access outcomes of the Auckland Plan.

Auckland Unitary Plan

Objectives are provided in the Unitary Plan and listed in section 9.3 of the ITA report.
We consider that the summarised objectives of the Unitary Plan are appropriate and we
have no further comments to add onto it.

One objective of the Unitary Plan is that land use and all modes of transport need to be
integrated. The integration of land use activity and transport should result in the
provision of appropriate public transport, walking and cycling facilities and services.

The Smales Farm site is well located to a variety of transportation modes. Therefore,
the proposed Plan Change integrates well with both the objectives of the Unitary Plan
and the existing and future transportation network. We therefore consider that the
proposed Plan Change would not be inconsistent with the objectives in the Unitary Plan.

Auckland Transport Alignment project (ATAP)

The ATAP was finalised in April 2018 to provide a package to develop Auckland’s
transport system over the next 30 years.

In the ATAP, a greater emphasis has been placed on public transport (including rapid
transit), walking, cycling and safety. Ultimately, ATAP aims to provide Auckland with a
transport system that provides safe, reliable and sustainable access.

The Northern Busway will be extended from Constellation Station to Albany, increasing
accessibility in the North Shore. Accessibility for active modes will also be improved
with the Skypath and Seapath projects over the next decade by providing Smales Farm
with off-road routes for cyclists and pedestrians to Auckland’s city centre.

These projects included within the ATAP package will further enhance the ability of
Smales Farm to become a strong TOD and will encourage mode shifts away from single
occupancy private vehicles. We therefore consider that the proposed Plan Change
would not be inconsistent with the objectives of ATAP.

Regional land transport plan (RLTP)

The RLTP identifies the priority of a number of region-wide transport projects over a 10-
year period. The current RLTP was adopted in 2015 and covers the period 2015-2025.
Five strategic themes are provided in section 9.5 of the ITA report. We consider the
summarised themes in the ITA report are appropriate and have no further comments
on the RLTP.

One strategic theme in the transportation component is to provide rapid, high
frequency public transport and build network optimisation and resilience.
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106.

107.

108.

109.

110.

111.

Smales Farm is located close to high frequency public transport via the Northern
Busway. This location of the site is considered to be such that it would be easy to
develop a rapid transit facility and consequently increase the public transport mode
share.

Furthermore, the proposed development would allow people to use a variety of feasible
modes to travel to/from Smales Farm. We consider this would enhance the network
optimisation and also enhance resilience and manages congestion. We consider that
the proposed Plan Change would not be inconsistent with the objectives of the RLTP.

Regional public transport plan

The vision of the RPTP is to deliver “An integrated, efficient and effective public transport
network that offers a wider range of trips and valued by Aucklanders”.

It is noted that the New Network (public transport) for North Shore was implemented in
mid-2018 with the increased frequency of services and better accessibility for the
public. This would assist Smales Farm to be developed as a TOD via the proposed Plan
Change.

Integrated Transport Programme

Auckland’s 2012-2041 Integrated Transport Plan (ITP) sets out the 30-year investment
programme to meet the transport priorities outlined in the Auckland Plan across travel

Projects identified in the ITP are largely addressed by ATAP, the RLTP and the RPTP. The
objectives and theme for these strategies and programmes are as described above.

As assessed above, it is therefore considered that the proposed Plan Change would not
be inconsistent with the ITP.

ASSESSMENT OF THE PROPOSED

TRANSIT ORIENTED DEVELOPMENT

112.

113.

114.

115.

The Plan Change is clear in its intent to break Smales Farm out of its current mould as
an office park and convert it into a mixed-use community anchored by a transit hub.

The ITA states that, from a transportation perspective, the Plan Change will consider
the following four TOD Design Principles:

. Pedestrian Connectivity;

. Reliable and Frequent Public Transport;
o Private Vehicles; and

. Mixed Use Activities

Based on these four principles, our assessment of the proposed TOD is set out below.
Pedestrian Connectivity

Smales Farm Precinct Plan will include ’a central pedestrian plaza and several key pedestrian
linkages which ensure that a high level of pedestrian connectivity within the site and to the
external network is enabled.’
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119.
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122.

The plan in Figure 4 shows the proposed location for the pedestrian plaza.

Westiake Gids SMALES FARM PRECINCT PLAN: STRUCTURING ELEMENTS

High School

4P  Structuiing Axes | Key Pedestrian Linkages

A Pedestrian Plaza

H Vehicle Access.
—

Minor Vehicle Access

North Shore
Hospital

FIGURE 4: SMALES 1 PRECINCT PLAN

As per the Plan Change, the trigger for providing the plaza in this location will be ‘No
later than the completion of 125,000m? GFA of development in the Smales 1 Precinct.’

The details in the Urban Design Assessment note that the pedestrian plaza will have a
minimum area of 400m? and will be linked by pedestrian routes within and through the
site linking each of the main entrances from the surrounding street network and the
bus station. It will also have the following design details:

. receive adequate winter sun between the hours of 11am and 2pm.
. be appropriately sheltered from the south-westerly wind.

. be designed having regard to CPTED principles.

. incorporate hard and soft landscaping.

We agree that having a central pedestrian plaza can help to build up Smales Farm as a
vibrant TOD community by serving as a gathering space for residents and employees to
enjoy. Currently, there is a roundabout with a central feature at this location.

While the plan shows pedestrian linkages, it also needs to consider providing safe
pedestrian crossings to access the plaza. In order to properly assess how this pedestrian
plaza will be an asset to the TOD, the location and design details of the pedestrian plaza
would need to be further reviewed during the resource consent stage.

The Plan Change would provide a connection for the three public street entrances with
the centre of the precinct, as well as a new direct walking route between the bus station
and the central heart. The ITA notes that the walking catchment of the Smales Farm
Bus station 'can also be developed to its full potential through this Plan Change,
including enhancing walking routes to / from the North Shore Hospital, with its high
employment.’

Developing the walking catchment to/from the Smales Farm Bus Station and to local
connector buses on Taharoto Road and Northcote Road will be a crucial part of enabling
the efficiency of the TOD. In order for pedestrian linkages to be successful, they need to
lead people to where they want to go.
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Currently, the layout of the car parks affects the pedestrian experience by limiting the
direct linkages to the surrounding road network. - This lends itself to multiple conflict
points with motor vehicles. Nevertheless, in the proposed Precinct plan these car
parking areas will be replaced by building (presumably with internal car parking
spaces).

Reliable and Frequent Public Transport

This principle is the cornerstone of the proposed Plan Change for Smales Farm. Its
prime location next to the Smales Farm Busway Station means public transit users
already have easy access to fast, frequent services to the City Centre, Takapuna and
other suburbs across the North Shore.

Aside from the pedestrian linkages to the bus station, there aren’t any improvements
being proposed to the PT network (as part of the Plan Change) — just a reliance on it
being there. This alone does not create a TOD. The service that is provided at the transit
hub must be reliable and frequent. Based on information provided by AT in the
submissions, the current capacity of the public transport network is limited.

The Plan Change would be the basis for an influx of more people using the transit hub
and Smales Farm becoming a trip origin and destination. The ITA states that since 2001
the ‘limited and reducing capacity of the road network has led to Aucklanders increasingly
arriving to Auckland’s city centre via public transport.” It goes on to assume that

Smales Farm will experience the same type of shift given its access to transport modes
such as the Northern Express route.

The ITA also states that adding residential activity would, during the morning peak,
prompt non-peak direction trips on the Northern Express route from trips originating at
Smales Farm and heading to Albany. We agree that the site could become a trip origin.

Before additional residential and commercial uses are established within the site, there
needs to be a sound understanding of the current capacity and operations of the public
transport network in the vicinity of the Smales Farm Bus Station and the expected
burden on the road network based on the increased number of travel trips from transit
and roadway users.

While the ITA focuses on wider access to areas such as Albany, additional information
should be included to explore the effects on local access via the public transport
network for trips originating at Smales Farm.

To improve efficiencies in the bus network for local trips from Takapuna and other
centres and suburbs across the North Shore, considerations should be made to add
T2/T3 lanes onto the surrounding road network. An assumption of services cannot be
made and must be supported by further investment in public transport.

Private Vehicles

The Plan Change does not propose to add any vehicle access points to the site and will
only maintain existing access for private or service vehicles. The existing rules for the
precinct include requirement for 'a maximum number of parking spaces.” As a TOD,
parking and access by private vehicles should be limited or contained within the
activity.

If parking is included in residential or commercial activities, the Smart Transport
programme should include a TDM strategy termed ‘unbundled parking’ to ensure that
the cost of parking is clearly shown as a separate cost. Showing the true cost of parking
will serve as a deterrent for tenants and serve as disincentive to private car ownership.
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While the Plan Change mentions locating and screening ‘parking, loading and service
areas’ to maintain pedestrian amenity, the focus here is based on aesthetics rather than
safety. The Urban Design Assessment acknowledges that creating ‘pedestrian-priority
streets and public spaces’ will require the ‘redesign of existing internal streets and
circulation spaces over time.” Yet the Plan Change does not provide enough detail as to
how this detail will be carried out. In order to properly assess the safety and any
potential conflict between vehicles and pedestrians, the location and design details of
the internal streets and circulation would need to be further reviewed during the
resource consent stage.

Mixed use Activities

The idea behind a TOD is ensuring that the TOD is largely a self-sufficient community.
This means that residents would be able to accomplish their household tasks without
having to go outside of their community or using a private vehicle.

Having a stronger link between transport and land use will allow for housing, business
and employment growth at Smales Farm with better travel options for those travelling
to and from the site.

Residential

Adding residential is another key cornerstone for TOD. The Plan Change recommends
adding high density, mixed-use residential housing options to the area. With the
implementation of residential activity, building up a TOD by continuing to add
employment activities at Smales Farm would create the opportunity for current or
potential employees to live closer, have shorter commutes and reduces pressure on the
transport system.

The ITA states that the proposed staging for residential units would start with an
estimated 190 apartments by the end of 2026 and ramp up to 1,380 apartment units by
the end of 2051. The proposed commercial gross floor area would increase at

Smales Farm from the existing 58,000m? to 162,000m? by the end of 2051.

To align with TOD principles, adding residential activities should be the focus rather
than adding a large number of commercial activities at the site. Commercial activities
should be limited to those that do not currently exist and will be an amenity for
residents. The amount of commercial, non-office activities at the subject should be
capped to ensure that the underlying business zone is complemented by residential and
commercial only as an amenity.

Commercial

The Plan Change recommends adding a number of non-residential activities. Many of
these provide a proper base for making the TOD attractive to those who live, work and
play in the area. The proposed Plan Change calls for adding associated activities such as
supermarket and drive-through restaurants to serve residents, employees and visitors.
There are a few commerce-related activities of note that potentially conflict with TOD
principles:

Supermarkets

The Plan Change recommends adding provisions for supermarkets up to 2,000m? gross
floor area per tenancy as a permitted activity and greater than 2,000m? gross floor area
per tenancy, albeit as a Discretionary Activity. This would potentially allow a
supermarket of any size to be installed on site. Supermarkets tend to be high generator
of vehicle trips and will attract vehicle trips from those outside of the TOD.
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If a supermarket is included, to align with TOD principles, it should be a boutique
supermarket that is no greater than 2,000m? gross floor area per tenancy without any
associated parking.

Drive-through restaurants

The Plan Change recommends adding provisions for drive-through restaurants. Any
activity that is introducing additional vehicle trips into the TOD should be avoided.
Again, this activity is a high generator of vehicle trips and will attract vehicle trips from
those outside of the TOD.

If restaurants are included in the Plan Change their primary purpose should be to serve
those within the TOD and be accessible by walking, cycling or public transit.

Drive-through restaurants should be included in the Plan Change as a discretionary
activity.

Service Stations

The Plan Change recommends adding provisions for service stations. While this activity
could be used by residents that have vehicles the intent of a TOD is to promote non-
vehicles trips.

A service station would attract ‘pass by’ trips from those outside of the TOD. If the
location of any service station requires motorists to drive through the site, this will
decrease the value of the TOD as a people-friendly and non-vehicle environment.

There are two service stations immediately adjacent to the site. In addition to the issue
of whether a service station within a TOD is consistent with the objectives and policies
of a TOD, the proximity of these two service stations means that residents and workers
on the site have easy access to these two service stations.

Service stations should be included in the Plan Change, albeit as a Discretionary
activity. We believe this would provide a greater level of consideration of criteria by
Council than would be feasible if the activity was non-complying.

Retail

The Plan Change recommends adding provisions for retail but does not include any
limitations on the gross floor area. There are certain retail activities such as a big-box
retailer that should not be included in a TOD because they are an attractor for vehicle
trips. If the intent of the TOD is to not attract additional vehicle trips then retail
activities should be consistent with the principles of a TOD.

If additional retail is included, to align with TOD principles, it should be retail that is no
greater than 2,000m? gross floor area per tenancy without any associated parking.

Big-box retail should be included in the Plan Change as a Discretionary activity.
Cycling

Even though active mode trips can improve the effectiveness of the TOD, cycling is not
noted as a design principle. With the cycling improvements noted in the ITA, cycling
should be looked to as an important means to increase active mode trips to/from
Smales Farm and wider areas.

Internal cycling routes should be incorporated into the design of the Precinct Plan.
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SUBMISSIONS

154.

155.

156.

157.

158.

159.

160.

161.

162.

163.

We have reviewed all submissions received by Council and have taken these into
account as part of the review and assessment. It is difficult and complex to respond in
detail to each submission.

Nevertheless, for completeness we have summarised the submissions and we have
provided comment. A summary of each submission and our notes/comments are set
out in Appendix 1. Where the specific response relates to any of the issues below, our
response to the individual submission references the respective sections (8.1 to 8.5)
below.

Three comprehensive submissions were received from Council, Auckland Transport
(AT) and the New Zealand Transport Agency (NZTA). Itis noted that the NZTA
submission is largely based on proposing further amendments to the Plan Change
provisions as amended by the applicant. A summary of these submissions is also
included in Appendix 1.

There are several themes and key issues addressed by the various submitters and these
are summarised and assessed below.

AT has provided a submission outlining the principles they consider appropriated for a
TOD. As discussed above, we consider that the principles provided by AT are
acceptable. Similar principles are provided in the ITA for the proposed TOD.

Based on our assessment of the proposed changes to the provisions of the Smales 1
Precinct, it is considered that the development of a TOD based on universally accepted
principles can be strengthened with amended rules to the proposed Plan Change.

A few submissions stated that the proposed Plan Change referenced the function and
amenity of the Business-Metropolitan Centre Zone with regard to achieving a similar
proportion of mode split. The concern is that the location of the subject site would not
provide public transport mode share similar to the Auckland City Centre. This concern
would also relate to the assumed trip generation applied in the traffic models with the
proposed residential acidity on-site.

One of the fundamental premises of the proposed TOD is the level of public transport
services accessible from the site. It is considered that an optimistic view is presented
with regard to public transport services accessible from the site. In the ITA the level of
public transport services accessible from the site is considered to be similar to that in
the Auckland City Centre. However, we consider that the subject site cannot achieve
the same level of public transport service as Auckland City Centre. Therefore, we are
not certain that the existing level of public transport services (or spare capacity)
accessible from the site is sufficient to accommodate the proposed growth.

However, this assumption has also been adapted in the overall assessment to support
the proposed TOD onsite.

We agree with this concern that the proposed Plan Change needs to provide more
evidence to show that the subject site would have a similar Public Transport mode
share as Auckland City Centre.
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Nevertheless, we are of the view that this reduction in traffic generated by the proposed
development can be achieved by including additional or amending the proposed
provisions of the Plan Change.

One submitter has concerns that as a result of insufficient parking provided in the
proposed development on Smales Farm parking would spill onto the street in the
vicinity of the urgent Care Client. That is, on-street parking would not be available for
their patients and staff.

In addition, AT also has concerns regarding the number of parking spaces accessory to
non-residential activities if the current parking rate is maintained. In addition, some
submitters also have concerns that the proposed parking provision of residential
activity with no minimum and no maximum requirements would not be consistent
with the principles of a TOD.

We agree that, in order to support a TOD, the proposed Plan Change should have
parking requirements for the residential activity similar to that of the city centre
development. Furthermore, we consider that the parking provision should be further
assessed for non-residential activities on-site. The revised parking provision for new
non-residential on site should be modified to reflect to the intended TOD on-site.

Two major issues raised with regard to the traffic models are stated in a number of
submissions.

The first is that a 25% reduction is applied on the turning movements from
Taharoto Road into Northcote Road in the traffic models.

A number of submitters have concerns that the applied reduction rate on the existing
traffic volume is not appropriate and would not reflecting to the reality. We consider
that 25% reduction rate applied based on the assumption that transport modes split in
the future is considered acceptable. This has also been further discussed and agreed
with AT and NZTA.

The second is that the forecast model was developed for year 2026 and year 2036.
However, the proposed staging development is planned for up to year 2051. Therefore,
in order to minimize the adverse effect of the proposed development on the wider road
network, the threshold for the trip generation of different activities cannot be the
planned development by 2051.

The NZTA has suggested capping the proposed development value at the 2036 level (as
modelled by the applicant). We consider the NZTA-recommended threshold is
appropriate to be included in the plan change. Any development that exceeds the
proposed threshold needs to be assessed further to minimise any potential adverse
effect on the surrounding environment.

A few submissions have expressed safety concerns for the proposed TOD.

We note that the proposed plan change has emphasised the safety and connectivity for
pedestrians and cyclists to and from the site.
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PREAMBLE TO SUGGESTED CHANGES TO

PLAN CHANGE

175.

176.

177.

178.

179.

180.

181.

182.

183.

184.

185.

Due to the significance of the proposed development Auckland Council, Auckland
Transport and the New Zealand Transport Agency made comprehensive submissions to
the proposed Plan Change.

All three organisations support the development of a TOD at the Smales Farm site.
However, they have expressed concerns that the proposed rules are not, in general
terms, consistent with the development of a TOD.

Iunderstand that several discussions were held to address differences relating to the
text and rules in the proposed Plan Change.

The applicant met with AT and NZTA to discuss the scope of the transport assessment
and thresholds set out in the rules of the proposed Plan Change.

Following the above meeting, the applicant was to submit the following information:

. Assessment of Bus connectivity / delay on Shakespeare Road when travelling to
the Smales Farm station.

. Assessment of PT requirements on local network for future years — number of
buses and active mode users expected on the network.

. Provide a list of modelling assumptions around external infrastructure upgrades.

At the time of writing this report, this information has not been received.

In addition, officers of the three organisations (noted above) held several discussions to
consider and determine a common and consistent response to the criteria and
thresholds set out in the proposed Plan Change.

The key issues raised as part of the various discussions are as follows:

. There is uncertainty with regard to some of the assumptions made in the
Integrated Transport Assessment (ITA). The 25% reduction in levels of traffic for
specific movements was assumed as being necessary for the traffic-related
impacts of the proposed development not to adversely affect maintaining the
safe and efficient operation of the local road network. This is an unusual
assumption and there is no empirical evidence for this.

. There is consequently some level of uncertainty with regard to the traffic effects
that might eventuate.

. Some of the proposed rules (such as those related to parking) are not consistent
with a TOD.

Considering the uncertainty of the traffic reduction assumption (and consequent traffic
impacts) as described above, we considered that there should be a review or ‘soft check-
in’ prior to ‘hard’ threshold being activated.

The soft check-in would enable the applicant and Council to determine how well the
TOD is being developed. If required, the applicant will have the opportunity to address
and implement measures to ensure that the policies and objectives of the proposed Plan
Change are being achieved.

The soft check-in should also be undertaken at a time where:

. the applicant has had sufficient time to implement the principles of a TOD
. the check-in is not undertaken too far in the future such that if the TOD was not
being achieved, it might be too late to implement ‘corrective measures’.
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The traffic models developed by the applicant were for the 2026 (92,000 m? GFA of
commercial/retail activity together with 190 residential apartments) and 2036 (125,000
m? GFA of commercial/retail activity together with 570 residential apartments)
development scenario levels. While there has been the assumed 25% reduction, the
impact of these development scenarios is understood. So, in a sense and
notwithstanding what we consider to be an optimistic assumption, this scenario is
somewhat a known quantity.

It is also noted that the adjacent transport network is very sensitive to additional
vehicles. Therefore, the proposed Plan Change needs to be robust with regard to

achieving the TOD principle of managing parking supply/demand and using TDM
measures to encourage sustainable modes of travel.

There is no certainty that the local transport infrastructure assumed in the ITA will be
developed. Nevertheless, it is noted that, since the proposed development will be of a
regional significance, this uncertainty should not be for the applicant to confirm.
Furthermore, if the development is progressed following the principles of a TOD, the
lack of local transportation infrastructure should not deter (further) development. Such
infrastructure should be the responsibility of the road controlling authorities to develop
in order to enhance and support the development of a TOD.

We therefore recommend a two-stage ‘soft check-in’ followed by a ‘hard check-in’ as
follows:

. a preliminary check-in at the five-year (2026) level, that is 92,000 m? GFA of
commercial/retail activity together with 190 residential apartments

. a second ‘soft check-in’ at the 10-year (2031) level, that is 117,000 m? GFA of
commercial/retail activity together with 380 residential apartments

. a ‘hard check-in’ at the 15-year (2036) level, that is 125,000 m? GFA of
commercial/retail activity together with 570 residential apartments.

The reasons for this are as follows:

. The applicant has an existing right to develop 105,000m? GFA of
commercial/retail activity but no residential activity.

. Based on the current rate of development of the commercial/retail activities, it is
likely that the 2026 development scenario will be achieved by 2031. This is a 10-
year horizon from the current Unitary Plan. Undertake a ‘soft check-in" might be
too long and too late to make necessary changes, if required. As described above,
the 2026 development scenario has been modelled and can therefore be validated
(or otherwise). Any changes to the Smales 1 Precinct can be reviewed at this
milestone/timeframe.

The above check-in scenarios will allow Council and the applicant, should this be
required/necessary, to either:

. discuss options to review (reduce) the criteria and provide encouragement to the
applicant (probably in the form of amendments to the PC such as RD criteria, etc)
to facilitate further development without any onerous requirements of the
developer or

. develop methodologies to bring back the development towards a TOD and signal
to the developer that if this trend continues, Council could say implement more
onerous requirements to achieve a TOD.

We note that at the 10-year timeframe, the Unitary Plan would be dur for a
review/update or a new Plan developed. Depending on the outcomes of the above
reviews, this would give Council the opportunity to make corresponding and requisite
changes to the Smales 1 Precinct.
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193. Otherissues such as parking provisions and specific criteria are addressed in the
specific rules in section 10.0 and 11.0 below.

ASSESSMENT OF CHANGES TO
POLICY IN H15 BUSINESS - BUSINESS PARK

ZONE

194. Asnoted in section 1.0, the application seeks amendment Policy H15.3(18) of the

Unitary Plan. The comments and recommended changes are summarised in the table

below.

TABLE 1: RECOMMENDED CHANGES FOR POLICY H15.3.(18)

Rule No. Policy H15.3(18)

Amendments Policy H15.3(18)

proposed by Amend as follows.

applicant ) vt o i s o g Y memdmentia fhe

(b) limit retail to those services such as food and beverage and convenience
goods which meet the day to day needs of workers, residents and visitors to
the zone;

(c) except within the Smales 1 Precinct, limit residential activity (exceptfor apart
from visitor accommodation).

Comment and
recommendation

The NZTA has proposed the following amendments (in blue):

(b)  “...which meet the day to day needs of workers and residents
within axd-vistterste the zone.

(0  ‘exceptwithintheSmales-Precinet-limit residential activity
except for visitor accommodation and dwellings.”

With regard to (b), we consider that ‘visitors’ to the zone is in
the original text and should be retained. It is likely that this
reference is related to visitors that are associated with
commercial and retail activities in the zone and are not retail
‘shoppers’.

