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1.0

INTRODUCTION

1.1

Urban Legacy and Partners Limited (“Urban Partners”) through its land
holding company Drive Holdings Limited (“the Applicant”) owns the Business
– Local Centre zoned land at Mission Bay located along the eastern side of
Patteson Avenue that extends from Tamaki Drive through to Marau
Crescent. This landholding comprises the properties at 75-79, 81-87 and 8997 Tamaki Drive, 6-12 & 14 Patteson Avenue and 26, 28 & 30 Marau
Crescent, as shown in Figure 1 below. This land comprises the application
site ("the Site) and it is developed with a mix of commercial and residential
buildings.

Figure 1: Aerial Photo of the Site (Auckland Geomaps)

1.2

Application for resource consent is sought for the demolition of all existing
buildings on the Site and the construction of 7 new multi-level buildings on a
podium above a 2 level basement that will provide mixed commercial (retail
and food and beverage), entertainment (cinema) and residential activities
(100 apartments and townhouses) ("the Project").

1.3

The AEE accompanies an application for a resource consent made under
Section 88 of the Resource Management Act 1991 (RMA) and has been
prepared in accordance with the Fourth Schedule of the RMA in such detail as
corresponds with the scale and significance of the effects that the activity may
have on the environment.
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2.0

EXISTING ENVIRONMENT
Site Description & Development

2.1

An aerial photo of the Site is annexed as Appendix 1. While the Site is
presently owned by a single entity it is held in a number of individual titles and
is 6530m2 in area. The Site has been developed and used for commercial and
residential purposes for decades and it forms the hub of the Mission Bay Local
Centre, providing for a range of cafés and restaurants along with convenience
retail activities and the Berkley Cinema. There have been significant changes
to the Site over the years both in terms of activities on the Site and the further
development of existing buildings.

2.2

The Site is presently occupied by the following buildings and activities:

2.3

89-97 Tamaki Drive
This land has been used for both residential and business activities since the
1940's. It is presently occupied by a two storey commercial building. The
building accommodates a mixture of food and beverage activities with an
extensive enclosed balcony at the first floor level along the Tamaki Drive
frontage of the Site.

2.4

There is an at grade car park at the rear of this building providing parking for
41 cars and servicing facilities at the rear of the business premises. Vehicular
access to this parking area was originally taken from Tamaki Drive. However,
this vehicle access has been converted to a pedestrian laneway providing
access to the cinema activity at 81 Tamaki Drive and connecting through to
the carpark. Part of the access is also used for outdoor dining.

2.5

The car park is now accessed from a 6m wide vehicle crossing in Patteson
Avenue located between 12 & 14 Patteson Avenue. The rear of the properties
at 14 Patteson Avenue and 26 & 28 Marau Crescent has been fenced off from
and has been incorporated into the commercial development providing access
to the parking area at the rear of 89-97 Tamaki Drive, along with 9 extra
parking spaces and a rubbish bin storage area.

2.6

A laneway running between 81-87 and 89-91 Tamaki Drive provides
pedestrian access to the parking area from Tamaki Drive.

2.7

A high concrete block wall forms the eastern boundary of the carpark adjoining
the neighbouring residential property at 32 Marau Crescent.
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2.8

2.9

81-97 Tamaki Drive
A two storey building known as the Berkley Cinema building is located at 8187 Tamaki Drive. This building was constructed in 1937. However, it has been
altered and reconfigured since then with changes to both the interior and
exterior of the building.
The original ground floor shops and main theatre entry have been removed
completely and west and east side windows to the original first floor tearoom
area no longer exist. The theatre entry has been reoriented to the eastern side
and the entire ground floor is now occupied by a café and bar activities.

2.10 Originally constructed with a single cinema accommodating 700 seats the
building now comprises a licensed cinema and bar complex. The 4 theatres
provide seating for 432 patrons along with restaurant / café activities at ground
floor level fronting onto Tamaki Drive. Public access to the cinema is obtained
from Tamaki Drive along the front section of the eastern side of the building.
The remainder of the eastern façade of the building comprises a solid brick
wall with no windows or other openings.
2.11 The servicing of the activities in this building is undertaken from an area to the
west of the building on the Site that is approximately 2.5m-3m wide.
75-79 Tamaki Drive
2.12 The building at 75-79 Tamaki Drive & 6 Patteson Avenue occupies a
prominent position on the corner of Tamaki Drive and Patteson Avenue.
Originally, the land had single storey buildings used for retail activities in the
1930's. In the 1940's a second storey was added to the building at 75 Tamaki
Drive and further minor alterations were undertaken in the 1960's until the
substantial 1988 McDonalds additions which included 75, 77 and 79.
2.13 McDonalds vacated the premises in the late 1990's and the Applicant engaged
the architect Mr Andrew Patteson to design the additions and alterations to the
building. The building currently accommodates food and beverage activities. A
De Fontein Belgian Beer Cafe and Bar activity occupies the majority of the
building both at ground floor and on the first floor level.
2.14 The upper floor opens onto an open balcony that extends out over the
pavement along both Tamaki Drive and Patteson Avenue. The balcony is used
for dining purposes in association with the De Fontein food and beverage
activity. The building also accommodates other food and beverage activities
and a convenience retail outlet on the ground floor at 75 Tamaki Drive and at 6
Patteson Avenue.
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6-12 Patteson Avenue
2.15 The land at 6-12 Patteson Avenue has single storey commercial buildings on
it. The first shops were constructed at 6-8 Patteson Avenue in the early
1950's. In the intervening years this building has been modified although it
remains single storey and presently accommodates a food and beverage and
a retail activity.
2.16 The building at 10 and 12 Patteson Avenue was constructed in the late 1950's.
This is also a single storey building that is presently occupied by an estate
agency and a café.
2.17 The building at 12 Patteson Avenue is set back from the southern boundary of
the property by approximately 3 metres and that area is used for parking and
also provides access to the rear of the building, as well as to the rear of the
buildings at 8-10 Patteson Avenue and 75-79 Tamaki Drive.
14 Patteson Avenue and 26-30 Marau Crescent
2.18 A single storey timber clad residential building occupies the land at 14
Patteson Avenue. This building comprises 3 dwellings that front onto Patteson
Avenue. There is little vegetation on the property with small lawns and
gardens in front of each unit.
2.19 An area at the northern end of the property has been fenced off and is used
for the driveway to the parking for the commercial activities at 89-97 Tamaki
Drive.
2.20 A garage and an attached lean-to carport occupy the southeast corner of the
property with vehicle access from Marau Crescent.
26 Marau Crescent
2.21 The property at 26 Marau Crescent is occupied by a single storey residential
building that comprises 3 dwellings. The building has a plaster finish with a
concrete tile roof.
2.22 Vehicle access is obtained from Marau Crescent and there is a carport located
close to the street frontage providing parking for 3 cars.
2.23 The property is open to the street and there are lawns and small garden areas
around the building. The only vegetation of any significance on the property is
a cabbage tree growing close to the southern side of the building.
2.24 As with the adjoining property at 14 Patteson Avenue, an area at the rear of
the property has been fenced off and developed with a bin enclosure that
serves the commercial activity on the Site and a driveway that provides access
to the parking area at the rear of 89-97 Tamaki Drive.
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28 Marau Crescent
2.25 The property at 28 Marau Crescent is occupied by a small, two storey, brick
and tile house. The building is set back from the street and there is a high
hedge growing along the front boundary.
2.26 The outdoor living comprises lawn and a concrete patio at the rear of the
dwelling. There is no vegetation of any significance on the property.
2.27 Vehicle access is obtained from Marau Crescent and a driveway provides
access to an internal garage.
30 Marau Crescent
2.28 The property at 30 Marau Crescent is occupied by a single storey residential
building that comprises 3 dwellings. The building has a plaster finish with a
concrete tile roof.
2.29 Vehicle access is obtained from Marau Crescent and parking for 3 cars is
provided for in a carport adjacent to the street.
2.30 The property is open to the street and there are lawns and small garden areas
around the building. The only vegetation of any significance on the property is
a cabbage tree and an exotic tree approximately 6m high, both growing close
to the southern side of the building.
2.31 A high wall at rear of the property separates the property from the parking area
at 89-97 Tamaki Drive and a low concrete wall has been constructed along the
eastern boundary with the residential property at 32 Marau Crescent that is
developed with a 4 storey apartment building.
Surrounding Land Use
2.32 The Site comprises the hub of the Mission Bay local business centre and is
surrounded by Open Space (Selwyn Reserve) and the Mission Bay Beach to
the north, business and residential development to the west, residential
development to the south and business and residential development to the
east.
2.33 Selwyn Reserve and the Mission Bay beach are landmark public destinations
within the City. The reserve and beach together are one of Auckland city's
most popular waterfront locations. During the summer months the reserve
hosts music, arts and sports events and the historic Melanesian Mission
building located within the Selwyn Reserve is a popular dining and function
facility.
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2.34 The Michael Joseph Savage Memorial Park at Takaparawhau (Bastion Point)
is located above Mission Bay at its western end with Pipimea Head to the
east. The land to the west of the Site between the Bastion Point headland and
the Kupe Street ridge is low lying.
2.35 The Pipimea headland and associated ridge runs westwards, with Marau
Crescent generally following the base of the ridge along its northern side, with
Ronaki Road climbing up the western end of the ridge. Views of the Site from
beyond the headlands and ridges are restricted.
2.36 Selwyn Reserve and the Mission Bay Beach comprise a significant area of
Open Space zoned land to the north of the Site.
2.37 The land that extends from the eastern boundary of the Site between Tamaki
Drive and Marau Crescent is all used for residential activities. The properties
within this block, which is approximately 7,400m2 in area, are all occupied by
terrace housing and apartment buildings. There are over 50 residential units in
total within this residential block.
2.38 The land to the south and southeast of the Site on the southern side of Marau
Crescent rises up from the street to the ridge that is up to 19 metres above the
road. The ridge extends in an eastward direction towards the Pipimea
headland at the eastern end of Mission Bay. The properties that are higher up
the slope generally have expansive views across the existing residential and
commercial properties and buildings towards Selwyn Reserve and the coastal
waters.
2.39 The residential neighbourhood to the south and southeast of the Site is
developed with a range of residential dwellings from large single houses
through to buildings accommodating multiple residential units some of which
are 3 or 4 storeys in height.
2.40 The land to the west of the Site comprising the western component of the
Local Centre is also owned by the applicant but is not part of this application.
This land has commercial buildings occupied by retail and food and beverage
activities and residential activities. This component of the Local Centre
extends from Patteson Avenue along the southern side of Tamaki Drive for
approximately 80 metres (similar to the Site) but only occupies half of the
depth of the block between Tamaki Drive and Marau Crescent.
2.41 The remainder of the land in the block extending from Patteson Avenue
through to Aitken Avenue between Tamaki Drive and Marau Crescent is
presently used for residential activities.
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2.42

32 Marau Crescent
The land adjoining the Site to the southeast, at 32 Marau Crescent, is
occupied by a 4 storey residential apartment building and associated
garaging. This apartment building is located towards the southern boundary
of the property with the garaging and a vehicle court located to the north of
the apartment building.

2.43

The eastern boundary of the Site adjoining the property at 32 Marau
Crescent is approximately 65 metres in length. Figure 2 below shows the
apartment building located in the southern part of the property in close
proximity to Marau Crescent with garaging and a vehicle court to the north of
the apartment building.

2.44

The garaging and vehicle court occupies an extensive area of the property
and is accessed from a vehicle crossing along Marau Crescent that is
located in the southeast corner of the property and a driveway that runs
along the eastern side of the apartment building. A 3m high concrete block
boundary wall separates the garaging constructed along the western
boundary from the Site.

Figure 2: Aerial view - 32 Marau Crescent (Auckland GeoMaps -2017)

2.45

The apartment building is set back from the street by approximately 5-6
metres and is approximately 3 metres from the common boundary with that
part of the Site at 30 Marau Crescent.
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2.46

There is a low block wall running along the common boundary with 30 Marau
Crescent and the area between the apartment building and the Site
boundary is developed with a lawn and shrubs.

2.47

The apartment building accommodates 8 apartments over 4 floors. There are
2 apartments per level with living areas at the northern end of the building,
the bedrooms positioned mid building and the bathrooms are at the southern
end of the building. The primary outlook from the living areas of the
apartments is to the north across the garaging and the business zoned
property at 99 Tamaki Drive towards Tamaki Drive with views of Selwyn
Reserve and the coastal waters from the upper floors.

2.48

2.49

99 Tamaki Drive
The land at 99 Tamaki Drive has a small two storey building fronting onto
Tamaki Drive that is occupied by a retail tenancy and a real estate office. As
indicated in Figure 2, the building at 99 Tamaki Drive has been built up to the
common boundary with the Site.
Tamaki Drive
Figure 3 below shows the northern boundary of the Site which abuts the
southern side of Tamaki Drive. This boundary is approximately 70 metres in
length running from 99 Tamaki Drive to the intersection of Tamaki Drive and
Patteson Avenue.

Figure 3: Aerial view - Tamaki Drive Frontage (Auckland GeoMaps -2017)
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2.50

There is no on-street parking in front of the Site along Tamaki Drive with the
width of the pavement having recently been extended into the road reserve
providing enhanced outdoor dining and amenity for pedestrians. The Tamaki
Drive road reserve is approximately 20 metres wide and Selwyn Reserve is
located directly opposite the Site on the northern side of Tamaki Drive.

2.51

Figure 3 also shows the reserve land opposite the Site which includes lawns
and mature trees along with a public carpark, a bus lay-by with a bus stop
and shelters and street trees and street furniture.

2.52

The Mission Bay beach lies to the north of Selwyn Reserve and is
approximately 70 metres from the northeast corner of the Site and
approximately 95 metres from the northwest corner of the Site.

2.53

Patteson Avenue
The Patteson Avenue frontage of the Site occupies the full length of the
block between Tamaki Drive and Marau Crescent, and is approximately 80
metres in length, as shown in Figure 4 below. The Patteson Avenue road
reserve is approximately 30m wide adjacent to the Site.

Figure 4: Aerial view –Patteson Avenue Frontage (Auckland GeoMaps -2017)

2.54

A bus stop is located along the eastern side of Patteson Avenue occupying
that area of the road to the north of the present vehicle access to the Site
with on-street parking for 11 cars situated to the south of the vehicle access
adjacent to 14 Patteson Avenue.
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2.55

There is on-street parking for a further 14 cars along the western side of
Patteson Avenue outside the properties at 65 Tamaki Drive, 3 Patteson
Avenue and 9 Patteson Avenue, as shown in Figure 4.

2.56

The land adjacent to the Site on the opposite corner of Patteson Avenue and
Tamaki Drive at 65 Tamaki Drive along with the adjoining property at 61
Tamaki Drive (also owned by DHL but is not part of the Project area) has two
level commercial buildings that are occupied by a range of retail and food
and beverage business activities.

2.57

Vehicle access is from Patteson Avenue and parking is provided for at grade
and on an open deck. The buildings and the parking extend across both
properties.

2.58

The property opposite the Site at 9 Patteson Avenue is presently used for
residential purposes with two adjoining residential buildings. The buildings
are two storeys and they each comprise 2 residential apartments.

2.59

As shown in Figure 4, the northern building is set well back from the street
frontage with parking provided between the building and the street. The
southern building extends in a westerly direction along the Marau Crescent
frontage of the property.
Marau Crescent

Figure 5: Aerial view –Marau Crescent Frontage (Auckland GeoMaps -2017)
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2.60

As shown in Figure 5 above, the Site is located on the northern side of
Marau Crescent with residential properties opposite on the southern side of
the street. The southern boundary of the Site extends from the eastern side
of the intersection of Patteson Avenue and Marau Crescent at 14 Patteson
Avenue to the eastern boundary of 30 Marau Crescent, a distance of
approximately 80 metres.

2.61

The Marau Crescent road reserve is approximately 20 metres wide. Marau
Crescent has a carriageway width of approximately 7 metres with parallel
parking permitted along both sides of the street except in close proximity to
the Marau Crescent and Patteson Avenue intersection where no stopping
restrictions apply for a distance of approximately 20m.

2.62

Wide berms approximately 6.5m in width are provided along both sides of
the street and there are a number of trees growing in the berm along both
sides of the street. There are presently 4 double width vehicle crossings
providing vehicle access to the Site along Marau Crescent.

2.63

There are 4 residential properties directly opposite the site along the
southern side of Marau Crescent (25-31 Marau Crescent) as shown in Figure
5.
25 Marau Crescent

2.64

The house at 25 Marau Crescent is a 3 storey building positioned close to
the intersection of Ronaki Road and Marau Crescent. The property runs
east-west with the longest frontage along Marau Crescent.

2.65

The house has been designed with living areas at the western end of the
property and with vehicle and pedestrian access from Marau Crescent.

2.66

A high wall extends along both the Ronaki Road and Marau Crescent
boundaries. The building overlooks Marau Crescent with views towards the
Marau Crescent and Patteson Avenue intersection and 14 Patteson Avenue.
Two street trees are growing adjacent to the property within the road berm
on the southern side of Marau Crescent.
27 Marau Crescent

2.67

This property is located directly opposite 26 & 28 Marau Crescent. Two
separate residential buildings occupy this property.

2.68

A 3 storey building comprising 2 residential units (27A and 27B Marau
Crescent) is located at the front of the Site and is between 6-8 metres from
the road boundary.
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2.69

Garaging is provided on the ground floor with the living areas on the first floor
that lead onto covered decks on the northern side of the building.

2.70

The rear house at 27 Marau Crescent is located to the south of the front
units. This dwelling is also a 3 storey building that occupies an elevated
position towards the top of the ridge with garaging on the lower level and
living areas above.

2.71

This house is set back from the front boundary of the property by
approximately 25 metres and is some 40 metres from the Site boundary
along Marau Crescent. Access to the building is obtained from Marau
Crescent with the driveway running adjacent to the western boundary of the
property.

2.72

29 Marau Crescent
This property is directly opposite 28 & 30 Marau Crescent. There is a two
storey house on the property. This building is located in the northwest corner
of the property in close proximity to the street.

2.73

A single garage and a lean-to carport are located at the Marau Crescent
street boundary in the northeast corner of the property. The property is well
screened from the street by high fencing and hedge planting provides for
private outdoor living areas to the east of the house. I note that the garage is
located opposite the proposed Marau Crescent vehicle crossing for the Site.

2.74

A further house occupies the rear of the property that is accessed from
Ronaki Road and that has a Ronaki Road address (12a Ronaki Road). This
house is a large multi-level building that occupies an elevated position
towards the top of the ridge. The building is designed to take advantage of
the favourable northerly aspect. The northern façade of this building is
approximately 45 metres from the southern boundary of the Site.
31 Marau Crescent

2.75

There is a large 3 level house on this property. This building is set back from
the street by approximately 4.5m with garaging on the ground floor and living
areas on the upper levels, including a rooftop deck off the master bedroom,
on the northern side of the building.

2.76

This building is generally opposite the apartment building at 32 Marau
Crescent and extensive views towards the coast and Rangitoto Island are
obtained from the roof deck across the residential apartments to the
northeast. The building has been designed with angled louvers on the north
facing windows of the first and second storey that screen views into and from
the street and the Site.
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2.77

A vehicle crossing in the northwest corner of the property provides access to
a large single house that occupies an elevated position at the rear of the
property. This building also has access to Ronaki Road and it has a Ronaki
Road address (12b Ronaki Road).

2.78

This house is a 3 level building with the primary living area on the middle
level. Views of Rangitoto Island and the Gulf are obtained from upper levels
across the residential apartments to the east of the Site. This house is
approximately 50 metres from the southern boundary of the Site.
2, 4, 6 Ronaki Road

2.79

Those properties at 2, 4 and 6 Ronaki Road are also directly behind the Site
and they step up the hillside with the property as shown on Figure 6 below.

Figure 6: Aerial view – 2, 4 and 6 Ronaki Road (Auckland GeoMaps -2017)

2.80

The property at 2 Ronaki Road (shaded blue) is located directly to the south
of 25 Marau Crescent. This property is presently being redeveloped and is
over 30 metres from the southern boundary of the Site. Views from this
property are obtained across the house at 25 Marau Crescent towards 14
Patteson Avenue and along Patteson Avenue towards Selwyn Reserve.
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2.81

The property at 4 Ronaki Road (shaded green) is further up the slope,
directly to the south of 2 Ronaki Road. This property is occupied by a large
multi-level single house. Mature pohutukawa trees growing along the Ronaki
Road frontage of the Site provide an effective screen from the street. The
building is over 45 metres from the Site with an extensive outlook to the north
towards the Site from the upper levels of the building.

2.82

The property at 6 Ronaki Road (shaded orange) is a large, elevated property
on the ridge. A large two storey house runs from east to west and wide views
are obtained from the property across the residential and commercial
buildings and Selwyn Reserve towards the coastal waters and Rangitoto
Island. This property is approximately 60 metres from the southern boundary
of the Site.

2.83

In general those dwellings along the Marau Crescent street frontage are
developed with living areas on the ground floor while those dwellings further
up the slope and on the top of the ridge are designed with living areas on
upper floors to take advantage of the elevation and northerly aspect, many
with long distance views across neighbouring land towards Selwyn Reserve
and the coastal waters to Rangitoto Island.

2.84

As discussed, the properties on the mid and upper slopes are well removed
from the Site and the more elevated properties generally have wide views
encompassing extensive areas of the Mission Bay, over the residential
and/or commercial areas towards the coastal waters and Rangitoto Island.
Landscape: Surrounding Environment

2.85

The Applicant's landscape architects, LA4 Limited, have prepared an
Assessment of Landscape & Visual Effects ("the LAVE") report for the
Project (refer to Appendix 2). The report describes the core landscape
features of the area surrounding the Site as follows:
3.8

Residential activities prevail in Marau Crescent with two to four level
detached dwellings and apartments on the southern slopes extending
up towards the Ronaki Road ridge.

3.9

The wider surrounding area beyond the commercial core of the local
centre is characterised by residential and recreational activities in close
proximity to the beach. Residential dwellings are of varying ages, styles
and materials including, standalone dwellings, duplexes and apartment
buildings up to three storeys in height.
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3.10 Mission Bay Beach and Selwyn Domain are the focal point for the area
with the sandy beach and grassed reserve extending behind. Other
recreational facilities within the area include Mission Bay Tennis Club,
Bowling Green, water sports and several neighbourhood parks and
play areas.
3.11 Schools, churches and community facilities are located within the area.
Michael Joseph Savage Memorial Park and Bastion Point form an
extensive area of open space and sense of enclosure at the western
end of Mission Bay. Eastcliffe Retirement Village is located on the large
site to the south of the reserve and the Sisters of St Josephs religious
complex occupies a large area of land on the headland to the east of
the bay.
3.12 The surrounding landform and ridgelines to the east, south and west
enclose the bay effectively forming a broad amphitheatre to the local
centre on the flat coastal terrace. The wider surrounding area is
extensively vegetated with coastal pohutukawa, vegetated slopes and
mature tree plantings within individual properties.
2.86

As mentioned above, a significant portion of the wider natural environment
comprises of public open space with Selwyn Reserve and the Mission Bay
Beach in close proximity to the Site and the extensive open space areas of
Michael Joseph Savage Memorial Park and Bastion Point.

2.87

Vegetation within Selwyn Reserve includes extensive areas of lawn and a
significant number of mature Pohutukawa and Norfolk Pine trees scattered
throughout the reserve.

2.88

The topography of the land in the vicinity of the Site to the north, east and
west is generally flat with the land to the south of the Site rising steeply up
from the southern side of Marau Crescent. The wider surrounding landform
encompasses ridgelines that enclose Mission Bay. The wider surrounding
area is extensively vegetated with coastal pohutukawa, shrubs and trees on
residential properties.

2.89

The most prominent trees within the neighbouring residential area are a large
cluster of mature Pohutukawa trees growing along the eastern side of Ronaki
Road adjacent to the properties at 4, 6 & 8 Ronaki Road. These trees occupy
an elevated position and have a significant presence in the street. There are
also a number of street trees within Patteson Avenue and Marau Crescent
adjacent to the Site. There are two juvenile pohutukawa trees growing in the
road berm along the eastern side of Patteson Avenue, towards the Tamaki
Drive and Patteson Avenue intersection, and a Nikau Palm located towards
the intersection of Patteson Avenue and Marau Crescent.
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2.90

There is a variety of street tree species along both sides of Marau Crescent,
located sporadically along the road berm. There is a cluster of different trees
growing adjacent to 26 Marau Crescent. However, none these trees is either
individually or collectively of any particular significance.
Transport

2.91

Road Network & Hierarchy
Tamaki Drive is classified as an "Urban Arterial" road. Tamaki Drive is a
scenic waterfront route around Auckland's eastern bays. Tamaki Drive
serves as an important transportation link between the Auckland Central
Business District and St Heliers also connecting with the neighbouring
suburbs of Orakei, Kohimarama and Mission Bay.

2.92

Tamaki Drive is a high frequency bus route and it has dedicated cycle lanes
from the Auckland City CBD to St Heliers.

2.93

Patteson Avenue functions as a collector road providing a transportation link
between Kepa Road (also an Urban Arterial road) and Tamaki Drive.
Patteson Avenue is on a bus route and links with Dudley Road and Nihill
Crescent, also Medium Urban routes within the Mission Bay suburb.

2.94

Marau Crescent functions as a local road, extending from its intersection with
Aitken Avenue at the western end through to its intersection with Selwyn
Avenue at its eastern end. The eastern section of Marau Crescent extends
from its intersection with Patteson Avenue to Selwyn Avenue.

2.95

The Site is approximately 7km from the Auckland CBD and the nearest State
Highway, SH16 that connects into the Southern Motorway and Northern
Motorway systems.

2.96

2.97

2.98

Pedestrian & Cycling Facilities
There are cycle lanes along Tamaki Drive that provide links through to St
Heliers and the CBD. Pedestrian footpaths are provided along both sides of
all the roads adjoining the Site.
Public Transport
The Site is well served by public transport with a bus stop located along the
Patteson Avenue Site frontage and a further bus stop on the northern side of
the intersection of Tamaki Drive & Patteson Avenue.
The Site is now on a frequent service bus route between Glenn Innes and
Britomart. This bus route operates from 5.30am until mid-night daily, with
busses running in each direction at least once every 15 minutes from 7am7pm.
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2.99

The Site is also served by 3 other local and/ or collector bus services that
operate either an hourly or 30 minute service. In particular, a new service
will travel on Patteson Avenue linking Mission Bay and the rail network at
Orakei, Remuera, Newmarket and the Museum.
Heritage and Culture

2.100 The Mission Bay shore was home to extensive shellfish beds in preEuropean times and the Waitemata Harbour provided abundant fishing and
was also the main transit highway to all directions north-south and to outlying
islands. Consequently, there are signs of Maori occupation throughout the
general area, including complex pa sites, middens, pits, terraces & hearths.
2.101 Mission Bay has traditionally been a kai moana processing area for the tribes
operating in Tamaki Makaurau. Kohimarama rohe was a Pou Rangatira
place, where large socio political gatherings of the people were held and the
bays were prized locations.
2.102 During the early colonial period it was used by Maori as a convenient place
from which to conduct trade and commerce with colonists. Mission Bay falls
under land blocks referred to as Kohimarama and Tamaki. In 1841 Bishop
Selwyn purchased 140 acres (56.6 hectares) of farmland in this block,
running down to the Mission Bay beach. Bishop Selwyn established a
Melanesian Mission at the eastern end of the bay in the late 1840's and a
school for Maori girls was established. However the school building burnt
down in 1848.
2.103 Mission Bay was also used as an anchorage for Melanesian Mission
vessels and in 1851 a cottage was built for the master of the Mission's
vessels. In 1858-59 St Andrew's College was established to provide
Melanesian boys with a Christian education. In 1866 Bishop Patteson
decided to move the college to Norfolk Island for the health of the
Melanesian students. However St. Andrews College remained an
educational institution, serving as a naval training school, industrial school,
and institute for teaching work practices to ‘neglected’ boys. From 1915 until
the end of the 1920s the Walsh brothers located their flying school here, and
for many years they used the bay as a landing area for their seaplanes.
2.104 The development of Mission Bay during the twentieth century has been quite
intensive and, with the exception of the recording of a single adze found
close to the Mission House, no archaeological evidence has been reported.
2.105 There are no archaeological sites recorded in the immediate vicinity of the
Site and no archaeological sites are scheduled on the Site under the
Auckland Unitary Plan Operative in part ("the AUP-OP").
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2.106 There is no evidence of any historic heritage structures ever having
existed on the Site and there are no scheduled buildings or places on the
Site. However, accidental discovery protocols will be adopted prior to any
works being undertaken to ensure the correct procedures are under taken by
all parties involved in the demolition and construction work should any
archaeological or suspected archaeological evidence be discovered during
the Project works.
Noise
2.107 A Noise Effects Assessment has been undertaken for the Site by Marshall
Day Acoustics Limited ("MDA"), (refer to Appendix 3).
2.108 Daytime ambient noise levels have been measured on Patteson Avenue and
Marau Crescent. The measured levels were dominated by traffic noise and
the daytime Leq noise levels (an indicator of the average noise levels) were
between 51 dB LAeq and 59 dB LAeq. Mechanical services noise from nearby
buildings was audible between traffic movements.
2.109 Marshall Day Acoustics reports that it has previously measured noise levels
of 67 dB LAeq and 88 dB LAmax on the pavement in front of 99 Tamaki Drive at
lunch time on a weekday. Noise sources included traffic, people talking,
music from cafes and people walking past. Higher noise levels would be
expected in the evenings, particularly on Friday and Saturday nights.
Natural Hazards
2.110 There are several flood plains, flood sensitive areas and overland flow paths
of varying scales identified within the wider environment due to its
predominantly flat topography.
2.111 The Site is subject to coastal inundation and flooding. The extent of the
possible flooding, inundation and sea level rise is identified and assessed by
consulting engineers, Tonkin & Taylor Limited ("T&T") in the Coastal and
Catchment Flood Hazard Assessment and Design Floor Levels letter
prepared by Tonkin &Taylor. A copy of the T&T letter and advice is attached
(Appendix 4).
Planning Environment
2.112 Mission Bay is recognised as a significant visitor destination and Tamaki
Drive is a scenic route of regional importance. Consequently, because of its
particular locational characteristics and the scale and the nature of the
Mission Bay Local Centre it also performs a sub-regional function as a dining
and entertainment precinct visited by both Auckland residents and tourists.
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2.113 This was recognised under the legacy Isthmus District Plan when in 1999 a
Concept Plan was approved for the Site whereby it was acknowledged that
the Mission Bay East Centre has developed its own special character and it
is envisaged that further development will enhance this character.
2.114 The Concept Plan provided for both business and residential activities within
the Centre whilst ensuring the retention of a residential interface with the
established residential area to the south of Marau Crescent.
2.115 More recently, the characteristics of the Centre were once again given
careful consideration by the Auckland Unitary Plan Independent Hearings
Panel ('the IHP") through the Proposed Auckland Unitary Plan hearing
process. Through the hearing process evidence was presented to the IHP on
the zoning of the Centre as a Business – Local Centre Zone including the
consideration of historic heritage and special character.
2.116 It was accepted after hearing the submissions provided to the IHP that the
Business – Local Centre zone is appropriate for the Site and that the zone
provisions are appropriate for the Site without the need for any specific
restrictions on maximum building height or other standards. The Council
adopted the recommendation by the IHP that the Centre be zoned Business
– Local Centre and the zoning is now operative.
2.117 The zoning plan in Figure 7 below shows the Site zoning under the AUP-OP
and the zoning pattern for the surrounding area.

