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1.1
BACKGROUND

The Site

20km

30kmÖçÙÖÊÝ�
This report has been prepared to support a request for 
a Private Plan Change (“PPC”) to the Auckland Unitary 
Plan: OperaƟ ve in Part (“AUP(OP)”), made by 520 GSR 
Ltd for an area of land (“the Site”) fronƟ ng Great South 
Road and Gatland Road in Papakura (Figures 1 and 2) 
approximately 30km south of Auckland City Centre. 

The Site comprises 4.63ha of land, all proposed to 
be zoned for residenƟ al acƟ vity – specifi cally Mixed 
Housing Urban. This could yield approximately 110-
180 houses.

This report explores the opportuniƟ es and constraints 
relevant to urban design outcomes in the context 
of potenƟ al redevelopment that will demonstrate 
how the Site can help meet Auckland’s development 
needs in a way that is consistent with the Auckland 
Plan and AUP(OP)’s vision for a quality compact urban 
form, the Council’s Future Urban Land Supply Strategy 
(“FULSS”), as well as the Drury-Opāheke Structure 
Plan. 

Alongside the work associated with this Plan Change, 
B&A has been undertaking more detailed work on the 
site to support future resource consent applicaƟ ons. 
This work has helped to inform the assessment of the 
proposed rezoning to Mixed Housing Urban and the 
impact relevant development standards would have 
on the form and layout of a new residenƟ al subdivision. 

Ù�¦®ÊÄ�½ ÖÊ½®�ù
Chapter B2 of the AUP(OP) sets out the Regional 
Policy Statement (“RPS”) as it relates to urban growth 
and form. It establishes a strategic goal for a “quality 
compact urban form” in Auckland. Implicit within this 
goal is the need to support residenƟ al intensifi caƟ on. 
The policies in the RPS include the following issues 
relevant to this PPC:  

• Providing for the re-zoning of Future Urban 
zoned land to urban zoned land where it 
supports a quality compact urban form and a 
range of housing typologies; 

• enabling higher levels of intensifi caƟ on and 
growth along public transport corridors and 
near open space; 

• Subdivision and development responds to the 
physical characterisƟ cs and intrinsic qualiƟ es of 
the site;

• ensuring that infrastructure is in place or can be 
provided to support new development; 

• Promotes the effi  cient use of land and enables 
a range of built forms to support choice for a 
diverse and growing populaƟ on.

Figure 1 - Site LocaƟ on within the Auckland Region (Base Map: Auckland Council GIS)

Figure 2 - Site LocaƟ on & Auckland Unitary Plan Zoning



6Design Statement - DRAFT 
520 Great South Road - Private Plan Change
B&A Ref # 17104

1.2
STRATEGIC CONTEXT
�Ù�¥ã �ÙçÙù-ÊÖ�«�»� 
ÝãÙç�ãçÙ� Ö½�Ä

Council is currently in the process of preparing a 
Structure Plan for the Drury-Opāheke area in which 
the Site lies (refer Figure 3). This is part of the wider 
southern growth area which also includes the large 
future urban areas of Takanini, Pukekohe and Paerata. 
Together, the areas zoned for future urban growth 
across South Auckland comprise a land area of 
approximately 6,700 hectares. The populaƟ on in this 
area is anƟ cipated to grow from 193,000 in 2016 to 
353,000 by 2046.

The Structure Plan idenƟ fi es that a large main town 
centre is required to serve growth within the enƟ re 
area and also surrounding areas. The proposed 
locaƟ on for this centre is shown close to and east 
of SH 1 at the exisƟ ng Drury – Opāheke motorway 
interchange, adjacent to the exisƟ ng Drury Village 
and approximately 1.5km south of the Site. The 
Structure Plan also idenƟ fi es an upgrade in public 
transport provision along Great South Road so that 
it is incorporated into the Frequent Transit Network 
(FTN) greatly improving the frequency, capacity and 
aƩ racƟ veness of public transport serving the site.

The Structure Plan has been infl uenced by Council’s 
Future Urban Land Supply Strategy (2017) which 
sequences the release of urban land with the supply 
of infrastructure over 30 years. 