With regard to (c), it is the intention of the proposed Plan
Change to include residential activity. Hence the change as
proposed by the applicant should be retained. The limit of
residential activity can be set out in the rules of the Smales 1
Precinct.
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ASSESSMENT OF CHANGES TO 1538.

SMALES 1 PRECINCT

195.

The assessment of the proposed changes to the provisions of the Smales 1 Precinct is
set out in a table format below. Our assessment is set out as follows:

The amendment as proposed by the applicant is set out in the first row.

Appropriate comment (including those from submissions) are set out in italics and our

recommendations are set out below that.

1538.1. Precinct description
The zoning of land within the precinetSmales 1 Precinct is the Business - Business Park Zone.

The Smales 1 Precinct (Smales Farm) is located on the corner of Takarate-Taharoto
and Northcote roads, and is adjacent to State Highway 1 and the Northern Busway. The
precinct permits non-residential activities (subject to a maximum gross floor areafer).
residential activities, a maximum number of car parking spaces, and provides for some
accessory activities to address demand from those employed on the site_residents. and
visitors to the precinct.

We have no comment on this.

1538.2. Objectives

(1) The intensive development of the Smales 1 Precinct as a vibrant mixed-use
Transit Oriented Development is enabled.

£4(2) Ongoing development of the Smales EasmnTechnology-OfficePRark] Precinct

as an employment node is enabled while managing significant adverse effects-
on-the—safe-and-efficientoperation-of the-transport-netao - on‘theamenityo‘r
neighbouring zones, and on the function and amenity of the Business —
Metropolitan Centre Zone and Business — Town Centre Zone.

(3) Residential development is enabled to use the land more efficiently. increase
housing capacity and choice, particularly for employees of businesses at the
Smales 1 Precinct and other nearby business areas, and to take advantage of
the proximity of the Smales Farm station on the Northern Busway.

(4) The Smales 1 Precinct is an attractive place to live, work and visit.

The overlay, Auckland-wide and zone objectives apply in this precinct in addition to
those specified above,

Overall, we consider the objectives to be too general and the objectives should be
strengthened with specifics.

The deletion of the text ‘on the safe and efficient operation of the transport
network’ is not supported. The impacts on the operation of the transport network is
a significant issue and needs to be retained.
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1538.3. Policies

The Auckland-wide and underlying zone policies apply in this precinct in addition to
those specified below.

(1) Require effice-activitydevelopment over 162,000m? gross floor area of
business activity in the Smales 1 Precinct to demonstrate that significant

adverse effects on the amenity of neighbouring zones will be managed and
that the function and amenity of the Business — Metropolitan Centre Zone
and Business — Town Centre Zone will not be significantly adversely
affected.

(2) Enable the development of intensive residential activities at the Smales 1
Precinct and reguire it to be designed to provide privacy and outlook; and have
access to daylight and sunlight.

(3) Require landscaped open space and pedestrian connections to be provided or
maintained with each stage of development to ensure an appropriate level of
amenity for residents. workers and vigitors to the Smales 1 Precinct.

2}{4) LwitProvide for accessory activities to these-whish-meet the immediate
needs of office workers-and-isitorsto-Smales-Farm._residents and visitors

L

1o the Smales 1 Precinct while limiting the extent of those activities to

manage potential adverse effects on the function and amenity of the

Business — Metropolitan Centre Zone and Business — Town Centre Zone.

£23(5) Require busiress-development over +85162,000m? gross floor area of
business activity in the Smales 1 Precinct to demonstrate that theythe activity
will not significantly adversely affect the safe and efficient operation of the
transport network, or that such effects will be mitigated.

(6) Limit the supply of on-site parking over time to recognise the accessibility of the
Smales 1 Precinct to public transport services. while supporting the planned
growth of non-residential activities and acknowledding the need for an
appropriate supply of parking on the site in the short term to encourage that

growth.

The overlay, Auckland-wide and zone policies apply in this precinct in addition to those
specified above

Amend Policy (3) (amendments in italics) to read as follows (or similar): ‘Require
landscaped open space and pedestrian connections to be provided or maintained
(that is appropriate for a TOD) with each stage of development to ensure an
appropriate level of amenity for residents, workers and visitors to the Smales 1
Precinct. The pedestrian links should also provide safe and legible connections to the bus
station.

Policy (6) seems somewhat a contradiction. The latter part of the policy could result
in a situation where the parking supply rate is above that finally envisaged for the
TOD. If short term growth is based on providing parking not consistent with a TOD,
it would be difficult to take away these parking provisions at a later stage. Delete
all the text from the second part of the sentence so it reads, Limit the supply of on-site
parking over time to recognise the accessibility of the Smales 1 Precinct to public transport
services.

The intent of the following Policies (7) and (8) (relating to cycling/walking and TDM)
proposed in the NZTA submission is supported. It is noted that the provision of
passenger transport services is beyond the control of the applicant. Nevertheless,
the wording of the policy could be amended to reflect that the applicant could work
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with Council to provide encouragement and incentives to the people living and
working at Smales Farm to use passenger transport.

(7)  Encourage walking, cycling and the provision of passenger transport services and
facilities compatible with the character and amenity of the area.

8) Require the overall development of the Smales 1 Precinct to incorporate traffic demand
management approaches to encourage changes in commuting behaviours to reflect a
Transit Orientated Development.
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1538.4. Activity table

The provisions in any relevant overlays, zone and the Auckland-wide apply in this
precinct unless otherwise specified below.

Table 1538.4.1 specifies the activity status of land use activities in the Smales 1 Precinct
pursuant to section 9(3) of the Resource Management Act 1991.

Table 1538.4.1 Activity table Smales 1 Precinct

Activity Activity status
General
(A1)  ActhvdtissNon-residential activities exceeding the D
- 2 gross floor area maximdmmaximums in
Standard 1538.6.1.
(A3) Activities exceeding the limits in Standard 1538.6.2 RD
(Ad) Activities exceeding the limits in Standard 1538.6.4 RD
Use
Accommodation
(AB) Dwellings P
(AB)  Conversion RD
of a building or part of a building to dwellings, integrated
residential development. visitor accommodation or boarding
(AT) Integrated residential development P
(AB)  Supported residential care P
(A Visitor accommodation and boarding houses P
Commerce
Al10) Conference facilities 1=
(A11) Entertainment facilities D
(A12) Retall P
(A13) Service stations NC
Al4)  Supermarkets up to 2.000m? gross floor area per tenancy 1=
(A15) Supermarkets greater than 2 000m? gross floor area per D
tenancy
Al16) Dnve-through restaurants RD
Community
(A17)  Community facilities P
(A18) Education facilities P
(A19) Tertiary education facilities P
Development
(A23) Temporary structures that are established for less than 21 B
days

Signs
Comprehensive development signage

(A25) Comprehensive development signaae that is further than 30m| P
from the Shakespeare Road, Taharoto Road and Northcote
Road frontages.

Temporary activities
Temporary Activities — General

| gl

(A26) Temporary activities for up to 21 consecutive davs ‘

Specific Tempeorary Activities
A7)  Noise events ‘ E

Unless as addressed below, we agree with the above amendments.

(A1) delete reference to the maximum in standard 1538.6.1. Non-residential
activity exceeding 125,000m? GFA and 570 units should be - RD and
exceeding 162,000m? GFA should be - D.

(A3) This is acceptable subject to 1538.6.2. being amended as per our
recommendation.
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(A13) Service stations D

A (14) Supermarkets up to 2000 m? GFA per tenancy but with a restriction on
parking at one per 60m? - P.

A (15) Supermarkets greater than 2000 m? GFA per tenancy - D.

A (16) Drive through restaurants - D.

1538.5. Notification

(1) Any application for resource consent for ara restricted discretionary. discretionary
or non-complying activity listed in Table 1538.4.1 Activity table above will be
subject to the normal tests for notification under the relevant sections of the
Resource Management Act 1991.

(2)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).

Not applicable to our area of expertise.

1538.6. Standards

The standards applicable to the underlying zone and Auckland-wide apply in this
precinct, except the following:

+—LRoheyStandard E27 3E-tricarated-transpor-assessmertt 1 Trip generation for_
non-residential development up to %ﬁ,DDOmz gross floor area see-Standard-

o Standard-E2-5-1THp-generationor for residential development up-te-+05-000m™
: see Standard 1538.6.3); ard

s Standard E27.6.2(5)

¢ Standard H48H15 6.1 Building heights;
s Standard H15.6.3 Yards: and
e+ Standard H15.6.7 Outlook space.

All activities in the Smales 1 Precinct must comply with the following standards.

Delete 162,000m? and replace with 125,000m?.
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1538.6.1. Gross floor area (GFA)

(1) The maximum gross floor area in the precinct for non-residential activities
is 162,000m? subject to the—fehowirgrtable-te2s-64(2) below:

o Zressflostorss

Commersial services Mustnot-oxeaed-3-200m" pluca- N
euma%ve—g;eg&ﬂe@»&ee—ef—é@@m S

Food-and-boverage SvoRy-10 000/ 6E aross foor aroa-of

Rk

(2) The Gross Floor Area occupied by retail and commercial services
activities must not exceed 3 800m? plus a_cumulative aross floor area of

500m? for_every 10.000m- of aross floor area of development over

41 120m? including_development already established in the Smales 1
Precinct.

This is acceptable.

1538.6.2. Parking

(1) The number of parking spaces accessory to non-residential activities must not
exceed:

{a) 1936 car parking spaces for the first 44, 770m? gross floor area;

(b) an additional one car parking space per 31.8m? gross floor area for
development between 44}?0m2 and ‘IE}SPE}OOm2 gross floor area; and

(c) an additional one car parking space per 45 1m? grass floor area for
development in excess of 105,000m2 grass floor area to a maximum of
5094 spaces

(2) No minimum or maximum parking reguirements apply to residential activity.

The current Precinct provisions as proposed by the applicant will result in up to
4,872 parking spaces. However, included in the calculation is a proviso for a
maximum of 5,094 car parking spaces. No rationale has been provided for this
upper limit.

Limiting car parking is one of the key mechanism to limiting non-residential vehicle
trips. Limiting non-residential car parking provisions is a key success factor of a
TOD and achieving the objectives of the Precinct.

It is recommended that a maximum parking rate of one space per 60m? GFA (for
GFA over and above that currently developed) is implemented for non-residential
activities.

. This is consistent with a TOD and other higher density areas such as the
Wynyard Quarter.
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. In addition, it is likely that the TOD will include a reasonable proportion of
ancillary activities that would not require additional parking provisions.

. If necessary, parking could be unbundled and used for ‘complementary’
activities during and outside of normal working hours.

. There are currently 2,044 parking spaces on the site and a total GFA of
58,000 m?.

. Applying the one space per 60m? GFA for the remainder of the entire
development would result in the provision of 3,777 spaces.

. Based on the proposed rate of one parking space per 60m? GFA, the overall

parking rate for the fully developed GFA of 162,000m? will be approximately
one space per 42.9m? GFA. This is not too dissimilar to that proposed by the
applicant.

With regard to parking for residential activity, the no minimum and no maximum’
rule is not supported.

The Translink TOD-related document (referenced in paragraph 17 of section 4.0)
states that:

. managing parking demand is one of the most effective strategies in shifting travel
demand away from single-occupancy vehicles. ..

. ...newer approaches are targetting parking demand to reduce the number of parking
spaces required. ..

. ...free parking is an invitation to drive and leads to inefficient utilisation of limited
space...

In the ITA, vehicle trip generation rates have been sourced from the New South
Wales Road and Maritime Services’ Guide to Traffic Generating Developments
(RMS Guide).

The RMS Guide included recommendations for the provision of parking for high
density residential flat buildings. For Metropolitan Sub-Regional Centres, the
recommended minimum number of parking spaces is 0.6 spaces per one-bedroom
unit, 0.9 spaces per two-bedroom unit and 1.2 spaces per three-bedroom unit.

The RMS Guide also states that, ‘Councils may wish to reduce this requirement for
buildings located in close proximity to public transport, or where short-term unit
leasing is expected.’

We therefore consider that, in order to achieve the design principles of a TOD, the
provision of parking for residential activity should have no minimum requirements
but be limited to a maximum of one space per unit. We consider that this rate
represents a reasonable average taking into account the uncertainty of the mix of
various-sized apartments.

1538.6.3. Trip generation

(1) BevelopmertNon-residential development up to-l-@élEQ,DDszgross floor
area_and residential development. will not be subject to the following:

(1) Policy E27 3(2) Integrated transport assessment; and

(2) Standard E27.6.1 Trip generation.

Modify the above thresholds to 125,000m? GFA and 570 residential apartments.
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1538.6.9. Pedestrian Plaza

(1) No later than the completion of 125.000m? GFA of development in the Smales 1 Precinct. a
pedestrian plaza shall be provided approximately in the location shown on Precinct Plan 2.
The pedestrian plaza shall:

(a) have a minimum area of 400m?~.

(b) receive adeguate winter sun between the hours of 11am and 2pm.

(c) be appropriately sheltered from the south-westerly wind.

(d) be designed having regard to CPTED principles.

(e) incorporate hard and soft landscaping.

This is acceptable.

1538.9. Special information requirements

There are no special information requirements in this precinct.

The following general information is to be provided as requirements for ‘site travel
management plan’.

. Traffic information and surveys of employees / residents are to be
undertaken every two years.
. Include an assessment of pedestrian and cycling connections to and through

the site to determine if these are consistent with the objectives and policies
of the Precinct.

. The level of bicycle parking and car parking spaces developed on the site.
This information should include relevant details such activities related to the
respective parking spaces, locations, etc.

) Reporting on TDM measures, management and monitoring undertaken.

Other restriction and/or rules.

We consider that this additional rule is included within the proposed Plan Change.

To protect safe and efficient operation of key FTN/RTN services, no vehicle access is
permitted on Shakespeare Road extension.

CONCLUSION AND RECOMMENDATIONS

196.

197.

We believe that the proposed Plan Change generally supports the development of a
TOD. However, there are some concerns regarding the parking provisions. We consider
these are inconsistent with the principles of a TOD.

The Smales Farm site is handily located close to the Smales Farm Bus Station and the
Northern Motorway. Therefore the site is well connected for those looking to access the
site by bus or private vehicle. We consider that the site is easily accessible by public
transit and appropriate to be the base for a TOD. Access to walking and cycling
infrastructure is also very good.
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There are a number of future regional projects that, when implemented, will improve
the mode choice availability for people associated with activities on the site.

The modelling undertaken is comprehensive. However, there has been an assumption
that a 25% reduction in a specific traffic movement is considered as being necessary for
the traffic-related impacts of the proposed development not to adversely affect
maintaining the safe and efficient operation of the local road network.

This is generally an optimistic assumption that is not a proven assumption or
empirically determined outcome. There is consequently a level of uncertainty with
regard to the traffic effects that might eventuate.

The proposed development of a TOD at Smales Farm is consistent with national and
regional policies.

A number of submissions were received, including comprehensive submissions from
Council, Auckland Transport and the New Zealand Transport Agency. The latter
submissions included a comprehensive list of suggest amendments to the proposed
Plan Change. In summary, the other submissions covered the following areas:

. Principles of a TOD

. Metropolitan Centre controls

. Parking provisions

. Traffic modelling concerns and

. Provision for pedestrian and cycling.

In addition to the modelling assumption described above, the proposed rules (related to
parking) are not consistent with a TOD and there is not sufficient discouragement of
vehicle trips by the proposed parking provisions.

Officers of the three organisations (noted above) held several discussions to consider
and determine a common and consistent response to the criteria and thresholds set out
in the proposed Plan Change.

In order to address the concerns as described above, we recommend a two-stage ‘soft
check-in’ followed by a ‘hard check-in’ as follows:

. a preliminary check-in at the five-year (2026) level, that is 92,000 m? GFA of
commercial/retail activity together with 190 residential apartments

. a second ‘soft check-in’ at the 10-year (2031) level, thatis 117,000 m? GFA of
commercial/retail activity together with 380 residential apartments

. a ‘hard check-in’ at the 15-year (2036) level, that is 125,000 m? GFA of
commercial/retail activity together with 570 residential apartments.

The above reviews will allow the applicant sufficient time to implement the principles
of a TOD. They will also enable Council to discuss the implementation of ‘corrective
measures’ should the development progress be considered not to be achieving the
principles of a TOD.

With regard to the Plan Change text and criteria, we recommend the following:

. amendments as suggested by the New Zealand Transport Agency as specifically
set out in this report

. 1538.2. Objectives - reinstatement of the text ‘on the safe and efficient operation
of the transport network’

. 1538.3. Policies - Amend Policy (3) (amendments in italics) to read as follows (or

similar): ‘Require landscaped open space and pedestrian connections to be
provided or maintained (that is appropriate for a TOD) with each stage of
development to ensure an appropriate level of amenity for residents, workers
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and visitors to the Smales 1 Precinct. The pedestrian links should also provide safe
and legible connections to the bus station.

. 1538.3. Policies Policy (6) (amendments in italics) - delete all the text from the
second part of the sentence so it reads, Limit the supply of on-site parking over time
to recognise the accessibility of the Smales 1 Precinct to public transport seruvices.

. 1538.3. Policies - the inclusions of the Policies (7) and (8) (relating to
cycling/walking and TDM), albeit with slight amendments, proposed in the NZTA
submission is supported.

. 1538.4. Activity Table - the following are proposed:

o (A1) - delete reference to the maximum in standard 1538.6.1. Non-
residential activity exceeding 125,000m? GFA and 570 units should be - RD
and exceeding 162,000m? GFA should be - D

o (A3) - This is acceptable subject to 1538.6.2. being amended as per our
recommendation.

o (A13) - Service stations - D
A (14) - Supermarkets up to 2000 m? GFA per tenancy but with a restriction
on parking at one per 60m? — P

o A (15) - Supermarkets greater than 2000 m? GFA per tenancy - D

o A (16) - Drive through restaurants - D

. 1538.6. Standards
o Delete 162,000m? and replace with 125,000m?.

o We also consider that a provision for bicycle parking spaces is included.
Since this is a TOD, the provision of an appropriate level of bicycle parking
spaces is critical to the success of creating a TOD.

. 1538.6.2. Parking

o a maximum parking rate of one space per 60m? GFA (for GFA over and
above that currently developed) is implemented for non-residential
activities

o Parking for residential activity should have no minimum requirements but

be limited to a maximum of one space per unit
. 1538.6.3. Trip Generation - modify the thresholds to 125,000m? GFA and
570 residential apartments.
. 1538.9. Special information requirements - The following general information is
to be provided as requirements for ‘site travel management plan’.
o Traffic information and surveys of employees / residents are to be
undertaken every two years
o Include an assessment of pedestrian and cycling connections to and
through the site to determine if these are consistent with the objectives
and policies of the Precinct
o The level of bicycle parking and car parking spaces developed on the site.
This information should include relevant details such activities related to
the respective parking spaces, locations, etc.
o Reporting on TDM measures, management and monitoring undertaken
. Other restrictions and/or rules - we consider that this additional rule is included
within the proposed Plan Change.
o To protect safe and efficient operation of key FTN/RTN services, no vehicle
access is permitted on Shakespeare Road extension.

208. We conclude that the proposed Plan Change would support the development of a TOD,
subject to the implementation of the above changes.
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35

LIMITATIONS

This report is for the use by Auckland Council only, and should not be used or relied
upon by any other person or entity or for any other project.

This report has been prepared for the particular project described to us and its extent is
limited to the scope of work agreed between the client and Harrison Grierson Consultants
Limited. No responsibility is accepted by Harrison Grierson Consultants Limited or its
directors, servants, agents, staff or employees for the accuracy of information provided by
third parties and/or the use of any part of this report in any other context or for any other
purposes.
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Submission No. 1 - Shorecare Medical Services Ltd.

Summary

Concern over potential loss of on-street car parking for patients and staff of an Urgent Care
Clinic.

Response

This submission is unclear, but it seems the submitter is concerned about the limited
parking provisions in the Precinct. That is, visitors to the Precinct will use on-street parking
on The Boulevard and reduce the level of on-street parking for their patients and staff.

Since the Plan Change is for a TOD, we consider that the parking provision should
correspond to a TOD. It is noted that the submitter’s business and The Boulevard is located
within the site and The Boulevard will be part of the road network serving the TOD.

It is expected that some form of time-restricted parking will enable and enforce a high
turnover, and consequently supply, of on-street parking. It is also noted that the on-street
parking should not be used by staff of local businesses.

Submission No. 2 - Anthony Kang

Summary

Mixed use development would include activities like supermarkets and commercial
activities and these are not included in the traffic modelling as part of the trip generation.

Traffic currently travelling to the site is in the direction opposite to the peak traffic flow.
There would be increased traffic volume for the proposed development along the existing
road network. Due to the proposed residential activity, the increased traffic volume will be
the same direction as the existing peak period. This will have adverse effects on the wider
road network.

Has concerns that the 25% reduction factor applied for traffic from Taharoto Road into
Northcote Road requires a significant behavioural change from the existing road users.

The proposed development cannot achieve the proposed transport model split and
reduction factor.

Safety concern for pedestrian and cyclists. It is mentioned that potential U-turns needs to
be looked after.

Impact for construction traffic.

The proposed development will exceed the capacity for PT.

Response

It is noted that the traffic modelling has included these activities on a Gross Floor Area
(GFA) basis.

The nature of a TOD is to reduce vehicular traffic, especially in the peak periods. As has
been seen in Auckland’s City Centre, the lack (and increasing cost) of parking together with
the lack of space within the road corridors to increase the capacity for private single-
occupancy vehicles have created a significant mode shift to public transport. Through this
process, it is intended that appropriate rules (related to parking) for proposed commercial
activities will have restrictions to reflect the intention of the TOD.

The traffic modelling issue has been discussed between AT and the NZTA as set out in
section 8.4 of this report.

Due to the local network being close to capacity, the impact of the TOD will not create a
significantly worse environment for pedestrians and cyclists. As the development
progresses and if pedestrian and safety issues arise, these would be addressed by AT.
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The impact of the construction traffic will be addressed when individual resource consent
applications are lodged.

The concerns for the capacity of the existing PT has been discussed in the section 6.3 of the
report. As the development progresses and indeed growth occurs in Auckland and the local
areas surrounding the Precinct, AT would have to upgrade and develop at PT infrastructure
that will cope with Auckland’s growth.

Submission No. 3. Toho Consulting

Summary

Support and agreed that the proposed changes can be served by full range of transport
connections.

Response

Supports the proposed changes.

Submission No. 4. Jungho Hong

Summary

Has concern regarding the traffic impact on the existing road network; 25% deduction on
the road network;

How to achieve transit-oriented development.

If parking spaces are provided for the residents, the trips will be generated on road network.

Response

Issues related to traffic, the 25% reduction and the TOD are discussed above in the response
to Submission 2. The assessment of the proposed TOD is included in this report in section
7.0.

Submission No. 5 Susan Peace

Summary
The traffic assessment threshold should stay at 105,00m? for Policy 1538.3(3).

Response

The modelling developed for the 2036 scenario is based on a GFA of 125,000m?. This is
discussed in section 6.4 of our report and the traffic effects are shown to be acceptable.
Therefore it would not be reasonable to retain this threshold.

Submission No. 6. Sentinel Planning Ltd

Summary

Supports the proposed Plan Change and the use of Smales Farm as a mix use Transport
Orientated Development Centre.

Response

Supports the proposed changes.

HG PROJECT NO 1040-143690-01

852



Submission No. 7 Sally Slawson

Summary

Negative traffic impact with increasing traffic volume on congested road network.

When events are held, the traffic would be worse.

Response

The effects of traffic as a result of the proposed TOD are discussed above in the response to
Submission 2. Events are not usually held in peak traffic times. While events might create
a significant level of traffic, events are generally held in the evenings or over weekends
when there is sufficient capacity on the road network. In addition, events of any significant
magnitude are managed by the implementation of temporary traffic management plans.

