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The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Maxine Hatfull

Organisation name:

Agent's full name: Maxine Hatfull

Email address: hatfull@xtra.co.nz

Contact phone number:

Postal address:
87 Hudson Rd
Warkworth
Warkworth 0910

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North

My submission relates to

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

Property address:

Map or maps:

Other provisions:

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

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

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

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

Attend a hearing

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

Declaration

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

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

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

Yes

I accept by taking part in this public submission process that my submission (including personal
details, names and addresses) will be made public.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz
To: Unitary Plan
Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Pauline Preen
Date: Thursday, 27 June 2019 3:45:33 PM

The following customer has submitted a Unitary Plan online submission.

Contact details

Full name of submitter: Pauline Preen

Organisation name: Ma and Pa Commercial Ltd

Agent's full name: Mark Weingarth

Email address: paulinekelly7@icloud.com

Contact phone number:

Postal address:
22a Maungakiekie Ave
Greenlane
Auckland 1051

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North

My submission relates to

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

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

Map or maps:

Other provisions:

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

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

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

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

Submission date: 27 June 2019

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

Declaration

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

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

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

No

I accept by taking part in this public submission process that my submission (including personal
details, names and addresses) will be made public.
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz
Sent: Friday, 28 June 2019 11:16 AM
To: Unitary Plan
Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Patricia Sullivan 

The following customer has submitted a Unitary Plan online submission. 

Contact details 

Full name of submitter: Patricia Sullivan 

Organisation name:  

Agent's full name:  

Email address: paddyasullivan@gmail.com 

Contact phone number: 094258294 021425820 

Postal address: 
P.O Box 193 Warkworth
Warkworth
Auckland 0910

Submission details 

This is a submission to: 

Plan modification number: PPC 25 

Plan modification name: Warkworth North 

My submission relates to 

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

Property address: 27 state Highway one 

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

Other provisions: 

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

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

The reason for my or our views are: 
The Indicitive route for the Western Link road dissects our property leaving parts of in in accessible. Also there is no 
Connectivity at the southern end to Mansel Drive. the watercourse on our property has been idetified as a permanent 
stream. However this watercourse is intermittent as it runs dry 2-3 months of the year. This is confirmed by ecology 
and stormwater reports on the council website under designation 6763 state highway 1 hudson road to Puhoi to 
warkworth. 
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I or we seek the following decision by council: Accept the plan modification with amendments 

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

Submission date: 28 June 2019 

Attend a hearing 

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

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

Declaration 

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

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

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

No 

I accept by taking part in this public submission process that my submission (including personal details, names and 
addresses) will be made public. 
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz
Sent: Sunday, 30 June 2019 2:16 PM
To: Unitary Plan
Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Ross David Brereton 
Attachments: TCL submission.pdf

The following customer has submitted a Unitary Plan online submission. 

Contact details 

Full name of submitter: Ross David Brereton 

Organisation name:  

Agent's full name: kate port 

Email address: rbrereton@slingshot.co.nz 

Contact phone number: 0274861358 

Postal address: 
28 Viv Davie-Martin Drive 
Warkworth 0984 
WARKWORTH 
Auckland 0984 

Submission details 

This is a submission to: 

Plan modification number: PPC 25 

Plan modification name: Warkworth North 

My submission relates to 

Rule or rules: 

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

Map or maps:  

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

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

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

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

I or we seek the following decision by council: Accept the plan modification with amendments 
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Details of amendments: 1. Proposed future roads from TCL to Viv Davie-Martin become cul-de-sac's at boundary. 2. 
No proposed future roads across Viv Davie-Martin subdivision. 

Submission date: 30 June 2019 

Supporting documents 
TCL submission.pdf 

Attend a hearing 

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

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

Declaration 

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

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

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

Yes 

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

FROM: ROSS BRERETON  30TH JUNE 2019 

SUBMISSION FOR PLAN PPC 25 

REASONS FOR MY VIEWS: 

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

8.1.1)

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

to Mansel Drive

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

 Would require possible widening of VDM presently is 5.5 metres wide

 Section 8.2 – Consultation and Engagement – in our consultation with TCL the “ opportunites

for future connection is in reference to water and sewage supply in the event of council

adopting an increased lot size in single house zone. Not roading connection as VDM is a

quiet cul-de-sac which in the existing form can handle any increase in traffic from a lot size

zoning change

 The topography of TCL land up to Lots 5 & 6 would require extensive earthworks to attain a

min 12% gradient for roading. The land is steep.