Ä�®¦«�ÊçÙ«ÊÊ� ��Ý®¦Ä 
Ýã�ã�Ã�Äã 

As part of the Structure Plan process, Council has 
prepared a Neighbourhood Design Statement 
(“NDS”). The aim of the NDS is to provide guidance 
for developers and land owners undertaking plan 
change and resource consent applicaƟ ons within the 
Southern Structure Planning Area through illustraƟ ons 
and descripƟ ons in words, to help achieve a mix 
and paƩ ern of diff erent land uses, integraƟ on with 
transport, and built form design in order to create 

disƟ ncƟ ve and liveable neighbourhoods

Five overarching themes were developed to guide 
the NDS outcomes and provide overarching, 
mulƟ disciplinary principles to guide plan changes 
and development. The key themes aim to achieve the 
visions set out in the Drury-Opāheke Structure Plan 
as well as the outcomes of the Auckland Plan. The 
relevant themes and sub-themes relevant to this stage 
of the design process are idenƟ fi ed below:

• Theme 1: Neighbourhoods that vary in density 
and mix of uses according to their locaƟ onal 
aƩ ributes.

• Sub-theme 1.1: Provide uses and densiƟ es 
that are appropriate to their locaƟ on and 
role within each neighbourhood, these 
may include: centres, public transport 
nodes / corridors, living and employment 
environments

• Sub-theme 1.4: Promote higher intensity 
of uses along the frequent transit networks 
(FTN) routes in order to respond to public 
transport provision.

• Theme 2: Neighbourhoods with many safe 
choices of movement with good access to 
services and amenity.

• Sub-theme 2.2: Design development along 
frequent transit network (FTN) routes 
that ensures they effi  ciently serve their 
catchments …

• Theme 3: Neighbourhoods with many choices 
of use and acƟ vity that refl ect the needs of the 
community and the sub-region.

• Sub-theme 3.4: Provide for a range of housing 
choices and respond to housing needs.

Figure 2 - DraŌ  Drury-Opaheke Structure Plan (source: Auckland Council)

The Site
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2.1
SUB-REGIONAL CONTEXT

ÝãÙ�ã�¦®� ��ÄãÙ�Ý Ι ãÙ�ÄÝÖÊÙã 

The subject site is situated between the centres of 
Papakura and Drury, approximately 3km south of the 
Papakura Metropolitan Centre. The site is bordered to 
its west by exisƟ ng residenƟ al subdivisions and Great 
South Road, to its north and east is Papakura South 
Cemetery, and to the south by rural lots currently in 
use for horƟ culture and pasture but within the Rural 
Urban Boundary. 

The subject site encompasses an area of 4.63 hecatres 
in size and is comprised of three separate lots, being:

• 520 Great South Road, Lot 2 DP 172553;
• 522 Great South Road, Lot 1 DP 172553; and
• 21 Gatland Road, Lot 16 DP 43579.

The majority of the site is currently used for pasture 
but features three exisƟ ng residenƟ al dwellings and a 
commercial building at 520 Great South Road.

In terms of the wider transport network the site is lo-
cated within 2kms of motorway interchanges at Papa-
kura and Drury and within 2.5km of the exisƟ ng Papak-
ura Train StaƟ on which features a 230 space ‘park and 
ride’ facility. A proposed train staƟ on at Drury would 
be located approximately 2km from the site.

Drury

Papakura

2km

1km

The Site
Town Centre
School

State Highway
Regional Arterial
Railway

Legend
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2.2
NEIGHBOURHOOD CONTEXT 
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Great South Road and Gatland Road (as they pass the 
site) are best characterised as peri-urban with both 
urban and rural features fragmented throughout. 
Urban development, in the form of residenƟ al 
subidivision, is gradually extending south along the 
Great South Road corridor between Papakura and 
Drury. There are a range of architectural styles present 
and can be associated with successive phases of urban 
development since the 1960s. 

With the excepƟ on of a handful of small parks, rural 
businesses and Park Estate School the surrounding 
area is dominated by low-intensity residenƟ al 
uses. The nearest neighbourhood centre is located 
approximately 1.5km north of the site on Edinburgh 
Avenue while larger areas of employment such as 
Drury or the Papakura Industrial area are located 
2-3km away from the site.
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2.3
NEIGHBOURHOOD CONTEXT 
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����ÝÝ Ι ÃÊò�Ã�Äã
The site is primarily accessed via Great South Road, a 
key regional arterial route linking the site with town 
and metropolitan centres at Drury and Papakura. In 
this locaƟ on, Great South Road features two general 
traffi  c lanes and parƟ ally sealed shoulders on either 
side of the carriageway. Both Great South Road and 
Gatland Road, as they pass the subject site, have a 
posted speed limit of 70km/h. This is currently under 
review by Auckland Transport with a reducƟ on to 
50km/h on both roads proposed.