Submission No. 8 Soon Bok Ko

Summary

Limited capacity to accommodate more traffic on the existing road network;
The PT connectivity is not comparable to CBD or Newmarket;

Limited parking spaces would cause impact on side road.

Submitters have concerns on the viability of the TOD.

Response

These issues have been included in the responses above. It is noted that on-street parking
is a public facility/amenity and cannot be ‘allocated or reserved’ albeit informally for
specific groups of people. Nevertheless, if external parking does become an issue in say the
local residential areas, Council can easily impose restrictions with parking permits for local
residents.

Submission No. 9 Charles Crisp

Summary

Existing PT and road network cannot accommodate the proposed development.

Response

This issue has been addressed above.

Submission No. 10 NZTA

Summary

NZTA is in general supportive of the proposed Plan Changes with recommended further
amendments to the provisions of the Plan Change.

NZTA has provided detailed comments and amendments to each proposed rule.

Response
In developing our responses to the rules, we have taken into account these comments.

Submission No. 11 AT

HG PROJECT NO 1040-143690-01

853



Summary
Key issues are addressed in AT’s submission are related to the issues set out below:

e AT emphasised that the Plan Change is not to be inconsistent with TOD principles.

o Theimpact on the timing and development of strategic transport infrastructure.

o Potential appropriate quantum and mix of land use activities and associated trip
characteristics.

o Potential integration of the development with public transport.

o Traffic generation / network effects and identified mitigation measures.

e Demand and provision of walking and cycling facilities.

e Parking provisions and associated effects.

e Vehicle access and circulation.

Timing and staging in relation to future transport network changes.

Response

Auckland Transport has raised a number of issues and wants these issues to be addressed
before a decision is made on the proposed Plan Change.

In developing our responses to the rules, we have taken into account these comments.

Submission No. 12 Sovereign Services Limited

Summary

Sovereign Services Ltd. has concerns that the proposed development would have adverse
effects on the function and amenity of the existing business park development.

The submitter also has concerns that no there is no restriction on the parking requirements
for proposed residential activities on site.

Response

As noted above, the proposed TOD will improve function and amenity by creating a more
people-orientated and less car-dominated environment.

The parking threshold for both non-residential and residential activities will be
recommended to be modified. We consider that a maximum parking requirements for the
proposed residential activity should be implemented.

Submission No. 13 Auckland Council

Summary
Auckland Council supports the PPC23 in part, subject to amendments, so far as:

o Itretains a cap on retailing activities on site and limited provision is made for
residential activity
o limited provision is made for residential activity:

(a) support that no provision is made to enable camping grounds or retirement villages;

(b) support that conversion of a building or part of a building to dwellings or visitor
accommodation be provided for as a restricted discretionary activity;

(c) support that provision is made for dwellings as a permitted activity, subject to
compliance with appropriate standards (noting that new buildings are a restricted
discretionary activity);
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(d) do not support provision for ‘integrated residential development’, ‘supported
residential care’ or floor boarding house’;

(e) do not support that residential activity (excluding visitor accommodation) can be
established on ground

(f) that ‘service stations’ are non-complying, activity (A13) in Table 1538.4.1

In general, the text should be amended to:

e  Better explain the Precinct description and objectives to set the planning context,
precinct purpose and reasoning driving the introduction of additional land use
activity opportunities and rationale for building scale.

e Reduce the scale and wide range of residential uses or activities so the equivalent
of a ‘city centre’ is not enabled;

e Achieving a ‘transit-oriented’ rather than just ‘transit-adjacent’ node of activity;

e Ensuring the precinct is worded in line with Auckland Unitary Plan conventions.

e Removing ‘temporary activities’ from the provisions.

e Removing ‘signage activities’ from the provisions.

Addressing the change of activity status of ‘drive through restaurants’ from restricted
discretionary to non-complying (as per the Business Park underlying zone), including the
removal of assessment criteria.

Response

We are in general agreement with this submission.

Submission No. 14 Westlake Girls School

Summary

Increased traffic volume would potential increase congestion.

Dwellings and visitor accommodation activities should not be permitted activities.

Response
The issue of congestion has been included above.

We believe that residential activity is vital to the development of a TOD. It is important
that if visitor accommodation is provided, it is to a very low level.

Submission No. 15 Housing New Zealand

Summary

HNZ is generally supportive but opposes the provisions of PPC23 and seeks specific changes
on few matters.

The main traffic related concerns are:

e The underlying zoning should be Business Mixed Use which would include ‘appropriate
assessment framework’

e There should be a minimum level of non-residential development required; and

e  There should be no overall floor area limit (of 162,000)

e Development of >100 dwellings should be subject to the generic traffic assessment
provisions (for trip generation) of chapter E27.6.1, and not have special exemptions
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e Ground floor residential should be prevented, as for centres zones, and change
documentation should be amended to assess the ‘reduced delivery’ of
office/commercial.

Response

We are in general agreement with these issues and note that the threshold for trip
generation needs to correspond with the thresholds used in the traffic models. A number of
the issues are more planning- or urban design-related.

Submission No. 16 Watercare

Summary

Accept the plan modification

The concerns raised by Watercare are not traffic related issues.

Response
Noted.

Submission No. 17 Svetla Grigorova

Summary

Decline the plan modification (due to proposed zoning breach; traffic impacts - roads not
equipped to support the changes; noise impacts on local area; health impacts - population
growth and effects on North Shore Hospital services.)

Response

With regard to traffic-related issues, these are addressed in the above responses.

Submission No. 18 Private Atanas Gornakov

Summary

Decline the plan modification (due to proposed zoning breach; traffic impacts - roads not
equipped to support the changes; noise impacts on local area; health impacts - population
growth and effects on North Shore Hospital services.)

Response

With regard to traffic-related issues, these are addressed in the above responses. It is noted
that this submission is similar to Submission No 17.
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1 Introduction

Market Economics Ltd (“M.E”) has been commissioned by Auckland Council to review the Sales Farm
Private Plan Change (“PPC”) application lodged by Northcote RD1 Holdings Limited, in July 2018.

1.1  Objective

The objective of this report is to provide such economic advice to Auckland Council as is required to enable
Council to adequately assess the PPC application.

1.2 Involvement in application

M.E has reviewed and provided specialist economic advice on the PPC application, including in relation to

the following documents:

e “Likely Economic Effects of a Proposed Private Plan Change for Smales Farm”, Insight
Economics Limited, 11 June 2018 (“IEL report”)

e “Auckland Unitary Plan (Operative in Part) Application for Private Plan Change Smales
Farm”, Vaughan Smith Planning Limited, 25 July 2018

e “Auckland Unitary Plan (Operative in Part) Application for Private Plan Change Smales Farm
Explanation, Assessment of Environmental Effects and Section 32 Analysis”, Vaughan Smith
Planning Limited, July 2018

e  “Smales Farm Plan Change — Response to Clause 23 Requests”, 15 October 2018
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2 ThePPC

This application seeks to changes provisions in the Auckland Unitary Plan — Operative in Part (the “Unitary
Plan”) affecting the Smales Farm Business Park (“Smales Farm”). Under the Unitary Plan, Smales Farm is
zoned Business Park and the Smales 1 Precinct applies to activities and development on the Site. Offices
are permitted in the zone, up to a maximum gross floor area (“GFA”) limit specified in the precinct
provisions (being a part of the 162,000m? permitted for non-residential activities). Office development in
excess of that limit is a discretionary activity. Residential activity is a non-complying activity, and other
provisions limit commercial services, food and beverage, retail, care centres, and community activities by
a formula that relates their maximum GFA to the amount of development on the Site.

The purpose of the PPC is to facilitate the development of a Transit Oriented Development (“TOD”) on the
Site to better reflect what is identified in the application as an opportunity to make better use of the Site’s
attributes and proximity to the Smales Farm Bus Station. A TOD is described in the application as a high-
density, mixed-use development in close proximity to a major public transport station. The application
proposes to maintain the amount of office activity currently anticipated, while also providing for dwellings
as a permitted activity. Retail activity would be permitted, but limited by applying a formula that imposes
a maximum developable retail GFA related to the amount of other GFA on the Site. Beyond the limit the
activities would be discretionary. The formula proposed for retail and commercial services activities is
contained in Standard 1538.6.1(2):

The Gross Floor Area occupied by retail and commercial services activities must not
exceed 3,800m? plus a cumulative gross floor area of 500m? for every 10,000m? of
gross floor area of development over 41,120m? including development already
established in the Smales 1 Precinct.

In total, the PPC assumes that full development of the Site would yield 300,000m? GFA, of which 162,000m?
would be business activities and the balance (138,000m?) residential. The PPC would enable incremental
increases in retail and commercial services GFA in step with the residential and non-residential
development, with the intention of avoiding adverse effects on the role, function and amenity of centres
such as Milford and Takapuna.
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3 Housing demand

The IEL report provides commentary on the state of the Auckland housing market, and concludes that there
is a significant shortage of residential dwelling supply in the region.

3.1 Housing supply issues

The current Unitary Plan and the Future Urban Zones together provide sufficient residential capacity to
support the community’s demand for housing over the life of the operative Unitary Plan. However Smales
Farm is an appropriate location for higher density dwelling supply, and the type of dwellings that will be
permitted by the PPC will help to diversify local housing options in an area close to a public transport
interchange, and an employment node. While we do not agree that there is insufficient potential (i.e.
residential or future residential) capacity at a regional level, increased residential supply in relatively central
locations such as Smales Farm represent efficient responses to accommodating residential demand. For
those reasons we agree that residential supply on the PPC Site is appropriate.

3.2 Dwelling yield

Based on our assessment of average Auckland dwelling sizes, we agree that IEL's assumption about an
average 100m? dwelling size for Smales Farm is reasonable, and that the yield of 1,380m? Is therefore also
reasonable.
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4  Benefits of TODs

We agree with IEL’s assessment of the benefit of Transit Oriented Developments (“TODs”), and that Smales
Farm meets the criteria to support a TOD.
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5 Retail and services demand

In this section we review the applicant’s assessment of demand for retail and commercial services space at
Smales Farm.

5.1 Quantum of space

The formula proposed for retail and commercial services activities is contained in Standard 1538.6.1(2):

The Gross Floor Area occupied by retail and commercial services activities must not
exceed 3,800m? plus a cumulative gross floor area of 500m? for every 10,000m? of
gross floor area of development over 41,120m? including development already
established in the Smales 1 Precinct.

The IEL report states® that that would equate to some 16,500m? of retail and commercial services GFA.
From our assessment? Standard 1538.6.1(2) would permit 16,300m? of retail and commercial services GFA,
so we are broadly in agreement with IEL on the permitted quantum of that space.

5.2  Total demand for retail and services space

The IEL report concludes that at full build out (142,000m? of office space, 138,000m? of dwellings, 16,500m?
of retail and commercial services space and 3,500m? of healthcare and other services)® there would be
demand for 16,810m? of retail and commercial services space at SF, made up of:

e SF office workers: 9,620m? (Table 2)
e SFresidents: 2,990m? (Table 3)
e Visitor demand: 4,200m? (section 6.3.3)

We review the IEL report’s assessment of each of those components in the following sections.

5.3  Worker demand for retail and services space

The IEL report assessed that office workers at SF would support 9,620m? of retail and commercial services
space. That figure was calculated? by:

e estimating the number of office workers likely at SF in the 142,000m? of office space

1p10

2 Calculated as 3,800m? (base) + 500m? per 10,000m?2 of GFA over 41,120mZ2. Maximum total GFA is 300,000m?2, or 258,880m? GFA
in addition to 41,120m?2. There are 25 lots of 10,000m?2 in 258,880m?, and 25 x 500 = 12,500m?2. Also permitted is 3,800m? base
GFA, for a total of 12,500 + 3,800 = 16,300m?2.

3pl10

4 Section 6.3.1
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e applying an assumed spend per worker per week, from their place of work
e applying a local capture rate for spend in each category
e translating that locally captured spend into a quantum of floorspace required.

We comment on each step of that process below.

5.3.1 Number of office workers

The IEL report assumes that the employment density of SF’s office space will be 11-12m? per worker,
although suggests that is conservatively large, and might actually be 10m? per worker. At those densities,
the 142,000m? of office space will support somewhere between 11,800 workers (at 12m? per) and 12,900
workers (11m? per), or potentially even 14,200 workers (at 10m? per).

Those employment densities are quite high (i.e. a low m? per employee) in an Auckland context. Although
average densities are increasing, the average CBD office density for longer, fixed-term workplace leases in
New Zealand is 16.5m?/worker, including 16.7m? per in the public sector, and 15.5m? in the private sector.®
The most space efficient sector is Information Media and Telecommunications, in which densities average
12.2m?/worker. In CBD prime office space, densities average 14.5m?/worker, and in secondary space
18.7m?/worker. In Auckland’s ‘metro areas’ (large, non-CBD centre locations) densities are lower than in
the Auckland CBD, at 17.8m?/worker for prime space, and 22.2m? in secondary space, averaging 19.8m?
across all metro office space.

From this research it appears that IEL’s assumed 11-12m?/worker is high, and is unlikely to be achieved
across large office developments for some time yet, as Activity Based Working (ABW) and flexible
workspace initiatives take some time to gain acceptance from employers. In our opinion a figure of 18m?
per worker would be more representative of short-term expected densities, or possibly as low as 15m?if a
very high tech presence results (given technology firms tend to be early adopters of flexible workspaces
etc).

5.3.2  Assumed spend per worker

To place the survey data relied on by IEL in context, that sample is from a relatively small study. As IEL note
(p22) that survey captured data from 4,000 office workers. The Smales Farm envisaged by IEL would be 3
to 3.5 times larger than that (i.e. around 12,000 workers), and so the survey relied on is only around one
third of a Smales Farm. That is not a large survey base to provide an accurate representation of worker
spending, especially when those 4,000 workers are spread across many different locations, including small
towns, large metropolitan areas, in downtown business districts and suburbs.

Further, the study is limited to workers in the United States of America, and it is highly likely that the retail
spending patterns of households and workers in the USA are not representative of spending in NZ. To assess
this we have reviewed data collated by the World Bank that presents households’ final consumption
expenditure for different countries. That expenditure data is predominantly retail categories, although it

5

https://www.colliers.co.nz/~/media/new%20zealand%20website/files/research/specialty%20reports/colliers%20international %2
Oworkspace%20trends%20new%20zealand%20fixedterm%20and%20flexible%20workspace%20report%202018.ashx/
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includes imputed rent for owner-occupied dwellings and payments to governments to obtain permits and
licenses, so some caution is required when comparing expenditure between countries. Nevertheless, the
World Bank data shows that for all of the last 30 years households’ final consumption expenditure has been
significantly greater in the USA than in NZ, with the USA being between 61% and 85% more than NZ every
year over that time (currently at the low end of that range, at 61% more in 2017, the last year in the data
series).® If total household retail expenditure is significantly greater in the USA than in NZ, it stands to
reason that retail spend from near work is also significantly greater in the USA than NZ, which calls into
question the relevance of the study relied on by IEL.

From that study, IEL apply an average spend from near the place of work of $171 per week per worker
(Table 2). If that number had been adjusted to reflect the tendency of USA consumers to spend more on
retail a much lower number should have been applied. Assuming USA workers spend 61% more than NZ
workers near their place of work, the $171 would more accurately be around $106.

We have found several examples of studies making estimates of workforce spend, and have our own
estimates calculated through quantitative estimates, however there is not a large body of work on the
subject, and in this section we provide comparable data from the limited examples we have found. We
convert all figures to 2018 NZD’, and to spending per week, using IEL’s assumed 45 weeks per year.® We
have also inflation adjusted the NZ spend figures presented.

From those studies, the following spend per worker from their place of work are applied in retail planning
assessments:

e $66-82 per week from a 2010 Australian study® projecting demand for retail space in a
187ha greenfields urban growth area.

e $59-89 per week from a 2014 Australian study'® (same author as the 2010 study) projecting
demand for retail space in a 4ha mixed use retail and office brownfields redevelopment.

e $110-130 per week from a Singapore study!! in an area including a large office presence
around a shopping precinct

From our own assessment of workers’ retail spend from place of work in New Zealand, we have assessed
$103-114 per week in Christchurch’s CBD in the period 2014-2017 (annual average weekly spend for every
year in that period).!? There was by this stage sufficient opportunity to spend in retail activities that the
data assessed can be considered representative of regular (unaffected) retail spending patterns.

6 https://data.worldbank.org/indicator/NE.CON.PRVT.PC.KD

7 Australian CPI inflation of 1.179 (2010-2018) and 1.0681 (2014-2018), and Singapore inflation of 1.0 (2014-2018)

8 AUDS1 = NZD $0.8 in 2010, and $0.92 in 2014, SGDS1 = NZD$1 in 2014

9 https://www.planning.nsw.gov.au/~/media/Files/DPE/Reports/appendices-vol-2-south-tralee-supplementary-report-to-the-
tralee-local-environmental-study-2010.ashx

10 http://edas.canadabay.nsw.gov.au/dwroot/datawrks/stores/default/default/orig/docsetid/4117679/currentflag/1/dw_get

11 https://fct.frasersproperty.com/newsroom/20140512_ 175650 _J69U_EQ6ASZLFTSNIS5LM.3.pdf

12 Unpublished. That study used BNZ Marketview credit and debit card spend data, and classified spend as coming from a worker
if a unique card was recorded as having transacted in 31 out of 47 weeks in a calendar year (i.e. two weeks out of three). That
regular spend distinguishes spending made by non-workers who are unlikely to spend in the CBD that regularly. We were told at
the time of commissioning the data request that that methodology has been applied by Statistics NZ and the Ministry of Business,
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We agree with |EL’s point that there are likely to be variations depending on the opportunity to spend in
any given work location. Workers in industrial areas with very little retail nearby will likely spend little near
their place of work, whereas workers in very large commercial centres such as the Auckland CBD have much
greater opportunity, and will likely spend much more near their place of work. The objective of providing
some retail space at Smales Farm should be to provide convenient access to a relatively narrow range of
goods and services for Smales Farm residents and workers. It should not, as IEL recognise®?, be to provide
a large retail presence to attract customers into Smales Farm from outside the development. While IEL
have appropriately allowed for only part of that work-based demand to be captured locally, to avoid any
misunderstanding we note that that allowance would still have to be made to even the lower figure of $110
per week, and so that local capture proportion applied by IEL does not mitigate the high USA spend figure
they assume.

5.3.3  Other assumptions regarding worker spend

In our opinion the other assumptions (local capture, work weeks per year and sales/m?) made by IEL in
relation to workers’ retail spend are reasonable.

5.3.4  Conclusions on worker demand

From the data presented above, we believe a more accurate indication of likely worker spend from near
their place of work would be:

e S$110 per worker per week, instead of the $171 IEL applied. Because $110 is 65% of $171,
assuming that lower rate of spend per worker would directly translate into floorspace per
workers being 65% of that which IEL have assessed.

e A workforce of around 10,800, instead of the ¢.12,500 that IEL applied. The former is 86%
of the latter, which if applied to the demand assessment would directly translate into
floorspace per workers being 86% of that which IEL have assessed

In our opinion both of those alternative assumptions should apply (a smaller workforce, and less spend per
worker), which would have the effect of yielding a total floorspace supported by workers of 56% of that
which IEL assessed, or 5,360m? (56% = 86% x 64%). IEL assessed 9,620m?.

5.4 Residents’ demand for retail and services space

IEL has based its assessment of residents” spend on data from the 2016 Household Economic Survey
(“HES”). In our opinion:

e the HES data used accurately reflects the average weekly spend per household on retail
and services of Auckland households;

Innovation and Employment on data requests relating to worker spend, although we are unaware of any published assessment
resulting from those data requests.

13 For example in their assumed local capture rates, which are nil for clothing, department, discount, shoe, sporting and jewellery
stores.

Page | 8

868



e it is reasonable to assume that the average spend by Smales Farm households will match
the regional average, so the total annual demand of Smales Farm households applied is
appropriate; and,

e The sales per m? estimates assumed are reasonable.

We do, however question the local capture rates applied. While a number of retail categories are
appropriately assumed to result in no spend at Smales Farm businesses, (e.g. clothing, reflecting the fact
that stores selling those products will not be present at Smales Farm), most of the other retail categories
are assumed to result in very high proportions of spend at Smales Farm. Overall IEL have assumed that half
of all retail spend by Smales Farm households will be spent at Smales Farm businesses, including some
categories which have no local spend). That is a very high proportion of spend to be directing to any single
location, especially for:

e arelatively small retail destination such as the future Smales Farm

e a retail node which IEL do not anticipate will have any stores selling apparel, electronics
appliances, furniture, textiles, recreation equipment and tools.

From our internal models, we estimate that of all retail spend in Auckland:
e 35%is directed to the CBD or Metropolitan Centres,

e 32% is directed to non-centre locations (e.g. General Business, Mixed Use, Light Industry
and other zones)

e 33%is directed to Town, Local and Neighbourhood centres.

There is no reason to expect that Smales Farm households would be likely to behave much differently to
the average Auckland household, and therefore it is likely that Smales Farm households would have no
more than around one third of their spend to direct to all Town, Local and Neighbourhood centres. It is
unlikely that all of that spend (33% of total household spend) would be directed only to Smales Farm (as a
kind of a proxy local centre), meaning the share that is directed to Smales Farm businesses would likely be
even lower than 33%.

While we acknowledge that the capture rates assumed are necessarily subjective and uncertain, we suggest
that much lower capture is likely. We make particular reference to supermarkets, as an example of
indicative market shares. Supermarkets are a relevant example because many of the goods listed in IEL’s
Table 3 are sold (primarily) at supermarkets. We have significant experience conducting market analyses
for supermarkets and understand sales distance decay relationships for that store type. Overall
supermarkets tend to capture 30- 40% of spend in their immediate vicinity, and certainly much less than
the 60-80% assumed by IEL for most of the food items listed in Table 3. Even accounting for Smales Farm
households to be a captive market who live within easy walking distance of Smales Farm stores, households
will still be mobile and have particular brand preferences and be willing and able to direct spend to non-
Smales Farm businesses. It is likely that most Smales Farm households would consider spending within
Smales Farm to be attractive, however we believe IEL's assumptions about local capture are optimistic.

In our opinion more realistic capture rates would be as follows:
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e Alcoholic beverages: IEL assume 67%, whereas we expect a much lower rate of around
30%.

e Other food and beverages: IEL assume 80%, we expect 20-30%
e Personal care and effects: IEL assume 67%, we expect 20%
e Groceries: IEL assume 50%, we expect 30%.

Overall, we would expect that Smales Farm retail businesses might be expected to capture no more than
25% of spend by Smales Farm households. That equates to around half the share IEL have assumed, and
half the floorspace supported, which we estimate might be in the vicinity of 1,500m?, compared to IEL’s
estimate of 3,000m>.

5.5 Visitor demand

We agree with IEL that visitor spending is very difficult to estimate, and agree that given its TOD-location
and large office presence, some retail spend by visitors is likely. However, from our experience IEL’s
assumption that one quarter of total sales will be made to visitors is unlikely. At that level visitors would
provide over a third more spend than households, and nearly half as much as the large workforce. Given
the temporary nature of visitors, they are unlikely to be in the area often, or for long, and would likely have
infrequent, low value transactions, such as purchasing coffee when visiting to go to a meeting, or passing
through from the bus station.

To place in context the 4,200m? of space that IEL suggests will be supported by visitors, we present some
hypothetical numbers indicating how many visitors would be required to support the level of spend
indicated. At the average sales per m? indicated in IEL’s Table 2 ($5,125/m?), 4,200m? of space would
support $21.5m of sales annually. Assuming the parameters presented in Figure 5.1 under the “Realistic”
scenario, we consider that a reasonable indication would be that 17,200 visitors a day would be needed to
support that much retail space. Even if visitors arrived every day of the week (not concentrated in
weekdays), spend more per transaction and more visitors spend, still nearly 6,000 visitors to Smales Farm
would be needed every day.