Figure 7: AUP-Oip Zoning Map
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Key:

Residential - Single House Zone
Residential - Mixed Housing Suburban Zone
Residential - Mixed Housing Urban Zone
Open Space - Conservation Zone
Open Space - Informal Recreation Zone
Business - Local Centre Zone
Business - Mixed Use Zone
2.118 Under the AUP-OP, the zoning of the surrounding residential areas has
changed significantly. In particular, the entire block to the west of the Site
bounded by Patteson Avenue, Marau Crescent, Aitken Avenue and Tamaki
Drive, much of which is developed for residential purposes and was zoned
accordingly under the legacy district plan, is now zoned either Business Local Centre zone or Business – Mixed Use zone. Under the Business –
Local Centre and the Business – Mixed Use zones, building heights up to
18m (16m occupiable) are provided for.
2.119 As shown on the Buchan sheets 91 - 105 the length of this strip along
Tamaki Drive is likely to significantly change the built form character of the
Mission Bay centre.
2.120 Under the AUP-OP the Site remains the predominant component of the
Mission Bay Local Centre, being almost twice the size of the remainder of
the Local Centre zone on the western side of Patteson Avenue; the northwestern corner of the Site occupies a prominent focal location along Tamaki
Drive at the entrance to the Local Centre; and the Site occupies the entire
Local Centre depth of the block between Tamaki Drive and Patteson
Avenue; and the Site has extensive frontage (approximately 240m) adjoining
3 roads.
2.121 Development on the Site is anticipated to accommodate building heights up
to 18m (16m occupiable). As shown on Buchan sheets 31 - 34, the zone’s
permitted activity standards feasibly and non-fancifully enable up to
35,120m2 GFA on the Site. This is relevant in terms of the assessment of the
overall scale and intensity of the Project.
2.122 The predominant zoning within the surrounding residential neighbourhood is
Residential - Mixed Housing Urban zone. This zoning provides for increased
building height, intensity and scale with the Mixed Housing Urban zone
standards providing for buildings up to 11m in height (with an additional 1m
for roof height) and building coverage up to 45% of net site area. This could
enable the development of 4-storey tall buildings.
2.123 The land immediately to the south of the Site extending up to the ridge
towards Ronaki Road is zoned Residential - Mixed Housing Urban zone.
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2.124 As discussed, many of these properties have views to the coastal waters and
Rangitoto Island however, this outlook and amenity is subject to change with
the future development of intervening land, both residential and business,
anticipated under the AUP-OP provisions.
2.125 The block of residential developed land to the east of the Site between
Marau Crescent and Tamaki Drive, an area of approximately 7,400m2, is
zoned Residential - Single House zone. The Single House zone provides for
buildings up to 8m in height with a further 1m for roof height. The Garden
Court Flats residential complex that has an historic heritage overlay is
located at the eastern end of the block at 105 Tamaki Drive. This property is
separated from the Site by the residential properties at 32 Marau Crescent,
34 Marau Crescent and 103 Tamaki Drive.
2.126 All the residential properties in the block to the east of the Site are developed
with multiple residential units in terrace housing and apartment buildings.
There are over 50 residential units in total within this residential block. This
density is significantly higher than that provided for in the Residential –
Single House zone which provides for 1 dwelling per 600m2 of net site area.
2.127 The existing building typology and the intensity of development within this
area was provided for under the legacy Isthmus District Plan and is more in
keeping with the building typology anticipated for the Residential – Mixed
Housing Urban zone or the Residential – Mixed Housing Suburban zone
than the Residential – Single House zone. In particular, the property at 32
Marau Crescent, adjoining the Site is occupied by a 4 storey apartment
building. It appears that the properties in this block are zoned Residential –
Single House zone to protect the amenity of the historic heritage flats.
2.128 The Residential - Mixed Housing Urban zone is the primary residential zone
in those areas to the south, east and southwest of the Site.
2.129 The land to the west of the Site has a Business – Local Centre zoning that
extends along the southern side of Tamaki Drive for approximately 80 metres
(similar to the Site) with the remainder of the land in the block extending from
Patteson Avenue through to Aitken Avenue between Tamaki Drive and
Marau Crescent having a Business – Mixed Use zone.
2.130 In summary, both on the Site and within the surrounding area generally the
AUP-OP anticipates a significantly higher intensity of development and scale
of buildings and a different activity profile with more business activity
provided for than exists presently and more than was provided for under the
legacy district plan.
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3.0

DESCRIPTION OF THE PROPOSAL
Overview

3.1

The Project involves the demolition of all existing buildings on the Site and
the construction of seven new multi-level buildings extending across the
entire area of the Site, providing for commercial (retail and food and
beverage), entertainment (cinema) and residential activities. The
architectural plans prepared by Buchan Group Architects ("Buchan") detail
the Project (Appendix 5). In summary, the proposal consists of a mixed use
Project including the following activities:
•
•
•
•

2920m2 of retail (including food and beverage floor area and back of
house areas but excluding balcony and plaza areas)
A 5 screen cinema complex and a total floor area of 955m2
100 apartments
265 car parking spaces (including 4 mobility cardholder parking spaces).

3.2

While the number of units and the different apartment types are specified in
the plans, it is anticipated that the unit typology (i.e. 1, 2 or 3 bedroom
options) may change depending on demand from purchasers. However, any
changes to the internal configuration and residential unit options will not
result in any external changes to the design of the building, including
windows for bedrooms and living areas.

3.3

The final mix of convenience retail, food and beverage and commercial or
community activities has not yet been determined. The floor plans are
generic in this instance and they simply refer to "retail" activities. However, it
is not proposed that any single retail tenancy (excluding food and beverage
activities) will exceed 450m2 and that food and beverage activities will not
occupy the "retail" tenancy on the corner of Patteson Avenue and Marau
Crescent.

3.4

Parking is proposed in two basement levels along with covered parking at
grade. Business premises front onto the Tamaki Drive and Patteson Avenue
frontages with vehicle access to the Site provided from Patteson Avenue and
Marau Crescent. Vehicle and pedestrian access from Marau Crescent is
restricted to residents only.

3.5

There is a podium at first floor level on which there are seven buildings
proposed, with relatively low (3 storey) buildings proposed along most of the
Marau Crescent frontage increasing in height along both the Patteson
Avenue and Tamaki Drive frontages, culminating in a taller (8 storey)
landmark building at the corner of Patteson Avenue and Tamaki Drive.
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3.6

A mix of convenience retail and food and beverage activities are proposed
at ground floor along the Tamaki Drive and Patteson Avenue frontages and
at first floor level on the corner of Patteson Avenue and Tamaki Drive
extending eastwards along Tamaki Drive with outdoor dining on the
pavement and on balconies at first floor. Residential apartments are
proposed in the remainder of the buildings around the perimeter of the Site
above ground floor, with the exception of 3 ground floor dwellings along
Marau Crescent.

3.7

A cinema complex occupies a central location on the podium with public
pedestrian access to the podium plaza and cinema provided from both
Patteson Avenue and Tamaki Drive.

3.8

Extensive landscaping is proposed on the Site and within the surrounding
streets as indicated in the concept landscape plans prepared by LA4
Landscape Architects (Appendix 5, pages 147-149).

3.9

The landscaping has been designed to provide an attractive streetscape that
complements the design of the buildings and the character of the
surrounding area and that enhances the amenity for the public and residents
of the centre.
Design Philosophy

3.10 As discussed above, the Project is for mixed use commercial (retail and food
and beverage) entertainment (cinema) and residential buildings on the Site.
3.11 The Urban Design Assessment report prepared by the Applicant's urban
design consultant, Mr Ian Munro (Appendix 6) and the introductory
statements in the Buchan plans (Appendix 5, pages 4-8 & 31-33) discuss the
opportunities/ constraints and the design philosophy of the Project .
3.12 Overall, the building mass is broken up and graduated in response to the
context of the surrounding environment. The Buchan plans (Appendix 5)
illustrate the process that was undertaken to redistribute the mass of the
buildings on the Site.
3.13 In the first instance a concept design was developed that complied with the
standards for the Business – Local Centre zone (including building height,
height in relation to boundary and yards) and a base floor area and building
massing was established. The Buchan plans (Appendix 5) include the plans
and a schedule for the base scheme. The base scheme provides for
35,120m2 of floor area overall.
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3.14

The model was then developed further to create a central courtyard within
which the cinema was placed and to break up the mass in response to the
context of the surrounding environment and enable movement through the
Site.

3.15

The southern block and the southern ends of the western and eastern blocks
adjacent to the neighbouring residential areas were lowered and base model
floor area was redistributed across the Site with the buildings rising in height
towards the north and west with the northwest block, culminating in a focal
landmark building marking a focal gateway to the Project on the corner of
Tamaki Drive and Patteson Avenue.

3.16

The architecture is of a high quality, incorporating curves, steps, and
recesses with curved framing of the facades that provides a high level of
visual interest and rhythm. The inclusion of balconies assists to separate the
ground floor activity from the residential units above.

3.17

Key design considerations in this regard include the following matters:
•

Retaining a cinema in the centre, as this is recognised as a highly
valued community facility. This has influenced the form of the balance
of the Project.

•

Maintaining the residential character of Marau Crescent at the
interface between the centre and this residential neighbourhood and
taking cognisance of the residential neighbourhood to the east of the
Site and responding appropriately in terms of the design and
configuration of buildings and their use for residential purposes.

•

Establishing a gateway building at the corner of Tamaki Drive and
Patteson Avenue that will form an important landmark for the Mission
Bay Local Centre.

•

The activation of the Patteson Avenue and Tamaki Drive street
frontages at ground floor and at podium level along Tamaki Drive,
focusing on the key Tamaki Drive and Patteson Avenue corner.

•

Providing an attractive streetscape.

•

Accessibility and ease of movement through and around the complex.

Buildings
The Buchan architectural plans and 3D images for the Project are included in
(Appendix 5, Sections 3-5 and 6).
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For ease of reference the buildings on the podium have been numbered as
Buildings 1-7 as shown in page 30 of the Buchan plans. The different
components of the Project are discussed below:

3.18

Basement Levels
There are two basements providing parking over two levels. The lower level
basement (B2) provides parking solely for residents of the Site. There is
parking for 129 cars, storage units and bicycle parking in this lower level.
Both stairs and lifts provide access from the basement to the upper levels.

3.19

Vehicle access to B2 is obtained from Marau Crescent and there is no
vehicle access between B2 and other parking on the Site. This provides
separate and secure parking and storage facilities for residents and limits
traffic volumes on Marau Crescent.

3.20

The upper basement level (B1) has been designed to accommodate parking
for both the residential units and retail activities, along with service areas and
storage. A total of 94 parking spaces are provided in B1 with 36 spaces
allocated specifically for residents and 58 available for public visiting the Site.

3.21

B1 is served by stairs and lifts and vehicle access is obtained via a ramp
down from the ground floor.

3.22

Approximately 425m2 of potential retail space is proposed within the
basement in the northwest corner of the building. This space is accessed
from the lifts and stairs on the ground floor adjacent to Patteson Avenue.

3.23

Ground Floor
The ground floor will accommodate a range of activities and facilities. Retail
tenancies are proposed along the Patteson Avenue and Tamaki Drive
frontages with a total floor area of approximately 1925m2.

3.24

Tenancy sizes or their configuration have not yet been determined with the
Applicant preferring that the space remain flexible to meet the demands and
needs of a range of retail and food and beverage activities. In particular, it is
proposed that local convenience retailing will be provided for e.g. green
grocer, chemist, butcher, hairdresser, etc. These activities will primarily be
located along the Patteson Avenue frontage of the Site. Notably, cafes or
restaurants will not occupy the tenancy on the corner of Patteson Avenue
and Marau Crescent so as to minimise the impact of business activities on
the adjacent residential zoned land to the south.

3.25

While retail activities will occupy the ground floor tenancy on the corner of
Patteson Avenue and Marau Crescent it is proposed that 3 apartments with
frontage onto Marau Crescent have direct access to the street from ground
floor.
28 | P a g e

ASSESSMENT OF ENVIRONMENTAL EFFECTS:
Beachside Mission Bay Project

3.26

These dwellings occupy a small area of the overall street frontage of the Site
and are proposed in response to the existing and proposed residential
character of Marau Crescent.

3.27

Stairs, lifts and escalators are also provided that take the public up to a
podium above the ground floor tenancies from both Tamaki Drive and
Patteson Avenue. The access to the podium level is easily identifiable to
pedestrians and provides for all abilities access to the podium level.

3.28

A central, covered parking and loading area (under the podium level) is
provided behind the street front retail tenancies with parking for 42 cars. This
includes 4 mobility card holder spaces located close to the lifts and
pedestrian access through to Tamaki Drive. Loading bays are provided in the
southwest corner of the parking and loading area. The floor to ceiling height
within the parking and loading area is approximately 3.8m in height. This
parking and loading is enclosed and these areas are effectively screened
from the surrounding streets.

3.29

Vehicle access to the ground floor parking and loading area is obtained via a
crossing onto Patteson Avenue, in a similar position as the existing crossing.
As discussed above, this access serves both the public and residents and
provides access to the level 1 basement parking.

3.30

A rubbish bin enclosure and plant and equipment rooms are also provided at
ground floor for a range of facilities including heating, water pumps,
transformer and switch boards and communication equipment. The provision
of these services at ground floor allows easy access for maintenance and
repair should it be necessary and also avoids the need to place it on the roof
top of buildings.

3.31

The façade of the service rooms that front onto Marau Crescent has been
designed to complement and integrate with the residential dwellings and
enhance the residential character of the buildings along Marau Crescent.

3.32

The vehicle access to the level 2 basement is provided off Marau Crescent in
the south eastern corner of the Site with a 3 metre wide landscaped yard
provided along the eastern boundary adjoining the residential zoned land at
32 Marau Crescent.

3.33

A concept landscape plan is included with the application plans. The
landscaping has been designed to include creepers that will eventually cover
the ground floor wall along the eastern side of the building to soften this
elevation and present a landscaped appearance to the adjoining residential
property at 32 Marau Crescent and also avoid the presence of a blank
façade when viewed looking west, along Marau Crescent.
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3.34

Podium Level
A landscaped courtyard and plaza is proposed on the podium at first floor
level. The podium will be accessible to the public and residents. Public
access to the podium is obtained from the basement levels and from the
ground level from both Tamaki Drive and Marau Crescent.

3.35

Access for residents is also provided from Marau Crescent via stairs located
towards the eastern Site boundary and from the basement and ground floor
lifts.

3.36

A series of separate buildings are located around the outside of the podium
courtyard. Residential apartment buildings are proposed around the eastern,
southern and western sides of the podium with retail activities leading off the
podium level to the north along Tamaki Drive with apartments above.

3.37

A cinema complex occupies a central position on the podium with the public
plaza providing access to the cinema and also to the adjacent food and
beverage activities at this level along Tamaki Drive and Patteson Avenue.

Figure 8: image of podium plaza looking towards the restaurants from the cinema

3.38

As indicated in the 3D image above (Figure 8), the podium has been
designed as an enticing and inviting public space that connects with both the
cinema and the retail tenancies that will be occupied by food and beverage
activities.

3.39

Access to the remainder of the podium is restricted to residents. Extensive
landscaping is proposed on the podium that has been designed to provide
communal outdoor living and landscape amenity for the residents of the Site
and to complement the public plaza areas (Figure 9).
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Figure 9: Plaza concept landscape plan

3.40

3.41

Overall, the podium has been designed with convenient all abilities access
for residents and the public alike and to provide light, attractive and vibrant
open spaces that connect and integrate with the retail and residential
activities.
Northern Buildings – Buildings 1-3 (Tamaki Drive)
The building on the corner of Tamaki Drive and Patteson Avenue comprises
a continuous façade at the podium level with two distinct and separate
buildings rising above the podium floor level.

3.42

The design of the northern buildings provides a strong visual connection with
Selwyn Reserve with open balconies above the pavement along Tamaki
Drive and expansive areas of glass along both the exterior and internal
facades of the building opening out from the podium plaza as shown in
Figure 10 below.

3.43

The podium floor level of the building is designed to accommodate food and
beverage activities and the tenancies will open out onto balconies over the
Tamaki Drive and Patteson Avenue footpaths.
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3.44

The balconies have been designed to enable dining activities and
freestanding planter boxes are proposed along the edge that will provide a
soft edge to the balconies.

3.45

The use of the balconies by restaurant patrons will assist in activating the
street frontage and provide a strong visual connection with the street and the
adjacent reserve.

Figure 10: Northern buildings looking from the northern side of Tamaki Drive

3.46

These podium level retail tenancies have been designed to be accessed
from the plaza with extensive glazing adjoining the plaza to provide for a
strong visual connection providing views through the tenancies towards the
reserve.

3.47

There is approximately 570m2 of commercial space at podium level
(excluding balcony areas).

3.48

The north-western building (Building 1) wraps around the corner of Tamaki
Drive and Patteson Avenue. In keeping with the overall design concept this
building is the tallest in the Project with 6 levels of residential apartments
above the podium floor level.

3.49

Building 1 has been designed as a landmark element that makes a
statement and identifies the Mission Bay Local Centre as shown in Figure 11
below.
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Figure 11: Landmark building corner of Tamaki Drive and Patteson Avenue
3.50

Building 2 is centrally located along the Tamaki Drive frontage and it is a
lower rise building with food and beverage activities proposed at podium
level and 4 levels of residential apartments above, as shown in Figure 12
below.

Figure 12: Building 2 - Tamaki Drive
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3.51

3.52

As shown on the Buchan plans the apartments in Buildings 1-3 provide for
generous living environments with 2 or 3 bedroom options. The living areas
all open out onto generous north facing sun rooms/ balconies with views of
Selwyn Reserve, the Mission Bay Beach and the coastal waters beyond.
Western Building – Building 6 (Patteson Avenue)
The podium stairs separate Building 1 from the Building 6. Building 6 extends
from the podium access to the corner of Patteson Avenue and Marau
Crescent.

3.53

This building has been designed to provide for a high level of articulation and
modulation and includes features that effectively create 2 separate building
forms with the southern component of the building further broken into 4
distinct sections along the Patteson Avenue façade as shown in Figure 13
below.

3.54

The building also varies in height stepping down from the north as it moves
towards the neighbouring residential sites. The southern end of the building
comprises 4 levels of apartments on the podium stepping up to 5 levels
towards the middle of the building and 6 levels on the podium at its northern
end.

3.55

The Patteson Avenue and Marau Crescent facades have variations in height,
materials, colour and detailing so that the overall building form is broken up,
while retaining a coherent overall form and design.

3.56

The southern end of the building is well articulated and includes west facing
exterior balconies and the design addresses the important "gateway" corner
of Patteson Avenue and Marau Crescent.

Figure 13: Western building looking from the southwest.
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3.57

3.58

The apartments in this building provide for generous accommodation with 1
or 2 bedroom options. The living areas all open out onto west facing sun
rooms/ balconies with views of Selwyn Reserve, the Mission Bay Beach and
the coastal waters beyond from the northern most apartments.
Southern Building – Building 5 (Marau Crescent)
Building 5 is adjacent to Marau Crescent. This street is predominantly a
residential street and the design and scale of the proposed buildings has
taken cognisance of this character and responds appropriately.

3.59

As shown in Figure 14 below, a ground level 3 storey terrace house/
residential apartment style building is proposed that is located centrally along
the Marau Crescent frontage of the Site.

3.60

This building has been designed with a strong residential theme and is of a
scale that is consistent with the neighbouring residential development to the
south and east of the Site.

Figure 14: Southern 3 storey building along Marau Crescent

3.61

Eastern Building – Building 4
Building 4 is adjacent to the eastern boundary of the Site. This building is
designed exclusively to accommodate residential apartments over 4 levels
on the podium.
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3.62

Building 4 has frontage onto Marau Crescent and it has been designed to
achieve a high level of integration with and reinforce the residential character
of Marau Crescent as shown in Figure 15 below.

Figure 15: Marau Crescent façade of Eastern building

3.63

The southern façade of the eastern building is also only 3 levels in height
with 2 levels of residential units above the service rooms and vehicle access
on the ground floor.

3.64

The B2 vehicle ramp and the parking occupy the ground floor and these
activities are screened by a solid concrete wall.

3.65

The eastern façade of the ground floor of the Project where it is adjacent to
the residential zoned land to the east will be screened and softened by the
landscaping proposed along the eastern Site boundary that will include the
planting of climbing plants that will grow up the face of the eastern wall.

3.66

It is intended that the landscape strip is planted in grass and ground cover
plants and fencing is only proposed at the front boundary. This will provide
for a high degree of integration with the adjacent residential zoned land and
will appear as an extension of the grounds of the adjoining residential
property. However, should the adjacent landowners wish the landscape strip
to be fenced off the Applicant is willing to do so.

36 | P a g e

ASSESSMENT OF ENVIRONMENTAL EFFECTS:
Beachside Mission Bay Project

3.67

A large landscaped terrace is proposed on the eastern side of the podium in
front of the lower level apartments that will set these apartments back from
the eastern Site boundary.

3.68

Compliance with the 2.5m and 45 degree Residential – Single House zone
height in relation to boundary (HiRB) standard along the eastern Site
boundary along with the presence of the 3m landscape yard ensures that the
residential apartments are set well back from the eastern boundary, with the
front façade of the apartments on the podium level being between
approximately 7m to over 14.5m from the eastern residential zoned
boundary.

3.69

Five of the seven apartments on levels 1 and 2 that are opposite the
residential zoned land are orientated at 45 degrees to the eastern Site
boundary to take advantage of the outlook to the northeast. These
apartments also have wing walls that extend out beyond the south wall of the
front façade of these units that assist in minimising effects of overlooking and
providing additional privacy for residents.

3.70

A roof top structure is to be located on the east building. However, this is a
long narrow structure that runs at 90 degrees to Marau Crescent minimising
its visual impact from the south and it complies with the HiRB standard. I also
note that the eastern façade of the structure is set back from the eastern
boundary by approximately 18 metres.

3.71

The significant set-back and stepping of the eastern side of the building and
the orientation of the residential units to the northeast will also assist to
ensure that the building provides for a satisfactory level of privacy and
outlook both for the residents of the eastern building and mitigates the effects
of outlook and privacy on neighbouring residential properties.

3.72

The design of the eastern façade of the building along with the articulation
and the inclusion of generous terraces off the eastern side of many of the
apartments also assists to break up the mass of the building and integrate it
with the adjacent residential zoned land and buildings.

3.73

3.74

Cinema Building – Building 7
The cinema building is seen as the heart of the Project and is a stand-alone
building centrally located on the podium. The cinema has been designed with
up to 5 movie theatres.
The ground floor lobby of the cinema opens to the north out onto the plaza
area as shown in Figure 16 below. The front (northern) façade of the building
will be clad with artificial timber, providing for the opportunity to create
signage. All signage is to be coordinated in separate package assessed
under the Auckland Council Signage Bylaw.
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Figure 16: Cinema entrance and plaza.

3.75

The remainder of the cinema building will be clad with vertical aluminium
sections and aluminium fixing cleats to support vertical landscaping around
the east, west and southern walls facing the residential apartments. These
green walls will provide a soft landscaped appearance that complements the
landscaped courtyard as shown in Figure 17 below.

Figure 17: Courtyard and Cinema Green Wall.
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3.76

Roof Top Plant
Roof top equipment has been minimised with the incorporation of lifts that do
not require roof top structures and the location of services where possible at
ground floor level. In addition, the necessary rooftop plant and equipment
has been clustered and contained in two modules.

3.77

One module is located on top of the cinema building and is required
specifically for the cinema operation. This occupies a central location and is
well removed from all Site boundaries. The second module is located on top
of the roof of the east building. This plant and equipment is set back from the
eastern boundary by approximately 18 metres and it complies with the height
in relation to boundary standard along the eastern boundary.

3.78

Centralising of the rooftop services avoids duplication and the haphazard
placement around the buildings' roofs. The cinema plant room occupies
approximately 37% of the roof of the cinema building and the plant room on
the east building occupies approximately 42% of the roof of the upper floor.
Overall, however the combined upper roof areas for all buildings is 2967m2
and the plant rooms only occupy approximately 390m2 or 13.1% of the
overall upper roof area.

3.79

I also note that the roof top plant and equipment is contained within
enclosures that have been designed and clad with materials that will
integrate with the design of the buildings below. The plant rooms have also
been located and orientated to run in a north south direction to minimise their
scale as viewed from the south.

3.80

3.81

Materials and Finishes
As shown in the Buchan plans (Appendix 5, Section 15) the exterior cladding
materials propose a combination of pigmented concrete, light brick,
frameless glass, aluminium extruded frames and aluminium fixed blades with
paint finishes.
These exterior cladding materials have been selected to complement the
architectural design, provide for durability and give the building a high quality
residential and commercial character.
Parking, Loading & Access
Traffic and Transportation matters are discussed in detailed in the Integrated
Transportation Assessment ("ITA") report prepared by Parlane & Associates
Limited, dated 8 August 2018 (Appendix 7).
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3.82

Access
A two-way vehicle access is provided on the Patteson Avenue boundary midway along the block between Tamaki Drive and Marau Crescent, generally in
the same position as the present Patteson Avenue vehicle access.
It will have a width of 6.0m at the Site boundary and will connect to a 6m
wide, 2-way driveway leading to the ground floor and the basement parking
below.

3.83

A two-way vehicle access is also provided from Marau Crescent in the
southeast corner of the Site. It will also have a width of 6.0m at the Site
boundary and connects to a 6m wide ramp leading down to the lower level
basement parking. This access is to be used solely for residents.

3.84

Both access points comply with the recommended visibility triangle set out in
AS/NZ2890.1.

3.85

Parking
The Project provides 265 marked car parking spaces overall, including 4
accessible car park spaces within the public parking on the ground floor.
Parking is provided on the ground floor and within the two basement levels.

3.86

Ground floor parking is located beneath the first floor podium. This parking is
accessed via the Patteson Avenue vehicle crossing and provides parking for
the business activities. There are 42 parking spaces provided on the ground
floor, including 4 mobility cardholder spaces that are located in close
proximity to the pedestrian access from the parking area to Tamaki Drive.

3.87

Access is also obtained from the ground floor parking area to the basement
level immediately below ("B1") that provides 58 parking spaces for the
general public and 36 parking spaces for residents.

3.88

The lower basement level ("B2) is accessed from Marau Crescent. There are
129 parking spaces in B2 and this parking is reserved solely for residents.
There is no vehicular connection between the two basement levels.

3.89

The parking for the Site will adequately provide for the proposed activities
and the Project meets the minimum vehicle parking and loading
requirements under the AUP-OP. This is confirmed in the ITA (Appendix 7).

3.90

Loading
A dedicated loading space is provided within the ground floor parking area.
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3.91

3.92

3.93

The loading space has been designed to accommodate a medium rigid truck
and it complies with the standards in Chapter E27 of the AUP-OP. A
generous loading area is also provided adjacent to the marked loading space
and the goods loading area also enables the short-term parking of delivery
vans.
Cycle Parking
Cycle parking is provided within the 2 basement levels and on the ground
floor for both residents and visitors to the Site.
The ground floor cycle parking is conveniently located near to the pedestrian
exits. All cycle parking is undercover providing protection from the weather.
Secure long stay cycle parking will be provided within a bike room located in
B2. No end of trip facilities are required.
Signage

3.94

Signage is shown for the Cinema (refer to architectural 3D images, Appendix
5, Section 6). This signage is conceptual only and provides an indication of
the type of signage proposed. Signage, including centre signage will be
progressed with the developed design and will be subject to approval under
the signage by-law.

3.95

As a general principle the signage for the Project will be of a design, scale
and location that integrates with the buildings and that does not detract from
the amenity of the surrounding area.
Site Servicing

3.96

The Civil Engineering Report and drawings prepared by Dodds Civil
Consultants Limited ("Dodds") (Appendix 8) detail the proposed servicing for
the Site. The Applicant has consulted with Watercare in relation to the
proposed wastewater and water connections and with the Auckland Council's
Healthy Waters Team regarding stormwater connections.

3.97

The responses from Watercare and Healthy Waters are included and
discussed in the Dodds report. Both are satisfied with the Project in principle.