 Accepting the points mentioned above, I am in support of the proposed plan change for the

following reasons:

 Would like to see the development of a neighbourhood centre as proposed by TCL. The

existing Warkworth town centre is fully developed now.

 Do not wish to have more industrial buildings along the waterways as at present. Would

much prefer additional plantings (as at present on Stubbs Farm) with walk/cycle way

connecting to existing A & P showgrounds and Mansel Drive. Support TCL plan to clean up

rear of existing industrial sites. We have had significant pollution from these sites in the

past.

 Much prefer to see styles of housing as proposed by TCL (similar to Millwater) as opposed to

what has been allowed in The Meadows subdivision in Warkworth i.e. single house on 500

sqm with wooden fence

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

take the existing traffic pressure off Hudson/Falls roads, especially on the weekends with

heavy SH1 traffic
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Before you fill out the attached submission form, you should know: 
You need to include your full name, an email address, or an alternative postal address for your submission to be 
valid. Also provide a contact phone number so we can contact you for hearing schedules (where requested).  

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

• It is frivolous or vexatious. 
• It discloses no reasonable or relevant case. 
• It would be an abuse of the hearing process to allow the submission (or the part) to be taken further. 
• It contains offensive language. 
• It is supported only by material that purports to be independent expert evidence, but has been prepared by 

a person who is not independent or who does not have sufficient specialised knowledge or skill to give 
expert advice on the matter.  
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Submission on a notified proposal for policy 
statement or plan change or variation 
Clause 6 of Schedule 1, Resource Management Act 1991 
FORM 5 

Send your submission to unitaryplan@aucklandcouncil.govt.nz or post to : 

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

For office use only 

Submission No: 
Receipt Date: 

Submitter details 
Full Name or Name of Agent (if applicable) 
Mr/Mrs/Miss/Ms(Full 
Name) 
Organisation Name  (if submission is made on behalf of Organisation) 

Address for service of Submitter 

Telephone: Fax/Email:

Contact Person: (Name and designation, if applicable)  

Scope of submission 
This is a submission on the following proposed plan change / variation to an existing plan: 

Plan Change/Variation Number PPC25

Plan Change/Variation Name Warkworth North 

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

Plan provision(s) 

Or
Property Address 

Or
Map 

Or 
Other (specify) 

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

I support the specific provisions identified above  

I oppose the specific provisions identified above  

I wish to have the provisions identified above amended   Yes  No 

41 Braeside, Kinmont Park, Mosgiel 9024

0274466793 isobel.topham@gmail.com

Dr Isobel Alexandra Topham

North Block ecological impact assessment, health impact assessment, town centre, roading
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The reasons for my views are:

(continue on a separate sheet if necessary) 

I seek the following decision by Council: 

Accept the proposed plan change / variation  

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

Decline the proposed plan change / variation 

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

 

 

 

 

I wish to be heard in support of my submission 

I do not wish to be heard in support of my submission 

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

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

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

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

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

I could  /could not  gain an advantage in trade competition through this submission.  
If you could gain an advantage in trade competition through this submission please complete the 
following: 
I am  / am not  directly affected by an effect of the subject matter of the submission that: 
(a) adversely affects the environment; and
(b) does not relate to trade competition or the effects of trade competition.

28 June 2019

Please see attached sheet.

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

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

and wellbeing based on the HIA. 

Perform a Health Impact Assessment (HIA) of the proposed plan change, including the North Block, and optimise the plan to promote human health 
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28 June 2019 

Re: Auckland Council 

PC 25 (Private): Warkworth North 

To Whom It May Concern: 

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

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

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

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

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

Specific to the proposed location (page 1 of Appendix 1) and design of the town centre 
(page 5 of Appendix 4, the Warkworth Structure Plan):  
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- Locating the proposed town centre atop or on the northern side of the hill between
the Stubbs and North Blocks would make better use of the natural vistas of the area,
providing uninhibited views of the Dome and Dome Valley. The current site is at the
base of a gully with little outlook or sun.
- The current example shows vehicular access to the town centre. Pedestrian only, or
much more pedestrian prioritised, design would enhance the walkability of the centre
by making it more safe, quiet, and clean of air.
- The artist’s impressions of the proposed streets, if pursued, result in a missed
opportunity. Ideally, the design of these streets would include, at minimum, a grass
berm between the road and footpath to minimised road traffic injuries, trees along the
berm to provide shelter, shade, beautification, and to prevent crime, along with
dedicated cycle areas.