The site is also bound by two paper roads (an unformed, 
legal road). The general public have a right of passage 
over these roads although it is noted that adjoining 
landowners to the south currently occupy and use this 
land for private purposes.

In terms of pedestrian infrastructure, footpaths are 
generally limited to the western side of Great South 
Road. No dedicated pedestrian crossings or refuges 
are currently located within 1km of the site along 
Great South Road. In addiƟ on, there is currently no 
cycling infrastructure provided within the immediate 
vicinity of the subject site. Plans for the introducƟ on of 
dedicated cyling faciliƟ es (the Papakura to Drury Cycle 
Lane) along Great South Road in this locaƟ on have 
been on hold since 2012.²

The primary mode of Public Transport serving the 
site is the 376 bus route with two sets of bus stops 
located within 400m on Great South Road. The 376 is 
a local service that runs between Drury and Papakura 
running at half hourly frequencies at peak Ɵ mes, down 
to hourly outside of the peaks. 

As part of the Drury-Opaheke Structure Plan, Great 
South Road is expected to provide bus services as part 
of the Frequent Transit Network (FTN). It is unclear 
what upgrades would be required to Great South 
Road  to enable this or to support development in the 
Structure Plan area. However, development of the 
subject site would not preclude any upgrades occuring 
in the future.
1. hƩ ps://at.govt.nz/projects-roadworks/safe-speeds-programme/speed-limit-changes-
around-auckland/
2. hƩ ps://at.govt.nz/projects-roadworks/great-south-road-cycling-faciliƟ es/papakura-to-
drury-cycle-lane/
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2.4
STREETSCAPE CHARACTER

Great South Road to the south of the site retains 
a rural/ peri-urban feel with a mixture of rural, 
commercial and residenƟ al properƟ es fronƟ ng the 
road.

The northern side of Gatland Road retain a peri-
urban character with a number of lifetysle blocks, 
small paddocks for grazing and shelter-belt planƟ ng.

ResidenƟ al units fronƟ ng Great South Road are 
generally set well back from the street with limited 
landscaping or fencing treatments. Heights range 
between one and three storeys.

Gatland Road is wide, featuring two general traffi  c 
lanes while the footpath is currently limited to the 
south side of the carriageway.

Much of the recent subdivision in the area turns 
its back on Great South Road. The result is limited 
site accesses and an expanse of high, visually 
impermeable fences fronƟ ng the street.

ExisƟ ng residenƟ al development along Gatland 
Road is predominantley detached, single-storey 
units set on large sites. There is evidence of infi ll 
development at the rear of these sites.

Cooladerry Place, part of the early 2010s subdivision 
and development of the Parkhaven Estate. This 
is characterised by single storey, low density 
residenƟ al development .

The Parkhaven estate is characterised by single 
sotrey dwellings, uƟ lising a range of facade 
treatments with hipped or gable roof forms. 
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3.1
SITE PHOTOS

Looking south-east over the site from Great South 
Road towards the Hunua Ranges.

Looking south-west from the cemetery towards the 
low-point of the site.

Looking south-west over the site from the cemetery. 
The exisƟ ng commercial buildings on site are visible 
middle right.

Looking south from the unformed paper road. The 
topography indivates the locaƟ on of a overland fl ow 
path running along the northern boundary of the 
site.

Looking north-west from the site towards Great 
South Road and established residenƟ al areas to the 
north.

Looking north-west over 21 Gatland Road to exisƟ ng 
residenƟ al dwellings.

Looking south across the site from the end of the 
unformed paper road. The majority of the site is fl at 
or gently sloping.

Looking south-west along the unformed paper road 
running parallel to 21 Gatland Road.



14Design Statement - DRAFT 
520 Great South Road - Private Plan Change
B&A Ref # 17104

3.2
SITE HISTORY

�Ê½ÊÄ®�½ «®ÝãÊÙù
The subject site was part of of the wider Drury 
subdivision fi rst laid out in the 1860s. At this Ɵ me, a 
number of the paper roads sƟ ll in existence today and 
the adjacent cemetery were laid out as shown in the 
survey plan below. Great South Road is a historically 
important road, originally constructed to facilitate the 
movement of armed forces from Auckland as part of 
the invasion of the Waikato in the New Zealand Wars. 
However, there are no known or scheduled heritage 
items on the Site or surrounding environs.