3.98

3.99

Wastewater, Water and Utilities
Water supply for fire (sprinklers), bulk domestic and bulk commercial will be
from the 200mm diameter water main in Marau Crescent. Private meters for
each unit will be administered by the Body Corporate.
There are 5 fire hydrants along the Site road frontage boundaries within 50m
of the Site.
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3.100 The 150mm wastewater line that crosses the Site is to be diverted around
the Site along the northern side of Marau Crescent within the road berm and
two connections will be established from the south eastern and south
western corners of the Site.
3.101 Watercare have confirmed that the local wastewater network has the
capacity to cater for the additional discharge proposed (Dodds Civil
Engineering report, Appendix 8).
Stormwater Management and Discharge
3.102 Council's GIS map indicates that the Site is serviced by the existing
public stormwater reticulation via a 150mm diameter connection located
midway along the western boundary and by a 300mm diameter line
across Tamaki Drive to the north. The existing public stormwater network
discharges directly into the Waitemata Harbour.
3.103 The Applicant's engineer has calculated the projected stormwater
discharge volumes and confirms that the calculations and the Council's
catchment management plan show that the existing 825mm public
stormwater line on the northern side of Tamaki Drive has sufficient
capacity to service the proposed Project.
3.104 It is proposed to provide a stormwater connection for the Site by
extending a new 450mm diameter public line under Tamaki Drive
connecting into the 825mm diameter line on the northern side of the
road. Liaison has occurred with Auckland Council Healthy Waters engineers
and the proposal is accepted in principle.
3.105 As the existing public stormwater reticulation discharges directly into the
Waitemata Harbour there are no downstream environments that would
benefit from stormwater attenuation or volume reduction. Furthermore,
the Site is located within a floodplain and is at the lowest point of the
wider Mission Bay catchment.
3.106 Therefore, the attenuation of stormwater flows would be contrary to basic
hydrological practices whereby it is necessary to discharge stormwater
from the Site as efficiently as possible prior to receiving water from the
upstream catchment.
3.107 The new stormwater reticulation system within the site has been designed to
service the complex and will remain as a private system. The system will be
maintained by the Body Corporate.
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Rubbish
3.108 Rubbish collection is by private collection, and rubbish trucks and
rubbish storage and collection areas have been provided on Site as
indicated on the application plans. These areas are easily accessed and
conveniently located.
Hazards
Contamination
3.109 Potentially contaminating activities included on the Hazardous Activities and
Industries List ("the HAIL") have been carried out on the Site in the past.
3.110 These activities included; a vehicle service station, an ‘oil storage tank’, an
electrical transformer, a laboratory and/or chemist shop; and the placement
of fill material to form the car park.
3.111 A ground contamination assessment has been undertaken by the applicant's
engineering consultants T&T and they have prepared an Updated Ground
Contamination Assessment report (Appendix 9). As concluded in the report,
this assessment has identified no evidence to suggest contamination that
would prevent the Project proceeding as proposed.
3.112 Based on the results of the ground contamination investigation the potential
for human health risk during and subsequent to the works is considered to be
negligible and a Site Management Plan has been prepared by T&T to ensure
that any potential contamination effects are satisfactorily avoided, remedied
or mitigated (Appendix 9).
Inundation and Flooding
3.113 The Site is subject to 1% AEP coastal inundation and 1 metre sea level rise
and it is also within a 1% AEP stormwater floodplain. As discussed above,
the Applicant has commissioned engineering consultants T&T, to assess and
report on these matters (Appendix 4).
3.114 The most recent flood hazard assessment and advice provided by T&T (1
May 2017 ) concludes that the catchment flood level for the future 1% AEP
coastal inundation level plus 1.0 metre sea level rise is 3.45 (m RL).
3.115 Therefore, a minimum habitable floor level of 3.95 m RL has been adopted
for dwellings to allow for a 1% AEP flood event and 0.5 m freeboard.
3.116 The non-habitable ground floor levels, including at grade level of the carpark,
have been designed to tie in to existing ground levels and are at
approximately 2.7rl along Tamaki Drive and Patteson Avenue and above 3.1
rl along Marau Crescent.
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Hazard Mitigation
3.117 A Hazard Mitigation Report has been prepared by Buchan (Appendix 10) to
support the application. This report identifies the potential flooding and
inundation effects on persons and property and outlines physical measures,
identifies evacuation measures and refuge areas that will assist to ensure the
safety of property and persons.
Landscape & Street Works
On-Site Landscaping
3.118 Landscaping will be established along the eastern Site boundary adjoining
the residential zoned land as required under the AUP-OP zone provisions.
3.119 Details of the planting proposed are included on the concept landscape plan
prepared by LA4 Landscape Architects (Appendix 5, page 147) and are
discussed in the LAVE report (Appendix 2).
3.120 The LA4 concept landscape plan shows the landscaping within the
landscape yard adjacent to the eastern Site boundary. A selection of
appropriate low groundcover plantings and climbing plants are proposed that
will cover the eastern walls of the ground floor of the podium to soften these
facades and further enhance landscape values and amenity.
3.121 Green walls are also proposed over other sections of the exterior walls of
buildings, including the cinema complex. Massed plantings of evergreen and
flowering native and exotic shrubs, palms, ferns and groundcovers are also
proposed throughout the podium. This includes planting within the podium
plaza and central residential terraces along with freestanding planters on the
street edge of the balconies and on the residential terraces to the east of the
podium level apartments. These planted spaces will soften the buildings,
assist to integrate the Project with the surrounding environment and provide
a high level of amenity for the residents and visitors to the Site.
Streetscape Improvement
3.122 It will be necessary to undertake works within Tamaki Drive and Patteson
Avenue adjacent to the Site to provide for loading bays for construction
activities and the existing vehicle crossings will be removed and new
crossings constructed. It is also proposed that the on street parking along the
eastern side of Patteson Avenue, adjacent to 14 Patteson Avenue, is
removed and replaced with a taxi rank/ bus stop.
3.123 Once construction of the Project is complete, significant upgrading is
proposed within the roads adjacent to the Site including street tree planting,
underplanting and grass, the installation of new pavement, the installation of
new kerbs, vehicle & pedestrian crossings, pavements and the replacement
of street furniture.
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3.124 The concept for the streetscape treatment and landscaping proposed under
this application are detailed in the concept landscape plans prepared by the
Applicant's Landscape Architects, LA4 (Appendix 5).
3.125 Large grade mature Chatham Island nikau palms are proposed along the
Tamaki Drive and Patteson Avenue road frontages. These palms will provide
a high standard of streetscape amenity and are considered to be appropriate
given the form and scale for the building. Low growing vegetation will also be
planted within an in-ground kerbside planter forming an evergreen buffer
along the Tamaki Drive kerb.
3.126 Pohutukawa (Maori Princess) trees are to be planted within the grassed
berm along Marau Crescent. ‘Maori Princess’ has a conical upright form with
a very straight trunk making it a suitable tree for streets. Massed plantings of
evergreen and flowering shrubs and groundcover are also proposed on the
Patteson Avenue corner and between the footpath and the apartments.
3.127 The two pohutukawa trees growing in Patteson Avenue are to be retained
and may be transplanted to Marau Crescent or remain in place. A small
nikau palm also growing in Patteson Avenue is to be retained and replanted
in Patteson Avenue.
3.128 Overall, the landscaping proposed for the Project and the streets will provide
an attractive streetscape, will complement the building design and will be in
keeping with and enhance the character of the surrounding area and the
overall quality and landscape amenity of the complex for residents and the
public.
Site Works & Construction
3.129 The overall construction methodology for the Project is summarised as
follows:
Basement & Podium
•
•
•
•

Demolition
1 month
Earthworks
5-6 months
Foundations
3 months
Basement Structure to ground floor 4 months

Building Superstructure
•
•
•
•
•

East block
South block
North block
West block
Cinema

18 months
12 months
22 months
20 months
8 months
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3.130 Subsequent to the demolition of the existing buildings and site
establishment work the sequence of the earthworks and basement
construction will be generally as follows:
1. Establish site including a 2.4 metre site hoarding around the Site
perimeter and install stabilised access points and sediment control
measures.
2. Install perimeter secant piles using the existing hard surfaces as
stabilised work stands where possible.
3. Excavate to design levels and progressively install temporary props and
or permanent bracing structures. Note that the excavation operations will
pause on occasions during the piling, propping and bracing processes.
4. Stabilise base of excavation with base-course.
5. Construct the floor slabs at Basement 2 and 1 levels. The slabs are to
provide permanent support to the retaining wall piles.
6. Remove temporary anchors or props and construct the Ground Level
slab.

3.131 A more detailed excavation and propping methodology will be developed in
conjunction with structural design at building consent stage.
3.132 The Applicant's civil engineering consultants, Dodds Civil Consultants
Limited ("Dodds") have prepared a Bulk Earthworks Report (Appendix 11)
that discusses and reviews the earthworks required to construct the
basement. The report also assesses the bulk earthworks outlining
appropriate management methodologies and work practises. As confirmed
in the Dodds report, earthworks will be required across the entire Site and
there will also be associated works within the surrounding road berms. The
excavation required to construct the basement will involve the disturbance
and excavation of approximately 35,000m3 of soil and sandstone to a depth
of between approximately 5.5m to 6.5m.
3.133 The earthworks operations will primarily involve excavations for the
basement and there will be no significant filling required as the basement
occupies almost all of the Site area, with the exception being the 3 metre
wide landscape yard along part of the eastern boundary. All excavated
material will be removed from Site.
3.134 Given the extent of the basement it is necessary to undertake the
earthworks in a single stage. As discussed above it is anticipated that the
bulk earthworks will take between 5-6 months. Given the nature of the
works it is not considered that they will be sensitive to weather conditions
and seasonal earthworks restrictions will not be necessary.
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3.135 Low levels of contaminants have been discovered on a small area of the
Site. Consequently, as discussed above a Site Management Plan has been
prepared for the proposed works containing procedures for excavating,
disposing and managing soils with regard to ground contamination.
3.136 Procedures are also proposed with regard to sediment control, erosion and
dust along with appropriate works practises to ensure the health and safety
of workers and monitoring requirements. These measures will be
implemented as an integral component of the earthworks.
3.137 In order to carry out the required excavation for the basement, Secant pile
walls are proposed to support the excavated face, limit groundwater
seepage into the excavation and for protecting adjoining neighbouring
properties. In view of the high ground water table on Site dewatering will be
required during earthworks.
3.138 The Applicant has engaged the services of geotechnical engineers Tonkin
and Taylor ("T&T") who have undertaken a geotechnical and groundwater
investigation of the Site and they have provided recommendations for the
Project in the Geotechnical and Groundwater Assessment report to ensure
that the stability of the Site and the surrounding land is maintained
(Appendix 12). The report concludes that the proposal is considered
suitable for the Site provided the recommendations in the report are
implemented.
3.139 The contractor will also be required to develop a Construction Traffic
Management Plan as part of the overall Construction Management Plan.
This matter is also addressed in the ITA report prepared by the Applicant's
traffic engineers, Parlane & Associates Ltd (Appendix 7). The Parlane
Associates report concludes that the construction traffic effects can be
managed satisfactorily to mitigate adverse safety effects on pedestrians and
traffic.
3.140 I also note that once the basement levels and podium have been
constructed it will be possible to provide parking for contractors' vehicles on
the Site and the contractor will be required to manage parking to ensure the
availability of on-street parking within the area.
3.141 The demolition, earthworks and basement construction activities will include
the use of large machinery including excavators, piling rigs, truck and trailer
vehicles and concrete pumps. During the construction of the superstructure
hoists and hand tools will be required to fasten the precast panels, and to
construct the building interiors. These machines, tools and persons have
the potential to cause noise nuisance and they need to be managed
carefully, particularly given the scale and duration of the Project.
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3.142 Marshall Day Acoustics ("MDA") has reviewed the Project and have
prepared a Construction Noise and Vibration Report (Appendix 13). Based
on their assessment of the construction noise and vibration effects MDA
have prepared a Draft Construction Noise and Vibration Management Plan
("CNVMP") for the Project (Appendix 14) outlining procedures and
measures to mitigate these construction noise effects on sensitive receivers.
3.143 In general, construction noise is predicted to comply with the relevant limits
at most receivers in the neighbourhood but has the potential to exceed the
construction noise levels at times for residential receivers to the south and
south-east of the Site and to one retail receiver to the north-east.
3.144 Notwithstanding the potential for non-compliance at times, the acoustic
specialists consider that construction activities can be managed to a
reasonable level through the implementation of the consent conditions
proposed in their report and in particular the CNVMP (Appendix 14).
Summary
3.145 The Project involves the demolition of all existing buildings on the Site and
the construction of new multi-level buildings over the entire Site that will
provide for an integrated mix of commercial (retail and food and beverage), a
cinema and residential activities.
3.146 The new state of the art cinema complex will occupy a central location in the
heart of the Project, with convenient and safe public pedestrian access for all
abilities to the podium plaza and cinema provided from both Patteson
Avenue and Tamaki Drive.
3.147 The Project buildings have been designed to a high architectural standard
and at a scale and form that is appropriate for the Site and that is in keeping
with the surrounding environment. Further, the Project maintains the
residential character of Marau Crescent at the interface between the Local
Centre and this adjoining residential neighbourhood and also recognises the
residential neighbourhood to the east of the Site with the Project responding
appropriately in terms of the design and configuration of buildings and their
use for residential activity.
3.148 The base scheme that complies with the zone standards has been used to
determine the floor area for the Project and this floor area has been
redistributed across the Site as the design has developed. The design has
responded to the more sensitive Marau Crescent frontage with low buildings
fronting onto this street and a hierarchy of building height has been
developed that directs taller buildings towards Tamaki Drive. The Tamaki
Drive and Patteson Avenue corner has been designed to include a landmark
building that will create a gateway for the Mission Bay Local Centre.
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3.149 The Project design activates the Patteson Avenue and Tamaki Drive street
frontages at ground floor and at podium level along Tamaki Drive. Food and
beverage activities are proposed at the podium level that wrap around the
corner of Tamaki Drive and Patteson Avenue and continue along Tamaki
Drive. This creates a strong connection with the street and the Selwyn
Reserve as well as providing interest and vitality along the street frontage.
3.150 The landscaping proposed for the surrounding streets provides amenity and
an attractive streetscape and enhances the natural values of the area.
3.151 The Project will significantly increase the availability and range of retail
activities, as well as provide a new state of the art cinema facility and high
quality residential accommodation in a location that is well served by open
space, is on a major public transportation route and that provides for the
convenience needs of its residents.
4.0

CONSULTATION
Council Officers

4.1

The Applicant has consulted extensively with Council officers regarding the
design of the Project. Discussions and pre-application meetings have been
undertaken with Council officers. Key topics discussed included flooding and
inundation, servicing, transportation, building bulk and form, urban design,
earthworks, contamination, noise and consultation.

4.2

A meeting has also been held with Philip Wihongi from Auckland Council's
Auckland Design Office to discuss the opportunity for Te Aranga Maori design
principles to be incorporated into the Project.

4.3

It was agreed at that meeting that the Applicant would continue to consult with
Ngati Whatua and that opportunities to include specific design elements that
are based on Te Aranga Maori design principles should be explored with Ngati
Whatua at the next meeting. Elements discussed included:
a.
b.
c.
d.

Materials
Plants
Paving
Artwork

Urban Design Panel (UDP)
4.4

The Applicant has also presented the Project to the Council's Urban Design
Panel (the "UDP") for its consideration and comment.
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4.5

There have been three presentations to the UDP. The UDP comments and
recommendations are annexed at Appendix 15.

4.6

Importantly, the UDP minute from the second session on the 10 April 2018
confirms the Panel's general support for the proposal, recognising the noncompliance with the AUP-OP and notes specifically that it has considered and
supports the following key elements:
•

The relationship of buildings to Marau Crescent;

•

Resolution of the residential units in the southern block;

•

Relationship of the buildings to the eastern boundary;

•

Relationship of buildings to Tamaki Drive and the corner with
Patteson Avenue; and

•

General modulation, proportion and breaking down of the mass
(notwithstanding other comments the UDP made in the minute).

4.7

The UDP commented in its minute on the height and massing on Patteson
Avenue and recommended that a reduction in height along the Patteson
Avenue elevation would help to give primacy to the corner with Tamaki Drive
and assist to provide a more suitable transition to the neighbouring residential
zone.

4.8

The Applicant subsequently revised the design of the western Patteson
Avenue building reducing its height to achieve a more stepped approach to
strengthen the primacy of the building on the corner of Tamaki Drive and
Patteson Avenue. The design of the Patteson Avenue building was further
revised to further modulate this façade.

4.9

The minute from the third and final UDP session (5 June 2018) acknowledges
the changes that have been made in response to comments earlier expressed
by the Panel with respect to the western frontage and advises that it supports
the proposal subject to "fundamental changes".

4.10 It appears that the only issue on which the Panel seeks "fundamental
changes" is item 1 of the minute, regarding architectural character and
context. The Panel’s analysis seems to raise and conflate two quite different
matters – the architectural style itself; and the alleged lack of architectural
variety. These matters are not strictly relevant to RMA applications.
4.11 UDP matters regarding the style and quality of the Project architecture are
discussed in Mr Ian Munroe's Urban Design Assessment report (Appendix 6,
paragraphs 6.6-6.9).
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6.6 The Panel has in this instance identified that it would prefer the project
to be based more on historical built form and aesthetic cues (i.e. be
less contemporary or “new” in its architecture and visual appearance).
No rationale for this was given by the Panel, and I disagree that this is
appropriate in light of this explicit AUP: OP objective. The objective in
my view recognises the difference in building scales, typologies and
forms enabled within the AUP: OP compared to the existing
environment; it seeks a new sense of place to be “created”. This
contrasts to an older existing sense of place being “maintained”,
“borrowed”, “echoed”, “derived from” or similar – any of which
directives could have been used if that was the AUP: OP’s intent for
new development. In practical terms I also disagree that there is a
relevant architectural or built form prompt reflected in Mission Bay’s
existing predominantly 1-2 storey environment that could be
convincingly or realistically adapted into apartment buildings up to 8storeys tall without fundamentally changing that prompt anyway. In this
respect, I consider that the AUP: OP objective’s emphasis on “creating”
a sense of place rather than “maintaining” one is a considered and
realistic consequence of the sheer step-change in built form outcomes
the Plan enables.
6.7 The Ironbank building in Karangahape Road is one of many
fundamentally “context-redefining” developments in Auckland that are
widely celebrated as being successful – in part because of the sheer
aesthetic juxtaposition they represent from the historical norm. They
tend to come to re-define local character, and as Ironbank has done,
can do so successfully. As such, I have not been able to agree with the
Urban Design Panel that there is a resource management necessity to
identify or follow an aesthetic narrative for the project that is derived
from an existing cue.
6.8 Notwithstanding the above, in my view the project will create a highquality sense of place that will be unique in Auckland and will in time
come to reinforce a playful, coastal architecture in this medium-sized
centre. The architectural and landscape responses proposed are wellresolved and include a high standard of detail.
6.9 Notwithstanding this, I agree with the point made in Buchan design
analysis (sheets 4, 5, 11, 13 and 16), that it has taken cues from
Mission Bay’s existing aesthetic environment including the curvilinear
patterns of the Mission Bay fountain, the art-deco styling of some older
buildings, and the more playful, coastal architecture that typifies older
existing medium-rise apartment buildings along the Tamaki Drive coast
(rendered concrete walls, curves and porthole windows, stainless steel,
high-quality landscaping, international-style flat planes and flat roofs,
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etc). As such, even were the AUP: OP not so unambiguous in its
promotion and emphasis of new character and amenity values being
“created”, my opinion would be that the project has appropriately
developed a design narrative that is derived from – but still
contemporarily adapts - a suitable existing and historical local aesthetic
prompt.
Auckland Transport
4.12 A site meeting was held with Mr Laurence Jones, Auckland Transport Road
Corridor Requests Manager, to discuss the proposed construction loading bay
arrangements. Mr Jones confirmed that he was satisfied in principle with the
proposed loading arrangements in both Tamaki Drive and Patteson Avenue.
This will be subject to the approval of the detailed design of the bays and
measures to address traffic and pedestrian safety.
4.13 Consultation has also been undertaken with Auckland Transport with regard to
the design and construction of the balconies and canopies that will extend
above the pavement along the Tamaki Drive and Patteson Avenue frontages.
4.14 The balconies and canopies have been designed to meet the requirements of
Auckland Transport and the Applicant has confirmed that the balconies comply
with the Auckland Transport encroachment policy. An airspace lease will need
to be approved by Auckland Transport for the construction and use of the
balconies.
4.15 Mr Duncan Rothwell, Auckland Transport Principal Urban Design Specialist,
has confirmed in e-mail correspondence that the balconies and canopies
appear to be of a design and extent that is acceptable in principle.
4.16 A meeting has also been held with Auckland Council's Community Facilities
Arborist, Mr Clive Barnes, to discuss the street tree removal and proposed
replanting within the berm along the Tamaki Drive, Patteson Avenue and
Marau Crescent road frontages. In principle Mr Barns supports the proposed
removal of the street trees within Marau Crescent and the replacement
planting proposed. These matters will continue to be addressed with Mr
Rothwell and Mr Barnes as the development of the design progresses.
Orakei Local Board
4.17 The Applicant has also consulted with the Orakei Local Board, presenting the
Project to the Board and discussing the Project with them.
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Mana Whenua
4.18 Meetings have been held with the local iwi, Ngāti Whātua Ōrākei. These
meetings have been attended by Mr Michael Stiassny (Board Chair - Ngāti
Whātua Ōrākei Whai Rawa Ltd), Mr Andrew Crocker (Chief Executive - Ngāti
Whātua Ōrākei Whai Rawa Ltd) and Ms Mei Hill (Toi Manager - Ngāti Whātua
Ōrākei Whai Maia Ltd).
4.19 The overall concepts for the Project were discussed and the Project was
presented to the Ngāti Whātua representatives. The Project was well received
and it was agreed that further meetings and engagement will be undertaken to
discuss the opportunities for the incorporation of Te Aranga Māori design
principles in the Project.
5.0

REASONS FOR THE APPLICATION
Auckland Unitary Plan (Operative in Part)

5.1

Under the AUP-OP, the Site has a Business - Local Centre zone. An
assessment has been carried out in relation to the relevant rules under the
AUP-OP. Resource consent is required for the Project under the following
Activities and Standards as outlined below.

5.2

For the avoidance of doubt, the Applicant seeks all necessary resource
consents for the proposal whether or not they are specifically identified.
Resource consents are required for the following reasons:
E7 Taking, Using, Damming and Diversion of Water and Drilling: Table E7.4.1
Activity Table
•

Rule (A20) Dewatering or groundwater level control associated with a
groundwater diversion authorised as a restricted discretionary activity
under the Unitary Plan, not meeting permitted activity standards or is not
otherwise listed requires Restricted Discretionary activity consent in all
zones.

•

Rule (A28) Diversion of groundwater caused by any excavation, (including
trench) or tunnel that does not meet the permitted activity standards or not
otherwise listed requires Restricted Discretionary activity consent in all
zones.
Note:
The proposal does not meet all the relevant permitted activity standards in
E7.6.1.6 or E7.6.1.10. However, the proposal satisfies the Restricted
Discretionary standards in E7.6.3.3.
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E11 Land Disturbance – Regional Table E12.4.1 Activity Table – All Zones
and Roads
Note:
Only approximately 65m2 of the Site is within the sediment control protection
area.
E12 Land Disturbance – District Table E12.4.1 Activity Table – All Zones and
Roads
• Under E12 Land disturbance – District: Table E12.4.1 Activity table – all
zones and roads Restricted Discretionary activity consent is required for
general earthworks being greater than 2500m2 or 2500m3.
The earthworks are over approximately 6400m2 involving a volume of
approximately 35,000m3.
E17 Trees in Roads Table E17.4.1 Activity Table
• Rule (A10) requires that the removal of any tree greater than 4m in height
or greater than 400mm in girth requires Restricted Discretionary activity
consent. There are 3 street trees in Marau Crescent and 2 trees and a
palm in Patteson Avenue that will require removal and that are greater
than 4m in height or greater than 400mm in girth.
E25 Noise and Vibration
• Rule (A2) Activities that do not comply with permitted activity standards
require Restricted Discretionary activity consent. The proposal may not
strictly comply with construction noise activity standards in Table
E25.6.27.1 & E25.6.27.1.2. The activity may also exceed the noise limits
in Table E25.6.7.1 for activity noise from the Mission Bay Project received
in Business – Local Centre zones from 10pm until 7am the following day.
E27 Transport
• Table E27.6.1.1 New development thresholds Rule (T1) Residential
Dwellings where 100 or more dwellings are proposed Restricted
Discretionary activity consent is required.
• Table E27.6.4.4.1 Gradient of Vehicle Access Rule (T159) requires that
vehicle access serving all other activities must have a gradient no steeper
than 1 in 6 (16.7 per cent). The internal curved ramp from the ground floor
parking to the basement below has a maximum gradient of 1 in 5 at the
inside radius requiring Restricted Discretionary activity consent.
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E36 Natural Hazards and Flooding - Table E36.4.1
•

Rule (A9) All other buildings and structures on land in the coastal storm
inundation 1 per cent annual exceedance probability (AEP) area
requires Restricted Discretionary activity consent.

•

(A26) Below ground parking or parking areas in the 1 per cent annual
exceedance probability (AEP) floodplain requires Restricted
Discretionary activity consent.

•

Rule (A33) Construction of other land drainage works, stormwater
management devices or flood mitigation works in the 1 per cent annual
exceedance probability (AEP) floodplain requires Restricted
Discretionary activity consent.

•

Rule (A37) all other new structures and buildings (and external
alterations to existing buildings) within the 1 per cent annual exceedance
probability (AEP) floodplain require Restricted Discretionary activity
consent.

•

Rule (A38) Use of new buildings to accommodate more vulnerable
activities, and changes of use to accommodate more vulnerable
activities within existing buildings located within the 1 per cent annual
exceedance probability (AEP) floodplain requires Restricted
Discretionary activity consent.

•

Rule (A56) All other infrastructure not otherwise provided for requires
Restricted Discretionary activity consent. It is necessary to relocate
and upgrade wastewater and stormwater infrastructure.

Note:
The Finished floor levels of habitable rooms are above the inundation level of
the coastal storm inundation 1 per cent annual exceedance probability (AEP)
plus 1 metre sea level rise area.
Table E40.4.1 Activity table Temporary Activities
Rule (A24) Specific temporary activities (including activities accessory to a
building or construction Project, such as scaffolding, fencing, offices or
storage sheds) that are not provided as a permitted activity in rules (A12) to
(A23) require Restricted Activity consent. Consent is required as some
construction activities may not strictly comply with the construction activity
noise rules.
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H11 Business – Local Centre Zone: Table H11.4.1 Activity table
•

Rule (A12) Cinemas require Discretionary activity consent.

•

Rule (A21) Retail greater than 450m² gross floor area per tenancy
requires Restricted Discretionary activity consent. The food and
beverage retail tenancy at podium level on the corner of Tamaki Drive
and Patteson Avenue will be approximately 462m2 (including
approximately 95m2 of toilets and kitchen) plus an additional 145 m² of
outdoor dining on the balcony. Any additional dining on the plaza
adjacent to this tenancy has not yet been determined.

•

Rule (A44) New buildings require Restricted Discretionary activity
consent.

H11.6. Standards
All permitted and restricted discretionary activities in Table H11.4.1 Activity
table must comply with the standards in H11.6. C1.9 (3) requires that an
activity that is classed as a permitted, controlled or restricted discretionary
activity but that does not comply with one or more of the standards applying
to that activity is a Restricted Discretionary activity.
•

Standard H11.6.0 (1) The following activities are restricted discretionary
activities where they are located within 30m of a residential zone and are
listed as a permitted activity in the activity table:
(a) bars and taverns;
(b) drive-through restaurants;
(c) outdoor eating areas accessory to restaurants;
(d) entertainment facilities;
(e) child care centres; and
(f) animal breeding and boarding.

The Project may include bars and taverns along Tamaki Drive within 30m of
residential zoned land and these will require consent as a Restricted
Discretionary activity.
•

Standard H11.6.1. Building height (1) Buildings must not exceed the
height in metres specified in Table H11.6.1.1, unless otherwise specified
in the Height Variation Control on the planning maps. Under Table
H11.6.1.1 the maximum occupiable building height is 16 metres with an
additional 2 metres in height provided for roof form. The overall
maximum building height permitted is 18 metres.
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Those parts of the building greater than the occupiable building height
include roof form, roof terraces, plant and other mechanical and
electrical equipment but also provide occupiable space for dwellings. As
indicated in the application plans the Project includes building
components that exceed the 16m high occupiable height and the 18m
maximum building height standards. The various heights of the buildings
are detailed on the Buchan plans (Appendix 5, Section 12 & 14). In
summary, the maximum building height non-compliances are as follows:
Building 1:
Building 2:
Building 3:

Building 4:

Building 5:
Building 6:
Building 7:

Occupiable Height –
18m Max Height –
Occupiable Height –
18m Max Height –
Occupiable Height –
18m Max Height –
complies)
Occupiable Height –
complies)
18m Max Height –
Occupiable Height –
18m Max Height –
Occupiable Height –
18m Max Height –
Occupiable Height –
18m Max Height –

maximum of 11.657m
maximum of 10.207m
maximum of 5.138m
maximum of 4.475m
maximum of 1030mm
maximum of 380mm

(part

maximum

(part

of

656mm

complies
complies
complies
between 150mm to 7.588m
maximum of 6.424m
maximum of 1.0m
complies

Under Chapter J1 Definitions of the AUP-OP the following building
projections are excluded from Height:
• lift wells;
• lift towers;
• elevator and stair bulkheads;
• roof water tanks;
• machinery rooms;
• plant, including cooling towers, air-conditioning units, including any
access walkways and any screening directly associated with the plant;
Provided that: a) in business zones, Terraced Housing and Apartment
Building zone and the special purpose zones:
i.

the projection does not exceed the greater of either 3m above
maximum permitted activity height for the site or an additional 20%
of the maximum permitted activity height for the site, up to a
maximum of 6m; and
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ii.

the cumulative area of the projections does not exceed an area
measured in a horizontal plane equal to 15% of the area of the roof
to the storey immediately below such structures.

The roof extent of the rooftop equipment on Building 4 and the cinema
building while meeting the maximum height for roof top structures under
i. above, occupy more than 15% of the area of the roof to the storey
immediately below these structures. The details of the rooftop structures
are detailed on the Buchan Plans (Appendix 5, P30). The cinema plant
room occupies approximately 37% of the roof of the cinema building and
the plant room on Building 4 occupies approximately 42% of the roof of
the upper floor.
The building height infringements described above require Restricted
Discretionary activity consent.
•

Standard H11.6.3. 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
public open spaces including streets. Three of the dwellings along
Marau Crescent are located on the ground floor of the building.

Plan Change 4
E27 Transport: E27.6 Standards - Table E27.6.1.1 New development
Thresholds (Plan Change 4 modification) Rule (T160) where Retail Activities
(non-drive through) exceed the threshold of 1667m2 GFA resource consent is
required for a restricted discretionary activity. The Project exceeds 1667m2 of
non-drive through retail activities and resource consent is required for a
Restricted Discretionary activity.

5.3

Overall Application Status
As a result of the inclusion of the cinema in the Project, the overall activity
status of this application under the AUP-OP will be a Discretionary activity.
NES for Assessing and Managing Contaminants in Soil to Protect Human
Health ("NES")

5.4

The proposed works will involve disturbing soil on a piece of land which has or
had activities included on the Ministry for the Environment (MfE) "Hazardous
Activities and Industries List" (HAIL list) operating on the Site. Resource
consent is required as a Controlled Activity for the soil disturbance under the
NES (Soil).
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Other Activities & Consents

5.5

5.6

Airspace Lease
As indicated on the Buchan plans (Appendix 5), the proposal involves the
construction and use of balconies at first floor level that extend out over the
pavement along both the Tamaki Drive and Patteson Avenue frontages of the
Site. It is proposed that these balconies will be used for outdoor dining and this
will be subject to the granting of an airspace lease from Auckland Transport.
The proposal will require the necessary building consent and engineering
works approvals for the proposed works from Council, Water Care and
Auckland Transport.
Signage

5.7

Signage, including centre signage will be progressed with the developed
design and will be subject to the approval of Auckland Transport/ Auckland
Council under the Auckland Transport/Auckland Council Signage Bylaw 2015.