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

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

41 Braeside 
Kinmont Park 
Mosgiel 9024 
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Submission Plan Change 25 Warkworth 

We would like to put forward a submission regarding the Plan Change 25 Warkworth, showing a 

proposed future road through our property at Lot 5 number 26 Viv Davie‐Martin Drive Warkworth.   

We purchased this land 5 years ago to develop as our retirement property, for all the family to 

enjoy.  We have since spent a substantial amount of money designing, building and developing the 

property from scratch.  We found out a year ago that the farm was to become a residential 

subdivision with single level housing along our back boundary.  

We do not have an issue with this new subdivision at all, and understand that the new residential 

housing in this area is well needed with the future growth of the Warkworth area and beyond. 

In anticipation of this happening we have proceeded in planting out our back boundary with native 

and substantial size trees. Since then we have now found out that there if a “Proposed Future Road 

planned to go through our Property”  We now have been put in the position that we no longer have 

an home as an asset but, it is now a liability.  Should we need to sell our property for any unforeseen 

reason we would not be in a position to do so as any purchaser would see the Proposed Future Road 

and for that reason not proceed? 

As we understand the developers approached many building companies to buy into their first 

project, however the developers were asking to much for sections which made the potential building 

company’s feasibilities come back unappealing and numbers did not stack up. Hence the “Plan 

Change 25 Warkworth” 

The new Plan Change now shows a “potential future road” through our property which is very 

disconcerting to us.  We now feel we cannot put any more money into our project as it could very 

well be taken away from us, in the near future. I would also like to point out that a lot of the Arial 

photos provided in the Plan Change 25 are very much out of date, as they do not show the existing 

homes along the boundary of Stubbs Farm 

Viv Davie‐Martin Drive already has a considerable number of houses on it including Frances Place 

and the consented driveway of the top of Viv Davie‐Martin Drive which itself has no less than 12 

dwellings on it.  Any more traffic on Viv Davie‐Martin Drive would make the road very busy and 

dangerous for drivers and pedestrians, as this area is not designed to take high volumes of traffic.  

Not only will the proposed roads impact Viv Davie‐Martin Drive, but there is a native bush area on 

our property which is listed as a covenant area and would have to be disturbed to get the road 

through, and we would assume it would remain restricted as future development will have a 

negative impact on the natural environment.  This is on our land and as landowners we are not 

allowed to build, or disturb this area at all 
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It notes in the Plan Change that there has been “extensive consultation and engagement with 

landowners” we have heard from no one as yet? Were the developers hoping us landowners would 

not see the proposal until it was all too late? 

“Ensuring that the Structure Plan provided and appropriate interface with the Viv Davie‐Martin 

Drive area considering the character and location of the built form there and providing 

opportunities for future connections” again when were we going to get notification of potential 

roading connecting through our properties? 

 

The proposed light commercial / industrial area should be kept together, it is already starting to 

become spread out, it should be kept either north or Warkworth or south of Woodcocks Road area 

where it is already well established 

 

We know we are just one small landowner among the big developers.  Would it not make more 

sense that it you had to put a road through the area to do so on bare land (which there is some) 

rather than push people out of their homes.  We hope that the council can view this as a very 

serious matter to us personally and the rest of the Viv Davie Martin Drive residents 

 

Thank you 
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From: UnitaryPlanSubmissionForm@donotreply.aucklandcouncil.govt.nz
To: Unitary Plan
Subject: Unitary Plan Publicly Notified Submission - PPC 25 - Middle Hill Ltd as trustee for the Tyne Trust
Date: Thursday, 4 July 2019 3:30:52 PM
Attachments: Plan Change 25 - Final Submission.pdf

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

The following customer has submitted a Unitary Plan online submission.

Contact details

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

Organisation name:

Agent's full name: Harrison Burnard

Email address: harrison@mhg.co.nz

Contact phone number: 099505106

Postal address:
Po Box 37694
Parnell
Auckland 1151

Submission details

This is a submission to:

Plan modification number: PPC 25

Plan modification name: Warkworth North

My submission relates to

Rule or rules:
The Plan Change as a whole.