Figure 5.1: Visitors to Smales Farm required to support IEL assumed floorspace

Realistic High

Annual sales (Sm) S 215 S 21.5
Days 250 365
Average day sales S 86,160 $ 59,020
Average transaction S 10 S 15
Share of visitors spending 50% 66%
Total visitors needed 17,232 5,962

To place that number in context, there were 1.10m passenger movements through the Smales Farm bus
station in 2017-2018.1* Assuming that two thirds of those were return trips by the same individual and one

14 https://www.greaterauckland.org.nz/2018/09/06/2018-rail-and-busway-station-boardings/
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third were one way trips (and 365 days of travel), that equates to 2,030 unique people per day through the
station. Even if all those bus travellers visited Smales Farm businesses, there would still need to be another
4,000 visitors spending at Smales Farm every day to generate enough spend to support IEL’s indicated
4,200m? of retail space (assuming high spend per person and high market capture).

In addition, a large proportion of those bus station users will be employed at Smales Farm, and so their
contribution to supporting retail space is already accounted for in the spend generated by the local
workforce. That means that there would need to be even more than 4,000 (non-Smales Farm workforce)
visitors to Smales Farm to support the amount of space indicated by IEL. That non-Smales Farm visitor base
is unlikely to grow in proportion to development growth at Smales Farm because whereas there is
significant development capacity at Smales Farm, that is not true for the surrounding area (e.g. the hospital
and retirement homes that surround Smales Farm).

It seems unlikely that there would be more than 4,000 (non-Smales Farm workforce) visitors to Smales
Farm every day, on average, calling into question the visitor spend estimates applied in IEL’s report.

In our opinion it is unlikely that community events would support much retail space in addition to the core
space supported by other activities on site (referred to by IEL on p25). We are aware that a number of
community events have occurred at Smales Farm in the past, often making use of The Meadow, the large
grassed area between AIA House and the motorway (events such as the Stellar Festival of Light, the
Auckland Heritage Festival, a monthly car meet, and outdoor movie showings). However:

e As development proceeds and more of the site is devoted to permanent buildings, the
opportunity to accommodate events relying on large outdoor space will be likely to
decrease.

e Often these sort of community events do not support permanent retail space, but instead
are serviced predominantly by temporary outlets such as food trucks.

e Often these events are held in the evening or at weekends when the weekday workforce
is absent. That provides significant spare capacity for businesses that service the workforce
to temporarily divert to providing for the needs of event-goers, but would not support
additional permanent space.

In our opinion total visitor spend is likely to be much lower than the 25% of all Smales Farm sales that IEL
assessed, and probably in the order of 10%. Even at 15%, and assuming the lower estimates of space
supported by households and workers are correct, visitor-supported floorspace would be around 1,200m?,
which is much less the 4,200m? IEL assessed.

5.6  Total retail space supported

From the preceding assessment we believe IEL has been optimistic in its supportable retail floorspace
estimates. Using the alternative (lower) estimates presented for each market segment, we assess that the
sustainable retail floorspace at Smales Farm would be around 8,100m? at full build out (Figure 5.2). That is,
from our assessment a much smaller area of floorspace (less than half) would be supported at Smales Farm
as that which IEL assess. The implication of a lesser amount of space being supported by Smales Farm
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workers, households and visitors is that if a larger amount of retail and commercial services space were to
establish as IEL recommend, that space would:

e have to be supported by an inflow of custom that is currently directed to other centres,
with implications for the sales performance and vitality etc of those centres;, or

e the space would be underutilised or remain vacant.

Figure 5.2: Alternative Smales Farm retail and commercial services floorspace supported (m?)

IEL M.E Difference
Floorspace supported
Households 2,990 1,510 - 1,480
Workforce 9,620 5,360 - 4,260
Visitors 4,203 1,212 - 2,991
Total 16,813 8,082 - 8,731
Share of floorspace
Households 18% 19%
Workforce 57% 66%
Visitors 25% 15%
Total 100% 100%

We understand that the total floorspace of the existing retail and commercial services businesses is the
3,800m? referred to in the proposed rule governing future permitted retail and services space. That existing

space at Smales Farm comprises:
e Goodside: a recently completed restaurant precinct of eight venues.

e Q4 building: A number of tenancies comprising nearly 1,800m?, and including a dentist,
hair salon, delicatessen, bank, several eateries and a pharmacy

e A medical centre, childcare and a gym

That amount of existing space would leave an additional 13,000m? to be occupied if IEL’s estimate of
sustainable future space eventuates, or just under 4,300m? if our estimate applies. Given recent trends
evolving in Auckland it is possible that Smales Farm might seek to attract a small supermarket (likely to be
no more than say 1,500m?, comparable to the imminent New World Metro store in Takapuna’s Shore City).

If so, that would leave:

e 2,800m? of retail space under our estimate, or 19 stores at an average of 150m? per
tenancy (11 at 250m? per store); or,

e 11,500m? under IEL’s estimate, which is 77 stores at 150m? per store, or 46 at 250m? per
tenancy.

It is difficult to envisage what type of businesses would fill 46-77 tenancies under the scenario
recommended by IEL, in order to provide for the needs of Smales Farm residents and workers. That is, there
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are only so many cafes, hairdressers, grocery stores and florists (etc., as identified in IEL’s Table 2) that are
required to support a compact mixed use development.

At 16,800m? the Smales Farm retail and commercial services presence would be a very substantial node of
that type of activity. By way of comparison, following are the leasable retail areas of some comparably sized
Auckland retail assets that are all or part of shopping centres that service a number of surrounding
suburbs?®:

e Highbury Mall is 11,500m?

e Milford Mall is 14,600m?

e Northcote Shopping Centre is 19,700m?
e Shore City (Takapuna) is 14,000m?

e Southmall (Manurewa) is 14,270m?

e The Airport Shopping Centre is 12,800m?

e Hunters Plaza is 17,070m?

5.7  Conclusion on space supported

In conclusion, our assessment indicates that the amount of retail space that will be required to support the
retail and services needs of the Smales Farm workforce, residents and visitors to the complex will be less
than half as much as assessed by IEL. From that assessment it is likely that the quantum of space
recommended by IEL would be far in excess of what is required at Smales Farm, and would be likely to
result in large underutilised or vacant areas of space at Smales Farm, and/or larger than expected adverse
effects on other nearby centres.

15 From NZ Property Council’s Shopping Centre Database
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6 Other matters

6.1 Employment capacity

We have also been requested by the processing planner to assess the extent to which the PPC might result
in a loss of employment capacity at Smales Farm. As part of this matter, Council wishes to understand
whether:

e some minimum limit of floorspace at Smales Farm should somehow be promoted

e there is potential for a significant adverse effect to result as a consequence of this
possibility, and if so whether that possibility needs to be addressed by way of modified PPC
provisions (for example to prevent solely residential development from occurring at the
expense of ‘office’ activity).

The IEL report does not assess this issue. Two submissions touch on this issue:

e Sovereign submission point 12.2 seeks to add to policy (1A) “while avoiding adverse effects
on the function and amenity of the existing business park development”. This could be
interpreted to include a concern for the increase in business/employment development of
Smales Farm that may be of interest to Sovereign.

e Housing NZ submission point 15.3 seeks to generally uphold future business activity and
avoid residential development dominating through seeking to “retain a minimum level of
non-residential GFA” to ensure that residential development will not reduce previously
planned business activity on the site, and that the remaining part of the Site is not
dominated by residential uses.

Our assessment for the Unitary Plan included modelling supply and demand for commercial space. From
that assessment we understand that there is very large theoretical capacity to accommodate office
development in Auckland, because of the multi-level (re)development capacity that exists in many
Auckland centres. That is, land can be used very efficiently for office-based activities, much more so than
for industrial activities, which are typically only single-level. That capacity exists in most centres across
Auckland, and means that (potential) supply of office space to accommodate the needs of growth was not
a matter of concern in the Unitary Plan hearings.

Our understanding is that that is still the case, and there remains plentiful supply of office space across
Auckland. That being the case, it would not be of significant concern if the office development capacity
(162,000m? GFA) at Smales Farm were not achieved. It would also not be a concern if residential activity
occurred but no office activity (assuming residential capacity remained capped at a maximum of 138,000m?
as proposed in the PPC).

Nevertheless, there would be a significant opportunity cost of foregone office supply were no more office
development to occur at Smales Farm, particularly if that were to be a permanent preclusion as the result
of residential buildings constructed in such a way as to realistically prevent additional development of office
space. Given the assessment presented in IEL’s section on TODs, Council may wish to consider avoiding an
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outcome where residential development occurs on the Site in preference to office-based activities, given
the favourable attributes of the site for accommodating a large workforce (e.g. proximity to a public
transport interchange). We are unclear on the technicalities of imposing limits, however we imagine that
there may be some difficulties faced by Council if a particular type of activity (e.g. offices) were required to
be constructed — we are not aware of any mechanism by which a landowner can be compelled to develop
their land in a particular manner. One possible solution could be to only allow residential development in
line with office development, in a similar way to the retail development ‘triggers’ that are proposed.

One additional consideration could be that residential activity should not be permitted to locate in parts of
Smales Farm that are already built. One scenario (although possibly unlikely) could be that existing office
space could be converted for residential uses once those residential uses are permitted.

6.2  Effects on centres

A further consideration in addressing this issue is that the Unitary Plan generally envisages office activity to
locate in centres. While provision is made for office activity in business parks, any plan change for business
parks is required to limit office space to not adversely affect the function, role and amenity of centres.®
That assessment does not appear to have been carried out as part of the application, and so it is not
understood whether there will be adverse effect on nearby centres (such as Takapuna).

As a Metropolitan Centre, Takapuna is anticipated to capture a relatively large proportion of growth in
office activities, however that may be jeopardised by competing out of centre office nodes such as an
expanded Smales Farm. Takapuna relies quite heavily on its workforce to support retail and services
businesses, and movement of those businesses away from the centre (for example to Smales Farm) might
adversely affect the future viability of at least some of Takapuna’s non-office businesses, as well as having
adverse effects on the centre’s vibrancy generally. Other centres such as Milford and Northcote may also
be affected by large-scale office development at Smales Farm, and the potential effects are not limited only
to Takapuna.

16 H15.3.(18)
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7 Conclusion

From our assessment the Standard 1538.6.1(2) proposed in the PPC application would support significantly
more retail and commercial services floorspace than would be required to adequately provide for the needs
of the local workforce and dwellings. That standard as notified reads:

The Gross Floor Area occupied by retail and commercial services activities must not
exceed 3,800m? plus a cumulative gross floor area of 500m? for every 10,000m? of
gross floor area of development over 41,120m? including development already
established in the Smales 1 Precinct.

To provide a more appropriate level of floorspace, which we assess to be in the order of 8,000m? retail and
commercial services floorspace (Figure 5.2), the rule should be revised to read somewhere between:

o 175m? for every 10,000m? of gross floor area (yielding 7,800m? maximum); and
o 200m? for every 10,000m? of gross floor area (yielding 8,800m? maximum).

We agree with IEL's assessment that Smales Farm is an appropriate location to support residential
development, and that the scale of residential dwellings likely aligns with that which IEL has assumed in its

assessment.

We note that there has been no assessment of the potential adverse effects on the function, role and
amenity of centres as is required by the Unitary Plan, and therefore have been unable to assess those
potential effects.
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| am an Urban Designer and Landscape Architect. | hold a Bachelor of Science degree
from Canterbury University, Christchurch, a Bachelor of Landscape Architecture
(Hons.) degree from Lincoln University, Christchurch and a Master of Built Environment
(Urban Design) degree from Queensland University of Technology in Brisbane,
Australia. | am a director of the consultancy R. A. Skidmore Urban Design Limited and
have held this position for approximately eight years.

| have approximately 24 years’ experience in practice in both local government and the
private sector. In these positions | have assisted with district plan preparation and |
have reviewed a wide range of resource consent applications throughout the country.
These assessments relate to a range of rural, residential and commercial proposals.

In my current role | regularly assist local authorities with policy and district plan
development in relation to growth management, urban design, landscape, and amenity
matters. | also have considerable experience in carrying out character assessments.

| am an independent hearings commissioner.

| regularly provide expert evidence in the Environment Court. | have appeared as the
Court’s witness in the past.

| have visited the Smales Farm Site and surrounding environs on numerous occasions.

In the following review the area subject to the proposed Smales Farm Precinct is
referred to as the Site.

A description of the original vision for the Smales Farm Technology Office Park and the
evolution of its development to date is set out in Section 3 of the Urban Design
Assessment report (the “UD report’). The Site’s surrounding context is clearly
described in Section 7 of the report. The description identifies a number of key features
of urban infrastructure in the immediately surrounding area including: North Shore
Hospital; a large retirement village; Westlake Girls’ High School; the Northern Busway;
Takapuna Intermediate School; AF Thomas Park which accommodates the Takapuna
Golf Course and the North Shore Events Centre. The description notes the surrounding
heavily trafficked street environment, creating a poor pedestrian and cycling
environment.

The Landscape and Visual Assessment report (the “LVA report”) also provides an
analysis of the Site and its landscape context. | agree with that analysis. With
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reference to Part 5, Figure 1 (Site Context) of the Drawing Package, the surrounding
landholdings that contain the various activities described above are noted as being
large. Around these are a range of smaller scale commercial, mixed-use and
residential sites with changes in the AUP zoning enabling higher density and building
heights in the future. The analysis notes that the scale and character of the street
network surrounding the Site clearly defines and separates the Site from land-uses
beyond.

The pattern of development in the wider context is also described and depicted in Part
5, Figure 2 of the Drawing Package. | note that the volcanic feature of Lake Pupuke is
located approximately 500m to the northeast of the Site. It is identified as an
Outstanding Natural Feature in the AUP.

In response to a request for further information, additional detail was provided by the
Applicant. This included a package of additional drawings to assist an understanding
of the provisions proposed and the supporting information included in the application.

Following the close of submissions | attended two meetings with the Applicant team to
explore possible amendments to the Plan Change provisions to address matters raised
by submitters and in response to issues | had previously raised. Revised provisions
have been developed by the Applicant and these will be referred to in the following
review.

Areas of agreement include:

o Description of the Site and its context as set out in both the UD report and the
LVA report;

e The Site is suitably located to accommodate a TOD;

e The amendments to the package of provisions are generally appropriate to
address urban design, landscape and visual amenity concerns raised in
submissions.
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5.1 There are generally no areas of disagreement between the experts if the amendments
to the provisions discussed with the Applicant following the close of submissions are
adopted.

5.2 In reviewing the drawing package material included in Annexure 6 of the Application, |

suggest caution is adopted in relying on the 3D modelling as depicting the outcomes
enabled by the package of provisions. In particular, the indicative masterplan does not
accurately reflect the outcomes that may be achieved in accordance with the
provisions.

5.3 | also recommend a number of minor amendments to the provisions. These are
outlined in the following section.

6.1 The purpose of the proposed Plan Change is to enable a greater density and diversity
of development at Smales Farm, including opportunities for residential apartment living.
The UD report describes the aspiration to “provide for a greater mix of uses and
development intensity at Smales Farm including tall buildings up to 75-100m, while
ensuring a walkable urban form of high design quality results that provides for
appropriate levels of amenity both within the precinct and in relation to surrounding
streets and neighbouring areas.”

6.2 Following is a review of key urban design, landscape and visual effects issues that
have been raised in submissions.

Transit Oriented Development — Suitability of Site and Achieving
Principles

6.3 The Urban Design report finds that the Site is well suited to accommodate greater
scale, intensity and mix of activities to function as a Transit Oriented Development
(“TOD”). The report sets out six principles to successfully create a TOD, drawn
from the Translink ‘British Colombia Design Guidelines for Transit Oriented
Communities’. Drawing on these principles, Section 12 of the report sets out a

" Para. 2.2, p. 6, Urban Design Assessment, Boffa Miskell, 10/07/18
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number of desired urban design outcomes. | agree that the Site’s large scale and
single ownership and its adjacency to the northern busway station and proximity to
a range of employment and community facilities infrastructure mean it is well suited
to transition to a TOD.

6.4 A number of submissions (e.g. New Zealand Transport Agency (“NZTA”), Auckland
Transport (“AT”), Auckland Council (“AC”)) seek changes to ensure the Plan
Change will align with TOD principles.

6.5 | consider that the notified plan change provisions lack detail regarding the
outcomes sought and certainty that the TOD principles described in the Urban
Design report will be delivered.

6.6 In my opinion, the amendments now proposed by the Applicant provide a more
robust framework to deliver key urban design outcomes for a TOD. In particular,
the Precinct Description is more explicit about the function of the Precinct as a TOD
with the key principles for achieving a TOD clearly articulated. The policy
framework is also expanded to identify the outcomes sought for connectivity
through the Precinct by way of primary and secondary linkages and the quality of
public realm required to support a pedestrian focussed environment.

Activity Mix

6.7 As set out in the Urban Design report, enabling the establishment of a mix of
complementary activities is important in order to achieve a vibrant urban node that
reduces car dependence and supports transit use.

6.8 The submissions by AC and Housing New Zealand (“HNZ”) supports provision
being made for residential activity within the Precinct but does not support it being
established at ground level.

6.9 In my opinion, the establishment of residential activity within the Precinct will be a
key aspect of creating a mixed and vibrant TOD. In order to facilitate residential
development | do not consider it necessary to avoid ground level residential activity
throughout the Precinct. However, | agree that it should be discouraged along the
primary linkages identified in Precinct Plan 2: Structuring Elements, given the
primacy of these routes in creating high amenity and vibrant connections to the
public transport hub. The amended provisions proposed by the Applicant includes
a development standard to avoid dwellings, including residential units within an
integrated residential development, with frontage to a primary linkage. In other
locations, | consider the assessment criteria for new buildings, including those
relating specifically to ‘ground floor residential activity’ are suitable to ensure an
appropriate interface is created between dwellings and adjacent areas of public
access.
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6.10 The submission by NZTA questions the appropriateness of large scale
supermarkets (above 2,000m?) and drive-through restaurants within the precinct
given their high traffic generating nature and the potential conflicts with the active
transport mode focus of a TOD. In terms of urban form outcomes, | consider that
these activities can result in conflicts with the amenity outcomes sought for the
Precinct and, particularly, the primary linkages to the public transport hub. While
smaller supermarkets usefully contribute to the amenity of residents and workers
within the precinct and can be accommodated without compromising the character
and amenity of the public realm, | agree that larger supermarkets (larger than
2,000m?) should be avoided. Similarly, | agree that drive-through restaurants
should be considered as a full Discretionary activity.

Provision of Open Space - Linkages and Plaza

6.11  Key principles in creating a TOD are ensuring an urban structure that provides
direct and legible linkages through the precinct to the transit interchange and
creating a high amenity, safe environment for active transport modes. A number
of key desirable features of walkable and pedestrian focussed public spaces are
set out in the UD report.2 | agree that these are important features to create a TOD.

6.12 The submissions by AT and AC seek amendments to the Plan Change to ensure
safe and attractive connections from the wider environment and within the Precinct
to the public transport interchange are achieved.

6.13  Precinct Plan 2: Structuring Elements identifies two key axes through the precinct
connecting Tahoroto Road, Northcote Road, Shakespeare Road and the Busway
Station intersecting at the centre of the Precinct with an indicative location for a
pedestrian plaza identified in this area. At a broader level and being cognizant of
the existing development pattern at Smales Farm, | consider this provides a
suitable structuring framework. However, the package of provisions provides less
certainty about how a suitable network of high amenity connections will be achieve
at a more detailed level.

6.14 The Applicant has proposed a number of amendments to address this concern.
These include:

e A more explicit description of the environment to be created in the Precinct
Description, with explicit reference to the use of public transport being
encouraged by ensuring high quality pedestrian connection to be provided;

e Additional objectives and policies that seek to achieve high quality primary
and secondary pedestrian connections linking through the Precinct and

2 P. 35, Urban Design Assessment report, Boffa Miskell, 10/07/19
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central plaza space to the bus station and to ensure integration between
different stages of development;

e The introduction of the central plaza and new and redeveloped primary
linkages as Controlled activities with associated assessment criteria;

e A requirement for the primary linkages to be delivered after a GFA
threshold has been reached.

6.15 Ensuring co-ordination between different stages of development (which may occur
over an extended timeframe) will be critical to delivering a well-connected, legible
and high amenity public realm. In addition to the policies and assessment criteria
for primary linkages and landscaped open spaces, consideration could also be
given to including a special information requirement for each significant stage of
development to produce an ‘integration plan’ demonstrating how the proposal fits
with the already developed and consented urban structure and form. This would
assist to demonstrate how the policies and assessment criteria are being met.

6.16  In my opinion, the changes proposed will provide an improved framework to ensure
good linkages are achieved while maintaining flexibility for development options
within the Precinct.

6.17 The notified version of the Plan Change provisions included a development
standard requiring a 400m? pedestrian plaza to be provided once 125,000m? GFA
is achieved (1538.6.9) with a number of requirements for the space. Precinct Plan
2: Structuring Elements identifies the general location for the plaza. Following
discussions with the Applicant, further analysis has been carried out by Boffa
Miskell to articulate the function of the space and determine the key features to be
delivered with reference to benchmarking of other public spaces.

6.18 Amendments to the provisions now propose requiring the plaza space to be a
Controlled activity with the Council’s control limited to the design of the space. The
associated criteria provides a more detailed framework for considering the
suitability of the space to provide a successful gathering space at the heart of the
Precinct. Of particular note, the proposed amendment to the development control
requiring the establishment of the Plaza increases the minimum area of the space
from 400m? to 1,000m?. In my opinion, the amendments proposed will improve the
Precinct Provisions and provide greater certainty that the space to be created will
make a positive contribution to the public realm amenity of the Precinct, supporting
its role as a TOD.

Provision for Higher Buildings

6.19 A number of submissions oppose the height of buildings enabled by the Plan
Change, with concerns raised about visual effects, privacy and shading.
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6.20 Section 11 of the UD report sets out a number of urban design considerations for
tall buildings, noting the role that taller buildings can perform in achieving an
increased density of activity to support the role of the Precinct as a TOD. The
report draws on ‘Guidance on Tall Buildings’ (July 2007) by the former United
Kingdom Commission for Architecture and the Built Environment to highlight
relevant considerations for the Plan Change provisions. In my opinion, the factors
identified are relevant and have been suitably considered in developing the
package of provisions.

6.21 The height strategy for the Precinct enables buildings up to RL50.4 (27m above
the average GL of the Taharoto Road frontage) along the Taharoto Road corridor
wrapping around the corners to Shakespeare Road and Northcote Road (Height
Area 1). The balance of the Precinct is identified as Height Area 2 which enables
buildings up to a height of RL123.4 (100m above the average GL of the Taharoto
Road frontage). However, the total area of building footprint extending above
RL98.4m (75m above the average GL of the Taharoto Road frontage) is limited to
3,000m2. Given the potential confusion of the interpretation of this development
standard (Rule 1538.6.4(2)) the Applicant now proposes to include an explanatory
diagram to assist interpretation. In my opinion this is helpful.

6.22 The existing AUP provisions enable buildings up to 25m within the Precinct. The
Plan Change will enable considerable change in the scale of buildings in this
location, particularly within Height Area 2. | agree with the analysis set out in
Paragraphs 13.18 — 13.30 of the Urban Design report regarding the suitability of
the Site to accommodate taller buildings in relation to its surrounding context. |
agree that enabling taller buildings (generally up to 75m tall) will mark Smales Farm
as an identifiable transit-oriented node in a manner that is complementary to the
scale of buildings enabled in the immediate and wider environment. The provision
for a limited number of buildings to extend further (up to 100m) will assist to provide
additional height variation and visual interest to the skyline.