6.0

ASSESSMENT OF
ENVIRONMENT

6.1

6.2

ACTUAL

OR

POTENTIAL

EFFECTS

ON

THE

Statutory Requirements
Section 88(2) of the Resource Management Act 1991 (the ‘Act’) stipulates that
an application shall include an assessment of environmental effects prepared
in accordance with the Fourth Schedule and be in such detail as corresponds
with the scale and significance of the effects that the activity may have on the
environment.
The proposal must be considered under Section 104 of the RMA. Section 104
sets out the matters to be considered when assessing resource consents. It
requires that subject to Part 2 (Purpose and Principles) regard must be had to
the following specified matters:
(a)

any actual and potential effects on the environment of allowing the
activity; and
(ab) any measure proposed or agreed to by the applicant for the purpose of
ensuring positive effects on the environment to offset or compensate for
any adverse effects on the environment that will or may result from
allowing the activity; and
(b) any relevant provisions of
(i) a national environmental standard:
(ii) other regulations:
(iii) a national policy statement:
(iv) a New Zealand coastal policy statement:
(v) a regional policy statement or proposed regional policy statement:
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(c)

(vi) a plan or proposed plan; and
any other matter the consent authority considers relevant and
reasonably necessary to determine the application.

6.3

When considering an application for resource consent, the consent authority
must not have regard to trade competition or the effects of trade competition
[s104(3)(a)(i)] or any effect on a person who has given their written approval to
the application [s104(3)(a)(ii)].

6.4

Overall, the proposed activity is a Discretionary Activity. Under Section 104B,
when considering an application for resource consent for a Discretionary
Activity, the Consent Authority may grant or refuse the application. If it grants
the application, the Consent Authority may impose conditions under s108 of
the RMA.
Section 104(1)(a) Actual and Potential Effects on the Environment

6.5

Section 2 of the RMA defines environment as:
“Environment” includes—
(a) ecosystems and their constituent parts, including people and
communities; and
(b) all natural and physical resources; and
(c) amenity values; and
(d) the social, economic, aesthetic, and cultural conditions which affect
the matters stated in paragraphs (a) to (c) of this definition or which
are affected by those matters.
Effects that must be Disregarded
•

6.6

No persons have given their written approval to the application.
•

6.7

Any effect on a person who has given written approval to the application

Trade Competition

There are no relevant trade competition considerations.
Effects That May Be Disregarded - Permitted Baseline Assessment

6.8

The statutory permitted baseline (S104(2)) involves a comparison of the
effects of a proposed activity which requires resource consent, with the
adverse effects arising from activities permitted by a district plan, regional plan
or national environmental standard.
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6.9

Activities not permitted by the District Plan, activities operating under existing
use rights and activities authorised by resource consents are not within the
statutory permitted baseline.

6.10 The following details those elements which are critical to establishing the
permitted baseline when determining the extent of adverse effects associated
with this proposal.
Permitted Activities
6.11 In summary, the key permitted activities under the AUP-OiP include:
•
•
•
•
•
•
•
•

•
•
•
•

•

•

•

Dwellings - H11.4.1 (A2)
Retail up to 450m2 gross floor area per tenancy - H11.4.1(A20)
Supermarkets up to 2000m² gross floor area per tenancy - H11.4.1 (A23)
Community facilities - H11.4.1 (A28)
Offices up to 500m2 gross floor area per site H11.4.1 (A18)
Demolition of buildings - H11.4.1 (A45)
Noise & Vibration activities that comply with all the relevant permitted
activity standards - E25.4.1(A1)
Earthworks up to 2,500m2 - E12.4.1 (A5) & up to 2500m3 (A9) up to
10,000m2 where land has a slope less than 10 degrees outside the
Sediment Control Protection Area1 - E11.4.1(A3) and up to 2,500m2
within the Sediment Control Protection Area E11.4.1 (A7)
Street tree removal less than 4m in height and 400mm in girth within road
reserve - E17.4.1 (A9)
Lighting Activities that comply with all the relevant permitted activity
standards - E24.4.1 (A1)
Diversion of groundwater caused by any excavation (including trench) or
tunnel - E7.4.1 A (A27)
Discharges of contaminants into air, or into water, or onto or into land from
disturbing soil on land containing elevated levels of contaminants E30.4.1(A2)
Habitable rooms in new buildings and additions of habitable rooms
(greater than 25m2) to existing buildings in the coastal storm inundation 1
per cent annual exceedance probability (AEP) plus 1m sea level rise area
that comply with standard E36.6.1.1 - E36.4.1(A12)
Operation, maintenance, renewal, repair and minor infrastructure
upgrading of land drainage works, stormwater management devices and
flood mitigation works in the 1 per cent annual exceedance probability
(AEP) floodplain - E36.4.1 (A31)
Operation, maintenance, renewal, repair and minor infrastructure
upgrading, of infrastructure in areas listed in the heading above that
complies with Standard E36.6.1.13 - E36.4.1(A52)
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6.12 The permitted baseline may be taken into account and the Council has the
discretion to disregard those effects. In this regard, under the Business – Local
Centre zoning new buildings require restricted discretionary resource consent.
6.13 However, in terms of the Business – Local Centre Zone and how this particular
Project relates to amenity and character, there is a “permitted” building
envelope with standards for height in relation to boundary, height and yard
standards provided for new development.
6.14 There are also a number of permitted activities listed above that are relevant
to the Project that together with the zone standards provide a useful
comparison to any adverse amenity effects such as bulk, dominance, privacy,
loss of sunlight, noise and vibration and lighting associated with the Project .
Unimplemented Resource Consents
6.15 The following unimplemented consents that are considered relevant in the
consideration of the Project are as follows:
6.16 Resource consent LUC No. R/LUC/2009/4930 to enable earthworks and the
construction of a retaining wall at 89-97 Tamaki Drive, 14 Patteson Avenue
and 26, 28 and 30 Marua Crescent, Mission Bay to an approximate depth of
6.5 metres for a two level basement was granted on 19 April 2010.
6.17 Consent to change a condition of R/LUC/2009/4930 (R/VCC/2009/4930/1) to
vary the conditions of the original consent by amending the plans to the
excavation of a one-level basement of 3.3 metres rather than a two-level
basement of 6.5 metres was granted on 5 October 2012. The same
construction and excavation methodologies were to be employed for either
alternative. The amended condition was sought as an alternative to the twolevel basement methodology.
6.18 Resource consent LUC No. R/LUC/2012/4565 to enable earthworks and the
construction of a retaining wall at 8-10 and 12 Patteson Avenue, Mission Bay
to an approximate depth of 3.3 metres for a single level basement was granted
on 27 March 2013.
6.19 On the 9 April 2015 an application (R/EXT/2009/4930/1) under section
125(1A)(b) was approved to extend the lapse dates of:
i. A land use consent for earthworks (R/LUC/2009/4930) dated 19 April
2010 (the First Consent);
ii. A consent to change a condition of the First Consent
(R/VCC/2009/4930/1) dated 5 October 2012 (the Variation consent);
iii. A land use consent for earthworks (R/LUC/2012/4565).
6.20

The lapse date for the above consents is now 19 April 2020.
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6.21

Contemporaneously
with
processing
of
earthworks
application
(R/LUC/2009/4930) Certificates of Compliance (CoCs) (R/CER/2008/7134
and 7132) were also granted for the demolition of existing buildings on the
properties at 75-79 Tamaki Drive and 81-87 Tamaki Drive, Mission Bay
(including 8-10 and 12A Patteson Avenue). The decision granting the CoCs
was made on 6 April 2009 and the CoCs are deemed resource consents.

6.22

Under section 125 of the RMA an application to extend the lapse date of the
Certificate of Compliance (R/CER/2008/7134 and 7132) was granted on 6
April 2009 until 6 April 2019.

6.23

Subsequently, on the 17 April 2015 resource consent (R/LUC/2015/624) was
granted for the Demolition of three attached units located at 14 Patteson
Avenue, Mission Bay.

6.24

Copies of all these consents are annexed in Appendix 16.

6.25

Discussion
The above mentioned consents and any adverse effects associated with the
consented works are relevant to the application given that it is proposed to
demolish the existing buildings on the properties at 75-79 Tamaki Drive and
81-87 Tamaki Drive, Mission Bay, 8-10 and 12A and 14 Patteson Avenue
and 26, 28 & 30 Marau Crescent.

6.26

Further, the scale and nature of the proposed earthworks is similar to the
consented earthworks under resource consent LUC No. R/LUC/2009/4930
that enables earthworks to an approximate depth of 6.5 metres to provide for
the construction of a two level basement at 89-97 Tamaki Drive, 14 Patteson
Avenue and 26, 28 and 30 Marau Crescent, Mission Bay; and resource
consent for earthworks and construction of a retaining wall on 8-10 and 12
Patteson Avenue, Mission Bay to an approximate depth of 3.3 metres to
provide for the construction of a single level basement was obtained on 27
March 2013 under R/LUC/2012/4565.

6.27

A groundwater take and divert consent was also granted for the earthworks
and construction of the basement retaining walls approved under resource
consent R/LUC/2009/4930. This groundwater take and divert consent has
now expired. However, it is of interest in that it provides for the diversion of
groundwater that will occur with the construction of the basement and the
groundwater take associated with the completed basement.

6.28

The actual and potential adverse effects in respect to this application have
been identified as being:
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Land & Soil Resources

6.29

Earthworks: General
The Bulk Earthworks Report prepared by Dodds (Appendix 11) confirms that
earthworks with a volume of approximately 35,000m³ over an area of
approximately 6500m² are proposed on the Site with excavation required to
construct the basement, building floor slabs, access, manoeuvring and
parking areas. The earthworks involve the excavation of almost the entire
Site to a depth of approximately 6.5 metres. While it is anticipated that the
bulk earthworks will be completed in approximately 12 weeks, overall the
earthworks (including piling and propping works) may take 5-6 months to
complete.

6.30

The Site has been modified over time with the construction of buildings and
associated parking areas and the Site is low lying and level. There are no
landform features or areas or vegetation that has any significant ecological
values on the Site.

6.31

While the Site is generally flat it slopes down from RL 3.6 m in the south
western corner to RL 2.6 m at the northern Site boundary at Tamaki Drive.

6.32

The Site is within a floodplain but there are no overland flow paths on the
Site that will be affected by the proposal. Given the extensive excavation
required, floodwater entering the Site during construction will be contained
and it can be satisfactorily treated to remove sediment and discharged into
the stormwater system as part of the earthworks dewatering process.

6.33

The proposed earthworks will remain clear of the existing utility services
located in the surrounding road. However, there is a public waste water line
that crosses the Site towards the southern boundary. It is necessary to
realign this public line to enable the construction of the basement. An
alternative alignment has been designed by the Applicant's engineers and
the new alignment has been approved in principle by Watercare as
confirmed in the Dodds Civil report (Appendix 8).

6.34

Appropriate sediment control measures will be installed to control any silt
contained in storm water run-off from the Site. A sediment control plan has
been prepared by Dodds Civil Engineers that details the sediment controls
that are to be installed on the Site (Appendix 11).

6.35

The sediment control measures will be installed at the commencement of the
proposed works and will remain in place until construction is complete. The
implementation of erosion and sediment control measures will avoid the
discharge of sediment into the coastal environment.
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6.36

As confirmed in the T&T Ground Contamination Assessment report
(Appendix 12), given that concentrations of contaminants are indicated to be
below ANZECC 80% and AUP discharge criteria, this discharge is likely to
be suitable for disposal to stormwater, subject to Auckland Council approval.

6.37

A Site Management Plan has also been prepared by T&T (Appendix 9) that
provides suitable methodologies for the proposed works that will ensure
satisfactory practises are adopted and implemented to protect the health of
workers on the Site and persons within the neighbouring area.

6.38

The protocol for the accidental discovery of kōiwi, archaeology and artefacts
of Māori origin will be implemented in accordance with the AUP
requirements.

6.39

Excavated soil and sandstone material will be removed from the Site as it is
excavated and any stockpiling of excavated material will be temporary.
Progressive stabilisation will also be undertaken as the earthworks proceed.

6.40

The Dodds Bulk Earthwork report (Appendix 11) concludes as follows:
The construction practices and methodologies described in this report
demonstrate that:
-

-

-

The proposed earthworks can and will be undertaken in a manner that
will not unduly affect the surrounding environment.
Mitigating measures can and will be implemented to minimise the
potential effects of sediment discharges, dust and mud during
construction.
Mitigating measures can and will be implemented to minimise the
potential effects of noise and vibration during construction.
Temporary traffic and pedestrian management measures can and will be
implemented to minimise the potential effects on the surrounding road
network.
Apart from the redirection of the existing public wastewater line the
proposed earthworks will not unduly affect the surrounding utility
infrastructure.

The conclusion is therefore that the earthworks can be undertaken in a
manner that will isolate, mitigate or minimise potential environmental effects,
using TP90/GD05 guidelines and industry best practise, to levels below
those anticipated by the AUP.
6.41

Overall, I consider that the proposed earthworks can be managed to ensure
that adverse effects on the environment are avoided, remedied or mitigated.
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Geotechnical & Groundwater
6.42 As discussed above, the Applicant has engaged T&T to carry out
geotechnical and groundwater investigations (Appendix 12).
6.43 The Site did hold groundwater take and diversion consent for a two level
tanked basement extending partially across the Site. The consent has now
expired. However, under the Project the basement floor area occupies the
entire area of the Site with the exception of a 3m wide landscaped area along
the eastern Site boundary. The approximate area of the basement footprint is
6000 m2.
6.44 The proposed basement retention comprises a secant pile wall to support the
surrounding ground and limit groundwater seepage into the excavation, with a
permanently drained basement floor slab. The retention system is discussed
in further detail in Section 6.3 of the T&T report and the proposed basement
retaining wall layout is shown on Sheet 15 in Appendix A of the T&T report
(Appendix 12).
6.45 The retaining wall is set back 3m from the eastern Site boundary with the
adjoining the residential zoned land. The permanent basement retained
heights around the Site perimeter vary with site topography, and range
between approximately 6 and 7 m (upslope along the eastern and southern
boundaries).
6.46 Boreholes have been drilled across the Site to determine the underlying
geology and the recent geotechnical investigation data suggests that the Site
is underlain by:
•
•
•
•

Fill (basecourse) or Fill (cohesive); overlying
Beach Deposits; overlying
Weathered ECBF; overlying
ECBF rock.

6.47

In situ ground water testing and monitoring has been undertaken by T&T and
this indicates that groundwater within the Beach deposits / Fill ranges
between depths of about 1.26m bgl and 1.55m bgl (i.e. RL 2.24m and
1.95m). The groundwater within the ECBF rock was found to range between
0.76m bgl and 1.66m bgl.

6.48

The secant pile wall comprises 600 mm diameter concrete bored piles,
spaced at 400 to 500 mm centre to centre, with reinforcing installed in every
second pile (“hard” pile). To avoid excessive wall deflection (i.e.
approximately 100 mm), during the construction stage the wall will need to
be temporarily either anchored or propped to limit wall deflections and
subsequent settlement.
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6.49

Once the secant pile wall has been permanently propped from the proposed
building slabs, the basement wall will become a fully propped wall and the
temporary anchors or props will be removed.

6.50

The T&T report provides design parameters for both temporary props and
anchors with the construction methodology confirmed at detailed design. I
note that the option of temporary props is favoured.

6.51

A construction sequence for the retaining walls and basement for the Project
is included in the T&T report to ensure that the stability of the Site and
surrounding land and buildings is maintained.

6.52

The combined settlement effects resulting from the decrease of the
groundwater pressure and the retaining wall deflection have been estimated
by T&T and an analysis has been undertaken. This analysis demonstrates
that any settlement resulting from the basement construction will not cause
adverse deformation effects to the adjacent land and neighbouring buildings.

6.53

T&T confirm that the combined retaining wall deflection and groundwater
drawdown settlement should have negligible effects on the adjacent
buildings and underground services. The calculated wall deflections are
presented in Table 6.6 and range between 10 and 20 mm at the top of the
wall. The estimated mechanical ground settlements caused by the wall
deflection ranges from 5 to 15 mm near the edge of the excavation, and less
than 10 mm at 3m distance. This reduces quickly to negligible at a distance
of approximately 10 to 15 m away from the excavation.

6.54

T&T seepage modelling indicates that the basement dewatering system
should be designed to allow for at least 10 to 20 m3/day of groundwater
inflow over the life of the structure. The settlement induced by groundwater
drawdown is estimated to be less than 10 mm.

6.55

Contingency measures are recommended by T&T to protect the basement
structure against excessive water pressure in the case of a pump or drainage
failure. These include redundancy in the drainage system, allowance for a
higher pumping rate, backup pumps and/or power supply, and pressure relief
valve(s).

6.56

T&T consider that settlement monitoring should be undertaken around the
perimeter of the Site during excavation and construction to check the
settlement effects. Similarly, survey marks should be installed to allow
monitoring of the ground surface and nearby buildings to confirm that
movements are within the predicated ranges. These measures are included
in the Draft Monitoring and Contingency Plan prepared by T&T (attached in
Appendix J of the T&T report).
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6.57

The Applicant agrees to implement and adhere to the recommendations of
the T&T report and further geotechnical input will be obtained at the building
consent stage.

6.58

I note that the Site is remote from any rivers or springs and that the proposed
diversion and de-watering volumes are low and will not affect the base flow
of any rivers and springs.

6.59

Further, there are no wetlands or lakes nearby or any sites of significance to
Mana Whenua that may be affected by the proposed groundwater diversion
or de-watering and the quality of the water discharged from the Site will not
have any effect on coastal waters. I am not aware of any existing lawful
groundwater takes and diversions in the general vicinity of the Site that may
be affected by the proposal.

6.60

Overall, providing the recommendations from the Geotechnical and Ground
Water Assessment are adhered to it is considered that the environmental
effects due to the proposed excavation and construction of the basement
sub-structure are anticipated to be less than minor on issues associated with
the taking and diverting of groundwater. The stability and safety of
surrounding land, buildings and structures can also be maintained and will be
less than 10mm at 3 metres distance and will be negligible at a distance of
10-15m away from the excavation.

6.61

Contaminated Land
In 2007 T&T completed an investigation of ground contamination conditions
at the Site. A review of the Site history identified several activities that had
been, or were being, undertaken at the Site that had the potential to result in
ground contamination. The activities included: a vehicle service centre; an
“oil storage tank”; an electrical transformer; a laboratory and/or chemist
shop; and the placement of fill to form the car park.

6.62

The 2007 report has been updated by T&T to address the effects of the
Project (Appendix 9). The Project has been assessed against the relevant
regulations and there is no evidence to suggest contamination that would
prevent the Project proceeding. However, the presence of low levels of
contamination will require controlled activity consent under the NES Soil
regulations. The low levels of contaminants will not require any AUP-OP
contamination consents.

6.63

The T&T report concludes that the potential for human health risk during and
following the proposed redevelopment work is considered to be negligible
and standard earthworks controls would be adequate to mitigate potential
contamination effects and conditions are suggested in this regard.
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6.64

It is also noted that there is the potential for excavated materials requiring
off-site disposal to have an environmental effect. However, while a small
amount of excavated material may not be suitable for disposal as cleanfill it
will be suitable for disposal to a managed fill site in the region. These
requirements can be addressed by the suggested conditions of consent in
the T&T report.

6.65

Overall it is considered that potential adverse effects from ground
contamination on the Site can be managed through the implementation of
the suitable works procedures and precautions as recommended by T&T.

6.66

Summary
Based on the above, it is considered that the adverse effects on the
environment in terms of land and soil resources can be avoided or
satisfactorily mitigated.
Character & Amenity
Local Centre

6.67

The Site is zoned Business – Local Centre under the AUP-OP. The zone is
described in the AUP-OP as primarily providing for the local convenience
needs of surrounding residential areas, including local retail, commercial
services, offices, food and beverage, and appropriately scaled supermarkets.
Large-scale commercial activity requires assessment to ensure that a mix of
activities within the local centre is enabled. The expansion of local centres
will be appropriate if it provides greater social and economic well-being
benefits for the community. Provisions typically enable buildings up to four
storeys high, enabling residential use at upper floors. New development
within the zone requires assessment so that it is designed to a high standard
which enhances the quality of the centre's streets and public open spaces.

6.68

With regard to Local Centre Character, I note that in the Urban Design
Assessment report (Appendix 6, paragraph 6.11), Mr Munroe comments as
follows:
6.11

Overall, my analysis is that the project will positively contribute to the
AUP: OP’s planned future form, and will create a sense of place,
because:
(a) The AUP: OP directs consideration of the planned future form of
the centre, not its historic or existing form or associated character
and amenity values. I understand that for Mission Bay, this
change will be significant and quite dramatically transformative,
and it has formed the context of my analysis of the project in this
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respect. Specifically, and with reference to the AUP: OP zone
analysis provided previously, my understanding is that the
planned future built form for Mission Bay is:
(i)

(ii)

(iii)

(iv)

(v)

97m length of Local centre zone east of Patteson Avenue,
with rules promoting continuous building frontages between
sites, with building height of 16-18m.
83m length of Local centre zone west of Patteson Avenue,
with rules promoting continuous building frontages between
sites, with building height of 16-18m.
170m of Mixed Use zone west of the (western) Local
Centre zone, with rules promoting continuous building
frontages between sites, with building height of 16-18m.
In terms of the above, I note that in terms of policy
H13.3(14). Mission Bay has not been subject to a reduced
building height limit (Planning map overlay control)
reflecting local or underlying amenity value or other
sensitivities. For example, Mairangi Bay on the North Shore
has had both the Local Centre and Mixed Use zone height
limits reduced to 11-13m instead of the ‘normal’ 16-18m
that applies in Mission Bay.
In total, the AUP: OP planned future form for Mission Bay is
a very long and intense (crudely 350m long x 18m / 5storeys tall), north-facing urban wall facing the beach and
defining the southern side of Tamaki Drive. Breaks and
gaps are unlikely to be provided other than for road and
access openings and to delineate roof forms given the land
and amenity value of north-facing floorspace at this
premium address, and that there are no side yard or height
to boundary setbacks in the Mixed Use zone. I would
however expect a wide variety of building shapes and
appearances to eventuate as adjoining developers sought
to differentiate each-others’ products. I therefore consider
the Buchan indications of future mass (sheets 90 - 105) are
very relevant to assessing the project albeit the uniform
grey shapes would in reality take the form of a variety of
different-looking buildings sitting side-by-side.

(vi) In the Local Centre zone provisions, the zone description
states: “provisions typically enable buildings up to four
storeys high” (H11.1). “Four storeys” is not echoed in any of
the zone provisions and it is understood that the zone
description is closer in status to an explanatory or advice
note than a matter with statutory weighting. 4-storeys in a
16m occupiable height limit would amount to 4 x 4m stud
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height storeys. I am unaware of any new mixed-use
buildings in suburban Auckland being built with 4m stud
heights on each storey and as such I am not able to explain
the basis for the statement in the zone purpose. In any
event, the word “typically” in relation to building height
within the zone is not expressed as an absolute “must not
exceed” or even the milder “generally should not exceed”.
As such I have not been able to agree that compliance with
the height limit or a number of storeys is of itself tied to the
zone’s planning outcomes. As I understand it, where the
zone describes its planning outcomes, it is referring to the
Plan as a whole, including policies, assessment matters
and the resource consent framework seeking development
quality, well-defined public space edges, safe and
comfortable streets, and the accommodation of substantial
growth - not just the “permitted activity standards”, which
would have been stated in the objective if that was the
intention. Because of this, I have interpreted that the zone
standards are used as consent triggers for specific
consideration of merit, not as fixed spatial design ‘boxes’
that must be designed within.
(b)

The project will deliver a classical spatial focal point where the
tallest building and greatest development density will literally be
in the heart of the centre, reinforcing the existing commercial
core of the centre and extending it vertically rather than
horizontally outwards along the centre’s back streets. I prefer
this approach in the interests of retaining the most compactpossible area of commercial ‘heart’ in the centre rather than
spreading commercial activity, associated nuisance, and visitor
disruption more broadly into local streets.

(b) The proposed height will help to retain the visual and activity
‘core’ of Mission Bay at the Tamaki Drive and Patteson Avenue
intersection, where access for the community to the beach and
reserve is greatest, rather than (in time) more generally along the
350m length of Local Centre and Mixed Use zone along Tamaki
Drive opposite the beach. In this respect, the height proposed has
benefits in overcoming what may become a 4-to-5 storey tall,
350m-long urban wall with no discernible heart or ‘focal point’
(achieving a real-world focal point in each Local Centre zone is
itself a key planning outcome in the AUP: OP to differentiate them
from Mixed Use and the Terraced Housing and Apartment
Building zones that typically exist around them). In my view, the
intersection of Tamaki Drive and Patteson
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Avenue is the historical and obvious future focal point of the
centre and this is where the greatest building height, density of
activity and vibrancy of commercial and entertainment activity
should cluster.
(d)

The project, at 3-to-8 storeys in height, will remain in the lowrise to medium-rise range of buildings, and this is pivotal in my
opinion to successfully implementing the AUP: OP zone
outcomes for the Local centre zone. High-rise buildings (greater
than 10-12 storeys) would be extremely difficult to reconcile with
a “local” type of commercial centre and would be a more
obvious fit in a Town Centre or Metropolitan Centre.

(e)

The design response includes a number of different shaped and
individually discernible building forms within the development,
rather than a more singular or massive literal perimeter block on
the Site. Although this approach has sacrificed a lot of potential
horizontal floor area, the result is in my view a high quality and
spatially generous porosity between buildings and through the
Site, and which will give it a sense of high quality refinement
and a smaller overall scale expressed as a precinct of related
buildings rather than one or two very large buildings (refer
Buchan sheets 7 and 147 – 154).

(f)

Tests undertaken by Buchan modelling the AUP: OP permitted
activity standards for the Site identified that up to 35,120m2
GFA could be realistically accommodated within the bulk and
location envelope for the Site (subject to the underlying
restricted discretionary consent requirement for new buildings,
see Buchan sheets 31, 32 and 34).The project is for 35,095m2
GFA despite seeking to considerably infringe the building height
control in places. I consider that this is indicative of an “oversand-unders” approach that, overall, does not seek a materially
different or greater GFA for the Site (intensity of activity) than
the AUP: OP has enabled for it (see Buchan sheets 20 – 30, 33
and 34). This is in my view indicative that the overall scale of
the project is in keeping with the overall scale of outcomes
planned for the Site.

(g)

The project is very public-space focused, promoting visual
interest and architectural variety, a convincing incorporation of
architectural depth (use of projections, recesses and voids),
articulation, obvious public and pedestrian entrances, and a
sculptural approach to buildings including variations and curves
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in building forms and windows. These, indicated on the Buchan
renders (sheets 49 – 59) are not indicative of ‘cheap’
developments or those looking to ‘maximise’ the AUP: OP
enablements.
(h)

The combination of scale, architectural quality and urban design
benefits (street-based activation and visual quality of buildings),
will in my opinion create a high-quality sense of place that will
set a desirable baseline for other developments in the
remainder of Mission Bay’s Local Centre and Mixed Use zones
to aspire to. I consider that the project will create a unique
aesthetic in Auckland’s centres that will in time come to be
known as a distinctively Mission Bay or Eastern Bays style.
(i)

(j)

In light of the scale of built form enabled by the AUP: OP
for the locality, the proposed height, in particular at the
Tamaki Drive and Patteson Avenue corner, will not be out
of place or adversely dominant. I consider that the Buchan
photo simulations (see sheets 63 - 78) depict what will be a
compatible fit in this urban beach environment.
I consider that ‘tuning down’ Marau Crescent to be a
residential street free of commercial activity is a very
successful design project, and will help to reinforce not only
the Local Centre zone and the Mixed Housing Urban zone
but Tamaki Drive and Patteson Avenue as the community’s
social and economic focal point. I consider therefore that
the project exhibits complementary land use and building
height strategies. Buchan sheets 51 and 52 (Marau
Crescent) compared to sheets 49 and 54 (Tamaki Drive)
highlight the different responses proposed, notable
because the same development controls apply to each
frontage without recognition of their very different contexts.

6.69

I agree with Mr Munroe, and offer the following additional comments.

6.70

The scale and nature of the residential and commercial activities will
support public transport and other community infrastructure.

6.71

The mix and range of retail, food and beverage and the inclusion of the
cinema complex creates a sense of place and opportunities for social
interaction enhancing the centre's vitality and vibrancy.

6.72

Commercial buildings at the ground floor along Tamaki Drive and Patteson
Avenue are adaptable to a range of uses to allow activities to change over
time.
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6.73

While dwellings are not encouraged at ground floor in centre zones, in this
instance I consider it appropriate that ground floor residential buildings are
established along part of Marau Crescent given the residential nature and
character of the street. I do not consider that this will impact on the purpose
and overall character of the Local Centre.

6.74

Overall, I consider that potential adverse effects of the Project on the Local
Centre character of Mission Bay are appropriately addressed. The Project
has been designed in response to its specific role and function, with a built
form, scale and design quality that reinforces the Centre as a focal point for
the local community and that also responds to the special characteristics of
Mission Bay and its use by the wider community.

6.75

Public Open Space
The Site is situated directly adjacent to the public open space (Selwyn
Reserve, Mission Bay).

6.76

Selwyn Reserve and Mission Bay beach together are one of Auckland city’s
most popular waterfront locations with visitors to Auckland and residents
alike. Selwyn Reserve comprises both natural and historic heritage values
with a significant number of mature trees growing within the reserve and the
historic Melanesian Mission buildings and Trevor Moss Davis memorial
fountain located within the reserve. During the summer months the reserve
and the beach are used to host a number of events and are used for a
variety of outdoor informal recreation activities and community uses.

6.77

Presently, there is a balcony at first floor level on the corner of Patteson
Avenue and Tamaki Drive that is used for dining purposes and there are a
number of cafes and restaurants along the Tamaki Drive frontage that
provide outdoor dining along the pavement outside these premises. In fact, a
recent footpath upgrade involving the widening of the pavement in front of
the Site, extending around the eastern side of the Tamaki Drive and
Patteson Avenue intersection provides additional areas for outdoor dining
and a clear space for pedestrians to easily move along the street.

6.78

The Project also provides for balconies along the northern side of the podium
level that wraps around the intersection of Patteson Avenue and Tamaki
Drive and that returns along these road frontages and the continuation of
outdoor dining is also proposed along the Tamaki Drive pavement.
Therefore, the proposal will continue to provide for an active and vibrant
edge to the Site adjacent to the Reserve that complements the use of the
reserve for informal recreation.
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6.79

In addition, residential apartments are proposed along the Tamaki Drive
frontage of the Site above the commercial activities on the ground floor and
podium level that have open balconies and that overlook the reserve and
beach that will assist with the passive surveillance and safety of persons
using the reserve.

6.80

Landscaping is proposed along the Tamaki Drive frontage with native tree
and plant species such as large grade Chatham Island nikau palms that will
complement the natural values of the Reserve opposite and assist in
providing a high standard of streetscape amenity in keeping with the
adjacent Reserve environment.