ϙϡϝϡ-ϚϘϙϡ 
The aerials to the leŌ  illustrate changes to the site and 
its immediate surroundings since 1959. The site itself 
has remained in pastural or horƟ cultural use over the 
past 60 years with the addiƟ on of some commercial 
buildings and homesteads. 

Development of the cemetery commenced in the 
mid-1990s while the expansion of the Parkhaven 
subdivision over the past decade is apparent. There 
are also signs of residenƟ al intensifi caƟ on and infi ll of 
properƟ es located to the north of the site.

“Allotments for sale in Drury” with approximate site boundaries 
shown for comparison (Source: Auckland Libraries Heritage 

CollecƟ ons NZ Map 4175)

1959 (source: Auckland Council GIS) 2006 (source: Auckland Council GIS)

1996 (source: Auckland Council GIS) 2017 (source: Auckland Council GIS)
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3.3
REGULATORY ENVIRONMENT

400m

The Site
Legend

�ç�»½�Ä� çÄ®ã�Ùù Ö½�Ä
The site is currently zoned Future Urban along with 
areas to the west and south. Areas to the north and 
west of the site are currently zoned Mixed Housing 
Suburban. 

There are pockets of various open space zonings 
within the immediate vicinity of the site including 
ConservaƟ on, Informal RecreaƟ on, and Sport & AcƟ ve 
RecreaƟ on.

The South Papakura Cemetery which lies adjacent to 
the site features a Special Purpose zoning.
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3.4
URBAN STRUCTURE Ι FORM
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�ç®½ã ¥ÊÙÃ Ι �½Ê�» ÝãÙç�ãçÙ�
Owing to the locaƟ on of the site at the periphery 
of the exisƟ ng urban area, blocks are typically large 
and irregular in shape with access to the majority 
of residenƟ al lots obtained via a series of cul-de-
sacs. The cul-de-sacs also tend to lack any provision 
of pedestrian connecƟ ons through to neighbouring 
streets resulƟ ng in large walking distances between 
desƟ naƟ ons in the area. 

The site itself can be broken into two disƟ nct parts 
- the northern porƟ on at 21 Gatland Road which is 
rectangualr in shape. The second part is comprosed 
of 520-522 Great South Road and triangular in shape. 
The irregular perimeter geometry of the western 
most part of the site will create challenges in terms of 
enabling a developable lot structure. 

In terms of built form, the surrounding environment 
is dominated by detached, single-storey residenƟ al 
dwellings. Two and three storey residenƟ al dwellings 
can also be observed in some locaƟ ons near the 
site. These homes appear typical of the majority of 
residenƟ al development at Auckland’s periphery over 
the past three decades. 

The Site
Buildings

Legend
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3.4
URBAN STRUCTURE Ι FORM

400m

The Site
Legend

½�Ä� çÝ�
With the excepƟ on of a rural/ commercial buildings 
in the immediate environment, the predominant 
land use is residenƟ al. Based on the emerging Drury-
Opaheke Structure Plan, this is unlikely to change as 
expansion of the urban area conƟ nues. 
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3.5
NATURAL ENVIRONMENT
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The natural environmental features of the site are 
summarised in the plan provided on the leŌ .

The site is characterised by gently sloping pasture over 
much of its extent. There is a more steeply sloping 
secƟ on/ gully at the north-east corner of the site 
supporƟ ng an overland fl ow path which eventually 
drains to Slippery Creek. The 100yr ARI fl ood plain 
also extends into the site through the gully. The site 
is elevated from adjoining sites to the north, east 
and south and this provides access to views across 
Opaheke to the Hunua Ranges.

There are several stands of mature exoƟ c vegetaƟ on 
on the site and immediately adjacent to the site, 
predominantly in the form of shelter belt planƟ ng 
typical with the exisƟ ng rural use of the site and 
surrounding properƟ es. This vegetaƟ on is likely to be 
of limited ecological value but does provide amenity 
benefi ts to the site in terms of providing summer 
shade, breaks from the prevailing winter wind and 
general outlook.
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3.6
S.W.O.T ANALYSIS

Legend

 Northerly outlook over open
 space to support on-site amenity
 
 Orientate blocks/ lots to capitalise
 on northern sun to provide on-site
 amenity and reduce energy 

 Elevated views towards the Hunua
 Ranges

 water and provide treatment prior
 to entering Slippery Creek

 Where possible maintain mature 

 Steep topography creates 

 lots in the north-east corner

 street environment along Great South
 Road
 
 Address the Great South Road 

 and speeds

 Address privacy issues at the inter-

 New ‘spine’ road to improve 

 network

 Prevailing winter winds
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4.1
NEIGHBOURHOOD MASTERPLAN