6.23 In terms of concerns about effects on the amenity of surrounding properties
expressed in some submissions, | note that the Plan Change includes specific
criteria for buildings that are higher than RL50.4m (27m above the average GL of
the Taharoto Road frontage) including:

Adverse off-site effects of tall buildings, in particular wind, shadowing,
dominance and privacy effects, are mitigated.

6.24 In my opinion this should be expanded to state:

Adverse off-site effects of tall buildings, in particular wind, shadowing,
dominance and privacy effects, are avoided or suitably mitigated.

6.25 In my opinion, assessment of specific resource consent proposals is the
appropriate time to assess the effects generated by proposed buildings on the
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amenity of surrounding properties. At a broad level, given the separation created
by the existing street network and the distribution and activity mix in the
immediately surrounding context, | consider adverse amenity effects can be
suitably managed.

6.26 The Plan Change application is also supported by a LVA report. The report adopts
an appropriate methodology for assessing landscape and visual effects. As noted
in the report, the considerable visual change enabled by the Plan Change
provisions will not occur at one time. The change is likely to be gradual over a
considerable timeframe. The report organises the assessment of visual effects into
three categories: foreground views; middle ground views and distant views.

6.27 | agree with the identification of key features of the Plan Change provisions, in
addition to the permitted height standards, that will influence the visual effects
arising from new buildings®. These include:

e Maximum tower dimensions;

¢ Minimum separation distance between taller buildings;

e Thelocation of a lower height limit at the Taharoto perimeter of the Site;
e The assessment criteria for new buildings.

6.28 In addition to those features identified in the LVA report, | also note that the height
in relation to boundary control applying in relation to neighbouring residential zones
(contained in the Business Park zone provisions) will also influence the visual
effects of buildings when viewed from areas immediately surrounding the Precinct.

6.29 | agree with the overall conclusion that the adverse visual effects resulting from the
additional height enabled by the Plan Change will generally be neutral, with
moderate adverse effects experienced from a limited number of local viewpoints
including parts of the Onewa Domain and residential properties where taller
buildings will be viewed directly in front of a visual connection to Rangitoto Island.
| also consider some residents in the neighbourhood immediately to the southeast
of the Precinct may perceive the visual change as moderately adverse. | also
agree with the opinion that, from many locations, the higher buildings may be
perceived as having beneficial visual effects. In this respect, implementation of the
assessment criteria for new buildings, and alterations and additions will be
important to ensure buildings make a positive contribution to the built environment.*
| have some reservations about the criterion referring to ‘building design is of a high

3 Section 6.5, pl 14-15, Landscape and Visual Assessment, Boffa Miskell, 10/07/19
4 Section 6.6, p. 15, ibid.

17040-07 + October 2019

885



R. A _ Skidmore
urban design|ltd Peer Review Comments
Urban design, landscape and visual effects

quality’, which is very subjective and may be difficult to administer. This could be
expanded to refer more explicitly to the outcomes sought such as:

Building design is of a high quality, expressing a clear and coherent design
concept that responds to its surrounding context and utilises a robust
palette of materials to express the building form.

6.30 | agree with the LVA report assessment of the effects on the landscape values of
the Outstanding Natural Feature, Lake Pupuke. Given its surrounding urban
context and its separation from the Precinct, | agree that the visual integrity and
experiential values of the feature will not be compromised by the scale and form of
development enabled to any more than a very limited extent.®

6.31  Both the UD report and the LVA report rely on reference to the Drawing Package
contained in Annexure 6 of the Application. The package includes considerable
3D modelling with a preliminary masterplan used to model a possible development
scenario within the PC provisions. While the modelling and the associated visual
simulations are helpful to gain some understanding of the visual change that can
be expected both in accordance with the Plan Change provisions and in the wider
environment in accordance with AUP zoning envelopes, | suggest some caution in
relying on the imagery in determining the appropriateness of the provisions. In
contrast to a resource consent application, where a specific proposal is being
considered, a plan change enables various different built outcomes. The
masterplan used does not extend to the full envelope that the Plan Change
provisions enable and shows one scenario of the distribution of building forms
within the Precinct. | also question whether the site layout and envelope
configurations depicted in the masterplan would meet other provisions contained
in the Plan Change.

71 In my opinion the Plan Change request is supported by UD and LVA reports that
address the relevant urban design, landscape and visual effects considerations.

7.2 A number of submissions raise concerns about the robustness of the provisions
and how they reflect the foundation concept of creating a TOD in this location.
Some submissions also oppose the height limits proposed and raise concerns
about the effects of taller buildings on the amenity of immediately surrounding
properties and the wider environment.

5 Section 7.2, p. 16, ibid.

17040-07 + October 2019

886



R_..A_ Skidmorel
vrban design|lid Peer Review Comments
Urban design, landscape and visual effects

7.3 In consideration of these submission, the Applicant has proposed a number of
amendments to the Precinct Provisions. As set out in the review above, | consider
the amendments are positive. In particular, | consider the expansion of the Precinct
Description and the strengthening of the policy framework, together with changes
to the activity status for a number of activities and additional assessment criteria,
will provide a better framework to support the outcomes sought for a successful
TOD as outlined in the UD report.

7.4 Overall, | consider the Plan Change will facilitate a transition of the Precinct towards
a denser, more diverse and vibrant TOD node over time. In my opinion, such a
change is appropriate in this location.

b <3

Rebecca Skidmore
Urban Designer/Landscape Architect
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2 October 2019 P. 09 308 9015

E. info@stylesgroup.co.nz
W. www.stylesgroup.co.nz

Ewen Patience
Auckland Council

By email: ewen.patience@aucklandcouncil.govt.nz

Dear Ewen,
Review of noise effects- Private Plan Change 23- Smales Farm

Auckland Council has engaged Styles Group to undertake a review of the noise effects
associated with the private plan change request- Plan Change 23 (Private): Smales Farm
(PC23) by Northcote RD1 Holdings Ltd (the applicant).

The plan change seeks to amend two policies in the H15 Business- Business Park Zone (BPZ)*
and to amend and introduce new provisions and precincts plans to Chapter 1538 Smales 1
Precinct (the Smales 1 Precinct controls). The request also seeks any other alterations to the
Auckland Unitary Plan (AUP) required as a consequence of the changes, or any further
alterations Council considers appropriate to enabling a “Transit Oriented Development”.

PC23 is not accompanied by an acoustic assessment. Our advice has been informed by a
review of the following information:

i. The PC23 request;
ii. Relevant submissions;

iii. The AUP framework for the management of noise effects, including controls to manage
noise effects within and between zones, inter—tenancy noise in mixed use environments,
and for temporary activities.

This review considers the noise effects arising from PC23 in the context of the AUP noise
management framework, including the district-wide noise provisions of Chapter E25. We have
also reviewed the relevant submissions on PC23 relating to noise effects.

This review provides recommendations on the measures required to adequately address the
potential noise effects arising from PC23, with specific consideration to:

e The potential conflict between noise-generating activities and noise-sensitive activities
proposed within the Site;

' To exclude the Smales 1 Precinct from the requirement to limit residential activity and visitor accommodation in the
BPZ.
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e The potential inter-tenancy noise effects arising from the activities permitted under PC23
and facilitated through the underlying Business Park Zone (BPZ) controls;

o Traffic noise exposure (including SH1 and arterial roads);

¢ Noise levels from Temporary Activities/ Noise Events proposed to be permitted under
PC23;

o The appropriate noise-related rules (and supporting policy) that should be incorporated
into PC23.

To preface this assessment, our review identifies that PC23 requires modification to adequately
address the potential health and amenity effects on future occupants of noise sensitive activities
proposed within the Site, taking into account the potential noise effects arising from permitted
land uses under the precinct and underlying BPZ controls. Addressing these potential effects
will thereby avoid any reverse sensitivity effects between land uses.

This review identifies that while Chapter E25 of the AUP provides a comprehensive noise
management framework to manage effects within and between sites in mixed use
environments, these provisions would not apply to the Site unless PC23 is modified. Alterations
are required to ensure the Smales 1 Precinct adopts the same acoustic insulation controls
which apply to the Business- Mixed Use Zone (BMUZ) under Rules E25.6.9 and E25.6.10.

1.0 The Site

Smales Farm (the Site) is located at 8-94 Taharoto Road, and is held in two certificates of title,
comprising a total area of 10.8ha.

The AEE recognises the Site is bordered by major roading infrastructure on all four boundaries:

“Taharoto Road and Northcote Road form, respectively, the northern and eastern
boundaries of the Site, while the Northern Busway and the Northcote Road Offramp
of the Northern Motorway are located adjacent to the southern boundary.
Shakespeare Road provides access along the western boundary of the Site to the
Smales Farm bus station”.

The proximity of the Site to these transport corridors has a significant influence on the noise
environment within the Site.
1.1 Zoning

The Site is located within the Business Park Zone (BPZ) and Smales 1 Precinct of the AUP.
Figure 1 identifies the zoning applying to the site and surrounding land.

The noise environment within the Site is controlled by the land use activities prescribed under
the BPZ and Smales 1 Precinct controls, and the noise levels prescribed for the BPZ under
Chapter E25 of the AUP. These are discussed below.
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I Business - Business Park Zone | Residential - Mixed Housing Urban Zone

Figure 1 Smales 1 Precinct within the Business Park Zone of the AUP

1.2 Business Park Zone activity table

The purpose of the BPZ is to provide “a location where office-type business activities can group
together in a park or campus like environment™. Activity table H15.4.1 sets out the activity
status of land use and development activities within the BPZ. In terms of noise effects, the
activity table states:

e Accommodation activities within the BPZ are non-complying (with the exception of visitor
accommodation and boarding houses which are restricted discretionary);

e Restaurants and entertainment facilities are non-complying;

¢ Industrial activities are non-complying, however light manufacturing, servicing, repair
and maintenance services are permitted;

e Community, tertiary education and education facilities are discretionary.

2 H15.1 Zone description of the AUP.

P. 09 308 9015 E. info@stylesgroup.co.nz W. www.stylesgroup.co.nz Saatchi & Saatchi Building, L2, 125 The Strand, Parnell. PO Box 37858’919 Auckland 1151



Styles 3

Acoustics & Vibration Consultants

1.3 E25 Noise limits within the BPZ

Noise levels for activities within the BPZ are prescribed under E25.6.6 of the AUP. This rule
requires that the noise (rating) level arising from an activity in the BPZ (measured within the
boundary of any other site in the zone) must not exceed the limits in Table E25.6.6.1.

Table E25.6.6.1 prescribes a noise limit of 60 dB Laeq (at all times) between sites in the BPZ. A
noise limit of 60dB Laeq (at all times) reflects a high noise environment. Such noise levels are
incompatible with residential activity unless specific acoustic insulation is provided.

As residential dwellings are a non complying activity under the BPZ activity table, the BPZ noise
limits do not anticipate the establishment of visitor accommodation activities, and therefore
enable high noise levels on a 24/7 basis (with no lower night time noise limits for sleep
protection).

There are no low frequency noise limits under the BPZ noise limits. The low frequency noise
levels applying within other mixed use Business Zones control the potential sleep disturbance
effects arising from the tonal bass component of music noise. These effects are typically
associated with Food and Beverage activities® which are permitted in the BPZ. There are no
Larmax controls in the BPZ.

14 E25 Noise limits for the BPZ- Residential Zone interface

Figure 1 identifies that the land to the north and south of the Site (the dwellings on Shakespeare
and Northcote Roads) is located within the Residential- Mixed Housing Urban Zone (MHUZ) of
the AUP.

Noise emissions from within the Site, and received at the MHUZ are controlled under Rule
E25.6.19 of the AUP. This rule requires that the noise (rating) and maximum noise level from
any activity in the business zones must not exceed the levels in Table E25.6.19.1 (when
measured within the boundary of a site within the residential zone).

Table E25.6.19.1 Noise limits at the business zone interface

Time Noise Level

Monday to Saturday 7am-10pm
Sunday 9am-6pm 55 dB Laeq
45dB Laeq

60dB Legat 63 Hz
55dB Leg at 125 Hz
75 dB LAFmax

All other times

2013 Nesting Tables includes bars and taverns, restaurants and cafes, and drive through restaurants under the
classification of food and beverage’.
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1.5 Smales 1 Precinct rules

Chapter 1538 of the AUP provides specific criteria relating to gross floor area requirements for
activities within the Smales 1 Precinct. Chapter 1538 does not provide any further noise criteria
within or from the Site, and the provisions of the BPZ and Auckland-wide (noise) rules prevail.

2.0 Noise effects authorised by PC23

Through requested amendments to the Smales 1 Precinct Activity Table 1538.4.1, PC23
proposes a permitted activity status for a greater range of land use activities than are currently
provided for within the underlying BPZ and/ or Smale 1 precinct controls. The key activities
relevant to the consideration of noise effects are set out below.

2.1 Accommodation activities

PC23 seeks to amend the Smales 1 Precinct Activity Table 1538.4.1 to apply a permitted activity
status to the following accommodation activities:

e Dwellings

¢ Integrated residential development

e Supported residential care

e Visitor accommodation and boarding houses.

The conversion of a building or part of a building to dwellings/ integrated residential
development, visitor accommodation or boarding is subject to a restricted discretionary activity
status®. As such, the residential use of new buildings is permitted under PC23.

2.2 Community activities

PC23 seeks to amend the Smales 1 Precinct Activity Table 1538.4.1 to apply a permitted activity
status to the following community activities:

¢ Community facilities

e Education facilities

o Tertiary facilities
Section 6.16 of the AEE notes:

“Allied with the enablement of residential activities, it is considered that Community
facilities should be a permitted activity in order to enable a level of community
infrastructure to be established on the Site. Education facilities and Tertiary
education facilities have been identified as permitted activities because they can be
appropriate occupiers of multi-storey buildings (evidenced by the use of many

4 Acoustic matters are not identified within the matters of discretion or assessment criteria.
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buildings in the City Centre) and because they are very well suited to sites with
excellent public transport services”.

Chapter J1 of the AUP states that lecture theatres in tertiary education facilities and classrooms
in education facilities are Activities Sensitive to Noise. As requested, PC23 would permit the
relevant community activities, with no acoustic controls to ensure protection from other high-
noise generating activities in the Precinct.

2.3 Temporary activities/ noise events

PC23 seeks to provide for ‘noise events’ as a permitted activity. Section 6.17 of the AEE notes
that:

“temporary structures and activities have been identified as permitted activities (up to a specified
duration), reflecting the historic and ongoing programme of community-focused events at Smales
Farm. The large size of the Site, and the lack of sensitive uses in the immediate vicinity, will
ensure that adverse effects of such activities are unlikely to be of a magnitude to cause concern”

Whilst there may currently be no sensitive land uses in the immediate vicinity® as suggested,
PC23 would permit the establishment of residential/ accommodation and education activities
into the Precinct. On this basis, we disagree with the statement above.

Noise events are “an event that exceeds the general noise controls for a site ... either in level or
duration” as set out in Chapter J. Rule E40.6.4 of Chapter E40 Temporary Activities of the
AUP prescribes the following permitted activity standards® for noise events:

(1)  Up to 15 noise events at a venue are permitted outside the City Centre and
Metropolitan Centres in any 12 month period, provided that no more than two
noise events occur in any seven-day period, and the noise event complies with
all of the following:

(a) the noise event does not exceed six hours in duration, excluding two
hours for sound testing and balancing that is undertaken between 9am
and 7pm on the day of the event;

(b) the noise event does not exceed a noise level of 70dB LAeq and
80dBA LAO1 except;

(i) three noise events can have a noise limit of 80dB LAeq and
90dBA Lpg¢ for a maximum of three hours, excluding one hour
for sound testing and balancing undertaken after 9am on the
day of the event; and

(i) three noise events in the Auckland Domain can be held with no
noise limits applying.

5 Notwithstanding residential dwellings on Northcote, Taharoto and Shakespeare Roads and nearby healthcare
facilitites.

® E40.6.1 requires the noise limits for noise events must be met 1m from any adjacent occupied building outside the
venue used for a noise event.
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(c) the noise event starts before 9am and ends by 11pm, except on New
Year’s Day where the noise event ends by 1am.

2.4 Commerce/ industry activities

PC23 proposes a number of changes to the Smales 1 Precinct Activity Table 1538.4. However,
as the provisions of the underlying BPZ apply within the Precinct (unless otherwise specified)
the noise effects arising from PC23 must be considered in the context of the range of
commercial/industry activities that are authorised within the BPZ. The permitted commerce and
industry activities authorised under PC23 and the BPZ are set out below:

Permitted Commerce* and Industry activities enabled within the Smales 1 Precinct under PC23
Table 1538.4 and the operative Business Park Zone controls

Conference facilities Commercial services
Retail Food and beverage
Supermarkets up to 2,000m? per tenancy Offices (subject to gfa restrictions)

Industrial laboratories
Light manufacturing and servicing
Repair and maintenance services

*Non residential activities are subject to gfa
restrictions under PC23 Warehousing and storage

With reference to the J1.3 nesting tables of the AUP, “food and beverage activities” includes
bars and taverns, restaurants and cafes (drive through restaurants are restricted discretionary
under PC23). As such, PC23 would provide for food and beverage activities to be established
adjacent to the relevant proposed residential/ accommodation/ education activities (without the
noise controls that accompany the co-location of these activities in other Business Zones). The
AEE and Section 32 analysis notes that there are existing cafes and taverns within the Site, and
further food and beverage tenancies under construction.

3.0 PC23 noise effects

3.1 Activities Sensitive to Noise

If confirmed, PC23 will enable Activities Sensitive to Noise (residential/ accommodation/
educational) activities to be established within the Smales 1 Precinct/ BPZ. These are not
currently provided for in the Smales 1 Precinct controls or the BPZ.
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The noise management framework of Chapter E25 does not prescribe specific criteria to require
noise sensitive activities within the BPZ to adopt the performance standards that otherwise
apply within the Business Zones’. These rules include:

o E25.6.9 Noise levels between units. This rule prescribes internal-tenancy noise levels
between units® in the specified Business zones, including noise levels for bedrooms and
sleeping areas within units containing activities sensitive to noise. The noise levels
ensure a sufficient level of amenity is provided and sleep disturbance effects are avoided
where noise sensitive activities establish within the same buildings as other noise
generating activities;

o E25.6.10 Noise levels for noise sensitive spaces. This rule requires any noise sensitive
activities within the identified Business zones to be designed and insulated to achieve
the internal noise levels specified in Table E25.6.10.1. The internal noise levels ensure
that bedrooms, sleeping areas and other noise sensitive spaces are adequately
protected from the maximum level of noise exposure permitted in the zone or precinct
(or the adjacent zone or precinct). This ensures that an appropriate level of amenity/
internal noise level is achieved, and sleep disturbance is avoided.

o E25.6.10(3) requires that mechanical ventilation/ cooling is provided to any noise
sensitive space within the specified Business zones. This means that windows and
doors can be kept closed to enable compliance with the internal noise levels, whilst a
reasonable internal temperature and fresh air supply is maintained.

As Rules E25.6.9 and E25.6.10 do not apply to the BPZ, there are no controls to require noise
sensitive activities within the Site to be acoustically insulated from the maximum noise levels
provided for within the Site. If PC23 is confirmed, the relevant noise limits applying under Table
E25.6.6.1 will enable a maximum noise level of 60dB Laeq (at all times) between sites in the
BPZ, and there will be no inter-tenancy noise controls (other than the requirements of G6 of the
New Building Code®).

Without any specific insulation measures, noise levels inside bedrooms, habitable rooms and
other noise sensitive spaces could be between 45-50 dB Laeq at night. Such levels are 10 to 15
decibels higher than the noise levels typically adopted for the avoidance of sleep disturbance
effects for most people, being 35 dB Lasq. Noise levels in noise sensitive spaces during the day
could be at approximately the same level — interfering with concentration, productivity and
amenity.

In our view, allowing noise sensitive activities into a zone with high noise limits, without any
acoustic controls to insulate those noise sensitive activities, will result in conflict. Quite simply,
residential/ accommodation/ educational activities in the BPZ, (and under PC23 as requested)
will be potentially incompatible with the other commercial activities that are also provided for.

" The Business — City Centre Zone, Business — Metropolitan Centre Zone, Business — Town Centre Zone, Business —
Local Centre Zone, Business — Neighbourhood Centre Zone, Business — Mixed Use Zone, Business — Heavy
Industry Zone and the Business — Light Industry Zone.

8 This rule applies in situations where common building elements such as floors and walls connect two units.

® Clause G6 only controls the construction details of inter-tenancy walls and floor/ceilings. It does not control the
noise level from one unit or habitable space into another habitable space.

P. 09 308 9015 E. info@stylesgroup.co.nz W. www.stylesgroup.co.nz 895



Styles 3

Acoustics & Vibration Consultants

Acoustic insulation controls are therefore necessary to ensure that this conflict and
incompatibility does not arise.

4.0 Recommendations

Following our assessment of PC23 as requested, we have determined that a number of
modifications are required to avoid potential incompatibility, unreasonable noise levels for noise
sensitive activities and reverse sensitivity effects on lawful noise generators arising from the
establishment of uncontrolled (uninsulated) noise sensitive activities.

Our recommendations to address these potential effects are set out below.

4.1 Objectives and policies

Our recommendations on PC23 have been prepared with regard to the overarching objectives
and policies of Chapter E25 of the AUP. The objectives and policies relevant to the
consideration of PC23 seek to ensure:

o E25.2(1) People are protected from unreasonable levels of noise and vibration.

o E25.2(3) Existing and authorised activities and infrastructure, which by their nature
produce high levels of noise, are appropriately protected from reverse sensitivity
effects where it is reasonable to do so.

Policies:

e E25.3(1) Set appropriate noise and vibration standards to reflect each zone’s
function and permitted activities, while ensuring that the potential adverse effects of
noise and vibration are avoided, remedied or mitigated.

o E25.3(2) Minimise, where practicable, noise and vibration at its source or on the site
from which it is generated to mitigate adverse effects on adjacent sites.

e E25.3(3) Encourage activities to locate in zones where the noise generated is
compatible with other activities and, where practicable, adjacent zones.

e E25.3(4) Use area or activity specific rules where the particular functional or
operational needs of the area or activity make such rules appropriate.

4.2 Recommendations

In our view, PC23 seeks to authorise a mixed use environment but without any acoustic
controls. We consider it necessary to apply the appropriate controls to ensure:

e That the noise levels on the occupants of the Precinct (including residential/
accommodation/ educational) are no greater than reasonable;

e That the potential reverse sensitivity effects are avoided;
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e That the mix of land uses can be managed to be compatible.

We note that the Site is currently held in two Certificates of Title, and therefore the inclusion of
appropriate controls to achieve internal noise levels between tenancies (potentially containing
incompatible activities) is fundamentally important.

4.2.1  Adoption of Rules E25.6.9 and E25.6.10 for the Smales 1 Precinct

We recommend that PC23 is amended to incorporate the acoustic controls for Activities
Sensitive to Noise as set out under E25.6.9 and E25.6.10. This would treat the mixed use
environment in the same way as any other Business Zone under the AUP where a similar mix of
activities is provided for.

4.2.2 Recommendations for Temporary Activities/ Noise Events

We do not support a permitted activity status for temporary activities and major events within
the Site. The existing noise management framework under Chapter E40 Temporary Activities
provides an appropriate framework for permitted activities. The resource consent process is the
appropriate mechanism for the consideration of the effects of temporary activities/ noise events
which do not meet the permitted activity criteria.

4.3 Consequential amendments

If PC23 is confirmed subject to the recommend amendments, all other consequential
amendments should be made to ensure the Smales 1 Precinct Controls incorporate relevant
acoustic objectives, policies, matters of discretion and assessment criteria as they relate to the
construction and operation of Activities Sensitive to Noise within mixed use environments.