Property address: 63 State Highway One, Warkworth

Map or maps:

Other provisions:
See submission attached

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

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

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

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

Details of amendments: See submission attached

Submission date: 4 July 2019

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


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


This submission is made on behalf of Middle Hill Ltd (as trustee for the Tyne Trust), the owners of 


25.8 hectares of land at 63 State Highway 1, Warkworth. Middle Hill’s land comprises just over 


25% of the land area encompassed in proposed Plan Change 25.  Middle Hill generally supports 


proposed Plan Change 25 however seeks the following modifications: 


 


Overview of relief requested 


a. Re-zone the land identified as Business: Light Industry zone on the notified plan change 


map (Attachment 1) to Business: Mixed Use zone on the requested zone map 


(Attachment 2). 


b. Re-zone the land identified as Business: Light Industry zone and Residential: Mixed 


Housing Suburban zone as shown on Attachment 1 to Residential: Mixed Housing Urban 


zone as shown on Attachment 2. 


c. Re-zone the land identified as Residential: Single House zone as shown on Attachment 1 


to Residential: Mixed Housing Suburban zone as shown on Attachment 2. 


d. Confirm the alignment of the Warkworth western collector road and specify an access 


point to the submitter’s land in general accordance with the plan included as Attachment 


3. 


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


Change Area. 


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


required to abut the final / finished designation boundaries, or the carriageway of the 


NZTA Ara Tuhono Puhoi to Warkworth highway. 


 


Summary of reasons 


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


1. Approximately 63.5ha of LI land is already ‘live-zoned’ to the northern frontage of State 


Highway 1 and, as of 2019, much of this land is yet to be developed. In addition, there is 


approximately 7.5ha of partly developed light industry land along the western frontage of 


Hudson Road. In total, approximately 70% (79ha in total) of ‘live-zoned’ industrial land in 


Warkworth is currently vacant. There is not likely to be demand for further industrial land 


for at least two to three decades.  


2. The Warkworth Structure Plan identifies demand for an additional 3 hectares of Mixed 


Use land in Warkworth, however no green fields land is provided.  The Structure Plan 


indicates that the Mixed Use land around the Town Centre is available to meet this 


demand growth, however this land is developed with high value residential buildings and 


does not provide any significant amount of feasible capacity for additional Mixed Use 







  
 


activities. The northern edge of the Warkworth North area is an ideal location for 


additional Mixed Use activities given its profile and accessibility.  Activities at this location 


could include, for example, a medical centre, residential care and visitor accommodation.  


3. Due to the under construction Northern Motorway extension terminating north of the town, 


the north-eastern corner of the plan change area will become the main entrance to 


Warkworth from both the north and the south. Mixed Use is a more appropriate zone in 


this location as it will respond well to the 'gateway' into Warkworth that will be formed by 


the new State Highway expansion project.  Mixed Use is markedly superior to the General 


Business or Industry zones which have greater height limits and, in many instances, no 


design controls or expectations of public amenity at all.  


4. Given the concentration of functions and amenities within the Warkworth centre and its 


centrality within the settlement as a whole, there is no realistic prospect of the requested 


Mixed Use zone area competing with or undermining that centre. Warkworth centre will 


remain the social and economic focal point of the community especially for non-retail 


activities that the community associates with as a focal point. 


5. There are a number of watercourses and streams in the area identified as Light Industrial 


zone on Attachment 1. These are not well suited to light industrial, or large footprint 


activities and are better suited to finer-grained uses that involve more public uses and 


residents.   


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


6. The MHU zone is the most efficient and logical means of interfacing a Mixed Use zone 


and promotes high density, urban-character living likely to appeal to first-home and 


affordable-home buyers, including those working in the new business zones in 


Warkworth. The land identified as MHU on Attachment 2 is close to transport 


infrastructure including the planned collector routes that will give convenient access to 


Warkworth centre as well as planned and existing active transport routes. 


7. PPC25 would enable development planning and consenting of this area to occur over the 


next 1-2 years.  This would ensure that the significant Watercare infrastructure upgrades 


are able to be utilised efficiently when completed in 2022.  


8. The proposed MHU area is also close to the proposed centre and Mixed Use zones 


identified in the proposal and as requested in this submission, respectively. This will 


efficiently provide for people’s daily needs. 


9. Warkworth North has a small number of landowners and this more readily enables a 


comprehensive master planned development.  The Mixed Housing Urban and Suburban 


zones would provide more flexibility to enable a high quality master planned 


development. Mixed Use land in this location would enable an attractive and suitable 


entrance to the Warkworth North area and township more generally.     
 


Single House zone changing to Mixed Housing Suburban zone 


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


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







  
 


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


states: 


“evidence demonstrates that quality compact urban development has many benefits. 