Opaheke Park

Papakura South
Cemetery

Sl
ip

pe
ry

 C
re

ek

Great South Road

Great South Road

Opaheke Road

2

1

3

3
4

2

5

6

7

The Site

Detached/ Zero-lot Dwellings

Neighbourhood Centre(s)
Stormwater Treatment/ Esplanade Reserve
Public Open Space

Flood Plain
Streams
Primary Streets
Secondary Streets

Legend

ÄÊã�Ý
ConsideraƟ on as to how the immeidate neighbourhood 
could be developed in response to site constraints and 
the Structure Plan has been taken into consideraƟ on 
to help inform the indicaƟ ve Masterplan. Relevant 
consideraƟ ons for the future development of FUZ land 
within the vicinity of the site include:

1. The Bellfi eld Road SHA Site (now being marketed as 
Bellfi eld Estate) comprises 22ha of land approved for 
development under the HASHA Act and Plan VariaƟ on 
20 of the AUP. The site incorporates MHU, MHS, 
Neighbourhood Centre, and Open Space zones and 
establishes the foundaƟ ons of the future roading/ open 
space network for sites located north of Gatland Road. 
The fi rst stage of development is currently in progress.

2. The highest density development would ideally be 
concentrated along key public transport routes and in 
areas of high amenity.

3. The Structure Plan idenƟ fi es the need for two 
neighbourhood parks in the vicinity of the Site. These 
would logically be located around fl ood plains on adjacent 
sites to support stormwater management in addiƟ on to 
passive recreaƟ on and leisure uses for residents.

4. The paper road to the south of the site is not suited 
for a new vehicular route on safety grounds but could 
sƟ ll support a pedestrian/ cycling link through the area.

5. The extension of Gatland Road east to SuƩ on Road 
would be criƟ cal in enhancing connecƟ vity of the wider 
area and improving access to Opaheke Park. This road 
could potenƟ ally support a Connector Bus Route through 
to FUZ land around Opaheke.

6. Slippery Creek forms a natural boundary to the 
neighbourhood. FUZ located east of Slippery Creek sits 
almost enƟ rely within a fl ood plain potenƟ ally impacƟ ng 
when this land would come forward for development.

7. The area could likely support a neighbourhood centre 
to provide access to a small range of goods and services 
for the future populaƟ on. This would ideally be located 
at the intersecƟ on of Gatland & Great South Road where 
access to the exisƟ ng Parkhaven Estate can be obaƟ ned 
via the Buncrana Place reserve.
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4.2
DESIGN RESPONSE

UƟ lise the exisƟ ng paper road alignment to provide a new 
‘spine road’ to support access to lots, maximise east/west lots 
and improve connecƟ vity and permeability with the wider 
neighbourhood.

Development should address the Great South Road street edge to 
reinforce its role as a key north/south route and provide a degree 
of acƟ viaƟ on/ passive surveillance to support acƟ ve modes of 
travel.

Density within the should be concentrated close to the public 
transport corridor and adjacent to areas with high amenity 
potenƟ al.

Enable some non-residenƟ al uses to establish in order to service 
the exisƟ ng and future populaƟ on as well as suppoƟ ng a ‘marker 
building’ at this visually prominent locaƟ on along Great South Road.

Protect and enhance the overland fl ow path to treat stormwater 
and provide a transiƟ on/ buff er between residenƟ al lots and the 
cemetery.

Development should respond to privacy and dominance eff ects to 
the rear and sides of established residenƟ al lots.

1 2 3

4 5 6

Based on the preceeding analysis of the site, the following key design moves were derived to inform the future development of the site.
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4.3
INDICATIVE SITE MASTERPLAN

Detached/ Zero-lot Dwelling
Duplex
Terrace
Stormwater Treatment/ Open Space
Rear Access Lane
Street