If the assessment criteria under E25.8 are incorporated within the Smales 1 Precinct Controls,
necessary amendments would be required to ensure the criteria are applicable to the Smales 1
Precinct. This could be achieved through careful cross referencing, noting the Smales 1
Precinct/ BPZ is not one of the zones listed under E25.8(2) and (4) Assessment- restricted
discretionary activities, and these criteria would be relevant to activities within the Site.

5.0 Submissions

We have reviewed the relevant submissions which raise discuss noise effects arising from
PC23. Further commentary on the relief sought within the submissions and our
recommendations is set out below.

5.1 Anthony Kang/ Svetla Grigorova

The submission of A Kang opposes a permitted activity status for Temporary Activities/ Noise
Events within the Precinct. The submitter notes resource consent LUC60325517° provides for

' We understand the resource consent provides for up to 6 events (with music as a primary or key feature) over a
period of 12-month on the subject site, with the events taking place from 9am to 11pm (14 hours maximum duration)
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6 annual events within the Precinct, and affording a permitted activity status for Noise Events
“‘would aggravate these ongoing noise problems by not having sufficient control on the
frequency or extent of these events”.

The submission of S Grigorova opposes PC23 due to noise effects, stating:

‘there is a hospital, a number of retirement villages, schools, other medical facilities —

where quietness (noise limit importance) is needed for these facilities to function
properly without disruptions. Plus there are a lot of family homes in the area where
people need to be able to relax, rejuvenate, recharge and recover from their hard
working week”.

While the submission of S Grigorova does not specifically identify the noise source of concern
within the Site, we understand that it is likely to be made in relation to Noise Events.

We do not support a permitted activity status for temporary activities/ noise events under PC23.
Chapter E40 provides an appropriate framework for the management of temporary activities,
and the resource consent process provides the appropriate mechanism for the noise effects of
other temporary activities to be considered on a case by case basis. We consider that Chapter
E40 should be relied upon in this case also.

5.2 New Zealand Transport Agency (NZTA)

The submission of the NZTA supports PC23, subject to the relief sought, including the adoption
of the requirements for ‘Residential Amenity New Provision 1538.6.70’ to manage human health

effects arising from SH1 noise and vibration on ‘Noise Sensitive Activities’"".

The rule proposed by NZTA would require any new buildings or alterations to existing buildings
containing Noise Sensitive Activities within 40m of the edge line of the nearest carriageway of
SH1, to be designed, constructed and maintained to achieve road traffic vibration levels
complying with class C of NS 8176E2005.

Any new buildings or alterations to existing buildings containing Noise Sensitive Activities within
100m of the nearest carriageway edge line of SH1, will need to be designed, constructed and
maintained to achieve the specified indoor design noise levels from road traffic (40dB Laeq for
residential living and sleeping spaces). Where windows and doors are required to be closed to
achieve the prescribed internal noise levels, the proposed rule requires the installation of a
ventilation and cooling system.

An acoustic report is required to demonstrate compliance with the rules, taking into account
future permitted traffic noise exposure from SH1.

on Saturdays. The anticipated capacity for each event is expected to be 1,200 — 5,000 people and enables amplified
music up to 75 dB LAeq measured from adjacent sites.

" The NZTA submission does not provide their definition of ‘noise sensitive activities; however Chapter J of the
Auckland Unitary Plan defines an Activity Sensitive to Noise as “Any dwelling, visitor accommodation, boarding
house, marae, papakainga, integrated residential development, retirement village, supported residential care, care
centres, lecture theatres in tertiary education facilities, classrooms in education facilities and healthcare facilities with
an overnight stay facility.”
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We support the intention to reduce traffic noise levels for the avoidance of significant health and
amenity effects on people. However, the proposed rule would only apply to noise sensitive
activities within 100m of SH1, which would only include a small part of the Site. As discussed in
this review, the potential noise exposure on occupants of Activities Sensitive to Noise within the
Site will not only be generated from traffic noise (including SH1 and the arterial roads which
border the Site), but also:

e Noise levels from commercial/ light industrial activities authorised within the Precinct
under PC23 and the underlying BPZ controls;

e Inter-tenancy noise effects where commercial/ light industrial activities share common
building elements with noise sensitive activities,

We have recommended the modification of PC23 to require appropriate acoustic insulation
controls are adopted across the Site. In turn, this will also mitigate the potential traffic noise
exposure effects on future residents, and should therefore address the concerns of the NZTA in
relation to potential noise effects.

We do not support the adoption of the vibration controls sought by NZTA. There are no controls
for managing the potential vibration effects from traffic flows on residential activity (or any
activity) under the AUP, and it is our view that no such controls should apply in this instance. In
our experience, noticeable adverse vibration effects arising from the flow of traffic on roads is
unusual in Auckland, although there are some known and clear instances of this being an issue.

The adverse vibration effects from traffic flows as received in dwellings arise most commonly
from the passing of heavy vehicles over defects in the pavement or subgrade, and generally
only where open-road speeds are permitted (70-110km/hr). Where the pavement and subgrade
are in good condition with no defects or sudden changes in grade, and where vehicle speeds
are low (<70km/hr) the likely of adverse vibration effects arising is very low or negligible.

Because the effects are generally localised around a defect in the pavement, it is not possible to
characterise the vibration levels in an area with only a few vibration measurements. It is not
possible to objectively determine whether any unreasonable vibration effects are currently being
generated by traffic flows on the Site, without undertaking several hours of attended vibration
measurements in roughly the centre of the floor of at least two rooms in every proposed building
(within 40m of the SH1 edge line) containing noise sensitive activities across the Site. It is
important to note that like road traffic noise, the objective vibration limits most-commonly
adopted allow for some minor levels of vibration to be felt at times, but that the worst of the
effects are avoided. The standard for acceptable vibration levels in a situation such as this
where the road already exists would be to meet Class C acceptability in terms of Norwegian
Standard NS 8176.E:2005 Vibration and shock — Measurement of vibration in buildings from
land based transport and guidance to evaluation of its effects on human beings. This is not a
‘no-effects’ standard.

Due to the significant expense and effort that would be required to determine the measures
necessary to ensure compliance with the proposed vibration control, and that vibration issues
are most-often caused by localised defects in the pavement that are under the control of the
NZTA, we consider that the relief sought by NZTA is overly onerous on the neighbouring
landowner. Given that the NZTA have an ongoing duty under s16 to maintain the vibration
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levels in the surrounding environment at a reasonable level, on balance we consider that no
specific vibration rule is required.

53 Auckland Council

The submission of Auckland Council supports PC23 in part, subject to amendments. In terms of
matters related to noise effects, the submission supports limited provision for residential activity
within the precinct, whereby:

e No provision is made to enable camping grounds or retirement villages.

e The conversion of a building or part of a building to dwellings or visitor
accommodation is provided for as a restricted discretionary activity.

e Provision is made for dwellings as a permitted activity, subject to compliance with
appropriate standards (noting new buildings require restricted discretionary
approval), and where no residential activity (excluding visitor accommodation) can
be established on the ground floor

¢ No provision is made for integrated residential development, supported residential
care and boarding houses.

The submission does not support a permitted activity status for Temporary Activities/ Noise
Events, on the basis that the AUP has an existing management regime under the AUP
provisions. We concur with this.

The submission notes that the BPZ would not be the most relevant or appropriate zone if
PRC23 was approved in its notified form and should be amended to remove the tension which
exists between the BPZ and the precinct controls. The submission does not specifically identify
noise effects, however seeks an outcome which produces a high quality built environment. We
concur that the BPZ controls under E25 do not include sufficient acoustic controls to ensure a
high quality mixed use environment which provides an appropriate level of amenity for noise
sensitive activities. We have provided recommendations for PC23 to adopt additional acoustic
controls (including relevant objectives, policies, matters of discretion and assessment criteria) if
noise sensitive activities are to be introduced to the Site.

54 Housing NZ

The submission of Housing New Zealand (HNZ) opposes PC23 unless relief is provided by
addressing the requested amendments set out in the submission.

The submission considers that rather than amending Smales 1 Precinct controls, changing the
underlying zoning from the BPZ to the BMUZ would better manage the anticipated effects and
desired outcomes for a high density, comprehensive mixed use development. The submission
notes that the Precinct controls were not developed to anticipate or address proposals for
comprehensive, high density residential development.
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While the submission does not discuss noise effects specifically, it identifies that the mixed use
outcome of PC23 is not supported by the additional controls which otherwise apply to residential
development within the BMUZ.

We concur that the BMUZ controls provide an appropriate noise management framework to
facilitate the establishment of noise sensitive activities within mixed use environments. We
have recommended that the Smales 1 Precinct adopt the same acoustic insulation controls as if
the underlying zoning of the Site was in the BMUZ (Rules E25.6.9 and E25.6.10). The adoption
of these controls will require noise sensitive spaces within the Precinct to be adequately
insulated from the potential noise sources within the Precinct, thereby ensuring compatibility
between land uses, and avoiding potential reverse sensitivity effects.

6.0 Conclusion

PC23 proposes to authorise the establishment of Activities Sensitive to Noise (residential/
accommodation/ educational) activities within the Smales 1 Precinct/ BPZ. These are not
currently provided for in the Smales 1 Precinct controls or the BPZ, and therefore the noise
management framework of Chapter E25 does not prescribe specific criteria to require noise
sensitive activities within the BPZ to adopt the acoustic performance standards that otherwise
apply within the Business Zones'?.

As PC23 does not include controls to require noise sensitive activities within the Site to be
acoustically insulated from the maximum noise levels provided for within the Site, a maximum
noise level of 60dB Laeq (at all times) will be permitted between sites, and there will be no inter-
tenancy noise controls (other than the requirements of G6 of the New Building Code). This
level of noise exposure will not provide an appropriate level of acoustic amenity to noise
sensitive activities, and this will give rise to conflict and incompatibility between land uses.

PC23 requires modification to adequately address the potential health and amenity effects on
future occupants of noise sensitive activities proposed within the Site, taking into account the
potential noise effects arising from permitted land uses under the precinct and underlying BPZ
controls. Addressing these potential effects will thereby avoid reverse sensitivity effects
between the permitted land uses.

This review identifies that while Chapter E25 of the AUP provides a comprehensive noise
management framework to manage effects within and between sites in mixed use
environments, these provisions would not apply to the Site unless PC23 is modified. Alterations
are required to require the Precinct to adopt the acoustic controls for Activities Sensitive to
Noise as set out under E25.6.9 and E25.6.10. This would treat the mixed use environment of
PC23 in the same way as any other Business Zone under the AUP where a similar mix of
activities is provided for.

'2 The Business — City Centre Zone, Business — Metropolitan Centre Zone, Business — Town Centre Zone, Business
— Local Centre Zone, Business — Neighbourhood Centre Zone, Business — Mixed Use Zone, Business — Heavy
Industry Zone and the Business — Light Industry Zone.
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We recommend that consequential amendments are also required to ensure the wider policy
framework for the Smales 1 Precinct (including objectives, policies, matters of discretion and
assessment criteria) recognise the need to ensure an appropriate level of amenity is provided to
Activities Sensitive to Noise, to avoid reverse sensitivity effects arising between incompatible
land uses.

We do not support a permitted activity status for temporary activities/ noise events within the
Site. These effects are more appropriately managed through the resource consent process
where the permitted activity criteria of E40 are not achieved.

Please contact me if you require any further information.

Yours sincerely,

Jon Styles, MASNZ
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1538 Smales 1 Precinct

Plan Change 23 — Revised provisions 15 October 2019
Amendments to the notified version highlighted in grey

1538. Smales 1 Precinct
1538.1. Precinct description

The zoning of land within the precinetSmales 1 Precinct (Smales Farm) is the Business -
Business Park Zone.

The Smales—1-Precinct {Smales-Farm) is located on the corner of Taharate-Taharoto
and Northcote roads, and is adjacent to State Highway 1 and the Northern Busway. The

Initial development on the site was in the nature of an office park, as provided for in

the North Shore District Plan and the Auckland Unitary Plan. Most forms of
residential development were non-complying activities.

However, the characteristics of the site, and the physical and transport environment in
the adjacent area, make it a very suitable location for a Transit Oriented Development
TOD).

Accordingly, the precinct provisions provide for residential activity on the site, in
addition to non-residential activities (including accessory activities to address demand
from workers, residents, and visitors to the precinct), and they encourage intensive
development by providing for tall buildings to be developed. A high standard of
building design and pedestrian amenity is ensured by the application of appropriate
assessment criteria.

The use of public transport is specifically encouraged by ensuring high quality
pedestrian connections (both primary and secondary) are provided through Smales
Farm to access the bus station, and imposing limits on the number of car parking
spaces for non-residential activities.

With the precinct provisions, the site has the potential to achieve the recognised success
factors for the location and design of a Transit Oriented Development (TOD), namely:

e The site is of a suitable size and is located adjacent to a high capacity, high frequency,

public transport corridor — the Northern Busway, and high capacity bus services that
link to it by way of Smales Farm Station;

e Compact, high density development is provided for within easy walking distance of the
Smales Farm station on the Northern Busway;

e The provisions encourage a walkable public realm outcome, particularly in relation to
primary linkages;

e A good diversity of uses is provided for, including employment and residential activities,

and supporting activities including retail; and

e The congested road network surrounding the site, the proximity of the bus station, and
a limit on parking spaces for non-residential development, encourage the use of
alternatives to sole occupancy car travel, particularly public transport.
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1538.2. Objectives

(A1) The intensive development of the Smales 1 Precinct as a vibrant mixed-use
Transit Oriented Development is enabled.

(1) Ongoing development of the Smales Farm-Technology-Office-Park1 Precinct as

an employment node is enabled while managing significant adverse effects-on-
the—safe-and-efficient-operation-of-the-transpertnetweorlk; on the amenity of
neighbouring zones, and on the function and amenity of the Business —
Metropolitan Centre Zone and Business — Town Centre Zone.

(2) Residential development is enabled to use the land more efficiently, increase
housing capacity and choice, particularly for employees of businesses at the
Smales 1 Precinct and other nearby business areas, and to take advantage of
the proximity of the Smales Farm station on the Northern Busway.

(2A) A high quality public realm is provided, including a central plaza that serves
as a gathering place at the heart of the precinct.

(2B) High quality primary and secondary pedestrian connections are provided
within the site with the primary connections linking each of the Northcote
Road, Taharoto Road and Shakespeare Road street frontages and the bus
station with the heart of the Precinct.

(3) The Smales 1 Precinct is an attractive place to live, work and visit, with a high
standard of amenity, and activities enabled to meet the needs of residents,
workers and visitors.

The overlay, Auckland-wide and zone objectives apply in this precinct in addition to
those specified above.

1538.3. Policies

The Auckland-wide and underlying zone policies apply in this precinct in addition to
those specified below.

(1) Require office-astivitydevelopment over 162,000m? gross floor area of
business activity_in the Smales 1 Precinct to demonstrate that significant
adverse effects on the amenity of neighbouring zones will be managed and
that the function and amenity of the Business — Metropolitan Centre Zone
and Business — Town Centre Zone will not be significantly adversely
affected.

(1A)Enable the development of intensive residential activities at the Smales 1
Precinct and require it to be designed to provide privacy and outlook; and
have access to daylight and sunlight.

(2) LimitProvide for accessory activities to these-which-meet the immediate
needs of office workers-and-visiters-to-Smales-Farm, residents and visitors
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to the Smales 1 Precinct while limiting the extent of those activities to

manage potential adverse effects on the function and amenity of the

Business — Metropolitan Centre Zone and Business — Town Centre Zone.

(2A)

Enable the establishment of tall buildings on the site to maximise the

(2B)

opportunity for intensification and the efficient use of the land within the
Smales 1 Precinct, and to take maximum advantage of the public
transport services available adjacent to the site.

Require the establishment of a central pedestrian plaza at the heart of

(2C)

the Smales 1 Precinct that provides a vibrant people-focused space to
support the evolving mixed-use community where growing numbers of
people work, live and play.

Require primary linkages to be provided connecting the central

(2D)

pedestrian plaza with the bus station and the Northcote Road, Taharoto
Road, and Shakespeare Road frontages, which are high quality walking
connections and are also supportive of people using other active travel
modes — bicycles, scooters and other micro-mobility choices.

Recognise the role of secondary linkages that provide a network of

(2E)

walkable connections to integrate all buildings and spaces within the
Smales 1 Precinct with the primary linkages.

At each stage of development, require consideration of how primary and

secondary linkages and landscaped open spaces, provided or
maintained with each new building, are integrated with adjacent linkages
and landscaped open space to ensure an appropriate level of amenity
for residents, workers and visitors to the Smales 1 Precinct, whilst
preserving flexibility of options for future stages.

(3) Require business-development over 405162,000m? gross floor area of business
activity in the Smales 1 Precinct to demonstrate that theythe activity will not

significantly adversely affect the safe and efficient operation of the transport
network, or that such effects will be mitigated.

(4) Limit the supply of on-site parking serving non-residential activities over time to

recognise the accessibility of the Smales 1 Precinct to public transport

services, while supporting the planned growth of non-residential activities and

acknowledqging the need for an appropriate supply of parking on the site in the

short term to encourage that growth.

The overlay, Auckland-wide and zone policies apply in this precinct in addition to those
specified above

1538.4. Activity table

The provisions in any relevant overlays, zone and the Auckland-wide apply in this
precinct unless otherwise specified below.

Table 1538.4.1 specifies the activity status of land use activities in the Smales 1 Precinct
pursuant to section 9(3) of the Resource Management Act 1991.
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Table 1538.4.1 Activity table Smales 1 Precinct

Activity Activity status

General

(A1) ActivitiesNon-residential activities exceeding the D
162,000mzgross floor area maximummaximums in
Standard 1538.6.1.

7oN T 7 i Tabl 5}

(A3) Activities exceeding the limits in Standard 1538.6.2 RD

(A4) Activities exceeding the limits in Standard 1538.6.4 RD

Use

Accommodation

(A5) Dwellings P

(AB) Conversion RD
of a building or part of a building to dwellings, integrated
residential development, visitor accommodation or boarding

(A7) Integrated residential development P

(A8) Supported residential care P

(A9) Visitor accommodation and boarding houses P

Commerce

(A10) Conference facilities P

(A11) Entertainment facilities D

(A12) Retalil P

(A13) Service stations NC

(A14) Supermarkets up to 2,000m? gross floor area per tenancy P

(A15) Supermarkets greater than 2,000m? gross floor area per D
tenancy

(A16)  Drive-through restaurants RD D

Community

(A17) Community facilities P

(A18) Education facilities P

(A19) Tertiary education facilities P

Development

(A23) Temporary structures that are established for less than 21 P
days.

(A24) The central plaza. (]

(A24A) New and redeveloped primary linkages. C
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Signs
Comprehensive development signage
(A25) Comprehensive development signage that is further than 30m| P
from the Shakespeare Road, Taharoto Road and Northcote
Road frontages.
Temporary activities
Temporary Activities — General
(A26) Temporary activities for up to 21 consecutive days. P
Specific Temporary Activities
(A27) Noise events P

1538.5. Notification

(A1) An application for resource consent for a controlled activity listed in Table
1538.4.1 above will be considered without public or limited notification or 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.

(1) Any application for resource consent for ana restricted discretionary, discretionary
or non-complying activity listed in Table 1538.4.1 Activity table above will be
subject to the normal tests for notification under the relevant sections of the
Resource Management Act 1991.

(2) 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).

1538.6. Standards

The standards applicable to the underlying zone and Auckland-wide apply in this
precinct, except the following:

»—PolicyStandard E27.3(2-ntegrated-transport-assessment6.1 Trip generation for_
non-residential development up to 485162,000m? gross floor area {see-Standard-

o Standard-E27.6-1 Frip-generationor for residential development up-te-405,000m*
gross-floorarea—(see Standard 1538.6.3); and

e Standard E27.6.2(5);

¢ Standard H46H15.6.1 Building height:;
e Standard H15.6.3 Yards; and
e Standard H15.6.7 Outlook space.

All activities in the Smales 1 Precinct must comply with the following standards.
1538.6.1. Gross floor area (GFA)

(1) The maximum gross floor area in the precinct for non-residential activities

is 162,000m? subject to the—fellowing-inTFable1538-6-4-1(2) below:
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Activity Gross-floor-area

Commercial services Mustnotexceed-3.800m” plus-a—

Eood and cumulative-gross-floor-area-of 500m” for
every-10.-000m” of gross-floorareaof-

Care-cenires

- TR

. T .

(2) The total Gross Floor Area within the Smales 1 Precinct that is occupied
by retail and commercial services activities must not exceed 3:800
2,000m? plus a cumulative gross floor area of 500m? for every 10,000m?
of gross floor area of development ever41.120m*including development
1538.6.2. Parking

(1) The number of parking spaces_accessory to non-residential activities must not
exceed:

(a) 1936 car parking spaces for the first 44,770m? gross floor area;

(b) an additional one car parking space per 31.8m? gross floor area for
development between 44,770m? and 105,000m? gross floor area; and

(c) an additional one car parking space per 45.1m? gross floor area for
development in excess of 105,000m? gross floor area to a maximum of
5094 spaces

(2) No minimum or maximum parking requirements apply to residential activity.

1538.6.3. Trip generation

(1) BevelepmentNon-residential development up to 485162,000m? gross floor
area, and residential development, will not be subject to the following:

(1) Policy E27.3(2) Integrated transport assessment; and
(2) Standard E27.6.1 Trip generation.

1538.6.4. Building height

(1) Buildings must not exceed RL48-5m-in-heightthe heights in the following table
(expressed as an RL - Reduced Level above Mean Sea Level):
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Table 1538.6.4.1 Building height

Height Area as RL Height above
identified on average GL
Precinct Plan 1 at Taharoto

Road
frontage

|—=
(&)
o
N

27m

2 123.4 100m

(2) Notwithstanding 1538.6.4(1) the cumulative area of the largest floor plate in each
building in Height Area 2 above a height of RL98.4 (75m above average GL at
the Taharoto Road frontage) must not exceed 3,000m2. For clarity, this standard
does not constrain the total gross floor area of buildings above RL98.4. Refer to
Figure 1538.4.1 for an example of the calculation of the cumulative area of
floorplates.

Figure 1538.6.4.1 Calculation of the cumulative area of floorplates

RL1234 _
(100m)

p _ y
RL9B.A  _ _ e e - o / i
(75m) /‘

A + B + C =< 3000 m* Cumulative Floor Plate Area above RL 98.4m (75m)

1538.6.5. Maximum tower dimension and tower separation

(1) The maximum plan dimension of that part of a building above 27m must not exceed 55m.

(2) The maximum plan dimension of that part of a building above 75m must not exceed 35m.

(3)  The maximum plan dimension is the horizontal dimension between the exterior faces of the
two most separate points of the building.

(4) Above a height of 27m, a minimum distance of 20m must be provided between buildings.
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Figure 1538.6.5.1 Maximum tower dimension plan view

Internal
: Balcony void

| -

Plan
Plan view B Plan view B view B

A-B = The dimension between the two most separate points
of the building, measured from the external face

1538.6.6. Outlook space

(1) Refer to H9 Business — Metropolitan Centre Zone, Standard H9.6.10.

1538.6.7. Minimum dwelling size

(1) Refer to H9 Business — Metropolitan Centre Zone, Standard H9.6.11.

1538.6.7A Residential at ground floor

(1) Dwellings, including units within an integrated residential development, must not locate on
the ground floor of a building where the dwelling or unit has frontage to a primary linkage.

1538.6.8. Noise events

(1) Refer to E40 Temporary activities, Standards E40.6.1 and E40.6.4.

1538.6.9. Central Pedestrian Plaza

(1) No later than the completion of 125,000m? GFA of development in the Smales 1 Precinct, a

pedestrian plaza shall be provided approximately in at the lecation intersection of the
primary pedestrlan linkages shown on Precinct Plan 2. The pedestrianplaza-shalk

(2) The central pedestrian plaza shall have a minimum area of 1,000m?.
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(3) Notwithstanding the definition of landscaped area in Chapter J Definitions, any part of the
central pedestrian plaza that is not part of the internal vehicular network shall be included in

the calculation of landscaped area for the Smales 1 Precinct.