6.81

As discussed by Mr Pryor in the LAVE report (Appendix 2), views of the
Project will be gained from the beachfront and Selwyn Reserve but they will
be seen beneath or over the canopies of the trees within the reserve, viewed
as an integral component of the Mission Bay commercial and mixed-use
area. I concur with Mr Pryor that the visual effects of the Project from Selwyn
Domain and the beachfront will be low to moderate and entirely in keeping
with the prevailing and future planned urban settlement pattern.

6.82

Selwyn Reserve is to the north of the Site and the Project will not have any
shadowing effects on the reserve.

6.83

A Wind Assessment report (Appendix 17) has been prepared by WPS Opus
Consultants ("WPS"). The WPS report concludes that overall the
development includes a range of design features which act together to
reduce the adverse wind conditions which could be expected to occur due to
a large new development on a waterfront site. Therefore, I consider that the
Project will not have any adverse wind effects on Selwyn Reserve.

6.84

The use of low reflectivity glass is proposed for the Project and given the
depth of recesses and window overhangs and the nature of the exterior
cladding materials proposed there should not be any effects associated with
glare from the buildings affecting persons in the reserve or any other public
open space.

6.85

Overall, I consider that the Project will not adversely affect the existing visual
amenity and landscape integrity of the adjacent public open space, it will
assist in enhancing the passive surveillance of the public open space and
the design of the project satisfactorily address's adverse shadowing, wind
and glare effects on public open space zoned land.
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Residential
Dominance, Outlook, Shadowing and Privacy
6.86

As discussed above residential zoned and developed land is present to the
east and south of the Site. The residential properties in the vicinity of the Site
immediately to the east extending to the intersection of Marau Crescent and
Tamaki Drive have a Residential - Single House zone with the historic
heritage Garden Court Flats located at 105 Tamaki Drive.

6.87

In response to the proximity of the residential neighbourhood to the east and
south of the Site the southern and eastern most buildings in the Project have
been designed to provide for a compatible interface with the neighbouring
residential zoned land and minimise potential privacy and loss of daylight
effects.

6.88

A residential interface is proposed along the eastern boundary providing for
consistency in terms of use and occupation, noise and building design. A
predominance of residential activity is also proposed along the Marau
Crescent frontage of the Project.

6.89

The southern façade of the western building (Building 6) on the corner of
Patteson Avenue and Marau Crescent is 5 levels in height with ground floor
retail and residential units on levels 1-4. The southern façade of the building
is staggered and well-modulated and articulated, with living areas and
balconies facing west and retail activities only proposed on the ground floor
on the corner of Patteson Avenue and Marau Crescent.

6.90

Moving east along Marau Crescent, the southern building (Building 5)
fronting onto Marau Crescent is a 3 level terrace housing style residential
apartment building along the street frontage with a fourth level set back from
the street frontage. These apartments are accessed directly from Marau
Crescent and the building has a strong residential design and appearance.

6.91

Similarly, the southern façade of the eastern building (Building 4) is also only
3 levels in height with 2 levels of residential units above the service rooms
and vehicle access on the ground floor.

6.92

The southern and eastern buildings have been designed with a distinct
residential character and scale along their southern facades that integrates
with and reinforces the residential character of the street.
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6.93

The buildings comply with the AUP-OP height in relation to boundary
standards that apply along the eastern boundary and the adjacent residential
zone boundary on the southern side of Marau Crescent. This will ensure that
satisfactory access to daylight on the residential properties on the southern
side of Marau Crescent will be maintained and that any overshadowing will
be in accordance with that anticipated under the AUP-OP. In fact, given the
low height of the buildings along Marau Crescent with the higher components
set back from the street any shadowing effects will be less than might
otherwise result from higher buildings enabled along the Marau Crescent
frontage.

6.94

The eastern wall of the ground floor of the Project where it is adjacent to the
residential zoned land to the east will be screened and softened by the
landscaping proposed along the eastern Site boundary that will include
climbing plants that will grow up the face of the eastern wall. It is intended
that the landscape strip is planted in grass and ground cover plants and
fencing is only proposed at the front boundary. This will provide for a
satisfactory standard of integration with the adjacent residential zoned land
and will appear as an extension of the grounds of the adjoining residential
property. However, should the adjacent landowners wish the landscape strip
to be fenced off the Applicant is willing to do so.

6.95

Compliance with the 2.5m and 45 degree Residential – Single House zone
height in relation to boundary (HiRB) standard along the eastern Site
boundary along with the presence of the 3m landscaped yard ensures that
the residential apartments are set well back from the eastern boundary, with
the front façade of the apartments on the podium level being between
approximately 7m-15m from the eastern residential zone boundary.

6.96

A roof top structure is to be located on Building 4. However, this is a long
narrow structure that runs at 90 degrees to Marau Crescent minimising its
visual impact from the south and it complies with the HiRB standard. I also
note that the eastern façade of the structure is set back from the eastern
boundary by approximately 18 metres at this level.

6.97

Building 4 complies with the 18m maximum building height (although the
16m occupiable height is exceeded slightly) and the roof top structures also
comply with the maximum height for such structures. I consider that the
building relates well to the adjacent 4 storey apartment building at 32 Marau
Crescent, providing for a gradation of height towards the lower buildings to
the east of 32 Marau Crescent.
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6.98

Further, compliance of Building 4 with the HiRB standards for the Residential
– Single House zone and general compliance with the maximum building
height standard will mitigate adverse shadowing effects and maintain
satisfactory access to daylight on neighbouring residential zoned land.

6.99

I also note that 5 of the 7 apartments on levels 1 and 2 that are opposite the
residential zoned land are orientated at 45 degrees to the eastern Site
boundary to take advantage of the outlook to the northeast. These
apartments also have wing walls that extend out beyond the south wall of the
front façade of these units that assist in minimising effects of overlooking and
providing additional privacy for residents.

6.100 The significant horizontal setback of the eastern building and the orientation
of the residential units to the northeast will also assist to ensure that the
building provides for a satisfactory level of privacy and outlook for the
residents of the eastern building and minimise the effects of daylight, outlook
and privacy on neighbouring residential properties.
6.101 The design and stepped nature of the eastern façade of the building along
with the articulation and the inclusion of generous terraces off the eastern
side of many of the apartments also assists to break up the mass of the
building.
6.102 The Project has been designed specifically with lower buildings in the south
towards Marau Crescent with the height of the buildings increasing
progressively as they move away from the residential zoned land. The tallest
building is located on the corner of Patteson Avenue and Tamaki Drive, over
80 metres from the residential zone boundary along the southern side of
Marau Crescent. Therefore, the taller building elements are generally well
removed from neighbouring residential properties and these buildings will not
overshadow or appear overly dominant.
Visual Effects
6.103 As discussed above, the most sensitive interface is with the Mixed Housing
Urban zoned land to the south. The Mixed Housing Urban zoned land
between Marau Crescent and Ronaki Road forms an escarpment and many
of the properties to the south and southeast of the Site currently enjoy views
to the north looking towards the coastal waters and Rangitoto Island. The
buildings on the Site and on the other properties to the north of Marau
Crescent form part of the viewing environment.
6.104 The visual effects of the Project on the surrounding environment, including
on the residential neighbourhood to the south has been evaluated in the
LAVE report (Appendix 2).
78 | P a g e

ASSESSMENT OF ENVIRONMENTAL EFFECTS:
Beachside Mission Bay Project

6.105 To evaluate the visual effects of the Project on the most affected residential
properties immediately behind the Site in Marau Crescent and Ronaki Road,
4 architectural renders (Renders") have been prepared to illustrate the
potential view from these properties. These views have been computer
generated utilising the known ground floor levels of the dwellings. A view
verified photomontage has then been prepared from the worst affected
residential dwelling at 6 Ronaki Road (Appendix 5).
6.106 The Renders have also been overlaid with a complying building envelope
illustrating the permitted 16m height plus a 2m allowance for roof form. The
AUP-OP provisions provide for buildings up to a height of 11m on these
adjacent residential properties to the south. As illustrated in the Renders, this
future development of the land to the south of Marau Crescent would
significantly change the visual outlook from the elevated parts of the
neighbouring residential area.
6.107 The LAVE report includes the following comments (paragraphs 4.61-4.67):
4.72 As illustrated in the views, there will be a significant visual change from
the current view across the roofs of rather dated buildings and
residential dwellings. There will be a loss of some coastal views
currently enjoyed by the residential properties, however it is important
to note that views are not protected and the AUP (OP) allows built
development up to 18 metres in height. Also of note, is that views of
built development in an urban setting such as this are not inherently
adverse.
4.73 The Project has been sensitively designed in cognisance of its
surroundings and in particular the residential interfaces to the south
and east. The building height hierarchy, form and scale have
addressed the streetscape and residential area sensitively and in an
appropriate manner. The built form has stepped down from Tamaki
Drive corner to the Marau Crescent frontage to minimise the visual
effects of the Project and provide an appropriate transition to the
residential area to the south. The building form has been successfully
broken up through the visual separation of the Patteson Avenue
buildings into three individual buildings, the lower scale terraces along
Marau Crescent, the internalised cinema building and the lower
residential apartments to the east.
4.74 For the Marau Crescent and Ronaki Road properties the sleeving of
the Marau Crescent frontage with residential activities creates a
suitable buffer of appropriate form, nature and scale with the higher
buildings set back away from the road and residential area. From these
locations the Project will be viewed as a comprehensive and integrated
development sitting within the local centre.
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4.75

4.76

The photomontages prepared from 6 Ronaki Road illustrate the
Project and a building of complying mass as viewed from 6 Ronaki
Road. While the Project blocks the views of a slightly larger area of
sea/sky than a complying building, I consider it also has a number of
positive visual amenity benefits for the residential area to the south as
follows:
•

The Site layout and building design has effectively reduced the
bulk and scale of the Project from the elevated residential
slopes through the lower height built form provided along Marau
Crescent.

•

The separation of the built forms, and use of gaps and openings
created by the building locations within the Site and the
hierarchy of height has minimised the visual effects to an
acceptable level.

•

The tallest built form of the Project is located in excess of 130m
away from the residence at 6 Ronaki Road.

•

The building form has been broken up through the visual
separation of the Patteson Avenue buildings into three
individual buildings further reducing their bulk and scale.

•

The extensive use of glazing and articulation of the facades has
reduced the bulk and form of the Project.

•

Massing of the built form around the periphery of the Site
creates a ‘breathing space’ internally, within which the
standalone cinema building sits. This massing also allows views
into the green spaces within the Project as well as through and
across the site.

•

The lower scale terraces along Marau Crescent and the lower
residential apartments to the east of the Site addresses the
adjoining residential area in a sympathetic and appropriate
manner.

•

The relocation of the building mass from the Marau Crescent
frontage to the landmark building on the corner of Tamaki Drive
and Patteson Avenue has positive visual effects for a number of
properties in Ronaki Road (other than 6 Ronaki Road). It is
appropriate to balance the increased adverse visual effects on 6
Ronaki Road against the reduced adverse visual effects for a
larger number of the properties in Ronaki Road.

The architectural montages prepared for 4 and 12A Ronaki Road and
27A and 27B Marau Crescent clearly illustrate that a building of
compliant mass would have similar or greater visual effects to the
80 | P a g e

ASSESSMENT OF ENVIRONMENTAL EFFECTS:
Beachside Mission Bay Project

Project. The bulk and scale of the Project as viewed from these
locations has reduced the dominance of the built form along Marau
Crescent through the reduced height. The variety of built form and
residential characteristics of the built form along the Marau Crescent
frontage has positively addressed the residential interface.
4.77

While there will be high visual effects from the Project for some of the
properties in Ronaki Road I consider that they will be acceptable
within the context of the existing and planned future urban
environment. I also note that the views from the slopes behind the
Site are extensive and panoramic and extend well beyond the extent
illustrated in the photomontages.

4.78

Overall, I consider that the Project will have similar or lesser potential
adverse visual effects to a complying building in the LC zone which
anticipates relatively large and continuous building bulk without any
requirement to provide variation in height, building form or
permeability through the Site.

6.108 Mr Munroe has also assessed and commented in detail on the potential
residential amenity effects of the project in the Urban Design Assessment
report (Appendix 6, paragraphs 6.12 and 6.13) as follows:
6.12

I consider that the project raises no urban design issues or
environmental effects relevant to clauses (a) or (b) [of H11.2
(4) of the AUP-OP]. In terms of clause (c) [of H11.2 (4) of
the AUP-OP], amenity effects are considered fully below in
later sections. In summary however, I consider that the
project is appropriate in terms of its residential amenity
effects because:
(a) The project will result in adverse amenity effects to the
east that are very comparable to a ‘compliant’
development, because of the incorporation of
substantial horizontal setbacks, compliance with the
Height in Relation to Boundary control, and use of a
serrated / varied building face (refer to Buchan sheets
167, 168, 169, 171, 172, 173 and 174).
(b) The project has less adverse amenity effects to those
adjacent residential properties at the Marau Crescent
street level, and other residential properties accessed
from Marau Crescent, than a ‘compliant’ development
because it is lower in height and has no commercial
activities based within the street (refer to Buchan sheets
107 – 123 and 165).
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(c) The project is likely to have more adverse effects on
those properties near the top of the Ronaki Road hill in
terms of a loss of potential long-field sea views (refer
Buchan sheets 79 – 82, 88, 89, and 116 - 123).
However, for these properties, the proposed maximum
over-height buildings on Tamaki Road will be
substantially separated (refer Buchan sheet 165 –
approximately 131m for 6 Ronaki Road and 111m for
27B and C Ronaki Road). Those properties will also in
many cases likely be subject to a loss of openness and
views from future redevelopment on sites that directly
neighbour them (refer to Buchan sheets 110, 114, 118
and 122 ). For properties on Ronaki Road hill other than
6 Ronaki Road, and when compared to the AUP: OP
development standards for the Site,
I consider that
any residential amenity effects would likely be
appropriate and suitably mitigated. In my view only 6
Ronaki Road would be subject to a loss of sea-horizon
views that might not be otherwise lost to a ‘compliant’
development on the Site (although the AUP: OP rules
do nonetheless enable a substantial change to existing
views). When the quality of the proposed view
combined with the separation distances involved
between the project and that site is taken into account, I
consider that this is a more than minor change, but an
appropriate overall urban design outcome for that
property, mitigated by the varied design proposed,
reduction of height and mass at Marau Crescent giving
views and openness into the Site, and attention given to
softening the roof forms proposed (see Buchan sheets
80, 82, and 89). I also consider that the reduction in
visual amenity proposed for 6 Ronaki Road is more
than offset in urban design terms by the residential
amenity benefits proposed for the properties at the
base of the hill and on Marau Crescent directly opposite
the site.
(d) In terms of (b) and (c) above, I refer to Buchan sheets 79 82, 88, 89, and 107 – 123. I consider that they
substantiate, albeit in a simulated manner, the likely offset
of effects away from the base of Marau Crescent and to
the top of the hill. I consider that this is a successful urban
design way of “managing” residential amenity effects,
because it prioritises those neighbours that are closest to
the Site, and who will be more susceptible to adverse
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effects such as shadowing, privacy and overlooking, and
visual dominance – even from a “compliant” height
development across the road from them. Where
neighbours will be subject to the greatest loss of existing
views, they are also the furthest away from the buildings in
question and will have the greatest remaining view to
enjoy.
6.13

Overall, I consider that the urban design effects of the project on
residential amenity will be largely comparable to the effects enabled
by the AUP: OP’s permitted activity standards, and in terms of
properties at the top of Ronaki Road hill, will be otherwise acceptable
given the intention for substantial environmental change set out within
the AUP: OP zones (including for those neighbours themselves), and
the separation distance between those properties and the project.

6.109 I agree with the assessment and conclusions of both Mr Munroe and Mr
Pryor in their respective reports.
6.110 I consider that the residential buildings proposed along the Marau
Crescent frontage of the Site create a suitable interface of appropriate
form, nature and scale. The Site layout, with the tallest buildings well
removed from the residential zoned land along with the overall building
design and form effectively reduces the bulk and scale of the Project from
the elevated residential slopes.
6.111 From the south, the Site will be viewed as comprehensive and integrated
building complex sitting within the Local Centre. Separation of the built
forms, gaps and openings created by the building locations within the Site
and the hierarchy of height successfully mitigates the visual impact of the
proposal.
Access, Parking, Servicing and Traffic
6.112 Vehicle access from Marau Crescent is restricted to a single vehicle crossing
providing access to the residential parking in the lower basement level. The
vehicle access for all public parking and loading is obtained from Patteson
Avenue. Limiting the vehicle access to the Site from Marau Crescent for
residents only will help to maintain the street’s residential character and
amenity values.
6.113 There is no public pedestrian access to the Site from Marau Crescent with
access restricted to residents of the Project. The public pedestrian access to
the Site is provided from Patteson Avenue and Tamaki Drive.
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6.114 The Project will provide satisfactory on-site parking ensuring that the likely
parking demand for both business and residential activities will be met,
minimising the need to use on-street parking.
6.115 As confirmed in the ITA report (Appendix 7), the traffic generation at the
intersection of Patteson Avenue with Marau Crescent and Ronaki Road has
been modelled and the results show no significant change in delay or the
degree of saturation at that intersection.
6.116 All loading, deliveries and rubbish storage for the Project is contained within
the building with parking, loading and service areas effectively screened from
view from the surrounding residential properties.
Noise
6.117 The overall layout of the Project locates those retail and food and beverage
activities that have the potential to cause a noise nuisance (to the
neighbouring residential areas) to the north and west along Tamaki Drive
and Patteson Avenue, with the cinema enclosed in the centre of the podium.
This is to ensure that those activities are located away from Marau Crescent.
6.118 The Project has been designed with the business activities fronting onto
Tāmaki Drive and Patteson Avenue with the cinema located internally on the
podium, surrounded by buildings on all sides.
6.119 The public plaza areas on the podium are located to the north adjacent to
Tamaki Drive and all parking and loading is covered and enclosed.
Residential development is proposed at the upper levels around all sides of
the podium. The activities proposed for the Site are similar to the existing
activities on the Site and in similar locations and the design and layout of the
Project ensures that noise generated is compatible with other activities and
that people are protected from unreasonable levels of noise and vibration.
6.120 The Marshall Day Acoustics ("MDA") Noise Effects Assessment report
(Appendix 3, Section 6.0) provides an assessment of the potential noise
emissions from the proposed activities and considers that following activities
have the potential to generate noise that may cause a nuisance:
• Retail activities on Tamaki Drive and Patteson Avenue, such as patron
conversation in outdoor hospitality areas (ground level and first floor
balconies), and noise spill from internal activities and music via open
doors and windows.
• Movie soundtrack noise breaking out from the cinema building
• On-site car parking and vehicle movements accessing the carpark from
Patteson Avenue and Marau Crescent
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• Mechanical plant and equipment
6.121 The potential operational noise levels at the nearest affected residential
properties have been assessed by MDA. They confirm that the noise levels
comply with the AUP-OP daytime residential noise standards with a
significant safety margin, as well as complying with the night-time and
Sunday evening noise limits, and the low frequency octave band limits. MDA
consider that predicted levels are lower than the ambient noise levels and
low frequency octave band levels measured on Marau Crescent. MDA
consider that the effects on these properties are predicted to be slight.
6.122 With regard to on-site parking and vehicle movements, MDA comments that
on-site vehicle movements are expected to have the greatest impact on the
properties directly opposite the carpark entrance i.e. 29 and 31 Marau
Crescent. Peak hour use of the carpark entrance is expected to occur in the
morning and the evening when the daytime noise rules of the AUP-OP apply
(55 dB LAeq, 7.00 am to 10.00 pm, Monday to Saturday).
6.123 The MDA report states that the predicted level complies with the daytime
noise rule with a substantial safety margin. The predicted level is 10 decibels
lower than the ambient noise level measured in Marau Crescent, and is of a
similar character to the existing noise environment which is dominated by
traffic noise. MDA conclude that noise associated with the use of the car
park entrance is unlikely to be noticeable.
6.124 Overall, the scale, form and design of the proposed buildings, the location
and general layout of the Project and activities, including pedestrian and
vehicle access, parking and servicing, and the inclusion of significant
landscaping both on the Site and within the surrounding streets satisfactorily
address adverse effects on residential amenity.
Visual Effects
6.125 The LAVE report (Appendix 2, paragraph 4.31) states that the Project raises
a number of visual issues, including the potential effects on visual amenity to
the following key areas:
1)

Surrounding streetscape

2)

Mission Bay Beach and Selwyn Domain

3)

Residential area

4)

Wider urban area

5)

Wider coastal area
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6.126 Nineteen viewpoints have been identified in consultation with Auckland
Council from which the visual effects have been assessed. The viewpoints
were selected as locations that capture and fairly represent the range of
public and private views towards the Site.
6.127 Mr Pryor assesses the visual impact of the Project from the 5 key areas
listed above and concludes in the LAVE report that the visual effects for
these key areas are as follows (Appendix 2, Section 4.0):
Surrounding streetscape – west end
4.41

Overall, I consider that the visual effects for the streetscape environs
to the west will be moderate, however entirely appropriate in light of
the site’s location within the local centre, the width and expanse of the
street and waterfront reserve and the high quality architectural design
and detailing of the building.

Surrounding streetscape – east end
4.49

Overall, in the context of the existing landscape, the visual effects of
the Project will be moderate from these viewpoints. While readily
visible, the Project would not appear out of character and would be
viewed as an integral part of the established commercial and
residential settlement pattern within the bay. The Project is of an
appropriate form and scale for the streetscape and surrounding area
and will be a positive addition to the Mission Bay local centre.

Surrounding streetscape – south
4.56

Overall the visual effects of the Project will be moderate to high from
these viewpoints. While readily visible, the Project would not appear
out of character. The Project will introduce a new built urban form with
superior character, form and scale than currently exists within the
area. It will be viewed in the context of the surrounding local centre,
commercial environment and residential urban fabric and will not
appear incongruous in this setting.

Mission Bay Beach and Selwyn Domain
4.68

From the reserve and beachfront, where visible, the Project will be
viewed as an integral component of the Mission Bay commercial and
mixed-use area. The Project will not adversely affect the existing
visual amenity and landscape integrity of the reserve and beach and
the Project will positively address the surrounding area. Overall the
visual effects of the Project from Selwyn Domain and the beachfront
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will be low to moderate and entirely in keeping with the prevailing
and future planned urban settlement pattern.
Residential Area
4.77

While there will be high visual effects from the Project for some of the
properties in Ronaki Road I consider that they will be acceptable
within the context of the existing and planned future urban
environment. I also note that the views from the slopes behind the
Site are extensive and panoramic and extend well beyond the extent
illustrated in the photomontages.

4.78

Overall, I consider that the Project will have similar or lesser potential
adverse visual effects than a complying development in the LC zone
which anticipates relatively large and continuous building bulk without
any requirement to provide variation in height, building form or
permeability through the Site.

Wider Urban Environment
4.79

From the wider urban environment the views towards the Project will
be highly variable due to distance, the diversity of elements within the
view, the existing commercial context of the Site, and screening
elements within the line of sight.

4.83

Overall the visual effects of the development will be negligible to low
from the wider urban environment.

Wider Coastal Environment
4.87

Overall the visual effects of the Project will be negligible to very low
from the wider coastal environment. The Project will be entirely in
keeping with the Mission Bay Local Centre and viewed as an integral
component of the eastern bays urban and coastal environment.

Summary of visual effects
4.95

In summary, for more proximate viewpoints, the visual effects would
vary between moderate to high. For those in the moderate to high
ratings the building design, hierarchy of built form, and appearance
will reduce and therefore remedy and mitigate the potential adverse
effects to an acceptable level. For close-up views the Project would
be seen as an integral component of the existing centre, albeit of a
considerably superior quality. For more distant views from the urban
area and Waitemata Harbour environs the visual effects will vary
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between negligible and very low and the Project would be seen as an
integral component of the Mission Bay Centre.
6.128 Mr Munroe also comments on visual effects in the Urban Design
Assessment report (Appendix 6). He considers that the design quality of
the project and variety of design inclusions beyond what is commonly
proposed better manage the visual effects of the prominence of the Project
on the environment.
6.129 Consequently, he considers that the Project will have appropriate visual
effects on the environment and that the design quality is commensurate to
its prominence with adverse effects avoided, remedied or mitigated by the
design decisions made. He comments as follows:
6.30 The project is in my view of a high standard of design quality, including
individual buildings, a variety of façade solutions, substantial depth
within and between facades, and a bespoke approach to each
elevation responding to the opportunities and constraints presented
by each one. The landscaping proposed will in my view complement
the architecture and improve the quality of the streets around the Site.
I consider that the tallest building is well located and proportioned,
and will complement the importance of the Tamaki Drive / Patteson
Avenue intersection, and Mission Bay Beach reserve. In respect of
building height generally, the expression of individual, smaller
footprint buildings, has been an essential design strategy that has
allowed the height proposed to be appropriate without being
excessively bulky and visually dominant. Building materiality and
colour will express texture and also appropriately contribute to visual
interest.
6.130 Overall, I rely on and agree with the assessment and conclusions of Mr Pryor
and Mr Munroe regarding visual effects and consider that the Project is of a
design and appearance that is appropriate for this Business - Local Centre
zoned site.
6.131 Shading Effects
6.132 Buchan have prepared shading diagrams (Appendix 5, Section 10) to
illustrate the shading impacts on neighbouring properties at varying times of
the day for the Project for the following days.
Autumn Equinox:
Winter Solstice:
Spring Equinox:
Summer Solstice:

21 March
21 June
21 September
22 December
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6.133 Comparisons are shown between the Project and the base scheme that
complies with the maximum building height zone standards under the AUPOP. A detailed evaluation of the shading effects of the Project has been
undertaken by Mr Pryor and an assessment of the shading impacts of the
Project is included in the LAVE report (Appendix 2, Section 5). The LAVE
report concludes as follows:
5.9

The Project has been designed to minimise the shading impacts as far
as practicable through the location of the proposed taller built elements
within the site. The location of the buildings within the site addresses
the surrounding streets well and minimises potential adverse effects on
surrounding properties.

5.10 Overall, the Project will have a very small shading impact on some
parts of the surrounding residential area to the south during the winter
solstice. However, the extent of shading potentially resulting from the
Project is not significantly greater than that generated by a building
complying with the AUP (OP) provisions.
6.134 I agree with Mr Pryor's conclusions in the LAVE report. As shown on the
Buchan shadow study diagrams (Appendix 5) there is minimal difference
between the shading effects of the proposal compared to the base scheme.
In particular, shading of the residential properties along the southern side of
Marau Crescent adjacent to the Site will generally be less than the shading
from the complying scheme, as illustrated in in the shadow study diagrams.
6.135 Overall, I consider that the design of the Project will have acceptable shading
effects on neighbouring properties and public open spaces with the tallest
buildings located to the north and west on the Site and compliance with the
relevant zone height in relation to boundary standards.
Wind Effects
6.136 A Wind Assessment report (Appendix 17) has been prepared by WPS. The
report anticipates that the Project is likely to cause some increase in wind
speeds around it, as it is substantially taller than any other buildings in the
neighbourhood. However, the Project includes a range a design features that
combine to reduce the adverse wind effects which can be caused by a new
tall building in a neighbourhood of low rise buildings.
6.137 The WPS report concludes that the Project will comply with the requirements
of the AUP-OP wind rules and I consider that any adverse wind effects are
acceptable.
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Landscape and Natural Character
6.138 The effects on landscape and natural character are assessed and discussed
in the LAVE report for the Project (Appendix 2, paragraphs 4.4 - 4.9). The
following comments are included in the report regarding the effects of the
proposal on landscape and natural character:
Landscape Effects Assessment
4.4

The landscape values associated with the Site itself are very low due to
the heavily modified nature of the Site and existing commercial
activities on the Site and surrounding area. As such the landscape
sensitivity of the Site to change is very low. A number of dated
commercial buildings with little architectural merit are currently located
on the Site and the remainder of the Site is paved for access and car
parking. No significant vegetation is present within the Site.

4.5

The Project will therefore have very low adverse landscape effects on
the Site and surrounding urban area.
Natural Character Effects

4.6

Natural character values are recognised under the RMA Matters of
National Importance (Part 2, Section 6) in relation to managing the use,
development and protection of natural and physical resources. Natural
character relates to the degree of ‘naturalness’ of a landscape. It is
primarily determined by the nature and extent of modification to a
landscape and can be expressed in relation to natural processes,
patterns and elements in the landscape.

4.7

The highest levels of natural character are where there is the least
modification. Natural character effects relate to the degree to which the
Project may alter the biophysical and / or perceived naturalness of a
landscape.
Natural Character Effects Analysis

4.8

While the coastal edge and waterfront retain a reasonably high level of
natural character the Site itself has very low natural character values
and has been highly modified through previous built development and
sealed car parking areas. The Site is a component of the Mission Bay
LC and is zoned as such.

4.9

Overall, the natural character effects of the Project would be very low.