Legend

Gatland Road

Great South Road

ÄÊã�Ý
An indicaƟ ve Masterplan for the site has been 
prepared to support this PPC to demonstrate that 
development of this land could come forward in the 
near term in a manner consistent with the aspiraƟ ons 
of the Structure Plan and overarching objecƟ ves and 
policies of the AUP. Responding to the key design 
moves set out in SecƟ on 4.1 and uƟ lising the bulk and 
locaƟ on controls of the MHU zone, a block structure 
to support likely typologies has been devised.  This 
land use will off er sƟ mulus and support to the 
emerging Drury town centre, located 1.5km south of 
the site as envisaged within the Structure Plan and 
would expand the catchment/ potenƟ al commuters 
for the expanded FTN route along Great South Road. 
This FTN route would ulƟ mately provide interchange/ 
connecƟ ons with the Rapid Transit Network at a new 
rail staƟ on in Drury or via the exisƟ ng rail staƟ on 
at Papakura. There would also be the potenƟ al to 
operate a connector bus service along an extended 
Gatland Road to beƩ er serve other areas of FUZ land 
further to the east in Opāheke. Development of the 
site would not preclude an extension of Gatland Road 
or upgrade of Great South Road to support an FTN 
service. Furthermore, the Site is also well located 
in terms of its proximity to exisƟ ng and proposed 
elements of the open space network in the area 
including Parkhaven Drive Reserve and Opāheke Park 
(once connecƟ vity over Slippery Creek is improved). 
The Structure Plan idenƟ fi es the requirement for two 
new neighbourhood parks in the vicinity of the site. 
An analysis of the wider area has shown that these 
would most logically be located outside of the site 
in the vicinity of the extensive fl ood plains which 
border Slippery Creek. Papakura South Cemetery 
also provides an open, green space to the north of 
the site ensuring a degree of outlook and access to 
northern sun can be maintained in perpetuity. The 
site is also bordered by an intermiƩ ent stream which 
is envisioned to become part of a wider blue/green 
network of riparian reserves which could support 
pedestrian/ cycling connecƟ vity throughout the wider 
Structure Plan area. 
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4.3
INDICATIVE MASTERPLAN

180mР Lot (7.2m x 25m) - Duplex

212mР Lot (8.5m x 25m) - Zero-Lot/Duplex

106mР Lot (4.25m x 25m) - Rear Access Terrace
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½Êã ã�Ýã®Ä¦ 
To inform the development of the indicaƟ ve 
masterplan, modular lot tesƟ ng studies were 
undertaken to understand the potenƟ al yeild of the 
site. These tesƟ ng used a standard lot depth of 25m 
(a block width of 50m) which can accomodate a range 
of diff erent typologies whilst ensuring suffi  cient 
private open space and setback of garaging can be 
accomodated. Lot widths vary depending on the 
preferred typology to suit the specifi c context within 
the Site. These studies have helped to ensure that 
suffi  ciently sized lots for residenƟ al development 
could be provided on-site, whislt meeƟ ng the relevant 
bulk and locaƟ on controls of the MHU zone. 

As part of this tesƟ ng, simple typology plans (refer 
right) were also designed to ensure that internal 
spaces of dwellings within lots can be posiƟ oned to 
respond to solar orientaƟ on, streets and adjacent 
open space. Precedent imagery of the types of housing 
enabled through an MHU zoning is also provided for 
reference.

2-storey terraced housing (6.5m lot width).

3-storey terraced housing.

2-storey, zero-lot housing (9.5m lot width).

Terraced housing lining a 23m wide ‘collector road’.
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4.4
URBAN DESIGN ASSESSMENT
ÝãÙç�ãçÙ� Ö½�Ä þÊÄ®Ä¦
At a macro level, the discipline of urban design 
considers the opƟ mal spaƟ al arrangement of land 
uses relaƟ ve to each other that results in the most 
effi  cient use of land, supports community and 
commercial centres, and maximises use of sustainable 
modes of transport while responding to the unique 
and specifi c characterisƟ cs of an area. It is within 
this context and the framework provided by the AUP 
that an appropriate zoning or zonings for the site was 
considered as part of the Structure Plan. As shown in 
Figure 2 within SecƟ on 1.2 of this report, Auckland 
Council has idenƟ fi ed the site as suitable for Mixed 
Housing Urban within the Structure Plan. Based on the 
analysis and masterplanning process set out within 
the preceding secƟ ons of this report, I concur that 
an opƟ mal use of the Site would be medium density 
residenƟ al living as enabled through the provisions of 
the Mixed Housing Urban zoning. 