1538.6.10 Primary linkages

(1) No later than the completion of 125,000m? GFA of development in the Smales 1 Precinct,
the primary linkages shown on Precinct Plan 2 shall be provided.

1538.7. Assessment — controlled activities
oy led_activities inthi - he Srmales 1 Precinct.
1538.7.1. Matters of control

For activities and development that are controlled activities in the Smales 1
Precinct, the Council will reserve its control to the following matters in addition to the
matters specified for the relevant controlled activities in the Business — Business Park
zone and the Auckland-wide provisions:

(1) The central pedestrian plaza

(a) Design

(2) New and redeveloped primary linkages

(a) Design

1538.7.2. Assessment criteria

For activities and development that are controlled activities in the Smales 1 Precinct, the
Council will consider the relevant assessment criteria below in addition to the criteria
specified for the relevant controlled activities in the Business — Business Park zone and the
Auckland-wide rules:

(1) The central pedestrian plaza

(a) Design

The extent to which the central pedestrian plaza:

e Provides a central gathering place and public space heart to the
precinct;

e Achieves a strong sense of edge definition to the public space through
building and other elements (e.g. walls, screens, changes in level,
vegetation) acknowledging that temporary design solutions may be used
as interim measures where adjacent development has not occurred;

e Creates a positive interface and closely integrates with the adjoining
primary pedestrian linkages;

e Receives adequate sun during the winter between the hours of 11am
and 2pm;

e |s appropriately sheltered from the prevailing south-westerly wind;

e Provides comfortable places to sit and spend time in;

e |s primarily hard-surfaced to provide for pedestrian movement, people
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gathering and events; and

e Provides lighting to support a safe night-time environment.

(2) New and redeveloped primary linkages

The extent to which primary linkages:

(a) Are consistent with Precinct Plan 2

(b) Achieve legible, accessible and good quality walking routes between
the street entrances, bus station and central pedestrian plaza;

(c) Achieve edge definition through building and other elements (e.g.
walls, screens, changes in level, vegetation) acknowledging that
temporary design solutions may be used as interim measures where
adjacent development has not occurred;

(d) Achieve a high-quality interface with adjoining activity, recognising
the importance of this interface to the overall quality of the
pedestrian environment;

(e) Provide lighting to support a safe night-time environment; and

(f) Create a positive interface and closely integrate with the central
pedestrian plaza.

1538.8. Assessment — restricted discretionary activities

1538.8.1. Matters of discretion

The-For activities and development that are restricted discretionary activities in the
Smales 1 Precinct, the Council will restrict its discretion to alt-ef-the following matters

pvhan a a¥a a ad-d ationan aco a_consan nplica ,in

addition to the matters specified for the relevant restricted discretionary activities in
the everay;Business — Business Park zone and the Auckland--wide erzone-
provisions:

(1) referActivities exceeding the limits in Standard 1538.6.2

(a) Refer to E27 Transport-and-H16-Business—BusinessPark-Zone,

Rule E27.8.1(5) forthe-matters foractivities that do-not complhywith-
the-above-standards.

(2) Activities exceeding the limits in Standard 1538.6.4

(a) The effects of the infringement on the amenity of neighbouring sites.

(b) The effects of the infringement on on-site amenity.

(c) The location of the site in relation to its suitability for high buildings.

(d) The contextual relationship of the building with adjacent buildings and
the wider landscape.

(3) Conversion of a building or part of a building to dwellings, integrated
residential development, visitor accommodation or boarding houses

(a) Refer to H9 Business — Metropolitan Centre zone, Rule H9.8.1(5).

(4) Drive-through restaurants

914
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(a) Refer to H9 Business — Metropolitan Centre zone, Rule H9.8.1(1).

H(5) New buildings, and additions and alterations not comply-with-the-above
standards-otherwise provided for

(a) Consistency with Precinct Plan 2.

(b) Building design.

(c) The design of ground floor residential activity.

(d) The provision and design of landscaped open space.

(e) Pedestrian amenity, safety and access.

(f)_The design of tall buildings.

1538.8.2. Assessment criteria

TheFor activities and development that are restricted discretionary activities in the
Smales 1 Precinct, 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 everay;-Auckland-wide-orzone-provisions:

(4+Fefepte-52—7—'FFanspeFt—and—H4-6—Busmess Busmess Park Zone for the relevant

the Auckland-wide rules:
(1) Activities exceeding the limits in Standard 1538.6.2.
(a) Refer to E27 Transport, Rule E27.8.2(4)(b) to (h).
(2) Activities exceeding the limits in Standard 1538.6.4

(a) The extent to which the amenity of neighbouring sites is adversely
affected.

(b) The extent to which the Smales 1 Precinct can accommodate higher
buildings without generating significant adverse effects on the wider
environment.

(c) The extent to which the height of a new building is appropriate in the
context of the height of buildings on adjacent land and within the
wider landscape.

(3) Conversion of a building or part of a building to dwellings, integrated
residential development, visitor accommodation or boarding houses

(a) Refer to H9 Business — Metropolitan Centre zone, Rule H9.8.2(5).

(4) Drive-through restaurants

(a) Refer to H9 Business — Metropolitan Centre zone, Rule H9.8.2(1).

(5) New buildings, and additions and alterations not otherwise provided for

(a) Consistency with Precinct Plan 2

The extent to which development is generally consistent with the
structuring elements identified on Precinct Plan 2. Note: Key
Pedestrian Linkages need not be linear.
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(b) Building design

The extent to which:

Building design is of high quality.

Features such as facade modulation and articulation, and/or the

use of materials and finishes, are used to manage visual amenity
effects of building bulk and scale, and to create visual interest.

The roof profile is part of the overall building form and rooftop

plant and equipment is integrated into the building design.

(c) Ground floor residential activity

Where ground floor residential activity adjoins a publicly accessible area

of publicaceess, the extent to which the design of the public/private

interface:

Addresses the privacy of occupiers of dwellings.

Provides appropriate levels of passive surveillance of the

adjoining area of public access.

Maintains the visual and pedestrian amenity of the adjoining

area of public access.

(d) Landscaped open space

The extent to which:

Landscaped open space is provided or maintained with each

stage of development.

the design of hard and soft landscaping integrates with and

appropriately enhances the design and configuration of buildings
and the amenity of public places within the site for the various
users of the Smales 1 Precinct.

(e) Pedestrian amenity, safety and access.

The extent to which:

The design of a building contributes to pedestrian vitality and

interest where it fronts an area of significant pedestrian activity, in

particular adjoining primary pedestrian linkages and the central
pedestrian plaza.

Building entrances are easily identifiable and accessible, and

provide pedestrian shelter.

Separate pedestrian entrances are provided for residential

activity that are clearly located and legible for public access and
provide a sense of address for residents and visitors.
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e The design of development has regard to pedestrian and
personal safety.

e Parking, loading and service areas are located and screened (as
necessary) to maintain pedestrian amenity.

(f) Buildings extending above RL50.4m

The extent to which:

e the building maintains the visual amenity of the overall
development on the site as viewed from residential zones and
public places outside the Smales 1 precinct.

e the building makes a positive contribution to the collective
skyline of the Smales 1 Precinct, including architectural
expression to the rooftops and upper levels of tall towers.

e the building responds and relates appropriately to the scale and
form of neighbouring buildings within the Smales 1 Precinct.

e adverse off-site effects of tall buildings, in particular wind,
shadowing, dominance and privacy effects, are mitigated.

1538.9. Special information requirements

There are no special information requirements in this precinct.

1538.10. Precinct plans

1538.10.1 Smales 1 Precinct: Precinct Plan 1 — Maximum Height

1538.10.2 Smales 1 Precinct: Precinct Plan 2 — Structuring Elements
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APPENDIX 6
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(FOLLOWING APPLICANT’S REVISION)
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Plan Change 23 Smales Farm — Revised provisions
Section 42A report version — 24 October 2019

1538. Smales 1 Precinct

1538.1. Precinct description

The zoning of land within the Smales 1 Precinct (precinct /Smales Farm) is the Business -
Business Park Zone.

The precinct is located on the corner of Taharoto and Northcote roads, and is adjacent
to State Highway 1 and the Northern Busway.

Initial development within the precinct enthe-site was in the nature of an office park,
as provided for in the North Shore District Plan and the Auckland Unitary Plan. Most
forms of residential development were non-complying activities.

However, the characteristics of the site, and the physical and transport environment in
the adjacent area, make it a very suitable location for a Transit Oriented Development

(TOD).

Accordingly, the precinct provisions provide for residential activity on the site, in
addition to non-residential activities (including accessory activities to address demand
from workers, residents, and their visitors te-the-preeinet), and they encourage
intensive development and the efficient use of land by providing for tall buildings to be
developed. A high standard of building design and pedestrian amenity is ensured by
the application of appropriate policies, standards and assessment criteria.

The use of public transport is specifically encouraged by ensuring high quality
pedestrian / active mode eenrestiens-linkages (both primary and secondary) are
provided through Smales Farm to access the bus station, and imposing limits on the
number of car parking spaces for rer=residential activities within the precinct.

With the precinct provisions, the site has the potential to achieve the recognised success
factors for the location and design of a Transit Oriented Development (TOD), namely:

The site is of a suitable size and is located adjacent to a high capacity, high frequency,
public transport corridor — the Northern Busway, and high capacity bus services that link
to it by way of Smales Farm Station;

Compact, high density development is provided for within easy walking distance of the
Smales Farm station on the Northern Busway;

The provisions encourage an interesting walkable public realm outcome, particularly -
relatiente by way of primary pedestrian / active mode linkages;

A good diversity of uses is provided for, including employment and residential activities,
and necessary supporting activities including retail; and

The congested road network surrounding the site, the proximity of the bus station, and a
limit on parking spaces i i , encourage the use of
alternatives to sole occupancy car travel, particularly public transport.
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1538.2. Objectives

(1)

(4)

Smales Farm is a vibrant, intensively and efficiently developed mixed-use precinct
which:

(a) Is an attractive place to live, work and visit

(b) Integrates well with, and takes advantage of its close proximity to the adjoining
rapid transit bus station

(c) Integrates with, and responds to, its immediate surrounds; and

(d) Has a strong sense of place.

Smales Farm is a dynamic transit-oriented employment node that successfully integrates
intensive, high amenity residential developments and an appropriate range and scale of
accessory uses and developments to support its workers, residents and their visitors.

Smales Farm develops and functions in a way which promotes:

Travel mode shifts to rapid transit and active modes

Reduced car trip generation and car parking over time

A high quality public realm containing a central plaza gathering place; and

A well-connected and legible network of primary and secondary pedestrian / active

~— — ~— ~—

(a
(b
(c
(d

mode linkages connecting the precinct with its immediate surrounds and providing
a good standard of amenity and accessibility throughout the precinct.

Smales Farm does not generate adverse effects in respect of:

(@) The safe and efficient operation of the transport network of the locality
(b) The amenity of neighbouring zones and sites
(c) The function and amenity of Business — Metropolitan or Town Centre zones.




1538 Smales 1 Precinct

The overlay, Auckland-wide and zone objectives apply in this precinct in addition to
those specified above.

1538.3. Policies

The Auckland-wide and underlying zone policies apply in this precinct in addition to
those specified below, provided that clauses (b) and (c) of policy H15.3(18) do not
apply.

(1) Require any development exer which causes the cumulative total gross floor

area of business activity to exceed s 162,000m?
activity in the Smalest precinct to demonstrate that significant adverse
effects on the amenity of neighbouring zones will be managed and that the
function and amenity of the Business — Metropolitan Centre Zone and
Business — Town Centre Zone will not be significantly adversely affected.

(1A)Enable the development of intensive residential activities at within the Smales-
4 precinct and require it to be designed to provide privacy and outlook, and-
have with good access to daylight and sunlight.

(1B) Require the development of intensive residential activities within the precinct
to be designed, constructed and maintained to provide the occupants of noise
sensitive spaces with a reasonable level of internal acoustic amenity to
mitigate the higher levels of ambient noise that may result from non-residential
activities, thereby avoiding any potential reverse sensitivity effects.

(2) Provide for accessory activities to meet the immediate needs of office
workers, residents and their visitors tethe-Smales—3-Preeinst while limiting
the extent of those uses and activities to manage potential adverse effects
on the function and amenity of the Business — Metropolitan Centre Zone
and Business — Town Centre Zone.

(2A) Enable the establishment of tall buildings eathe-site within the precinct to

maximise the opportunity for |ntenS|f|cat|on and the efficient use of the

ihi aking maximum advantage

of the public transport services avallable adiacenttethesite while
avoiding adverse effects on adjoining land and on properties outside the

precinct.

(2B) Require the establishment of a central pedestrian plaza at the heart of the
Smales— precinct that to provides a vibrant people- focused space to
support the evolvmg mixed-use community

2y while ensuring that the implications for all

movement W|th|n the precinct and for the transport network are positive
and sustainable.

(2C) Require primary pedestrian / active mode linkages to be provided
connecting the central pedestrian plaza with the bus station and the
Northcote Road, Taharoto Road, and Shakespeare Road frontages =
which-are {0 be high quality walking connections and-that are-alse
supportive of people using other active travel modes — bicycles, scooters

923



1538 Smales 1 Precinct

and other micro-mobility choices - including through suitable weather
protection, illumination and consistency with CPTED principles.

(2D) Recognise the role of secondary linkages $a
provide quality walkable / active mode connections to integrate all
buildings and spaces within the Smmales=% precinct with the primary
pedestrian / active mode linkages.

(2E) At each stage of development, require consideration of how primary and
secondary linkages and landscaped open spaces, provided or maintained
with each new building, are integrated with adjacent linkages, aae-
landseaped open space and the bus station to ensure an appropriate
level of amenity for residents, workers and visitors to the Smales%
precinct, whilst preserving flexibility of options for future stages.

(2F) Encourage buildings and uses on or near primary pedestrian / active mode
linkages to contribute positively to the vitality, interest and amenity afforded
pedestrian and active users of those linkages, particularly in the vicinity of
the rapid transit bus station and the central plaza.

(2G) Require all signs within the precinct to contribute to a high standard of
visual amenity and avoid any significant off-site effects.

(2H) Discourage high car trip generating uses - such as service stations, large
supermarkets or drive through restaurants — and comparison retail and only
allow the activity where it:

a) Is necessary to support a near capacity level of office and residential
development that already exists in the precinct

b)  Can be well integrated with other retail and commercial uses

c)  Will not detract in any way from a high quality transit-oriented urban
environment

d)  Will not generate undesirable traffic effects within or adjacent to the
precinct.

(3) Require development over 462125,000m? gross floor area of business activity in
the Smales= precinct to demonstrate that the activity will not significantly
adversely affect the safe and efficient operation of the transport network, or that
such effects will be mitigated.

(3A) Require progress towards the achievement of reduced private car trips and
a shift to other travel modes to be monitored and reported at key stages in
the development of the precinct.

(4) Limit the supply of on-site parking serving non-residential activities over time to
recognise the accessibility of the Smales% Qrecmct to public transport
services and actlve mode facilities. i

(4A) Limit the rate of parking for residential activities in recognition of the proximity to public

transport services and to ensure the appropriate management of on-site parking
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demands in an intensive mixed use environment within a congested transport network.

The overlay, Auckland-wide and zone policies apply in this precinct in addition to those
specified above.

1538.4. Activity table

The provisions in any relevant overlays, zone and the Auckland-wide apply in this
precinct unless otherwise specified below.

Table 1538.4.1 specifies the activity status of land use activities in the Smales 1 Precinct
pursuant to section 9(3) of the Resource Management Act 1991.

Table 1538.4.1 Activity table Smales 1 Precinct

Activity Activity status
General
(A1) Non-residential activities exceeding the gross floor D
area maximums in Standard 1538.6.1.
(A3) Activities exceeding the limits in Standard 1538.6.2(1) or (1A) | RD
(A4) Activities exceeding the limits in Standard 1538.6.4 RD
(A4A) The first development which results in the cumulative floor C
area in the precinct exceeding 92,000 m? GFA of non-
residential development.
(A4B) The first development which results in the cumulative floor C
area in the precinct exceeding 117,000 m? GFA of non-
residential development.
(A4B) The first development which results in the cumulative floor RD
area in the precinct exceeding 125,000 m? GFA of non-
residential development.
Use
Accommodation
(A5) Dwellings P
(A6) Conversion of a building or part of a building to dwellings, RD
integrated residential development, visitor accommodation or
boarding houses
(A7) Integrated residential development P
(A8) Supported residential care P
(A9) Visitor accommodation and boarding houses P
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Commerce

(A10) Conference facilities P

(A11)  Entertainment facilities D

(A12) Retall P

(A12A) Department store, trade supplier, motor vehicle sales D

(A13) Service stations NC

(A14) Supermarkets up to 2,000m? gross floor area per tenancy P
with no more than one parking space for 60 m? GFA

(A15)  Supermarkets greater than 2,000m? gross floor area per D
tenancy

(A16)  Drive-through restaurants D

Community

(A17)  Community facilities P

(A18) Education facilities P

(A19) Tertiary education facilities P

Development

(A19A) New buildings (this is required here because precinct- RD

specific standards are in place)

(A23) Temporary structures that are established in place for less P
than 21 days.

(A24) Theeentralplaza €

(A24A) New-and Redeveloped existing primary pedestrian / active | C
mode linkages (as depicted in Precinct Plan 2 Structuring
Elements) not including any undergrounding or vehicle
ramps.

(A24B) The formation of a new primary pedestrian / active mode RD
linkage and or the central pedestrian plaza and or the
undergrounding of any part of a primary pedestrian / active
mode linkage at any time or stage in the development of the
precinct (as depicted in Precinct Plan 2 Structuring

Elements)

lwj

(A24C) Any new or redesigned vehicle access off Shakespeare
Road in terms of Precinct Plan 2 Structuring Elements
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(A25) Signs that are not visible from roads and public or
private land outside the precinct (these are assumed to be
subject to the Signs Bylaw 2015)

o

(A25A) Signs that are visible from roads and public or private | RD
land outside the precinct (assessment to be as per E23.8.2

AUP)

s

1538.5. Notification

(A1) An application for resource consent for a controlled activity listed in Table
1538.4.1 above will be considered without public or limited notification or 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.

(1) Any application for resource consent for a restricted discretionary, discretionary or
non-complying activity listed in Table 1538.4.1 Activity table above will be subject
to the normal tests for notification under the relevant sections of the Resource
Management Act 1991.

(2) 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).

1538.6. Standards

The standards applicable to the underlying zone and Auckland-wide apply in this
precinct, except the following:

Standard E27.6.1 Trip generation for non-residential development up to
482125,000m? gross floor area or for residential development (see Standard
1538.6.3);

Standard E27.6.2(5) (Parking);

Standard H15.6.1 Building height;
Standard H15.6.3 Yards; and
Standard H15.6.7 Outlook space.

All activities in the Smales 1 Precinct must comply with the following standards.
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1538.6.1. Gross floor area (GFA)
Purpose:

To create thresholds beyond which new evaluations of the scale, uses and effects of
development must occur addressing potential negative impacts on the transport network
and or on the function and amenity of centres.

(1) The maximum gross floor area in the precinct for non-residential activities
regardless of activity status is 162,000m? subject to (2) below:

(2) The total Gross Floor Area within the Smales=% precinct that is occupied
' the activities listed below, regardless
of activity status, must not exceed 2,000m? plus a cumulative gross floor
area of 250 580m? for every 10,000m? of gross floor area of
development:

(a) Retail

(b) Commercial services
(c) Entertainment.

1538.6.2. Parking for non-residential activities

Purpose:

* To manage the effects of parking for non-residential development on trip generation

» To encourage a reduction in the ratio of parking spaces to floor area as the precinct
develops

» To ensure that land and resources are used efficiently within the precinct.

(1) The number of parking spaces accessory to non-residential activities must not exceed
one per 60 m? GFA for_development in excess of 58,000 m* GFA.

(1A) The maximum total number of car parking spaces within the precinct is 3,777.

1538.6.2A. Parking for residential activities

Purpose:
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e Manage potential parking oversupply and in turn reduce traffic congestion and
provide opportunities to improve pedestrian /active mode amenity through more efficient
use of floorspace and roadspace

e Ensure parking rates are set at a level which appropriately provides for the
management of on-site parking demands in an intensive mixed use environment within a
congested transport network

(1)The maximum number of parking spaces per residential unit is one.

1538.6.3. Trip generation
Purpose:

To clarify that up to the stated threshold the trip generation effects of development within
the precinct are deemed to be acceptable but that beyond the threshold an integrated
transportation assessment (ITA) will be required as set out in Chapter E27.

(1) Non-residential development up to 462125,000m? gross floor area, and
residential development, will not be subject to the following:

(1) Policy E27.3(2) Integrated transport assessment; and

(2) Standard E27.6.1 Trip generation.

1538.6.4. Building height
Purpose:

e Enable efficient use of land by enabling tall buildings in appropriate locations within the
precinct; and

e Ensure the terminations of tall buildings are designed to provide a varied and
interesting skyline appearance when viewed from distant viewpoints.

(1) Buildings must not exceed the heights in the following table (expressed as an
RL - Reduced Level above Mean Sea Level):

Table 1538.6.4.1 Building height

Height Area as RL Equivalent height

identified on above average GL at

Precinct Plan 1 Taharoto Road
frontage

1 50.4 27m

2 123.4 100m

(2) Notwithstanding 1538.6.4(1) the cumulative floor area of the largest floor plate in
each building in Height Area 2 above a height of RL98.4 (75m above average GL
at the Taharoto Road frontage) must not exceed 3,000m?2. For clarity, this
standard does not constrain the total gross floor area of buildings above RL98.4.
Refer to Figure 1538.6.4.1 Calculation of the cumulative area of floorplates for an
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example of the calculation of the cumulative area of floorplates.

Figure 1538.6.4.1 Calculation of the cumulative area of floorplates

A B Cc

RL1234 _ _ _ el e e - - - = N

{100m)
T 1s00me| o | ;

RL 98.4
(75m)

A + B + C =2 3000 m* Cumulative Floor Plate Area above RL 98.4m (75m)

1538.6.5. Maximum tower dimension and tewer building separation

Purpose: To ensure that tall buildings

are not overly bulky in appearance and manage significant visual dominance effects

allow adequate sunlight and daylight access to adjoining buildings and land

provide adequate sunlight and outlook around and between buildings; and

mitigate adverse wind effects.

The maximum plan view dimension of that part of a building above 27m must not exceed 55m.
The maximum plan view dimension of that part of a building above 75m must not exceed 35m.

The maximum plan view dimension is the horizontal dimension between the exterior faces of
the two most separate points of the building, depicted as A to B in Figure 1538.6.5.1 Maximum
tower dimension plan view below.

Above a height of 27m, a minimum distance of 20m must be provided between buildings.

Figure 1538.6.5.1 Maximum tower dimension plan view

10
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Internal

Balcony void

Plan
Plan view B Plan view B view B

A-B = The dimension between the two most separate points
of the building, measured from the external face

1538.6.6. Outlook space
Purpose:

e Ensure a reasonable standard of visual and acoustic privacy between different dwellings,
including their outdoor living space, on the same or adjacent building sites

e Encourage the placement of habitable room windows to maximise both passive surveillance of
any open space and privacy, and to avoid overlooking of neighbouring building sites.

(1) Refer to H9 Business — Metropolitan Centre Zone, Standard H9.6.10.

1538.6.7. Minimum dwelling size

Purpose: To ensure dwellings are functional and of a sufficient size to provide for the day to day
needs of residents, based on the number of occupants the dwelling is designed to accommodate.

(1) Refer to H9 Business — Metropolitan Centre Zone, Standard H9.6.11.