90 | P a g e

ASSESSMENT OF ENVIRONMENTAL EFFECTS:
Beachside Mission Bay Project

6.139 The Site has been extensively modified and it does not contain any
significant vegetation, including on those areas of the Site that are developed
for residential purposes. Therefore, given the extent and nature of the
existing commercial development and residential development of the Site,
the landscaping and tree planting proposed will satisfactorily mitigate against
the loss of vegetation from the Site.
Streetscape
Street Trees & Landscaping
6.140 As discussed above, it is proposed that the 3 street trees growing along the
northern side of Marau Crescent adjacent to 26 Marau Crescent are to be
removed. The trees that are proposed for removal are exotic tree species and
they are not scheduled and are not individually or collectively of significance.
6.141 It is intended that the 2 pohutukawa trees and small Nikau palm growing in
the Patteson Avenue Road berm are to be retained. The pohutukawa trees
will either be relocated to the Marau Crescent road berm or remain in place
along Patteson Avenue and be complemented with nikau palms.
6.142 The nikau palm growing close to the corner of Patteson Avenue and Marau
Crescent will be retained in Patteson Avenue. It is also proposed to
undertake extensive planting along Tamaki Drive with Nikau palms and
underplanting adjacent to the kerb.
6.143 The concept landscape plans prepared by LA4 (Appendix 5, page 147)
outlines the street tree planting and landscaping proposed within the streets
surrounding the Site.
6.144 I consider that the landscaping proposed within the streets surrounding the
Site will satisfactorily mitigate the effect of the removal of the existing street
trees in Marau Crescent and enhance the quality of street trees and the
landscape values of the streets surrounding the Site.
Paving & Street Furniture
6.145 Construction work will require that extensive areas of the existing pedestrian
paving within Patteson Avenue and Tamaki Drive adjoining the Site will be
taken up and reconfigured temporarily to provide for loading bays. Loading is
not proposed from Marau Crescent and work within the road during the
construction period will generally be limited to the installation of new services.
6.146 Once the construction work is complete the road berms and footpaths will be
reinstated and upgraded with new pedestrian paving, seating, lighting and
landscaping.
91 | P a g e

ASSESSMENT OF ENVIRONMENTAL EFFECTS:
Beachside Mission Bay Project

6.147 The landscape plans prepared by LA4 indicate the overall concept for
landscaping and street improvements and these works and the installation of
new street furniture and landscaping will be undertaken in accordance with
the AT standards and in consultation with AT.
6.148 Overall, any adverse effects on streetscape amenity associated with the
Project, including the street tree removal, will be temporary. Once
construction is complete the new paving, street furniture, landscaping and
associated streetscape improvements will be installed, enhancing the safety
and amenity of the streetscape.
Traffic Generation, Parking, Loading & Access
6.149 As discussed above, the ITA prepared by Mr Parlane (Appendix 7) assesses
the proposed parking; manoeuvring, loading and access for the Project
against the transportation requirements under the AUP-OP.
Parking & Manoeuvring
6.150 Parking numbers have been determined based on the scale and type of
activities proposed in terms of residential and commercial activities and the
minimum parking requirements under the AUP-OP.
6.151 It has been determined that the AUP-OP requires that 99 on-site parking
spaces are provided for the Project. I note that there is no upper limit on the
amount of parking that can be provided for this Project mix under the AUPOP. All parking spaces meet the AUP-OP requirements in terms of parking
space dimensions, access and manoeuvring.
6.152 A total of 265 car parking spaces are provided on the Site with 165 spaces
allocated specifically for residential parking and 100 spaces are provided for
public visiting the Site. All parking is undercover.
6.153 Cycle parking for at least 113 bicycles is provided for residential activities in
the basement parking areas both in a dedicated cycle parking area and on
wall mounted spaces within the basement. It is also proposed that at least 24
cycle spaces will be provided within the ground floor parking area.
6.154 No end of trip facilities are required.
Loading
6.155 A dedicated loading space will be provided on the ground floor. The
applicant's traffic engineer confirms that one loading space is required as the
area of retail activities is less than 5,000sqm.
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6.156 The loading space dimensions and manoeuvring has been designed to be
used by a medium rigid truck as required by the AUP-OP. This area also
provides space for off-loading and parking for vans.
Access
6.157 As discussed above, the existing vehicle crossing on Patteson Avenue and
the 2 double crossings on Marau Crescent are to be removed and replaced
with two new vehicle crossings. The main vehicle access is to be via a
vehicle crossing on Patteson Avenue. This crossing will provide access to all
of the public parking and the loading area. An internal ramp system provides
a connection between the ground level and Basement 1 parking level.
6.158 The second site access is located on Marau Crescent in the southeast
corner of the Site. This new vehicle crossing will provide access directly to
the Basement 2 level, which provides parking specifically for the residential
units on the Site.
6.159 The two accesses and vehicle crossings have been assessed against the
AUP-OP provisions and they comply with the relevant standards. Although
not a requirement, both vehicle accesses have been designed to provide a
sight triangle to ensure existing traffic has good views of any pedestrians
using the footpath. As confirmed in the ITA prepared by Parlane Associates
both access points comply with the recommended visibility requirements.
Road Network
6.160 The impact of the traffic generated from the Project has been assessed and
is discussed in the ITA report (Appendix 7). The following comments at
Section 5.2 of the report are relevant:
A comparison of the morning and evening peak periods shows that the
project is unlikely to have much effect on the local road network during the
morning peak hour. Fifty additional trips on Marau Crescent can easily be
absorbed by the existing traffic capacity. The effects of this are considered
de-minimis.
6.161 The ITA concludes that computer modelling of the Tamaki Drive/ Patteson
Avenue and the Patteson Avenue/ Marau Crescent intersections and the
Project carpark entrances has shown that the traffic generation associated
with the Project will not have any significant change in the delays or the
degree of saturation on these intersections.
Summary
6.162 The vehicle access arrangements have been designed to operate safely and
efficiently and in particular the vehicle accesses provide for satisfactory
sightlines for pedestrians in the vicinity of the carpark entrances.
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6.163 The traffic generation associated with the Project will not have any significant
change in the delays or saturation of the two key intersections or on the
operation of the Mission Bay road network, including Tamaki Drive. In
particular, the provision of dedicated vehicle access for resident parking, with
all public access provided on Patteson Avenue will limit the anticipated traffic
using Marau Crescent.
6.164 The parking and loading proposed can provide for the anticipated parking
demand for the Project and the loading has been designed to function
efficiently and effectively.
Utilities & Servicing
6.165 As confirmed in the Dodds Civil Engineering report (Appendix 8) the Site has
access to appropriate utilities and services.
6.166 The Site is serviced by the existing electric power and phone network.
6.167 The intensity of the use of the Site is appropriate for the Site and the zone
and as confirmed by the Applicant's engineer, the Project will not require any
significant upgrading of the public wastewater system serving the Site and
the existing water reticulation system serving the Site has adequate capacity
and pressure to serve the needs of the Project and use of the Site.
6.168 The 150mm wastewater line that crosses the Site is to be diverted around
the Site along the northern side of Marau Crescent within the road berm and
two connections will be established from the south eastern and south west
corners of the Site. Watercare have confirmed that the local wastewater
network has the capacity to cater for the additional discharge proposed by
the Project.
6.169 Water supply for fire (sprinklers) bulk domestic and bulk commercial is
available from the 200mm diameter water main in Marau Crescent and there
are 5 fire hydrants along the Site road frontage boundaries within 50m of the
Site.
6.170 Auckland Council's Healthy Waters Team has also reviewed the proposed
stormwater system and new public stormwater drainage and it has confirmed
that the proposed stormwater management infrastructure is considered to be
satisfactory and no specific stormwater management practices are required
or proposed. It has also confirmed that the proposed new impervious areas
can be provided for in terms of stormwater discharge once the Project is
complete.
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6.171 Overall, the Project has been designed to incorporate satisfactory
wastewater and storm water systems with sufficient capacity to ensure that
wastewater is disposed of satisfactorily and that stormwater can be managed
appropriately to ensure that stormwater discharged from the Site will not
adversely affect the quality of any receiving waters.
Water Quality & Quantity
6.172 Stormwater generated from the Project on Site is proposed to discharge
directly into the existing reticulated network. The proposed stormwater
discharge has the potential to ultimately result in adverse effects on the
receiving environment as a result of the quality and quantity of stormwater
which is being discharged from the catchment.
6.173 The proposal is to provide a new point of connection for the Site into the
existing 825mm diameter public stormwater reticulation on the northern side
of Tamaki Drive, which has abundant capacity making it the logical
connection point.
This will involve extending a new 450mm diameter pipeline across Tamaki
Drive to service the Site and to intercept the existing public drainage on the
southern side of the road. This design approach has been endorsed by
Council's Healthy Waters Department.
6.174 Water will be discharged into the public stormwater system from the roofs of
the new buildings. Based on the proposed activities to be undertaken, the
remainder of the impervious area is considered low-risk with regards to
contamination. Any water pumped from the basement and discharged into
the stormwater system will not contain any contaminants or sediment that
may affect water quality.
6.175 Accordingly, the quality of the stormwater discharged from the Site will be
satisfactory and will not affect the quality of the receiving waters.
Construction - Noise, Vibration and Traffic
6.176 Construction works will be carried out during normal business hours and will
generally be in accordance with the Construction Noise Standards under the
AUP- OP, as confirmed in the MDA Assessment (Appendix 13).
6.177 In general, construction noise is predicted to comply with the relevant limits
at most receivers in the neighbourhood but has the potential to exceed the
limit at times for some residential receivers but have been predicted to be no
more than 3 decibels.
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6.178 Higher noise exceedences are predicted at the apartment at 32 Marau Road
(directly south-east of the Site) during the demolition and earthworks phase.
The exceedance risk is highest when the identified high-noise machinery
operates close to its façade and the modelled scenarios represent a worstcase situation when multiple items of equipment are all operating at the
same time. In reality, this would only occur for limited periods so actual noise
levels would typically be lower than predicted. This will, as a proportion of the
overall construction period, occur infrequently but must be managed when it
does.
6.179 In order to manage and mitigate construction noise and vibration effects a
draft construction noise and vibration management plan (CNVMP) has been
prepared by MDA (Appendix 14) that sets out best practicable options (BPO)
for noise and vibration management for the Project and identifies the
performance standards that must, where practicable, be complied with. It is
intended that the CNVMP is implemented throughout the construction period
and that it is expanded and updated as the Project progresses and working
conditions become clearer.
6.180 As discussed in the MDA construction noise and vibration assessment the
CNVMP must refer to the management measures set out in Annexure E of
New Zealand Standard NZS 6803:1999 “Acoustics – Construction Noise”
and must, as a minimum, address:
a. Construction sequencing
b. Machinery and equipment to be used
c. Hours of operation, including times and days when noisy construction work
will occur
d. The design of noise mitigation measures such as temporary barriers or
enclosures, as required to satisfy the best practicable option (BPO)
e. Development of alternative strategies where full compliance with
Conditions 2 – 3 cannot be practicably achieved, including consultation
with residents and other occupiers to achieve acceptance outcomes
f. Methods for monitoring and reporting on construction noise and vibration
g. Communication strategies for keeping stakeholders informed about the
timing and duration of works
h. Methods for receiving and responding to complaints about construction
noise and vibration, including a hotline phone number to which complaints
are to be directed.
6.181 Notwithstanding the potential for non-compliance at times, MDA consider
that construction activities can be managed to a reasonable level by
implementing the proposed consent conditions – in particular the CNVMP, a
draft of which is submitted with the consent application.
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6.182 Vibration levels are predicted to comply with the relevant performance
standards.
6.183 Construction traffic can be appropriately managed by the Contractor in
accordance with an approved Construction Traffic Management Plan
(CTMP) that proposes measures that address effects associated with traffic
movement, parking, public transport and pedestrian safety and access to
ensure that the works can be carried out without creating safety or capacity
problems.
6.184 Construction noise and vibration and traffic activities can be appropriately
managed and controlled through the implementation of approved
construction noise and vibration management and construction traffic
management plans.
Natural Hazards
6.185 The proposed works will not result in any flooding. In particular, run-off during
construction will be managed effectively as indicated on the sediment control
plans and there are no works that are to be undertaken that will give rise to
any significant flooding effects.
6.186 The design of the Project provides for satisfactory stormwater management
and disposal and will avoid any flooding on the Site or on any adjacent land.
Matters associated with potential flooding are discussed in detail in the
Coastal and Catchment Flood Hazard Assessment and Design Floor Levels
report prepared by Tonkin &Taylor ("T&T") (Appendix 4). The floor levels of
the Project have been designed generally in accordance with the
recommendations in the T&T report to ensure that the buildings are able to
be occupied and used safely by residents and the public alike.
6.187 With regard to habitable floor levels, these are all above the habitable floor
levels stipulated in the T&T reports and for non-habitable activities the floor
to ceiling height in the ground floor retail tenancies enables floors to be
raised in the future, or where future hazards can be managed to limit
consequences (e.g. restrict access when flooding is forecast).
6.188 A flood hazard mitigation plan has also been prepared that confirms that the
proposed Project can be occupied and used safely in the event of a flood. I
also note that the basements have been designed to accept flood waters, if
necessary, and the Project buildings have been designed to withstand
flooding. Therefore, it is considered that the Project will not exacerbate
flooding, and that the building has been designed and will be constructed to
minimise the loss of or damage to property and provide for personal safety.
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Cultural & Historic Heritage
6.189 The Project earthworks will not occur within or adjacent to any known
archaeological, geological or cultural heritage features listed under the AUP OP and the Cultural Heritage Inventory. However, as a precaution, given
that the Site and adjoining area have not been surveyed by an Archaeologist,
the Applicant proposes an accidental discovery protocol condition in the
event that any heritage items are uncovered during site works.
Cumulative Effects
6.190 Cumulative effects are effects that arise over time or effects that are
generated in combination with other effects. I do not consider that the
proposal will result in any adverse cumulative effects that are more than
minor for the following reasons:
• The proposed scale and intensity of the Project is specified in the
application material and will not increase over time without further
resource consents.
• Cumulative traffic generation effects from the proposed activity in
combination with existing traffic generation from other activities in the
surrounds, will be negligible given the capacity of Tamaki Drive and
Patteson Avenue.
• The operational noise associated with the proposed activities can be
managed and controlled satisfactorily and will not cause any cumulative
increase in noise effects.
• Any adverse cumulative stormwater runoff effects will be minor, as the onsite stormwater management and stormwater treatment devices are
proposed.
• Any adverse cumulative effects on the capacity of public infrastructure will
be minor as these facilities have the available capacity to cater for the
Project.
6.191 Overall, I do not consider that the proposal will result in any significant
cumulative effects.
Conclusion
6.192 In summary, it is considered that the adverse effects on the surrounding
environment can be avoided, remedied or mitigated satisfactorily as follows:
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• Earthworks can be managed to ensure that they do not have any
noticeable effects on the natural character and values of the coastal
environment. In particular, appropriate erosion and sediment controls are
to be implemented to mitigate adverse effects associated with sediment
run-off from the Site during construction.
• The protocol for the accidental discovery of kōiwi, archaeology and
artifacts of Māori origin will be implemented should any kōiwi, archaeology
or artifacts be discovered during the earthworks.
•

The engineering design measures proposed in the geotechnical report
will ensure that any stability issues can be satisfactorily managed and the
Project will not result in any instability to land or buildings.

• Groundwater diversion and de-watering will not have any significant effect
on groundwater pressures, levels or flow paths or water quality.
• Contamination effects on soil and water can be managed satisfactorily
through the measures identified in the Site Management Plan.
• The Project has been designed to incorporate satisfactory wastewater and
storm water systems with sufficient capacity to ensure that waste water is
disposed of satisfactorily and that the stormwater discharged from the Site
does not adversely affect the quality of any receiving environment.
• Construction noise, vibration and traffic effects can be effectively
managed and controlled through the implementation of a CNVMP and a
CTMP. Conditions of consent to further avoid, remedy, or mitigate
adverse environmental effects can be imposed, including to control and
potential health and safety effects.
• The Project is of a character and scale that is consistent with the overall
size and context of the Local Centre Site.
• The design of the Project satisfactorily address's effects of visual amenity,
shadowing, wind and glare on public open space zoned land.
• Residential amenity effects (including dominance, privacy, shading, noise
and outlook effects) are addressed satisfactorily through the layout of the
Project, the design, location, articulation and modulation of buildings and
landscaping.
• Visual amenity effects on the environment are addressed to an acceptable
level through the architectural design and detailing of the buildings, the
hierarchy of built form, and appearance and landscaping.
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• The design of the Project minimises potential adverse wind effects that
may be caused by the additional building height.
• The landscaping and street tree planting proposed within the roads will
maintain and enhance the natural values of the streetscape.
• New paving, street furniture and landscaping will maintain and enhance
the safety and amenity of the streetscape.
• Parking and loading is provided on Site for all activities along with
adequate areas for rubbish storage, and bicycle parking facilities that will
mitigate any adverse effects on the safety and efficient operation of the
surrounding road network.
• Vehicle and pedestrian access arrangements will provide for the
convenient and safe access and egress for vehicles and for a safe and
convenient pedestrian environment.
• The traffic generation associated with the Project will not have any
significant change in the delays or saturation of the two key intersections
or on the operation of the Mission Bay road network, including Tamaki
Drive.
• The Project will not result in any significant cumulative effects.
Actual and Potential Positive Effects on the Environment
6.193 The proposal will result in the following positive effects on the environment
including:
6.194 The Project will provide an enhanced business activities providing for a
range of retail, and food and beverage activities along with a new, state of
the art cinema facility and additional onsite parking that will provide for the
convenience needs of the local residents and visitors to Mission Bay, that will
attract ongoing investment, promote commercial activity and provide
employment, reinforcing and enhancing the function and role of the Mission
Bay Local Centre.
6.195 The quality and design of the Project will positively contribute to the visual
quality and interest of public open spaces (including the surrounding streets);
and pedestrian amenity, movement, safety and convenience for all ages and
abilities.
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6.196 The location and orientation of the retail activities and the residential
apartments along Tamaki Drive will enhance the passive surveillance over
Selwyn Reserve contributing to enhanced public safety and well-being.
6.197 The proposal will support public transportation facilities.
6.198 The Project makes efficient use of land, buildings and infrastructure and
supports the function, role and amenity of the Mission Bay Local Centre as a
focal point and compact mixed-use environment.
6.199 The Project will significantly increase the availability of quality residential
accommodation within the Mission Bay suburb in a location that has
convenient access to public open spaces, that is on a major public
transportation route and where the convenience needs of its residents are
well served.
7.0

104(1)(B)(I) AND (II) RELEVANT PROVISIONS OF NATIONAL
ENVIRONMENTAL STANDARDS AND OTHER REGULATIONS

7.1

National environmental standards are regulations issued under Section 43 of
the Resource Management Act and apply nationally. The standards are for
the purposes of maintaining a clean and healthy environment within New
Zealand. Relevant National Policy Statements to consider in relation to this
application are identified and assessed below.
National Environmental Standard for Assessing
Contaminants in Soil to Protect Human Health

and

Managing

7.2

The National Environmental Standard for Assessing and Managing
Contaminants in Soil to Protect Human Health ("the NES") is a nationally
consistent set of planning controls and soil values. It ensures that any land
affected by contaminants in soil is appropriately identified and assessed
before it is developed and if necessary, remediated or the contaminants
contained to make the land safe for human use.

7.3

Controlled activity consent is required for soil disturbance under the NES
Regulations. A contamination assessment is provided in the report prepared
by Tonkin & Taylor (Appendix 9) along with a Site Management Plan that
adequately addresses the provisions under the NES confirming that the
works can be undertaken safely and that land is safe for human use.

7.4

Overall, I consider that the proposal can achieve the standards specified
under the NES any potential adverse effects in relation to human health,
transport, disposal and site suitability can be managed appropriately.
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8.0

SECTION 104(1)(B)(III) RELEVANT PROVISIONS OF NATIONAL POLICY
STATEMENTS

8.1

National Policy Statements are instruments issued under Section 52(2) of the
Resource Management Act 1991 and state objectives and policies for
matters of national significance. Relevant National Policy Statements to
consider in relation to this application are identified and assessed below.
National Policy Statement on Urban Land Development Capacity 2016

8.2

This National Policy Statement on Urban Land Development Capacity 2016
(‘NPSULDC’) provides direction to decision makers under the Resource
Management Act 1991 on planning for urban environments. It recognises the
national significance of well-functioning urban environments, with particular
regard to ensuring that local authorities through their planning, both:
• enable urban environments to grow and change in response to the
changing needs of the communities, and future generations; and
• provide enough space for their populations to happily live and work. This
can be both through allowing development to go “up” by intensifying
existing urban areas, and “out” by releasing land in greenfield areas.

8.3

This national policy statement covers development capacity for both housing
and business, recognising that mobility and connectivity between both are
important in achieving well-functioning environments and planning’s role in
promoting accessibility and connectivity between housing and business. This
national policy statement aims to ensure that planning decisions enable the
supply of housing needed to meet demand.

8.4

The proposal is considered to achieve the key objectives of the NPSULDC in a
manner which is consistent with the relevant policies. There are no other
National Policy Statements relevant to this application.

9.0

SECTION 104(1)(B)(IV) RELEVANT PROVISIONS
ZEALAND COASTAL POLICY STATEMENT (NZCPS)

OF

THE

NEW

9.1

The New Zealand Coastal Policy Statement (NZCPS) is a national policy
statement under the Resource Management Act 1991. The purpose of the
NZCPS is to state policies [on issues facing the coastal environment] in order
to achieve the purpose of the Act in relation to the coastal environment of
New Zealand. Regional policy statements, regional plans and district plans
must give effect to the NZCPS. In addition, a consent authority, when
considering an application for a resource consent must, subject to Part 2 of
the Act, have regard to, amongst other things, any relevant provisions of the
NZCPS.
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9.2

The NZCPS provides seven overarching objectives to guide the direction of
the policy statement and those often-competing activities and influences on
the New Zealand coastal environment.

9.3

The proposal is considered to be in accordance with the aforementioned
objectives and policies as the proposal does not involve works or buildings
within the "coastal environment" and appropriate silt and sediment control
measures will be installed and maintained throughout the earthworks
phase.The silt and sediment controls will minimise sediment runoff into
stormwater systems, and appropriate stormwater treatment devices will be
installed to avoid discharging contaminants into the stormwater network and
the coastal marine area.

Hauraki Gulf Marine Park Act 2000 (HGMPA)
9.4

When considering an application for resource consent for the Hauraki Gulf,
its islands, and catchments, a consent authority must have regard to sections
7 and 8 of the HGMPA.

9.5

These sections must be treated as a New Zealand coastal policy statement.
Section 7 recognises the national significance of the Hauraki Gulf, its islands
and catchments, while section 8 outlines the objectives of the management
of the Hauraki Gulf, its islands and catchments. The objectives are intended
to protect, maintain and where appropriate enhance the life supporting
capacity of the environment of the Gulf and its islands.

9.6

The Site is located within the catchment affected by this Act. With regard to
section 7 and 8 of the HGMP Act, the proposal is considered to maintain the
natural and physical qualities of the Hauraki Gulf by managing construction
effects (in particular silt and sediment control during earthworks) and by
ensuring stormwater runoff from the Site is appropriately treated to reduce
the level of contaminants discharged into marine waters.

10.0

SECTION 104(1)(B)(VI) RELEVANT PROVISIONS OF THE RELEVANT
REGIONAL/DISTRICT PLAN(S) OBJECTIVES, POLICIES AND RULES
Auckland Unitary Plan (Operative in Part)
Objectives

10.1

The following section assesses the proposed activities against the relevant
objectives and policies of the AUP-OP. As the application is for a
discretionary activity a comprehensive assessment has been provided
against all relevant objectives and policies, including those of the Business –
Local Centre zone, Regional Policy Statement and development related
chapters.
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10.2

The relevant objectives listed in the following table.
Chapter
B2. Regional Policy
Statement – Urban
Growth and Form

Objectives

Policies

B2.2.1(1),B2.2.1(2),
B2.2.1(3),B2.2.1(4),
B2.2.1(5),B2.3.1(1),
B2.3.1(2),B2.3.1(3),
B2.4.1(4),B2.5.1(1),
B2.5.1(2)
B6.2.1(1),B6.2.1(2),
B6.3.1(1),B6.3.1(2)

B2.2.2(4),B2.2.2(5),B2.2.2(6),
B2.3.2(1),B2.3.2(2),B2.3.2(3),
B2.3.2(5),B2.5.2(2),B2.5.2(4),
B2.5.2(5)

B7. Regional Policy
Statement – Natural
Resources

B7.4.1(2),B7.4.1(4),
B7.4.1(5),B7.4.1(6)

B7.4.2(1),B7.4.2(7),
B7.4.2(8),B7.4.2(9)

B10. Regional Policy
Statement Environmental
Risk

B10.2.1(1),B10.2.1(2),
B10.2.1(3),B10.2.1(4),
B10.2.1(5),B10.2.1(6),
B10.4.1(1)

B10.2.2(5),B10.2.2(7),
B10.2.2(8),B10.2.2(10)
B10.4.2(1),B10.4.2(2),
B10.4.2.2(3)

E1. Water Quality
and Integrated
Management

E1.2(3)

E1.3(9), E1.3(10),
E1.3(11),E1.3(13) E1.3(26)

E2. Water Quantity,
Allocation and Use
E11. Land
Disturbance
(Regional)

E2.2 (1),E2.2 (2),
E2.2 (5)
E11.2(1),E11.2(2),
E11.2(3)

E2.3.(7),E2.3.(9),E2.3.(23)

E12 Land
Disturbance
(District)

E12.2(1)

E12.3(1),E12.3(2),E12.3(3),E1
2.3(4),E12.3(5), E12.3(6)

E17. Trees in Roads
E23. Signs

E17.2(1),E17.2(2),
E17.2(3)
E.23.2(1),E23.2(2)

E25. Noise and
Vibration

E25.2(1),E25.2(2),
E25.2(3),E25.2(4)

E17.3(1),E17.3(2),
E17.3(3),E17.3(4)
E23.3(1),E23.3(2), E23.3(3),
E23.3(4)
E25.3(1),E25.3(2), E25.3(3),
E25.3(4),E25.3(5), E25.3(10)

E27. Transport

E27.2(1),E27.2(3),
E27.2(4),E27.2(5),

E30. Contaminated
Land
E36. Natural Hazards
and Flooding

E30.2(1)

E38. Subdivision –
Urban

E38.2(1),E38.2(2),
E38.2(5),E38.2(6),
E38.2(10)
E40.2(2),

B6. Regional Policy
Mana Whenua

E40. Temporary
Activities
H11 Business - Local
Centre Zone

E36.2(2),E36.2(5)

H11.2(1)- H11.2(8),

B6.2.2(1),B6.3.2(3)

E11.3(1),E11.3(2),E11.3(3)E1
1.3(4),E11.3(5),E11.3(6)
E11.3(7)

E27.3(3), E27.3(6), E27.3(14),
E27.3(15),E27.3(16)
E27.3(17),E27.3(18),
E27.3(20)
E30.3(2)
E36.3(1),E36.3(3),E36.3(4),E3
6.3(5),E36.3(8),E36.3(9),E36.
3(13),E36.3(15),E36.3(21),
E36.3(25),E36.3(28),E36.3(35
E38.3(1),E38.3(2),E38.3(6)
E38.3(16),E38.3(18),E38.3(19),
E38.3(20),E38.3(22),E38.3(23)
E40.3(1),E40.3(3),E40.3(6)
H11.3(2) - H11.3(14),
H11.3(16), H11.3(17),
H11.3(20)
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10.3

10.4

The AUP-OP objectives and policies are discussed below.
Urban growth and form
As discussed above and in the Urban Design Assessment report prepared
by Mr Munroe (Appendix 6) and in the LAVE report prepared by Mr Pryor
(Appendix 2), the Project buildings have been designed to a high
architectural standard to achieve a quality built environment that responds to
the context and characteristics of the Site and the local centre zoning.

10.5

The enhanced range of retail, food and beverage, entertainment and
residential activities proposed for the Site will enhance the diversity and
availability of business and residential accommodation within the local
centre, contributing to greater choice and opportunity for visitors to Mission
Bay and the local community alike.

10.6

The Project makes efficient use of land, buildings and infrastructure and
supports the function, role and amenity of the Mission Bay Local Centre as a
focal point and compact mixed-use environment that reinforces a distinctive
sense of place that provides for the needs of the local community and visitors
to Mission Bay.

10.7

The increase in the scale and range of business activities on the Site will
provide additional employment and business opportunities enhancing
economic wellbeing both within the local community and the wider
environment.

10.8

The Project provides for the incorporation of design features, a layout and
facilities that take cognisance of the natural hazards affecting the Site and
that provide for the health, safety and amenity of those persons visiting or
residing on the Site and neighbouring land.

10.9

The Project provides access and circulation for people of all ages and
abilities over all levels and also provides storage and parking for bicycles.
The Site is easily accessible by public transport with bus stops located in
close proximity.

10.10 The design and layout of the buildings provides for the functional and
operational needs of the proposed activities and energy efficient principles
have been incorporated into the design and the use of materials.
10.11 Further, the basement, parking, retail and food and beverage spaces and the
residential apartments have been designed to allow for changes both in
terms of internal configuration and flexibility.
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10.12 The residential intensification proposed under this Project, with the inclusion
of a significant number of residential apartments offering a range of
accommodation options, along with the enhanced retail, food and beverage
and entertainment activities is consistent with the AUP-OP principles of
developing a quality, compact urban form in a planned location.
Mana Whenua
10.13 The principles of the Treaty of Waitangi/Te Tiriti o Waitangi are recognised
through Mana Whenua participation in resource management processes. In
this regard, the Applicant is engaging with the Ngati Whatua Orakei.
10.14 These discussions include the integration of tikanga in the design and
development and the values of Mana Whenua associated with the Mission
Bay area. The Applicant is continuing to engage with Iwi to identify
opportunities and agree and collaborate on the incorporation of tikanga in the
design as it evolves.
Natural Resources: Coastal water, Freshwater and Water Quality
10.15 The stormwater discharged from the Site will be collected from building roofs
and from the landscaped or pedestrian areas on the podium. The Project
does not propose any open parking, loading or rubbish storage areas that
may potentially result in the discharge of contaminants into any freshwater or
coastal water. I also note that the chemical composition of the ground water
taken from the basement is such that it can be discharged into the
stormwater system without any treatment or filtration being required.
10.16 Given location of the Site at the coastal end of the public stormwater network
the new stormwater infrastructure for the Project has been designed to
ensure that stormwater is conveyed and discharged as efficiently as practical
to avoid impact on flows from the remainder of the catchment that may cause
flooding.
10.17 The volume of groundwater that is to be taken with the dewatering is small
and it is considered that this will not have any noticeable adverse effects on
the water quantity or quality of catchments and aquifers, including those that
provide water for domestic and municipal supply.
10.18 As confirmed in the supporting engineering reports appropriate sediment
controls will be installed and site management best practise can be
implemented during the construction process that will avoid the discharge of
sediment into the coastal waters.
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10.19 The Project will not degrade any freshwater systems or worsen flooding
events that may exacerbate the erosion of rivers and streams and the quality
of water discharged from the Site will not be contrary to Mana Whenua
values with regard to water quality and availability.
Environmental Risk and Natural hazards and flooding
10.20 Risk assessment is a key means to identify and understand risks, and to
determine which aspects of risk can be managed through appropriate land
use planning tools and development methods.
10.21 Both current and future risks (including the effects of climate change such as
sea level rise) have been considered for the Project and a flexible risk-based
approach has been taken to address the risks associated with natural
hazards.
10.22 Those areas of the building that are potentially subject to inundation have
been designed to accommodate less vulnerable activities and will be
constructed using permanent, robust materials and to enable adaption over
time with the ability to raise floor levels should it be necessary in the future.
10.23 The design and location of activities and the management of activities over
time will assist to avoid and mitigate adverse effects resulting from coastal
storm inundation, coastal erosion and sea level rise of 1m.
10.24 All habitable areas of the new buildings are above the 1 per cent annual
exceedance probability (AEP) coastal storm inundation event including an
additional sea level rise of 1m and also above the 1 per cent annual
exceedance probability (AEP) floodplain.
10.25 As confirmed in the Dodds Civil Engineering report, the location of buildings
in the 1 per cent annual exceedance probability (AEP) floodplain will not
increase adverse effects from flood hazards or increased flood depths and
velocities, to other properties upstream or downstream of the Site.
10.26 As discussed above, the Site is also subject to coastal inundation and future
sea level rise. The design of the new buildings has responded to these
potential natural hazards enabling flexibility for floor levels in the ground floor
business tenancies and locating and elevating habitable rooms safely above
the future flooding and inundation levels.
10.27 The Site is not subject to erosion and all buildings and structures have been
designed to ensure that they are resilient to natural hazards and that the
Project (including infrastructure) can withstand the impacts from hazards that
may be experienced over their lifetime and minimise the risks of natural
hazards to people and property.
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10.28 A Hazard Mitigation Plan (Appendix 10) has also been prepared for the
Project that proposes measures that may be employed in the event of
flooding should it be necessary and that will also assist in preventing or
slowing the inundation of floodwater into buildings, including the basements.
10.29 Therefore, the Project recognises the vulnerability of activities on the Site
and the design and construction of the buildings responds to these potential
natural hazards to ensure the safety of people and property.
10.30 Overall the Project does not increase, and where practicable reduces, risk
associated with the adverse effects of natural hazards.
Contaminated land
10.31 There is a small area of the Site that has been identified as containing low
levels of contamination. The contaminated soil will be removed from the Site
and measures are proposed to ensure that the removal of the contaminated
material does not cause any risks to public health and the environment and
that it is disposed of to an appropriate facility.
Water Quantity, use and allocation
10.32 The use of both temporary and permanent systems is proposed to retain the
basement excavation to mitigate ground settlement. Should any settlement
occur it is considered to be so minor that it will not cause distress to any
existing buildings, structures or services, including roads.
10.33 There are no water bores recorded on neighbouring properties and the
groundwater diversion will not cause or exacerbate any flooding as the
volume of the de-watering is not significant.
10.34 The proposal is removed from any scheduled historic heritage places and
scheduled sites and places of significance to Mana Whenua.
10.35 It is proposed to monitor the effects of the de-watering and measure and
record the movement of adjacent ground, buildings and other structures.
Land disturbance
10.36 The major contaminant of Auckland's urban coastal marine area is sediment
generated from rural areas and during land development. Sediment affects
both the quality of coastal water and the amenity and recreational values of
popular beaches. Sediment also reduces the biological diversity of urban and
rural streams. To avoid these effects and mitigate the effects of sediment
entering water bodies appropriate sediment and erosion controls are to be
installed to contain sediment on the Site and reduce the amount of sediment
generated and discharged during land disturbance.