Ý®ã� ÝÖ��®¥®� þÊÄ®Ä¦
In terms of potenƟ al residenƟ al zoning, MHU as well 
as the Mixed Housing Suburban (“MHS”) and Terraced 
Housing and Apartment Building (“THAB”) zone have 
been considered at a more detailed site level than 
undertaken by the Structure Plan process. In terms 
of diff erences between these zones, the height and 
intensity of permiƩ ed buildings is the main diff erence 
between the MHS and MHU zoning. The MHU zoning 
seeks to enable three-storey, predominately aƩ ached 
dwellings whereas MHS seeks to enabled two-storey, 
predominantly detached or aƩ ached dwellings. The 
THAB zone seeks to enable apartment buildings up 
to fi ve storeys in height and concentrated around 
centres and in close proximity to public transport. 
The potenƟ al for a THAB zoning over part of the 
site is not considered appropriate in part due to 
the separaƟ on of the proposed Drury Town Centre 
and exisƟ ng Papakura Metropolitan Centre. A THAB 
zoning would create issues around legibility within 
the wider environment through the considerable 
change in scale of building forms from the adjacent 
exisƟ ng residenƟ al development. The THAB zoning 
has been designed to provide a transiƟ on from the 

higher, denser development enabled in centres 
through to residenƟ al areas. Further, whilst the Site 
is located adjacent to an exisƟ ng public transport 
route (that will be upgraded to part of the FTN) the 
site remains some distance from the RTN or a more 
comprehensive area of PT coverage that is found in 
centres and is typically a pre-requisite for the most 
intensive forms of residenƟ al development.

A change from Future Urban to MHU will result in 
eff ects at the site interface, albeit largely anƟ cipated 
by the AUP. In considering an appropriate zoning 
for the site, relevant maƩ ers at the site interface as 
idenƟ fi ed in the objecƟ ves and policies of the AUP 
include adverse dominance, shading and privacy 
eff ects. The relevant provisions to manage these 
issues within the MHU zone (as well as MHS zone for 
comparison) are set out in the table below. In terms of 
urban design impacts, the zones are largely the same 
with a slight increase in density enabled through the 
MHU provisions. The following table summarises the 
key development standards of the MHS and MHU 
zones. As can be seen below, both zones share many 
of the same standards. Both the MHU and MHS zone 
have the same space dimension requirements in 
terms of outdoor living area and outlook space. Both 
theses standards oŌ en act eff ecƟ vely as addiƟ onal 
yard controls due to the layout of individuals dwellings 
responding to site specifi c characterisƟ cs such as 
northern sun or topography/ views. 

Development 
Standard

MHS MHU

Height 8m (9m roof 
forms)

11m (12m for 
roof forms)

HIRB 2.5m + 45О 3m + 45О (2.5m 
+ 45О adjoining 
lower intensity 

zone)
AHIRB 3.6m + 73.30 to 6.9m + 45О
Yards Front 3m, 

Side/ Rear 1m, 
Riparian 10m

Front 2.5m, 
Side/ Rear 1m, 
Riparian 10m

Impervious 
Surfaces

Maximum 60%

Building 
Coverage

Maximum 40% Maximum 45%

Landscaped Area Minimum 40% Minimum 35%
Outlook Space 6mx4m for principal living room, 

3mx3m for principle bedroom
Outdoor Living 
Space

20mР at ground fl oor, 8mР above 
ground fl oor.

Dwelling size Studio 30mР, one bed + 45mР

The main eff ects of diff erent densiƟ es would generally 
be expected to relate to impacts on adjoining sites. 
However, diff erences in the extent of dominance and 
shading eff ects on the adjoining residenƟ al sites by 
adopƟ ng either an MHU and MHS zoning would be 
negligible as where the Site adjoins exisƟ ng MHS 
zoned sites, HIRB controls under either the MHS or 
MHU zones are idenƟ cal. In addiƟ on, potenƟ al adverse 
privacy eff ects in both zones are predominantly 
managed by the outlook space standard which is 
idenƟ cal between the zones whilst exisƟ ng dwellings 
are generally located north of the Site further negaƟ ng 
potenƟ al adverse shading impacts. As demonstrated 
within the indicaƟ ve Masterplan, development 
of the site would seek to adopt a range of housing 
typologies in line with relevant statutory guidance 
and good design pracƟ ce. The most intensive forms of 
development on site would ideally be located along 
Great South Road to capitalise on access to public 
transport and adjacent to Papakura South Cemetery 
due to the higher levels of amenity aff orded by the 
northern orientaƟ on and uninterrupted outlook 
over the site. Lower intensity typologies such as 
detached or zero-lot dwellings would be more suited 
adjacent to exisƟ ng development. Larger sites in 
these areas would enable individual lots to capture 
more aŌ ernoon sun and avoid shading generated 
by exisƟ ng dwellings neighbouring the Site. Overall, 
the MHU zone permiƩ ed building envelope enables 
a more effi  cient use of the land and a greater variety 
in housing types with adverse eff ects that would be 
largely indisƟ nguishable by a casual observer.