1538.6.7A Residential at ground floor
Purpose:

e Protect the ground floor of buildings on or near primary pedestrian / active mode linkages for
commercial use; and

e Avoid locating activities that require privacy and which do not contribute to activation on the
ground floor of buildings on or near primary pedestrian / active mode linkages.

(1) Dwellings, including units within an integrated residential development, must not locate on
the ground floor of a building where the dwelling or unit has frontage to or is within 10 metres

of the edge of a primary pedestrian / active mode linkage.

1538.6.9. Central Pedestrian Plaza

11
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Purpose:

Ensure that a high amenity meeting and recreational space is developed at a timely stage to
function as the heart of the precinct.

(1) No later than the completion of 125,000m? GFA of development in the Smales—% precinct, a
pedestrian plaza shall be provided approximately at the intersection of the primary
pedestrian pedestrian / active mode linkages shown on Precinct Plan 2.

(2) The central pedestrian plaza shall have a minimum area of 1,000m?.

(3) Notwithstanding the definition of landscaped area in Chapter J Definitions, any part of the
central pedestrian plaza that is not part of the internal vehicular network shall be included in
the calculation of landscaped area for the Smales—% precinct.

1538.6.10 Primary pedestrian / active mode linkages

Purpose:

Ensure that direct, legible, high quality linkages are in place at a timely stage in development of the
precinct.

(1) No later than the completion of 125,000m? GFA of development in the Smales—% Precinct,
the primary pedestrian / active mode linkages shown on Precinct Plan 2 shall be provided.

1538.6.11 Noise levels between residential units and for noise sensitive spaces

Purpose:
Ensure within the precinct an acceptable level of acoustic amenity for activities sensitive to noise.

(1) Noise levels between units in the precinct shall comply with E25.6.9 (adopting the limits
prescribed for the Business — Mixed Use Zone).

(2) Noise sensitive spaces within the precinct shall be designed and / or insulated to comply
with E25.6.10, adopting the internal noise levels for the Business — Mixed Use Zone. For the
purpose of applying E25.6.10(2), the external noise level shall be the maximum noise levels
permitted in the Business Park Zone.

(3) The relevant assessment criteria in E25.8 shall apply to any activity that does not comply
with 1538.6.11. The assessment criteria shall be applied as if the precinct was located in the
Business — Mixed Use Zone.

Note: The relevant provisions of E25 for the Business Park zone apply in the precinct unless
otherwise specified above.

1538.7. Assessment — controlled activities

1538.7.1. Matters of control

For activities and development that are controlled activities in the Smales= Precinct,
the Council will reserve its control to the following matters in addition to the matters
specified for the relevant controlled activities in the Business — Business Park zone
and the Auckland-wide provisions:

12
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(1) Redeveloped existing primary pedestrian / active mode linkages

(a) Design

(2) The first development which results in the cumulative floor area in the precinct
exceeding 92,000 m? GFA of non-residential development.

(a) The management of parking

(b) Internal vehicle circulation patterns

(c) The nature and location of facilities throughout the precinct that
support active modes of travel

(d) Precinct-wide travel demand management initiatives

(3) The first development which results in the cumulative floor area in the precinct
exceeding 117,000 m? GFA of non-residential development:

(a) The matters set out at 1538.7.1(2)

(b) Mode share and traffic generation assumptions

1538.7.2. Assessment criteria

For activities and development that are controlled activities in the Smales4 Precinct, the
Council will consider the relevant assessment criteria below in addition to the criteria
specified for the relevant controlled activities in the Business — Business Park zone and the
Auckland-wide rules:

(The following provisions are to be relocated to 1538.8)

(1) The central pedestrian plaza
(a) Design
The extent to which the central pedestrian plaza:

o Provides a central gathering place and public space heart to the
precinct;

e Achieves a strong sense of edge definition to the public space through
building and other elements (e.g. walls, screens, changes in level,
vegetation) acknowledging that temporary design solutions may be used
as interim measures where adjacent development has not occurred;

o Creates a positive interface and closely integrates with the adjoining
primary pedestrian / active mode linkages;

o Receives adequate sun during the winter between the hours of 11am
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and 2pm;
e Is appropriately sheltered from the prevailing south-westerly wind;
¢ Provides comfortable places to sit and spend time in;

¢ |s primarily hard-surfaced to provide for pedestrian movement, people
gathering and events; and

e Provides lighting to support a safe night-time environment.

(1) Redeveloped existing primary pedestrian / active mode linkages not
including any undergrounding or vehicle ramps

The extent to which primary linkages:
(a) Are consistent with Precinct Plan 2

(b) Achieve legible, accessible and good quality walking and cycling
routes between the street entrances, bus station and central
pedestrian plaza;

(c) Achieve edge definition through building and other elements (e.g.
walls, screens, changes in level, vegetation) acknowledging that
temporary design solutions may be used as interim measures where
adjacent development has not occurred,;

(d) Achieve a high-quality interface with adjoining activity, including
through weather protection, recognising the importance of this
interface to the overall quality of the pedestrian / active mode
environment ;

(e) Provide lighting to support a safe night-time environment; and

(f) Create a positive interface and closely integrate with the central
pedestrian plaza.

(2) The first development which results in the cumulative floor area in the precinct
exceeding 92,000 m? GFA of non-residential development.

(a) The management of parking — the extent to which all parking within
the precinct is being effectively managed to reduce the demand for
private car trips.

(b) Internal vehicle circulation patterns — the extent to any altered internal
layout within the precinct assists in promoting reduced travel by cars
and greater use by active modes.

(c) The nature and location of facilities throughout the precinct that
support active modes of travel — the extent of provision in all existing
and proposed buildings for active modes of travel and end of trip
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facilities.

(d) Precinct-wide travel demand management initiatives — the extent to
which travel surveys of all precinct workers have occurred, travel
demand management initiatives have been established and
administered, and new facilities for active mode travelers are being
established.

(3) The first development which results in the cumulative floor area in the precinct
exceeding 117,000 m? GFA of non-residential development:

(a) The matters set out at 1538.7.2(2), and

(b) Mode share and traffic generation assumptions — the extent to which
consistency is achieved with the rates assumed for the analysis and
assessment of mode share and traffic generation as set out in

1538.9(3).

1538.8. Assessment — restricted discretionary activities
1538.8.1. Matters of discretion

For activities and development that are restricted discretionary activities in the
Smales precinct, the Council will restrict its discretion to the following matters in
addition to the matters specified for the relevant restricted discretionary activities in the
Business — Business Park zone and the Auckland-wide provisions:

(1) Activities exceeding the limits in Standard 1538.6.2 (Parking for non-
residential activities)

(a) Refer to E27 Transport, Rule E27.8.1(5) (a), (b) and (c)

(1A) Activities exceeding the limits in Standard 1538.6.2A (Parking for residential
activities)
(a) Refer to E27 Transport, Rule E27.8.1(5) (a), (b) and (c)

Note: these are (a) adequacy for the site and the proposal; (b) effects on
intensification; and (c) effects on the transport network

(2) Activities exceeding the limits in Standard 1538.6.4 (Height
(a) The effects of the infringement on the amenity of neighbouring sites.

(b) The effects of the infringement on ea=site amenity within the precinct.

(c) The location of the building site in relation to its suitability for high
buildings.

(d) The contextual relationship of the building with adjacent buildings and
the wider landscape.

(3) Conversion of a building or part of a building to dwellings, integrated
residential development, visitor accommodation or boarding houses
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(a) Refer to H9 Business — Metropolitan Centre zone, Rule H9.8.1(5).

(5) New buildings, and additions and alterations not otherwise provided for

(a) Consistency with Precinct Plan 2.

(b) Building design

(c) The design of ground floor residential activity.

(d) The provision and design of landscaped open space.
(e) Pedestrian amenity, safety and access.

(f) The design of tall buildings.

(6) The formation of a new primary pedestrian /active mode linkage and or the
central pedestrian plaza and or the undergrounding of any part of a primary
pedestrian / active mode linkage at any time or stage in the development of
the precinct (as depicted in Precinct Plan 2 Structuring Elements)

(a) Consistency with Precinct Plan 2

b) Linkage design

(
(c) Traffic circulation and road design
(

d) The design of the central pedestrian plaza

(7) Signs that are visible from roads and public or private land outside the
precinct

(a) Refer to E23.8.1 (E23, Signs)

Note: These are: (1) visual amenity; (2) scale and location; (3) lighting and traffic
safety; (4) duration of consent; and (5) cumulative effects

(8) The first development which results in the cumulative floor area in the precinct
exceeding 125,000 m? GFA of non-residential development:

(a) Effects on the transport network

(b) Travel management

(c) On-site parking provision.

1538.8.2. Assessment criteria

For activities and development that are restricted discretionary activities in the Smales4
precinct, the Council will consider the relevant assessment criteria below in addition to the
criteria specified for the relevant restricted discretionary activities in the Business —
Business Park zone and the Auckland-wide rules:

(1) Activities exceeding the limits in Standard 1538.6.2 (Parking for non-
residential activities)
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(a) Refer to E27 Transport, Rule E27.8.2(4)(b) to (h).

(1A) Activities exceeding the limits in Standard 1538.6.2A (Parking for residential
activities)
(a) Refer to E27 Transport, Rule E27.8.1(5) (b) to (f)

Note: these are:

(b) the trip characteristics of the proposed activities on the site requiring additional
parking spaces;

(c) the effects of the vehicle movements associated with the additional parking spaces
on the safe and efficient operation of the adjacent transport network, including public
transport and the movements of pedestrians, cyclists and general traffic. This includes
considering the effect of additional parking on trip generation from the site during peak
commuter times’

(d) the availability of alternative parking in the surrounding area, including on street and
public parking, to provide the additional parking sought for the proposal;

(e) the availability of parking provision in the immediate vicinity to accommodate
parking demands from surrounding activities;

(f) the adequacy and accessibility of public transport and its ability to serve the
proposed activity.

(2) Activities exceeding the limits in Standard 1538.6.4 (Height)

(a) The extent to which the amenity of neighbouring sites including those
outside the precinct is adversely affected.

(b) The extent to which the Smates=% precinct can accommodate higher
buildings without generating significant adverse effects on the wider
environment.

(c) The extent to which the height of a new building is appropriate in the
context of the height of buildings on adjacent land and within the
wider landscape.

(3) Conversion of a building or part of a building to dwellings, integrated
residential development, visitor accommodation or boarding houses

(a) Refer to H9 Business — Metropolitan Centre zone, Rule H9.8.2(5).

(5) New buildings, and additions and alterations not otherwise provided for

(a) Consistency with Precinct Plan 2

The extent to which development is generally consistent with the
structuring elements identified on Precinct Plan 2. Note: ey Primary
pedestrian / active mode linkages need not be linear.

(b) Building design

The extent to which:
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e Building design is of high quality , expressing a clear and coherent
design concept that responds to its surrounding context and
utilises a robust palette of materials to express the building form.

o Features such as fagade modulation and articulation, and/or the
use of materials and finishes, are used to manage visual amenity
effects of building bulk and scale, and to create visual interest.

e The roof profile is part of the overall building form and rooftop
plant and equipment is integrated into the building design.

e The ground floor areas of buildings on or near primary pedestrian
[ active mode linkages are adaptable to a range of uses

(c) Ground floor residential activity

Where ground floor residential activity adjoins a publicly accessible area,
the extent to which the design of the public/private interface:

¢ Addresses the privacy of occupiers of dwellings.

¢ Provides appropriate levels of passive surveillance of the
adjoining area of public access.

¢ Maintains the visual and pedestrian amenity of the adjoining area
of public access.

(d) Landscaped open space
The extent to which:

e Landscaped open space is provided or maintained with each
stage of development.

¢ The design of hard and soft landscaping integrates with and
appropriately enhances the design and configuration of buildings
and the amenity of public places within-the-site for the various
users of the Smales—% precinct.

(e) Pedestrian amenity, safety and access.
The extent to which:

e The design of and uses within a building contribute s to pedestrian
vitality and interest where it fronts an area of significant pedestrian
activity, in particular adjoining or near primary pedestrian / active
mode linkages linkages and the central pedestrian plaza.

¢ Building entrances are easily identifiable and accessible, and
provide pedestrian shelter.

e Separate pedestrian entrances are provided for residential activity
that are clearly located and legible for public access and provide a
sense of address for residents and visitors .

e The design of development has regard to pedestrian amenity and

938
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personal safety, including protection from the weather.

e Parking, loading and service areas are located and screened (as
necessary) to maintain pedestrian amenity.

(f) Buildings within Height Areas 1 and 2 extending above RL50.4m

The extent to which:

¢ the building maintains the visual amenity of the overall
development on the site as viewed from residential zones and
public places outside the Smales=t precinct.

¢ the building makes a positive contribution to the collective skyline
of the Smales=% precinct, including architectural expression to the
rooftops and upper levels of tall fewesrs-buildings.

¢ the building responds and relates appropriately to the scale and
form of neighbouring buildings within the Smates=% precinct.

o adverse off-site and off-precinct effects of tall buildings, in
particular wind, shadowing, dominance and privacy effects, are
avoided or suitably mitigated.

(8) The formation of a new primary pedestrian / active mode linkage and or the
central pedestrian plaza and or the undergrounding of any part of a primary
pedestrian / active mode linkage (as depicted in Precinct Plan 2 Structuring

elements

(a) Consistency with Precinct Plan 2

e The extent to which the layout is consistent with that of Precinct
Plan 2 or is superior in some way.

(b) Linkage design

e The matters set out under 1538.7.2 (‘controlled’) for redeveloped
existing primary pedestrian / active mode linkages.

(c) Traffic circulation and road design

e The extent to which the internal movement of motor vehicles is
efficient and not in conflict with the function and amenity of
primary or secondary pedestrian / active mode linkages

e The extent to which any undergrounding of roadway adversely
affects the desired qualities of the precinct’s urban environment

(d) The design of the central pedestrian plaza

e (those matters highlighted under ‘controlled’)

(9) Signs that are visible from roads and public or private land outside the
precinct

(b) Refer to E23.8.2 (Signs)
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The assessment criteria are extensive and also apply to billboards. The
council will consider “the relevant criteria..from the list below” under the
headings of (1) visual amenity; (2) scale and location; (3) lighting and traffic
safety; (4) duration of consent; and (5) cumulative effects.

(10) The first development which results in the cumulative floor area in the
precinct exceeding 125,000 m? GFA of non-residential development:

(@) The extent to which there would be adverse, or positive, effects on the
function and the safe and efficient operation of the transport network
including for pedestrians and cyclists, particularly at peak travel times;

(b) The extent to which there has been or will be successful
implementation of measures to address adverse effects or generate
positive effects, which may include precinct-wide travel management
planning, providing alternatives to private vehicle trips including
specific incentives to share vehicles or parking areas, or to use public
transport or active modes of travel, or which contribute to
improvements to the local transport network; and

(c) The extent to which all parking within the precinct is being or will be
actively managed to minimize or reduce private vehicle travel to and
from the precinct, in connection with all uses and activities.

(d) The extent to which any existing and or proposed residential
development within the precinct generates any additional adverse
effects or issues necessitating a response in terms of (a) (b) or (c)
above.

1538.9. Special information requirements

Special information is required in respect of the following applications, as set out below:

(1) The first development which results in the cumulative floor area in the precinct exceeding

92,000 m? GFA of non-residential development

(a) All the information necessary for council to be able to gain a comprehensive
understanding of the matters which are listed for assessment.

(b) An ‘integration’ plan indicating the positioning of all existing and intended buildings
relative to ‘structuring elements’ and how the balance of the precinct is to be
developed to achieve or promote the objectives and policies of the precinct and
thereby how the proposal fits with the developed and consented urban structure and

form. To avoid doubt, this plan is not to be the subject of any approval but is to inform

any other travel-related conditions that might be appropriate and to understand such

things as the developing movement pattern throughout the precinct and the location

of

noise-emitting and noise-sensitive activities.

(2) The first development which results in the cumulative floor area in the precinct exceeding

117,000 m2 GFA of non-residential development.
(a) Asfor1538.9(1).

(b) The floor areas and locations of the uses which are the subject of standard
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1538.6.1(2) — ‘accessory activities’.

(3) The first development which results in the cumulative floor area in the precinct exceeding
125,000 m2 GFA of non-residential development.

(a) Asfor1538.9(1)

(b) A report addressing the following: (note, the following was supplied by the applicant
during ‘without prejudice’ discussions and is dated 4 October)

(@) Trip generation — peak hour

Assessment of the trip generation for non-residential and residential activity at
the Smales 1 Precinct (at the time of the resource consent application) against
the following rates:

e For commercial activity: 1.57 per 100sgm in the morning peak hour, and
1.24 per 100sgm in the afternoon peak hour.

e For residential activity: 0.24 per unit in the morning and afternoon peak
hour.

(b)  Mode share

Assessment of the actual mode share of travel associated with non-residential
and residential activity at the Smales 1 Precinct in the morning and afternoon
peak hour, against the following mode shares:

e Non-residential: Car travel 68%; non-car travel 32%.
e Residential: Car travel 45%; non-car travel 55%.

(4) The formation of a new primary pedestrian / active mode linkage and or the central
pedestrian plaza and or the undergrounding of any part of a primary pedestrian / active
mode linkage at any time or stage in the development of the precinct

(@)  Asfor1538.9(1)
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1538.10. Precinct plans
1538.10.1 Smales 1 Precinct: Precinct Plan 1 — Maximum Height

1538.10.2 Smales 1 Precinct: Precinct Plan 2 — Structuring Elements
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1538.10. Precinct plans

1538 Smales 1 Precinct

1538.10.1 Smales 1 Precinct: Precinct Plan 1 — Maximum Height

Legend

Smales 1 Precinct
| BZZ] Heignt Area 1 RL50 40 m
.| Height Area 2 RL 123.4m

T A
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1538.10.2 Smales 1 Precinct: Precinct Plan 2 — Structuring Elements
(NB, the aerial underlay would not appear in any approved precinct provisions; it exists for illustrative

reasons)

—.l Minor vehicle access (ingress only)
* I* Primary pedestrian / active mode linkages

Central pedesirian plaza
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1538.10.2 Smales 1 Precinct: Precinct Plan 2 — Structuring Elements

\ <
i H‘-&hiﬂe acoess (ingress/egress) 1
sl Minor vehicle access (ingress only) KB
] = 100 M 1-* Primary pedestrian / active mode linkages
I I ,I/ Central pedesirian plaza 7
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APPENDIX 7

AUP CHAPTER J1 DEFINITIONS PERTAINING TO
‘RETAIL” AND COMMERCIAL USE
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Retail and commercial activities — Relevant definitions from Chapter J1 of the Auckland
Unitary Plan (operative in part)

J1.1.1 Using Nesting Tables

There are five nesting tables which gather specific land use activities into general groups: Commerce, Community,
Industry, Residential and Rural. Within each table, activities are listed with the more general on the left and the more
specific on the right. For example, in the Commerce nesting table, retail is the more general activity which includes
food and beverage, large format retail and trade suppliers as more specific activities. Those more specific
components may also include more specific activities. Where an activity table for an overlay, zone, Auckland-wide or
precinct lists a general activity in a nesting table, that general activity includes all of the nested specific activities
unless otherwise specified in that activity table.

Commercial activities | Offices

Retail Food and beverage Bars and taverns
Restaurants and
cafes
Drive-through
restaurant

Dairies
Show home
Large format retail Supermarket

Department store

Trade supplier

Service station
Markets
Marine retail

Motor vehicle sales

Garden centres

Commercial services | Veterinary clinic

Funeral director
premise

Commercial sexual
services

Entertainment
facilities

Bars and taverns (not defined)

Food and beverage (subject to PC 16, minor tweaks) Sites where the primary business is selling food or beverages
for immediate consumption on or off site. Includes: * restaurants and cafes; * food halls; and * take-away food bars.
Excludes: - retail shops; and « supermarkets. This definition is nested within the Commerce nesting table.

Restaurants and cafes (not defined)

Commercial services - Businesses that sell services rather than goods. For example: banks, real estate agents, travel
agents, dry cleaners and hair dressers.

Drive-through restaurant Any land and/or building on or in which food and beverages are prepared, served and sold
to the public inclusive of a facility designed to serve customers in their vehicles, for the consumption on or off the
premises and may include an ancillary cafe and/or playground area.

Dairies (not defined)
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Department store A shop that retails a wide variety of goods, other than food or groceries, but the variety is such that
no predominant product line can be determined. These units have predominant retail sales in clothing and at least
three of the following six product groups:

« furniture;

* kitchenware, china, glassware and other housewares;
* textile goods;

* electrical, electronic and gas appliances

* perfumes, cosmetics and toiletries; or

* sporting goods.

The products primary to these headings, as well as other products, are normally sold by or displayed in separate
departments or sections. This definition is nested within the Commerce nesting table.

Entertainment facility Facility used for leisure or entertainment. Includes: ¢ nightclubs; « theatres; and ¢ concert
venues. This definition is nested within the Commerce nesting table

Garden centre Shop for the sale of plants, trees or shrubs. Includes the sale of: « landscaping supplies; « bark and
compost; and - statuary and ornamental garden features provided that their sale is accessory to the sale of plants,
trees or shrubs. This definition is nested within the Commerce nesting table.

Large format retail Any individual shop tenancy with a floor area greater than 450m2 , where the tenancy is created
by freehold, leasehold, licence or any other arrangement to occupy. Excludes: « food and beverage; « garden centres;
» marine retail; « motor vehicle sales; and « trade suppliers. This definition is nested within the Commerce nesting table

Markets (not defined)

Marine retail The sale or hire of boats, wholesale and retail sale of fish, and accessory goods and services Includes: «
accessory offices. This definition is nested within the Commerce nesting table.

Motor vehicle sales The sale or hire of motor vehicles and caravans. Includes: « accessory offices. This definition is
nested within the Commerce nesting table

Show home Building erected to display the design, construction materials, building techniques, or fittings available to
potential buyers. Includes: « office facilities accessory to the show home; and « outside living areas and gardens. This
definition is nested within the Commerce nesting table

Trade supplier A supplier in one or more the categories listed below, engaged in sales to businesses and institutional
customers but may also include sales to the general public: « automotive and marine suppliers; * building suppliers; ¢
catering equipment suppliers; * farming and agricultural suppliers; * garden and patio suppliers; * hire premises
(except hire or loan of books, video, DVD and other home entertainment items); « industrial clothing and safety
equipment suppliers; « landscape suppliers; and ¢ office furniture, equipment and systems suppliers. This definition is
nested within the Commerce nesting table.

Service station A facility where the primary business is selling motor vehicle fuels. Includes the following accessory
activities: « retail; « car wash facilities; « mechanical repair, servicing and testing of motor vehicles and domestic
equipment; « sale of lubricating oils, kerosene, LPG, or spare parts and accessories for motor vehicles; and - trailer
hire. This definition is nested within the Commerce nesting table.

Supermarket An individual retail outlet, which sells, primarily by way of self service, a comprehensive range of:

(a) domestic supplies, fresh food and groceries, such as: « fresh meat and produce; ¢ chilled, frozen, packaged,
canned and bottled foodstuffs and beverages; * general housekeeping and personal goods, including (but not
limited to) cooking, cleaning and washing products, kitchenwares, toilet paper, diapers and other paper tissue
products, pharmaceutical, health and personal hygiene products and other toiletries, and cigarettes, magazine
and newspapers, greeting cards and stationery, batteries, flashlights, light bulbs and related products; and

(b) non domestic supplies and comparison goods comprising not more than 20 per cent of all products offered for
sale as measured by retail floor space, including (but not limited to): « barbecue and heating fuels; « audio visual
products; ¢ electrical appliances; ¢ clothing and footwear; « furniture; and - office supplies.

..... (continues as to types of floor areas within a supermarket).
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	Ensure within the precinct an acceptable level of acoustic amenity for activities sensitive to noise.
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