108 | P a g e

ASSESSMENT OF ENVIRONMENTAL EFFECTS:
Beachside Mission Bay Project

10.37 The Site is relatively level and almost the entire Site will be excavated with
only a small area of land along the eastern boundary remaining outside the
excavated basement area. This will effectively contain stormwater to the Site
and sediment control treatment measures are proposed to ensure that
sediment laden water is not discharged from the Site.
10.38 The protocol for the accidental discovery of kōiwi, archaeology and artefacts
of Māori origin will be implemented to avoid, remedy and mitigate adverse
effects on accidentally discovered sensitive material.
10.39 The earthworks have been designed to recognise existing environmental site
constraints and opportunities and can be undertaken in a manner that
ensures the stability and safety of surrounding land, buildings and structures.
10.40 No land disturbance is required on areas where there are natural and
physical resources that have been scheduled in the Plan in relation to natural
heritage, Mana Whenua, natural resources, coastal environment, historic
heritage or special character.
10.41 Construction management plans are to be prepared for the proposed
earthworks that contain measures that can be implemented to mitigate
adverse construction noise, vibration, odour, dust, lighting and traffic effects.
Trees in Roads
10.42 Trees in roads make streets more attractive and contribute to pedestrian
amenity and public health. Environmentally, trees provide important
ecological values in terms of storing carbon, providing habitat and food for
wildlife, improving air quality and providing ecological and amenity values.
10.43 It is proposed that street tree planting is undertaken that will contribute to
cultural, amenity, landscape and ecological values and that provides an
increase in the quality and extent of tree cover in the roads, particularly along
the Marau Crescent residential interface and Tamaki Drive.
10.44 The tree selection and underplanting provides for the planting of a variety of
indigenous street trees that will enable safe and efficient development,
maintenance, operation and upgrading of the transport system and utilities
while ensuring that the overall ecological and amenity values provided by
trees in roads is maintained.
10.45 The use of indigenous trees and vegetation is proposed for planting within
the roads, to recognise and reflect cultural, amenity, landscape and
ecological values of the area.
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Noise and vibration
10.46 The objectives and policies for noise and vibration seek to control the levels
of noise and vibration created by activities to limit the adverse effects of
noise and vibration on amenity values, human health and to protect existing
noisy activities from reverse sensitivity effects.
10.47 The Project has been designed with the business activities fronting onto
Tāmaki Drive and Patteson Avenue with the cinema located internally on the
podium, surrounded by buildings on all sides. The public plaza areas on the
podium are located to the north adjacent to Tamaki Drive and all parking and
loading is covered and enclosed. Residential development is proposed at the
upper levels around all sides of the podium.
10.48 The activities proposed for the Site are similar to the existing activities on the
Site and in similar locations.
10.49 Overall, the design and layout of the Project ensures that noise generated is
compatible with other activities and that people are protected from
unreasonable levels of noise and vibration. In particular, the amenity values
of residential zones are protected from unreasonable noise and vibration,
particularly at night. Residents most likely to be affected are those residing
on the Site and the buildings have been designed and will incorporate
materials and finishes with appropriate acoustic properties to ensure that
satisfactory noise attenuation is achieved.
10.50 Construction activities that cannot meet noise and vibration standards can be
managed by controlling their duration, frequency and timing to mitigate
adverse noise and vibration effects as set out in the draft CNVMP prepared
by MDA.
Transport
10.51 There is generally no requirement or limit for activities or development,
excluding office, education facilities, hospitals, retail and commercial
services, to provide parking in the Business – Local Centre Zone.
10.52 This approach supports intensification and public transport and recognises
that for most of these areas, access to the public transport network will
provide an alternative means of travel to private vehicles; to support walking
and cycling, new buildings and developments are required to provide cycle
parking as well as end-of-trip facilities.
10.53 The provision of parking on the Site has been determined to comply with the
minimum parking requirements for retail activities of 1 space per 30m2 of gfa
and also to provide for the anticipated parking requirements for the cinema
and food and beverage activities.
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10.54 In addition, parking is also proposed for all dwellings and this varies between
1-2 spaces per unit depending on the size of the dwelling. Overall 100
parking spaces are to be provided for retail activities and 165 spaces for the
residential units proposed. Vehicle access to the public parking is from
Patteson Avenue with the vehicle access from Marau Crescent being
restricted to residential parking.
10.55 The provision of parking on the Site has been determined to meet the
anticipated parking demand for the propsed activities and the ground floor
parking area has been designed as a flexible space that can be used for
alternative activities in the future should parking demand fall over time.
10.56 Vehicle access to the public parking is from a single access onto Patteson
Avenue with the vehicle access from Marau Crescent restricted to a single
crossing that provides access to the residential parking. The majority of the
parking is provided for in the 2 basement levels ensuring the efficient use of
the Site.
10.57 The road network serving the Site is of a high standard and the anticipated
traffic volumes generated by the Project will not impact on the safe, efficient
and effective operation of the transport network. In addition, the Site is
conveniently located on a public transportation route that provides frequent
bus services from the CBD and surrounding areas and cycle parking is
provided for on the Site to complement facilities located within the road
network.
10.58 On-site loading is provided and the design of parking and loading has been
designed and located to avoid or mitigate adverse effects on the amenity of
the streetscape and adjacent sites and will provide safe access and egress
for vehicles, pedestrians and cyclists.
10.59 While service and other vehicles share the same access to the Site the
arrangements are considered to be safe and functional. No reverse
manoeuvring onto or off the road is required for any vehicles using the Site.
10.60 Vehicle crossings and associated access have been designed and located to
provide for safe, effective and efficient movement to and from the Site and
will minimise potential conflicts between vehicles, pedestrians, and cyclists
on the adjacent road network.
Business – Local Centre Zone
10.61 The Business Centre zones reinforce the role of centres as focal points for
business and community investment and recognise the need to provide
suitable locations for specific activities.
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10.62 The Business – Local Centre Zone applies to a large number of small
centres throughout Auckland. There are 66 local centres in the City that
range in area from 0.25ha (Sunnyvale) to 11.7ha (Waiuku). They provide a
variety of functions and amenity and vary in their capacity for
accommodating new business development.
10.63 The zone primarily provides for the local convenience needs of surrounding
residential areas, including local retail, commercial services, offices, food and
beverage, and appropriately scaled supermarkets. Importantly, the AUP-OP
recognises that Local Centres are not limited to solely serving local needs.
10.64 The number of tourists visiting Auckland continues to rise with approximately
1.15 million tourists visiting Auckland during the most recent peak tourist
season (Dec 2017– March 2018). Mission Bay is a significant Auckland
regional tourist destination given its location on the Tamaki Drive, an urban
arterial road and a frequent public transportation route that provides
convenient access to Auckland's CBD, and the presence of Selwyn Reserve
and the Mission Bay Beach.
10.65 Consequently, the Mission Bay Local Centre is of a size (approximately
1.6ha) and in a location that not only provides for the needs of the local
community but is also a popular destination for the wider community
(including tourists). Hence, the Project has been designed in response to its
specific role and function with a built form, scale and design quality that
reinforces the centre as a focal point for the local community but that also
responds to the special characteristics of Mission Bay and its use by the
wider community.
10.66 The Local Centre zone objectives and policies with regard to urban design
matters are considered and discussed in detail in the Urban Design
Assessment report prepared by Mr Munroe (Appendix 6) and also in the
LAVE report prepared by Mr Pryor (Appendix 2). I rely on and agree with the
conclusions in the Urban Design Assessment and LAVE reports. I offer the
following further comments.
10.67 I consider that the scale and intensity of the Project is in keeping with the
planning outcomes identified in the AUP-OP for the surrounding environment
and that the quality and design positively contributes to the visual quality and
interest of public open spaces (including streets); and pedestrian amenity,
movement, safety and convenience for all ages and abilities; and provides
for the functional and operational requirements of activities and development.
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10.68 The scale and nature of the residential and commercial activities will
support public transport and other community infrastructure and the mix and
range of retail, food and beverage and the inclusion of the cinema complex
create a sense of place and opportunities for social interaction, enhancing
the vitality and vibrancy of the Centre.
10.69 The Project will provide for the economic needs of the community in a way
that positively contributes towards planned future form and quality and that
will not significantly adversely affect the function, role and amenity of any
higher order business centre.
10.70 The development of 100 new dwellings on the Site will significantly increase
the quantity, diversity and quality of housing in the Local Centre while
satisfactorily managing any reverse sensitivity effects including from the
higher levels of ambient noise and reduced privacy that may result from the
non-residential activities proposed for the Site.
10.71 The commercial buildings at the ground floor along Tamaki Drive and
Patteson Avenue are adaptable to a range of uses to allow activities to
change over time.
10.72 While dwellings are generally discouraged at ground floor in centre zones,
with dwellings enabled above ground floor, they are not precluded and in this
instance it is considered appropriate that a limited amount of residential
development is provided at ground floor given the residential nature and
character of Marau Crescent.
10.73 The at grade parking will be screened from view from the street by the
ground floor buildings and the vehicle crossings have been designed to
ensure the safety of both pedestrians and drivers. As confirmed by the
Applicant's traffic engineer the safe and efficient operation of the transport
network can be maintained.
10.74 The Site is located to the south of the Selwyn Reserve and the Mission Bay
beach and low reflective glass and the external cladding materials and
finishes proposed will avoid adverse glare effects on public open spaces,
including streets.
10.75 As discussed above, the proposed buildings have been designed and
orientated to mitigate adverse visual effects, acoustic privacy and minimise
overlooking and shadow effects on adjacent residential neighbours.
10.76 Overall, I consider that the Project is of a nature and of a built scale that is
consistent with the overall size of the Site and that is appropriate for the
Mission Bay Local Centre.
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Summary
10.77 In summary, the Project has been developed to respond to the objectives
and policies of the AUP-OP as they relate to the Site.
10.78 The Project makes efficient use of land, buildings and infrastructure and
supports the function, role and amenity of the Mission Bay Local Centre. It
provides a focal point and distinctive sense of place with a compact mixeduse environment that provides for the needs of visitors and the local
community.
10.79 Tikanga principles are being considered in consultation with local Iwi, Ngati
Whatua Orakei. It is proposed that appropriate features can be incorporated
in the design in collaboration with Ngati Whatua that reflect Mana Whenua
values for Mission Bay.
10.80 The Project will not degrade any freshwater systems or worsen flooding
events that may exacerbate the erosion of rivers and streams. The quality of
water discharged from the Site will maintain appropriate water quality and
availability.
10.81 The design responds to the potential natural hazards to ensure the safety of
people and property. Overall the Project does not increase, and where
practicable reduces, risk associated with the adverse effects of natural
hazards.
10.82 The earthworks and retaining structures have been designed to recognise
existing environmental constraints and opportunities and will be undertaken
in a manner that ensures the stability and safety of surrounding land,
buildings and structures.
10.83 Construction management plans for the proposed earthworks will contain
measures that can mitigate adverse construction effects including noise,
vibration, odour, dust, lighting and traffic effects.
10.84 The scale and intensity of the Project is in keeping with the planning
outcomes identified in the AUP-OP for the surrounding environment in that
the quality and design positively contributes to the visual quality and interest
of public open spaces (including streets); and pedestrian amenity,
movement, safety and convenience for all ages and abilities; and provides
for the functional and operational requirements of activities and development.
10.85 The comprehensive redevelopment of the Site with additional high quality
business premises accommodating a range of retail, food and beverage
activities along with a new, state of the art cinema facility and a significant
increase in high quality residential accommodation and additional onsite
parking will attract ongoing investment and promote commercial activity.
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10.86 It will also provide employment, housing and goods and services, and will
reinforce and enhance the function and role of the Mission Bay Local Centre.
Assessment Criteria (Section 104(1)(b))
10.87 While the application is for a Discretionary activity overall, as listed in Section
5.0 of this report, various aspects of the proposal require restricted
discretionary activity consent. The restricted discretionary activity
assessment criteria under the AUP-OP considered relevant are listed at
E7.8.2, E12.8.2, E17.8.2, E25.8.2, E27.8.2, E36.8.2, E40.8.2, and H.11.8.2.
and are discussed as follows:
E7.8.2: Taking, using, damming and diversion of water and drilling
10.88 As confirmed in the T&T Geotechnical and Groundwater Investigation report
(Appendix 12), the geotechnical and groundwater effects of the development
upon the land and buildings at 32 Marau Crescent and 99 Tamaki Drive have
been assessed. It is considered that the combined mechanical and
groundwater drawdown induced settlement is likely to be less than 10 mm at
the adjacent buildings. Such settlements are within the typical settlement
tolerance for normal buildings and underground services.
10.89 During excavation, regular monitoring should be undertaken for the
deflection of the capping beams to ensure that the actual retaining wall
deflections are within the acceptable levels. Similarly, the installation of
survey marks will allow monitoring of the ground surface and nearby
buildings to confirm that movements are within the predicated ranges. A
Draft Monitoring & Contingency Plan for excavation works has been
prepared and attached in Appendix J to the T&T Geotechnical and
Groundwater Investigation report.
10.90 There are no scheduled historic heritage places or scheduled sites in the
vicinity of the Site that may be adversely affected. In particular, the historic
heritage Garden Court flats are removed from the Site and are not
considered to be affected by the Project basement works.
10.91 The seepage modelling for the basement indicates that the basement
dewatering system should be designed to allow for at least 10 to 20 m3/day
of groundwater inflow over the life of the structure. This is a relatively small
volume of water and there are no indications that this will have any impact on
groundwater levels or on any other the existing lawfully established water
users.
10.92 The groundwater take and diversion will not cause or exacerbate any
flooding.
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10.93 The Design and construction methodologies proposed by T&T for the
basement including the monitoring of water levels and pressures; and the
measurement and recording of the movement of ground, buildings and other
structures will maintain groundwater pressures and avoid adverse effects on
land and buildings.
E12.8.2: Land disturbance – District
10.94 Effective measures can be implemented to mitigate adverse noise, vibration,
odour, dust, lighting and traffic effects through the application of good
practise and the implementation of construction management plans.
10.95 The earthworks and associated retaining structures have been designed and
will be constructed in accordance with the recommendations of the Project
geotechnical engineers and accepted engineering practise to avoid adverse
effects on the stability and safety of surrounding land, buildings, and
structures.
10.96 The proposed land disturbance is necessary to provide for the basement and
natural hazards such as flooding have been considered and provided for in
the earthworks methodologies and retaining. The earthworks and final
ground levels will not adversely affect overland flow paths or increase
potential volume or frequency of flooding within the Site or surrounding sites.
10.97 No archaeological sites have been identified on the Site or will be affected by
the earthworks. However, the accepted protocol for the accidental discovery
of kōiwi, archaeology and artefacts of Māori origin will be implemented to
manage the impact on Mana Whenua cultural heritage if a discovery is
made.
10.98 It is intended that the earthworks will be managed efficiently and undertaken
as quickly as possible to limit the duration of the works.
10.99 The land disturbance will require the realignment of a public wastewater pipe
however this work will be undertaken in accordance with Council best
practise and final ground levels will not adversely affect any existing utility
services.
E17.8.2: Trees in roads
10.100 The trees that are to be removed from Marau Crescent are exotic species
that are clustered together, appearing to be self-seeded, and are generally of
poor to moderate form and structure. It is not considered practical or
desirable to retain the trees growing in the Marau Crescent road berm.
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10.101 Replacement planting is proposed with 4 pohutukawa trees to be planted
within the Marau Crescent road berm to replace the 3 trees that are to be
removed. The trees growing further east along the northern side of Marau
Crescent are also pohutukawa trees.
10.102 The two juvenile Pohutukawa trees growing in Patteson Avenue adjacent to
the bus stop are to be retained and may either be transplanted to Marau
Crescent and replaced with nikau palms or retained in place along Patteson
Avenue. A nikau palm that is growing in Patteson Avenue close to the
intersection with Marau Crescent is to also to be retained and additional
nikau palms are to be planted along Patteson Avenue.
10.103 The concept landscape plan prepared by LA4 Landscape Architects
(Appendix 5) shows the street tree planting and landscaping proposed.
10.104 Overall, the proposed street tree planting will increase the number of
indigenous trees in the roads and enhance the streets' landscape and
ecological values and in doing so will satisfactorily mitigate the loss of
amenity and natural/ landscape values.
E25.8.2: Noise and vibration
Centre Activities
10.105 As confirmed in the MDA Noise Effects Assessment report (Appendix 3), the
operational activities can be managed so that they do not generate
unreasonable noise and vibration levels on adjacent land uses. In
particular, the Marshall Day modelling predicts that the proposal can comply
with the AUP-OP daytime and night time operational noise levels at all
sensitive receivers.
10.106 In this regard, I note that the activities proposed on the Site are similar to
those already occurring and the design of the Project and buildings will
assist in screening potentially noisy activities from the residential
neighbourhoods to the east and south.
10.107 I also confirm that the residential units proposed for the Site will be
constructed and clad with materials that provide for the necessary noise
attenuation and that incorporate mechanical ventilation, heating and cooling
where required. These matters are addressed in the MDA Noise Effects
Assessment report (Appendix 3).
10.108 Therefore, I consider that the activities and development proposed for the
Site will not cause any noise nuisance for persons residing on the Site or on
neighbouring residential zoned land.
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Construction Noise & Vibration
10.109 The effects of construction noise and vibration have been assessed and are
discussed in the MDA Construction Noise and Vibration report (Appendix
13).
10.110 The MDA report concludes that there may be an exceedence of the AUPOP construction noise levels at times but that these will generally be minor
and can be controlled and managed to avoid noise nuisance. Where
construction noise levels are predicted to be higher and have the potential to
cause nuisance to nearby residential receivers, measures have been
proposed in the draft CNVMP (Appendix 14) to manage these potentially
noisy activities and mitigate their effects.
10.111 The hours of operation of construction activities can be managed to avoid
any noise that will cause sleep disturbance.
10.112 The effects on amenity generated by vibration from construction activity have
also been assessed by MDA and it is considered that the works can be
undertaken in accordance with the AUP-OP construction vibration
standards.
E27.8.2: Transport
10.113 The matters for which consent is required are assessed in the ITA report
(Appendix 7). I agree with the assessment and conclusions in the Parlane
Associates report and offer the following further comments.
10.114 Generally there is no requirement or limit for activities or development,
excluding offices, education facilities, hospitals, retail and commercial
services, to provide parking in the Business – Local Centre Zone.
10.115 This approach supports intensification and public transport and recognises
that for most of these areas, access to the public transport network will
provide an alternative means of travel to private vehicles. To support
walking and cycling, new buildings and developments are required to
provide cycle parking as well as end-of-trip facilities.
10.116 The provision of parking on the Site has been determined to comply with
the minimum parking requirements for retail activities of 1 space per 30m2
of gfa and also to provide for the anticipated parking requirements for the
cinema and food and beverage activities.
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10.117 In addition, parking is also proposed for all dwellings and this varies
between 1-2 spaces per unit depending on the size of the dwelling. Overall
100 parking spaces are to be provided for retail activities and 165 spaces
for the residential units proposed.
10.118 Vehicle access to the public parking is from Patteson Avenue with the
vehicle access from Marau Crescent being restricted to residential parking.
10.119 The provision of parking on the Site has been determined to meet the
actual parking demand for all activities and the ground floor parking area
has been designed as a flexible space that can be used for alternative
activities in the future should parking demand fall over time.
10.120 Vehicle access to the public parking is from a single access onto Patteson
Avenue with the vehicle access from Marau Crescent restricted to a single
crossing that provides access to the residential parking. The majority of the
parking is provided for in the 2 basement levels ensuring the efficient use of
the Site.
10.121 The road network serving the Site is of a high standard and the anticipated
traffic volumes generated by the Project will not impact on the safe, efficient
and effective operation of the transport network. In addition, the Site is
conveniently located on a public transportation route that provides frequent
bus services from the CBD and surrounding areas and cycle parking is
provided for on the Site to complement facilities located within the road
network.
10.122 On-site loading is provided and the parking and loading has been designed
and located to avoid or mitigate adverse effects on the amenity of the
streetscape and adjacent sites and to ensure it will provide safe access and
egress for vehicles, pedestrians and cyclists.
10.123 While service and other vehicles share the same access to the Site the
arrangements are considered to be safe and functional. No reverse
manoeuvring onto or off the road is required for any vehicles using the Site.
10.124 Vehicle crossings and associated access have been designed and located
to provide for safe, effective and efficient movement to and from the Site
and will minimise potential conflicts between vehicles, pedestrians, and
cyclists on the adjacent road network.
E36.8.2: Natural hazards and flooding
Activities in the coastal storm inundation 1 per cent annual
exceedance probability (AEP) area
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10.125

The proposed floor levels for non-habitable activities (with the exception of
the basement) have been designed to tie into the street pavement with the
ground floor of the Project designed to enable the ground floor of the
business premises to be raised above future inundation levels.

10.126 The Applicant's engineers T &T have determined that the Site is outside the
wave run-up area of potential hazard and therefore likely to be subject to
static coastal inundation only (Appendix 4) and the buildings have been
designed to ensure that they remain resilient to inundation and mitigation
measures have been proposed to address the effects of inundation.
10.127 To ensure that the effects on public health, safety and property arising from
possible future sea level rise and inundation are addressed a Hazard
Mitigation Plan (Appendix 10) has been prepared that provides measures
and procedures that are to be implemented in the event of inundation
affecting the Site.
Activities in the 1 per cent annual exceedance probability (AEP) flood
plain for below ground parking or parking areas in the 1 per cent
annual exceedance probability (AEP) floodplain:
10.128 The entire Site is within the 1% AEP floodplain and the parking area cannot
be located outside of the 1 per cent annual exceedance probability (AEP)
floodplain so as not to block or impede the flood hazard. However, the
parking area has been designed and can be managed to minimise any
increase in flood related risks to people and property on Site and to other
properties upstream or downstream of the Site.
10.129 The parking areas are contained by buildings and this will avoid the potential
for vehicles and other stored items to be carried off site by a 1 per cent
annual exceedance probability (AEP) flood event.
For new buildings designed to accommodate more vulnerable
activities, and changes of use to accommodate more vulnerable
activities within existing buildings located within the 1 per cent annual
exceedance probability (AEP) floodplain:
10.130 The new buildings have been designed with floor levels that will ensure any
potential effects on public health, safety and property arising from possible
present and future flooding and inundation will be adequately mitigated. The
proposed floor levels for habitable activities are to be 500mm above the
1%AEP floodplain, inundation and 1m SLR levels.
10.131 The buildings have been designed to maintain structural integrity during a
flood event and the Project will not exacerbate the flood hazard or create a
new flood on the Site or on any adjacent land.
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10.132 The Flood Hazard Mitigation Plan prepared for the Project addresses
methods provided to manage activities or uses within the Site confirming
that sufficient actions can be undertaken to ensure that people will not be
placed in danger during a flood event.
E40.8.2: Temporary Activities
10.133 As discussed above, significant adverse effects from the noise, lighting,
hours and the duration of construction activities on the amenity values of
surrounding properties can be mitigated through:
•

Controlling the hours, times and days of the week on which
construction will occur.

•

Compliance with the AUP-OP lighting levels to avoid nuisance to
neighbouring properties and provide for satisfactory levels of safety on
the Site.

•

Managing construction activities in accordance with the draft CNVMP
measures proposed by MDA (Appendix 14) and an approved
Construction Traffic Management Plan.

H.11.8.2: Business - Local Centre zone
(1) drive through restaurants, activities within 30m of a residential
zone, emergency services and service stations:
10.134 The assessment criteria at H11.8.2(2) refer to policies H11.8.1(1)(b);
H11.3(3)(a); H11.3(3)(b); H11.3(3)(c); H11.3(7); H11.3(8); H11.3(12;
H11.3(16) and H11.3(20).
10.135 Only the eastern most tenancy on the ground floor of Building 3 is located
within 30m residential zoned land at 103 Tamaki Drive. This tenancy is
within approximately 22m of the property at 103 Tamaki Drive and is
separated from this property by the business zoned land and buildings at
99 Tamaki Drive. The south east corner of this tenancy also adjoins 32
Marau Crescent.
10.136 The retail tenancy at the southern end of Building 6 is also within 30 metres
of the residential zone on the southern side of Marau Crescent and is
approximately 23 metres from the front boundary of 25 Marau Crescent.
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10.137 The tenancy within 30 metres of 103 Tamaki Drive and 32 Marau Crescent
will not be visible from these properties. In addition, the retail tenancy at the
southern end of the building is set back from the southern boundary and
angled towards the south west with landscaping proposed between the
southern façade of the tenancy and the street. These features will assist in
providing additional amenity and screening of views from the tenancy over
Marau Crescent. Therefore, I consider that the design and location of the
tenancies will avoid and mitigate any adverse dominance, overlooking and
shadowing effects.
10.138 All parking areas and vehicle access and servicing arrangements
associated with the use of the subject tenancies will be internal and will not
have any adverse effects on the visual amenity of the streetscape.
10.139 Likewise, there will not be any storage or servicing facilities visible to
nearby residential properties.
10.140 MDA have confirmed in their Noise Effects Assessment report (Appendix 3)
that the commercial activities within the Project can comply with the
relevant AUP-OP noise rules at residential zoned boundary.
10.141 Lighting will also be designed to comply with the relevant AUP-OP
standards to ensure that light spill and glare is contained and does not
cause a nuisance or a hazard.
10.142 As discussed above, the Project has been designed to a high standard and
quality and the tenancies within 30 metres of a residential zone will
positively contribute to the Local Centre zone outcomes by providing for a
high standard of visual quality and interest on Tamaki Drive and Patteson
Avenue and from the adjacent public open space.
10.143 Overall, any activities within 30 metres of residential zoned land will assist
in providing for the local convenience needs of the surrounding residential
area and the activities can operate and function safely and will not cause a
noise nuisance. Further, the buildings have been designed to a high
standard and adverse amenity effects arising from the activities, including
dominance, overlooking or overshadowing will be avoided or mitigated.
(2) Retail greater than 450m²
10.144 The assessment criteria at H11.8.2(2) refer to policies H11.3(1);
H11.3(3)(a); H11.3(3)(b); H11.3(3)(c); H11.3(8); H11.3(16); H11.3(12); and
H11.3(3)(17)(b).
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10.145 It is anticipated that the food and beverage retail tenancy at podium level on
the corner of Tamaki Drive and Patteson Avenue will be approximately
462m2 (including approximately 95m2 of toilets and kitchen) plus an
additional 145 m² of outdoor dining on the balcony. Any additional dining on
the plaza adjacent to this tenancy has not yet been determined.
10.146 The overall scale of the Project is easily able to accommodate the number
of patrons using the tenancy. The larger tenancy is at the podium level and
it has been located and designed specifically to accommodate a food and
beverage activity of a scale and nature similar to the De Fontein restaurant
and bar activity that presently operates from the Site. Hence there will be
no impact on the function of other retail activities on the Site.
10.147 The tenancy is well removed from the neighbouring residential activities
and will not have any adverse effects on residential amenity or the amenity
or character of the adjacent business zoned land or the reserve.
10.148 The larger tenancy proposed in this prominent location on the Site will
enable the more efficient use and greater flexibility of this area of the
Project, including the balcony and will assist to enhance the vitality of the
prominent Tamaki Drive and Patterson Avenue corner.
10.149 There will be no impact on the operation or design of parking areas and
vehicle access and pedestrian safety will be unaffected.
10.150 The functional requirements of the proposal are provided for in the design
of the Project and the layout of the tenancy and there are no changes
required to service the proposed food and beverage tenancy.
10.151 Overall, the scale the tenancy and the nature of the proposed food and
beverage activity is appropriate for the Site and the Project. It will not affect
the ability of the Project to provide for the convenience needs of the local
community and it will not have any adverse impact on the future function,
role and amenity of other Centre zones.
(4) new buildings and alterations and additions to buildings not
otherwise provided for:
10.152 The assessment criteria are listed at H11.8.2(4) refers to the policies
H11.3(3)(a); H11.3(3)(b); H11.3(3)(c); H11.3(4); H11.3(6); H11.3(7);
H11.3(3)(12) and E1.3(10).
10.153 At the core of the criteria is the quality of the design of the Project buildings.
This has been discussed by Mr Munroe in his Urban Design Assessment
report (Appendix 6).
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10.154 I agree with Mr Munroe and consider that the Project buildings have been
designed to a high architectural quality and are articulated and modulated
and provide for an interface with the adjoining streets and public open
space that will contribute to their existing and future amenity values. This
includes avoiding blank walls and providing attractive, active street
frontages along Tamaki Drive and Patteson Avenue and a more subdued,
scale and design along Marau Crescent in keeping with the residential
character of the street.
10.155 The full extent of the front façade of the ground floor commercial tenancies
will be glazed, avoiding blank walls, and the stairs and escalators leading to
the podium plaza will be open with direct views up to the cinema building
from the street. Hence, the Project will provide for a high level of visibility
between the street and the interior of the commercial buildings at ground
floor along Tamaki Drive and Patteson Avenue and up to the podium level.
10.156 The Tamaki Drive and Patteson Avenue street frontages will be further
activated by the first floor balconies that will be used for outdoor dining and
the outdoor dining proposed along the streets used in association with
restaurant and café activities. This will provide an attractive and pleasant
public space for people using or passing by the Site.
10.157 The residential development proposed along the Marau Crescent frontage
also focuses on the street with the front doors of the residential apartments
opening out towards the street with entrance porches and extensive, large
windows facing the street providing for an attractive façade to the street and
passive surveillance of the street from these buildings.
10.158 The design and layout of the buildings provides for satisfactory pedestrian
amenity, movement, safety and convenience for people of all ages and
abilities. In this regard and with relevance to Policy H11.3(3)(c), Mr Munroe
states as follows in his Urban Design Assessment report (Appendix 6,
Section 6);
6.26 In terms of clause (c), I consider that pedestrian movement, safety
and convenience will be enhanced by the project including by way of
greater enclosure and street activation, improved weather canopies
above Tamaki Drive and Patteson Avenue footpaths, and a widened
footpath area on Tamaki Drive. Pedestrian amenity will also be
benefitted by the minimisation of vehicle access points proposed. The
elevated second storey plaza has pedestrian benefits inasmuch as it
gives communal access to the second storey food and beverage
outlets and the cinema allows all of these to be accessible by an
elevator and escalator as well as stairs. In my opinion this is
considerably superior to a fragmented alternative whereby each
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upper storey premises is accessed from within a first (ground) storey
store or by individual stairwells from Tamaki Drive. Sharing the
second storey commercial entrances with the Cinema entrance and
the principal residential entrance will combine the most possible users
across the daytime, and contribute to a populated and safe second
storey plaza space complemented by landscaping and activated by
the food and beverage units. In my opinion the project will have both
positive and adverse pedestrian amenity effects, with adverse effects
being at most minor and avoided, remedied or mitigated by the
design approach and quality of pedestrian spaces proposed.
10.159 Floor to ceiling heights have been provided in the retail and the food and
beverage uses at the second storey plaza that are suitable for commercial
activities and that will provide flexibility enabling tenancies to be adaptable
to a wide variety of uses over time. As discussed, I support the residential
interface along Marau crescent and overall I consider that the Project is
adaptable and will allow activities to change over time.
10.160 All car parking and vehicle loading and service areas are effectively
screened from view from the street and from the adjacent public space.
Further, the at-grade parking is located and designed in such a manner as
to avoid or mitigate adverse effects on pedestrian amenity. In this regard, I
note that the grade and paving materials for the pedestrian pavement on
both the Patteson Avenue and Marau Crescent street frontages will
continue uninterrupted across the vehicle crossings.
10.161 The balconies and canopies provided along Patteson Avenue and Tamaki
Drive will provide weather protection in those areas likely to be used by
significant numbers of pedestrians.
10.162 Extensive landscaping is proposed both on the Site and within the
surrounding streets that will contribute to the amenity values of people
passing along the streets and through the public spaces on the Site.
10.163 Given the location of the Site at the bottom of the catchment no on-site
stormwater mitigation measures are required and contaminants will not be
discharged into the public stormwater system.
10.164 The Project will not require any significant extension or upgrading of public
infrastructure and the water discharged from the Site will not have any
noticeable adverse effects on the water quality of receiving environments
including any streams or the coastal waters.
10.165 The Project provides satisfactorily for the functional and operational
requirements of all activities proposed for the Site.
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H11.8.2. (8) Buildings that do not comply with the standards:
10.166

Details of the height of the Project buildings are shown on the Buchan
Plans (Appendix 5) and a summary of the building heights is provided in
Section 5.0 above.