ÄÊÄ-Ù�Ý®��Äã®�½ þÊÄ®Ä¦
Based on the analysis of the Site and surrounding 
environment, the potenƟ al for some limited non-
residenƟ al uses was considered – both commercial 
and open space. 

A commercial zoning could enable small-scale 
commercial acƟ viƟ es to service the daily needs of 
new and exisƟ ng residents (e.g. purchasing a boƩ le 
of milk). Whilst there is potenƟ al at a strategic urban 
design level for this, no Neighbourhood Centre is 
idenƟ fi ed currently within the Structure Plan to service 
this area. The proposed MHU zoning does enable 
some limited non-residenƟ al uses (via a restricted 
discreƟ onary resource consent) to establish in the 
zone including healthcare faciliƟ es (up to 200m2), 
care centres and dairies. At a more strategic level, a 
Neighbourhood Centre would most ideally be suited 
around the intersecƟ on of Great South Road and 
Gatland Road to serve new greenfi eld development 
in this area (including the Site) as well as exisƟ ng 
residents of Parkhaven Estate. As such, the use of 
MHU over the enƟ re site is considered acceptable in 
urban design terms.

In terms of open space zoning, this was not considered 
necessary for the Site due to the proximity of 
exisƟ ng areas of open space including the Cemetery, 
Parkhaven Drive Reserve and Opāheke Park. The Site 
itself is elevated and sits outside of the Slippery Creek 
fl oodplain providing an opportunity to opƟ mise the 
provision of new housing at the Site. The requirements 
for new neighbourhood parks would be more ideally 
suited in surrounding areas within the Slippery Creek 
fl oodplain to also support stormwater retenƟ on and 
treatment funcƟ ons, and a greater distance from 
exisƟ ng open spaces. The indicaƟ ve masterplan for 
the site has made some provision of open space 
along the northern boundary in the locaƟ on of an 
exisƟ ng overland fl ow path/ open channel to support 
stormwater management on Site. There is potenƟ al 
for this space to also support a pedestrian/ cycling 
connecƟ on through to neighbouring sites.
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4.5
CÊÄ�½çÝ®ÊÄ
It is considered that the proposed rezoning of the 
Site from Future Urban to MHU is consistent with 
the relevant objecƟ ves and policies of the Auckland 
RPS and Drury-Opāheke Structure Plan. This report 
has demonstrated that development of the site 
in accordance with the relevant provisions of the 
MHU zone can be undertaken in a manner that 
would address key environmental and urban form 
outcomes highlighted within the Structure Plan. 
Further, it would not preclude further work required 
to facilitate development of remaining FUZ land in 
the vicinity of the site. Specifi cally, the illustraƟ ve and 
neighbourhood masterplans show that the rezoning 
would:

• Enable future development to respond logically 
to its locaƟ onal characterisƟ cs and specifi c site 
constraints;

• Provide a greater catchment/patronage to 
take advantage of the Future Transit Network 
proposed along Great South Road;

• Reinforce the role of Great South Road as a key 
north-south arterial corridor through a built 
form which appropriately addresses and frames 
the street;

• Enable a more effi  cient use of the land than 
lower density zones and provide the potenƟ al 
for a greater diversity of housing choices to be 
provided than that currently available within 
the immediate environment or through an MHS 
zoning as envisaged by the current Structure 
Plan and Neighbourhood Design Statement 
themes. This will enable the development of 
housing that supports choice for diverse future 
residents whilst ensuring development is able 
to adapt to future housing needs/ preferences;

• OpƟ mise the provision of housing in an area of 
the Structure Plan less suscepƟ ble to the eff ects 
of climate change (such as increased fl ooding 
of Slippery Creek from higher intensity rainfall 
events);

Looking south along Great South Road with the Drury Industrial area in the middle-ground

• Facilitate the development of new streets to 
improve connecƟ vity and permeability within 
the area between residenƟ al land uses and 
important ameniƟ es (e.g. Papakura South 
Cemetery, Opāheke Park).

Overall, the PPC applicaƟ on can be supported on 
urban design grounds and will provide for an outcome 
consistent with the Council’s aspiraƟ ons for Auckland. 
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