10.167

As discussed above, the hierarchy of the building height and distribution
of floor area proposed for the Project is primarily in response to the
neighbouring residential neighbourhood with lower height buildings along
Marau Crescent and breaking up the mass of the building. The buildings
on the podium have been designed as separate elements each with a
distinct identity but with a cohesive architectural style, stepping up from
the south and east towards northwest, culminating in the landmark
building on the corner of Tamaki Drive and Patteson Avenue, furthest
away from the neighbouring residential zoned land.

10.168

The assessment criteria listed at H11.8.2 (8)(a) refers to policies
H11.3(3)(a), H11.3(3)(b), PH11.3(8), Policy 11.3(13) and H11.3(14).
These policies are assessed in detail the Urban Design Assessment
report (Appendix 6) prepared by Mr Munroe. The LAVE report prepared
by Mr Pryor (Appendix 2) also comments broadly on Centre policies. Both
Mr Munroe and Mr Pryor support the proposed building heights and I rely
upon and I am in agreement with the evaluation and analysis in their
reports.

10.169

With regard to the policies listed in H11.8.2 (8)(a) Mr Munroe states as
follows in his Urban Design Assessment report:
H11.3(3) Require development to be of a quality and design that
positively contributes to:
(a) planning and design outcomes identified in this Plan for the
relevant zone;
(b) the visual quality and interest of streets and other public open
spaces; and
(c) pedestrian amenity, movement, safety and convenience for
people of all ages and abilities.
6.24 This matter is one of the key issues relevant to the project, along
with objectives H11.2(2) and HH.2(7). In terms of clause (a), and as
discussed previously, I consider that the project exceeds the
building height envelope of the AUP: OP rules, but in a manner that
will lead to a superior urban design response for the Site overall,
less adverse effects on immediate residential neighbours, and a
stronger reinforcement of the Local Centre’s commercial core as the
focal point of the community in light of the likely substantial
126 | P a g e

ASSESSMENT OF ENVIRONMENTAL EFFECTS:
Beachside Mission Bay Project

development along Tamaki Drive in the future up to the 18m
enabled by that zone’s rules. While the taller buildings proposed will
impede some existing views from elevated dwellings on the Ronaki
Road hill, I consider that these will not be significant when
considered against the backdrop of the changes to views signalled
by the AUP: OP’s 18m height limit enabled for the Site, and are
appropriate in light of the separation distances and visual quality
proposed. Internally, the apartments are well laid out and
generously sized. They are functional and will provide for the daily
needs of residents, including those that face internally into the
cinema courtyard. Overall, I have concluded that the project will
have both positive and adverse effects in respect of the planning
and design outcomes identified for the zone. Adverse effects will in
my view be appropriate and have been avoided, remedied or
mitigated by the design approach and quality of architectural
resolution proposed.
6.25 In terms of clause (b), for reasons outlined previously I consider the
project will positively contribute to the visual interest of streets and
the Mission Bay Beach reserve. While the Council’s independent
Urban Design Panel has questioned the origin of the architectural
aesthetic proposed, this does not go so far as to conclude that what
is proposed is not of a high visual quality and interest. In my view
the project will considerably improve the visual quality and interest
of Marau Crescent, Patteson Avenue and Tamaki Drive from their
current states. I consider that the project will have positive effects on
the visual quality and interest of the streets and beach reserve, with
any adverse effects in this respect being limited to aesthetic
personal matters of taste (whether people find the building
architecture appealing), and will be less than minor as well as
avoided, remedied or mitigated by way of the design decisions
made.
H11.3(8) 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.
6.38 In my opinion this matter is one of the most relevant to the project.
This is because of the potential for additional height sought to
adversely affect adjacent residential zoned land.
6.39 For the reasons already outlined in this report, I consider that the
project will appropriately maintain the amenity values of adjacent
residential zones, including the properties on the opposite side of
Marau Crescent and up the Ronaki Road hill. I consider that the
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project will result in negligibly different shadowing effects on any
residential site than a compliant bulk and location alternative would.
In terms of dominance, I consider that the project will be less
dominant on any residential property, especially on the south side of
Marau Crescent, than the AUP: OP standards contemplate. The
additional height sought will result in a loss of some existing views
from properties on the upper part of the Ronaki Road hill, and this
has been assessed previously.
6.40 Overall, I consider that the project will be appropriate and that any
adverse effects have been avoided, remedied or mitigated by the
scale and form proposed and the decision to ‘pull’ development
height and bulk away from the residential boundaries. As such, the
project will in my opinion appropriately maintain residential amenity
values.
H11.3(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.
6.56 The Site is not subject to an additional building height overlay,
however on the basis of my analysis the proposed additional
building height is an efficient use of the Site; will support public
transport and contribute to Mission Bay’s vitality and vibrancy; will
not result in “significant” adverse effects on adjacent residential
zones due to the setbacks proposed from any such land; and will be
compatible with the larger Local Centre scale and function of
Mission Bay as a centre that supports large numbers of visitors as
well as the immediate local residential catchment.
6.57 I support the additional height proposed because it will help to
legibly reinforce the focal point and literal heart of the Mission Bay
centre at the Tamaki Drive and Patteson Avenue intersection;
differentiate the Local Centre zone from the extended Mixed Use
zone strip along Tamaki Drive generally; has allowed the applicant
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to provide generous gaps and voids between individual buildings
rather than retain a longer and more continuous building form
around the Site perimeter; and lastly provide a more sensitive and
higher amenity (residential) treatment along Marau Crescent.
H11.3(14) In identified locations within the centre zones, Business –
Mixed Use Zone, Business – General Business Zone and Business –
Business Park Zone, reduce building height below the standard zone
height, where the standard zone height would have significant
adverse effects on identified special character, identified landscape
features, or amenity.
6.58 The Site is not subject to a reduced building height overlay.
Although I do not consider “significant adverse effects” are likely
from a compliant building height and bulk outcome along Marau
Crescent, the reduction in intensity and height proposed along that
frontage is a successful attribute of the project and is one of the
reasons that I support the additional height proposed at Tamaki
Drive.
10.170

With regard to the overall urban design merit of the Project, Mr Munroe
states as follows in his Urban Design Assessment report (Appendix 6):
6.69

The project is for a large-scale redevelopment that will be
transformative for the character and amenity values of the Site.
While the overall intensity and scale of the project is comparable
with what could be reasonably expected in compliance with the
zone development controls, the project seeks an alternative built
form including building heights up to 8 storeys.

6.70

The project’s overall bulk, form and massing strategy is in my
view very successful and appropriate for the Site. It recognises
the Site’s unique opportunities and constraints, and in particular
effects the successful redirection of intensity away from the
Marau Crescent edge to the Tamaki Drive frontage.

6.71

The project is supported in general bulk, form and mass terms by
the Council’s independent Urban Design Panel although that
Panel has questioned some matters of finer detail. Having
considered those matters in terms of both likely environmental
effects and the provisions of the AUP: OP, I do not consider that
further changes to the building’s aesthetic response or
architectural narrative are warranted.
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6.72

The project will positively contribute to the AUP: OP’s planned
future form and will create a new and high-quality sense of place
for Mission Bay, in a way that will maintain the amenity values of
adjacent public spaces and residential zones.

6.73

The height proposed will not be problematic in the wider
environment and will indeed reinforce the community focal point
of the Local Centre zone and the Tamaki Drive / Patteson
Avenue intersection.

6.74

There will be a loss of some existing views from dwellings on the
Ronaki Hill rising behind and to the south of the Site. However,
based on the photo simulations prepared by Buchan, I consider
that many of these existing views could be lost to development
on the Site in compliance with the zone height limit at the Marau
Crescent edge, and redevelopment of other sites on the hill itself
(i.e. neighbours blocking each others’ views). Where the project
will result in a loss of view it will include interrupting what are
currently ‘clear horizon’ views.

6.75

On the basis of an urban design evaluation of those lost views, in
combination with the improved outcomes (compared to a
compliant AUP: OP alternative) for the dwellings at the base of
Ronaki Road hill, on the south side of Marau Crescent opposite
the Site, and the improved public amenity and character values
likely on the Site’s three street frontages, I consider that the
project is overall more desirable than and is more appropriate
than an alternative AUP: OP complying project.

6.76

Overall, I consider that the project will have a combination of
adverse and positive urban design effects, and that any adverse
effects would be appropriate. In my view the project will be
compatible with the outcomes sought by the AUP: OP for the
Local Centre zone although it is noted that the proposed building
at the corner of Tamaki Drive and Patteson Avenue is as tall as I
consider could be supported in this environment without raising
potentially inappropriate urban design effects, and is supported in
part due to the overall bulk and location effects proposed that
include a recess for its own top floor back from the street, as well
as less height at Marau Crescent, and a number of open space
voids between individual buildings that provide porosity and
‘breathing room’ around and through the buildings.
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10.171

Mr Pryor assesses the Project against a number of Centres and Local
Centre objectives and policies in the LAVE report (Appendix 2) and the
following statements are relevant in this regard:
6.8

The Project has been architecturally designed to provide a
high level of visual quality and amenity. It addresses the
Tamaki Drive and Patteson Avenue frontages well through
the use of extensive areas of glazing along the street level
frontages. Both the residential apartments above and the
commercial tenancies below will provide passive
surveillance and a high level of activity to the streetscape.

6.9

The visual amenity values of the more distant residential
areas have been addressed by the architectural response.
The Project has been articulated in its form and the
buildings broken up and stepped to reduce potential height,
scale and dominance effects. The upper levels have also
been set back from the street frontages. The materials
palette is restrained and distinctly high quality urban in its
look attempting to relate and unify both the commercial and
residential activities in keeping with the surrounding
environment.

6.10 The Project responds well to the street and surrounding
commercial and residential environment. The amenity
values of the surrounding area will be retained and
positively enhanced by the Project. The buildings are of an
appropriate form and scale for the prominent corner
location and have been architecturally designed in full
consideration of its Site context. A high standard of visual
quality and interest will be achieved from the surrounding
streets and public spaces through the architectural design
and detailing of the buildings.
6.11 The ground level of the Project has been designed to
interact with the surrounding streets though the provision of
the retail and hospitality spaces fronting these streets
providing a good level of pedestrian interaction.
6.12 The Project will contribute to a positive change in the
character for the Mission Bay Local Centre and has been
designed in such a way that will ensure that there is a
positive human scale on the surrounding streets and the
protection of character and amenity values.
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6.13 The Project is of a high quality design and built form and
will integrate well with the surrounding streetscape and
buildings and contribute to the centre's sense of place. The
Project will contribute positively to the surrounding amenity
and achieve a high quality urban design outcome. The
Project has been comprehensively planned and designed
and will provide a well-integrated and attractive centre with
an active, attractive, safe and convenient pedestrian
environment.
(b) Residential at ground floor:
10.172

The assessment criteria listed at H11.8.2 (8)(b) refers to policy H11.3(10)
This policy is assessed in the Urban Design Assessment report (Appendix
6) prepared by Mr Munroe. I rely upon and I am in agreement with the
evaluation and analysis of Mr Munroe with regard to the proposal for
dwellings at ground floor. In this regard the Urban Design Assessment
report states as follows:
H11.3(10) Discourage dwellings at ground floor in centre zones and
enable dwellings above ground floor in centre zones.
6.42

Discouraging residential activities at the first (ground) storey within
centres zones is a well-established policy approach in Auckland,
so as to maximise the use of ground floor space for commercial
uses (where the effects of large numbers of pedestrians walking
passed the front door is a positive effect, not a negative effect as it
can be for residential uses). Commercial uses at first (ground)
storey also are more likely to front the street and activate it with
doors and windows. Residential uses at ground floor can be more
difficult to accommodate due to the need to mediate internal user
privacy from the outside, and secure outdoor living courtyards
behind barriers.

6.43

In this instance, commercial ground floor activity is proposed at the
Tamaki and Patteson Avenue frontages. These are busier streets
and logically where commercial activity is best suited.

6.44

Marau Crescent is currently a quieter and exclusively residential
street. It would not be able to accommodate commercial activity
without considerably changing its existing character and amenity
values, and would in any event be considerably inferior as a
commercial frontage to the other road frontages due to the much
lower volumes of passing traffic as well as less favourable solar
orientation.
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6.45

Because Marau Crescent is a residential street and given the
extent of commercial activity that has been enabled in Mission Bay
in the Local Centre and Mixed Use zones along Tamaki Drive, it is
very unlikely that there is any real need for this frontage to be
developed with commercial activities.

6.46

Using it instead for residential activity at a relatively lower intensity
of 3-storey townhouses in my opinion reinforces the residential
characteristics of Marau Crescent and will in particular offer the
best possible / least adverse solution for those residents living
directly across the road. As those residents are in my opinion likely
to the most affected by the project, this prioritisation is a desirable
outcome. In my view all amenity and outdoor living requirements
for these units can be met on the nearby beach and reserve, and
setting the units back behind larger open space courtyards would
be an inferior outcome for the Site given that they would be to the
south side of the units as well as along a visually exposed street
frontage.

6.47

Reinforcing those existing amenity values will in my opinion have
no material adverse urban design effects on the Local Centre zone
or Mission Bay as a whole, and is a positive effect of the project. In
terms of adverse effects that the project avoids on those residents
across the street, of note is that an AUP: OP compliant solution
would likely give rise to the following adverse effects:
(a)
(b)

Greater building height and length;
The nuisance and noise of customers coming and going
especially at night (such as from a licensed restaurant);
(c) The operational noise of shops (such as cafes grinding
beans in the morning or a gym playing audible music at early
hours);
(d) The visual nuisance of commercial signage including at night
(such as from a dairy or chemist);
(d) Socially unpopular effects of certain types of customers
congregating outside certain types of shops (such as around
a liquor outlet).
Conclusion
10.173 I consider that the relevant assessment criteria are satisfied.
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11.0

SECTION 104(1)(C): ANY OTHER MATTERS CONSIDERED RELEVANT
AND REASONABLY NECESSARY TO DETERMINE THE APPLICATION
The Auckland Plan 2012 (Strategic Direction)

11.1

The Auckland Plan sets a 30-year strategic direction for Auckland. It
outlines a high-level strategy to guide future development and investment in
infrastructure and services. It also identifies nationally and regionally
significant recreational areas and open-space areas, ecological areas that
should be protected from development, environmental constraints on
development, and landscapes, areas of historic heritage value, and natural
features.

11.2

The direction that the Auckland Plan provides will find expression in the
Unitary Plan. In any case, and on their own terms, the provisions of the
Auckland Plan are potentially a relevant matter for consideration under
section 104(1)(c). In this regard I offer the following comments.

11.3

Auckland’s urban area consists of a variety of interconnected
neighbourhoods, centres and business areas, which support where most
Aucklanders live, work and spend their leisure time. Much of Auckland’s
urban area will change as the population grows, ranging from least to
moderate to most change across different areas.

11.4

Local centres act as a focus for a community and provide a range of
convenience shops and small business services together with some
community facilities. These centres are focused on walkable catchments
supported by public transport services. They have variable capacity for
accommodating new residential and business development, but to a lesser
extent to town centres, due to their individual and accessibility constraints.

11.5

With regard to the characteristics of Local Centres the 2012 Auckland Plan
provides a useful reference to the intensity and form of development that is
anticipated and considered appropriate, as set out below.
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11.6

Achieving a quality compact urban environment requires a shift towards
using land resources in a more efficient way. This necessitates urban
intensification to achieve a higher density of housing and business activity,
both in brownfields and greenfields, with emphasis on well-designed higherdensity development in the right places.

11.7

The Project will enable the establishment of new, high quality businesses
activities within an identified business centre designed and located
specifically for these activities. It is considered to be an efficient use of
resources and that will contribute to the local economy.

11.7.1

As indicated above, the predominant built form for a Local Centre is 1-4
storeys for low rise and 5-8 storeys for a medium rise built form. Therefore,
the built form of the Project with buildings ranging from 3 storeys through to
8 storeys is entirely consistent with the Auckland Plan description of built
form for Local Centres.

11.8

The Project will not impact on the quality of groundwater or any other
natural resource and the buildings have been designed to provide for the
necessary resilience to any hazards that would detrimentally affect the ongoing use of the Site for the activities proposed.

11.9

The design of the Project has identified existing constraints and
opportunities as well as the activity related requirements associated with
the Project in terms of acoustic insulation, outlook space, access, parking
and loading.

11.10

The inclusion of residential activities as part of this Project supports the
priorities identified under this chapter in terms of increasing housing supply,
choice and quality.

11.11

For these reasons, the proposal is considered to be consistent with the
priority of the Auckland Plan to provide for intensification in an urban
location within Auckland whilst achieving good design outcomes.
Auckland Plan 2050 - June 2018

11.12

The Auckland Plan 2050 - June 2018 became live on the Auckland Council
website on 31 July 2018.

11.13

The Auckland Plan 2050 (“the Plan”) is the long-term spatial plan to ensure
Auckland grows in a way that will meet the opportunities and challenges of
the future. The first Auckland Plan produced in 2012 and discussed above
was a landmark document covering every aspect of Auckland life and
economy.
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11.14

It was accompanied by a highly detailed series of objectives and targets,
and progress has been made towards achieving them. One of its provisions
was that it would be reviewed after six years. Since the first Auckland Plan
was adopted in 2012 several important things have happened including the
AUP-OiP becoming operative in part.

11.15

The Plan contains a number of key focus areas. Focus Area 1 (page 52) is
to create safe opportunities for people to meet, connect, participate in and
enjoy community and civic life. Some of the ways in which this can be done
include focusing on:
•

•
•

providing sufficient safe, shared spaces and places that are flexible in
how individuals, whanau and communities can use them and that are
easily accessible
ensuring universal access is built into developments
community initiatives and expression of local identity, character,
historic and cultural heritage

11.16

The Plan discusses (at page 212) “Building strong urban centres and
neighbourhoods”. The Plan recognises that Centres are at the heart of
neighbourhoods and are focal points for the surrounding community. They
include a mix of activities and functions, such as retail, commercial and
social services, as well as housing, recreation and community facilities.

11.17

It explains that Auckland’s centres are supported by a surrounding (typically
residential) area that is within an easy walking distance, usually thought of
as 10 minutes.

11.18

The Plan recognises that some of our centres currently provide
opportunities to maximise investment in infrastructure and support the
quality, compact approach to urban development.

11.19

It also recognises that maximising investment can be achieved by creating
higher density clusters of employment and housing, supported by public
transport and other critical services.

11.20

Overall, I am satisfied that the Project, being consistent with the AUP-OP, is
also consistent with the Plan.

12.0

PART 2 (PURPOSE & PRINCIPLES) OF THE RESOURCE MANAGEMENT
ACT 1991

12.1

Section 5 – Purpose
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The purpose of the RMA is stated in Section 5(1) as being “to promote the
sustainable management of natural and physical resources. Sustainable
Management means:
(2) In this Act, “sustainable management” means managing the use,
development, and protection of natural and physical resources in a way,
or at a rate, which enables people and communities to provide for their
social, economic, and cultural wellbeing and for their health and safety
while –
(a) Sustaining the potential of natural and physical resources (excluding
minerals) to meet the reasonably foreseeable needs of future
generations; and
(b) Safeguarding the life-supporting capacity of air, water, soil, and
ecosystems; and
(c) Avoiding, remedying, or mitigating any adverse effects of activities
on the environment.”
12.2

The Project will significantly enhance and improve the range, scale and
quality of commercial facilities and residential accommodation. It will result in
the more efficient use of the land and a range of activities available in the
Mission Bay Local Centre and will provide additional employment
opportunities making a positive contribution to the social and economic
wellbeing of the community.

12.3

The Project has been designed to a high architectural standard to provide for
a high quality and safe facility that provides for the present needs of the
community and the reasonably foreseeable needs of future generations.

12.4

Satisfactory mitigation measures can be implemented during the construction
and for the on-going operation of activities and use of the site to protect the
quality of air, water and soil as indicated confirmed in the various engineering
and acoustic reports prepared to support of the application.

12.5

The Project avoids and mitigates adverse effects on the environment through
quality design and through identification of the specific mitigation measures
recommended for the construction, operation and use of the Project.
Section 6 – Matters of National Importance

12.6

The following matters of national importance are relevant to this proposal
under Section 6 of the RMA:
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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:
(b) the protection of outstanding natural features and landscapes from
inappropriate subdivision, use, and development:
(c) the protection of areas of significant indigenous vegetation and significant
habitats of indigenous fauna:
(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:
(g) the protection of protected customary rights:
(h) the management of significant risks from natural hazards.
12.7

With regard to the above-mentioned matters I confirm as follows:
•

The Project does not have any impact on natural watercourses.

•

There are no outstanding natural features or landscapes on the Site.

•

The Project will not affect any notable areas of indigenous vegetation.

•

Biodiversity within the Project area will be enhanced through
establishment of areas of new planting of native plant species, and
there will be no significant adverse effects on habitats of indigenous
fauna.

•

The relationship of Māori and their culture and traditions with their
ancestral lands, water, sites, wāhi tapu, and other taonga and how this
is able to be incorporated into the Project is being discussed with iwi.

•

There is no recorded archaeological or scheduled historic heritage
places or areas on the site and there will be no effects on identified
sites in the surrounding area; and

•

The Project does not impact on any protected customary activities as
there are no known activities taking place within the Project area.

•

The Project includes building design and construction and operational
measures can be implemented to appropriately minimise and manage
risks from natural hazards.

Section 7 – Other Matters
12.8

The relevant Section 7 matters that the proposal that shall have particular
regard to are:
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(b) the efficient use and development of natural and physical resources:
(c) the maintenance and enhancement of amenity values:
(f) maintenance and enhancement of the quality of the environment:
(i) the effects of climate change:
12.9

The Project will significantly enhance and improve the range, scale and
quality of commerce and accommodation activities on the site. It will result in
the more efficient use of the land with buildings and activities that are
anticipated in this location and will provide additional employment
opportunities making a positive contribution to the social and economic
wellbeing of the community.

12.10 An inter-disciplinary approach has been used to identify and mitigate
potential adverse amenity effects of the Project relating to character, scale,
noise, urban design, landscape and visual effects.
12.11 The effects of climate change have been have been taken account of in the
stormwater modelling and the design has responded to relevant natural
hazards.
Section 8 – Treaty of Waitangi
12.12 Matters under Section 8 relate to the acknowledging the principles of the
Treaty of Waitangi.
12.13 As discussed, the Applicant is continuing to engage with local iwi, Ngati
Whatua in relation to the Project recognising the cultural significance of
Mission Bay to local Mana Whenua.
13.0

NOTIFICATION ASSESSMENT
Public Notification
Section 95A

13.1 The matters to be considered by the consent authority when deciding
whether or not to publicly notify an application are set out in Section 95A of
the RMA:
13.2 Section 95A states:
(1) A consent authority may, in its discretion, decide whether to publicly notify
an application for a resource consent for an activity.
(2) Despite subsection (1), a consent authority must publicly notify the
application if—
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(a) it decides (under section 95D) that the activity will have or is likely to have
adverse effects on the environment that are more than minor; or
(b) the applicant requests public notification of the application; or
(c) a rule or national environmental standard requires public notification of the
application.
(3) Despite subsections (1) and (2)(a), a consent authority must not publicly
notify the
application if—
(a) a rule or national environmental standard precludes public notification of
the application; and
(b) subsection (2)(b) does not apply.
(4) Despite subsection (3), a consent authority may publicly notify an
application if it decides that special circumstances exist in relation to the
application.
13.3 It is recognised by the Applicant that the Mission Bay Local Centre is a
significant element of the identity of the local community. Consequently, there
is likely to be a significant level of local interest with regard to the proposal and
public notification is requested to provide the local community and general
public with a forum to discuss and provide feedback on the proposal.
13.4 Accordingly, the Applicant requests that the application is publicly notified as
provided for under section 95a (2) (b) of the Act.
14.0

CONDITIONS OF CONSENT

14.1 It is recommended that resource consent for the Project be granted subject to
conditions that satisfactorily ensure that the Project will be constructed and
operated in accordance with the Application plans and supporting reports.
Conditions will particularly need to address topics raised and recommendation
made in the supporting specialist and technical Reports to ensure that any
adverse effects of the resource consent application for the Project are
satisfactorily avoided, remedied or mitigated.
14.2 The Council is experienced in drafting comprehensive conditions for resource
consent applications for Projects such as this one. It is considered premature
to attach draft conditions of resource consent to this assessment of effects.
However it is acknowledged that draft conditions of consent would need to
address compliance with the:
• Resource Consent application Project plans;
• Tonkin and Taylor Geotechnical and Groundwater Assessment Report
recommendations;
• Tonkin and Taylor Ground Contamination Assessment recommendations;
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• Tonkin and Taylor Coastline Catchment Flood Hazard Assessment and
Design Floor Levels letter dated 1 May 2017 with recommended design
floor levels and any further relevant recommendations in the earlier T & T
assessment letter dated 9 February 2017;
• Tonkin and Taylor Site Management Plan;
• Hazard Mitigation Report recommendations – undated on Buchan
letterhead;
• Dodd Civil Consultants Bulk Earthworks Report recommendations;
• Dodds Civil Consultants Engineering Report recommendations;
• Watercare general conditions in its letter dated 6 April 2018;
• Opus Wind Assessment Report recommendations;
• Marshall Day Acoustics Assessment of Noise Effects proposed conditions
of consent;
• Marshall Day Acoustics Construction Noise and Vibration Assessment
Report recommended conditions;
• Marshall Day Acoustics
Management Plan;

draft

Construction

Noise

and

Vibration

• LA4 LAVE Report recommendations;
• Ian Munro Urban Design Report recommendations;,
• John Parlane and Associates Ltd Integrated Transport Assessment Report
recommended conditions;
• AT recommendations in Letter re balconies and canopies;
• Appropriate conditions addressing incorporation of Te Aranga Maori design
principles into the detailed design of the Project through the choice of
materials, plants, paving and artwork to the satisfaction of the appropriate
Council officer;
• Condition limiting activities in the tenancy on the corner of Patteson Ave
and Marau Crescent to no cafes and restaurants;
• Such other appropriate conditions as are offered by or agreed with the
Applicant during the processing of the Resource Consent application for the
Project;
14.3 It is recommended that a set of draft conditions be discussed with the
Applicant and made available as part of the Council’s s 42A report.
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15.0 CONCLUSION
15.1 This assessment of effects has been prepared in support of an application for
resource consent at 75-79, 81-87 and 89-97 Tamaki Drive, 6-12 & 14 Patteson
Avenue and 26, 28 & 30 Marau Crescent for the demolition of all existing
buildings on the Site and the construction of 7 new multi-level buildings on a
podium above a 2 level basement that will provide mixed commercial (retail
and food and beverage), entertainment (cinema) and residential activities (100
apartments and townhouses).
15.2 Overall, the proposal requires resource consent as a Discretionary activity
under the AUP-OP.
15.3 The key findings of this report are that the potential adverse effects on the
environment can be satisfactorily avoided, remedied or mitigated and will be
no more than minor.
15.4 The proposal is not considered to be contrary with the relevant objectives and
policies of the AUP-OP.
15.5 Granting resource consent to this activity is considered a sustainable outcome
for the Site and surrounding environment and it is considered that the Project
is consistent with the purpose and principles of the Resource Management Act
1991.

Peter Neeve (BRP, MNZPI)
Peter Neeve Planning Consultants Ltd.

Dated: August 2018
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