These include better and lower-carbon transport choices, reduced travel times and costs, 


and fewer impacts on air and water quality.
1
” 


11. It is also much easier to build high-quality medium density on greenfields land 


(Hobsonville Point for example) than it is to retrofit it within the existing urban fabric. While 


this area is on the north-western edge of the township, it will still only be located a 


maximum of 2km from the town centre, and as such could still be easily accessed by bus 


or active transport. Further, there is already ample supply of Single House zoned land 


within Warkworth, with few opportunities for infill or intensification within the town. 


12. The Single House zone is restrictive, and does not encourage a wider range of housing 


typologies, such as attached or terraced dwellings. Future development should provide 


for a range of dwelling types, at a range of market values. In this regard, we concur with 


the Manuhiri Kaitiaki Charitable Trust (Mana Whenua), who has requested that the Plan 


Change provide for affordable housing options
2
. The Mixed Housing Suburban zone is 


the more appropriate choice for this portion of the site, as this zone will maximise housing 


choice and allow for a wide variety of housing typologies. 


13. While it is acknowledged that this is adjacent to the motorway corridor, the prospect of 


medium density housing adjacent to a highway can be seen to have been successfully 


realised across NZTA's North Western routes, including most recently at Hobsonville 


Point. As such, there are no landscape or environmental sensitivities that would justify a 


Single House zone, and it would be an inefficient use of well-connected land to waste is 


unnecessarily on low-density housing. 


14. The placement of the new motorway as a defensible boundary will act as a long term, 


urban edge to the settlement and it is most appropriate that this land be developed to its 


most efficient possible extent, given how potentially disconnected any residential 


development to the north of the motorway might be. 


Include the submitter’s site in Stage 1 


15. The submitter’s land is close to the new highway and will form an important part of the 


collector network around Warkworth. Omitting the submitter’s land from the first stage 


would not lead to an efficient or effective outcome for the land, and would not be 


consistent with the principle of establishing the intended collector road to leave out a large 


and central link. 


16. Related to this the submitter requests that no development be allowed to occur in the new 


proposed plan change area until a comprehensive infrastructure funding and access 


solution has been adopted. 


                                                   
1
 Page 31, 


http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/ENV_20190611_AGN_6851_AT_files/ENV_20190611_A
GN_6851_AT_Attachment_67783_1.PDF 
2
 Page 28, https://www.aucklandcouncil.govt.nz/plans-projects-policies-reports-bylaws/our-plans-


strategies/unitary-plan/auckland-unitary-plan-modifications/proposed-plan-changes/docspc25/appendix-7-2-ngati-
manuhiri-cia.pdf 



http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/ENV_20190611_AGN_6851_AT_files/ENV_20190611_AGN_6851_AT_Attachment_67783_1.PDF

http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/ENV_20190611_AGN_6851_AT_files/ENV_20190611_AGN_6851_AT_Attachment_67783_1.PDF

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

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

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





  
 


Confirm the route of the Western collector road and identify an access point to the submitter’s 


land 


17. Middle Hill Ltd broadly supports the proposed alignment of the indicative western link 


road; however seeks assurance that access to its site will be provided in the adopted 


structure plan. A traffic assessment, produced by Arrive transportation consultants 


outlines several a preferred new access link to the site (Attachment 3). Plan Change 25 


should ensure that adequate access to the site is provided for to enable the type of 


development envisioned in the PPC request and this should be confirmed on the Precinct 


Plan. 


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


18. The submitter understands that upon completion of the Puhoi to Warkworth stretch of the 


Northern Motorway, it is possible that some of the land within the designation may be 


returned to the previous landowners. If this occurs, the submitter would like to ensure that 


this land is given an appropriate urban zone, rather than reverting back to the Mixed Rural 


zoning of parcels beyond the Plan Change area. This would enable this strip of land to be 


developed, as an isolated strip of rurally zoned land would be too fragmented to be 


practically usable. 


19. The submitter requests that the Precinct contain a rule confirming that the northern 


boundary of the zone will follow the final designation boundary of the completed highway 


or the carriage way, and the zones requested (Attachment 2) extend northwards as 


necessary to remain adjoined to that boundary. 


 


Conclusion 


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


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


efficiently and taking advantage of the site’s characteristics including the imposition of a ‘hard’ 


northern and urban edge to the zone, the gateway context of the SH1 and new highway 


intersection, and the relatively discrete location of the site in the corner of the town. 


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


 


Harrison Burnard 


Planner – Mt Hobson Group 


On behalf of Middle Hill Ltd 


 







  
 


 


Date: 5 July 2019 
  


Name: Middle Hill Ltd 
 
Contact person/agent: Harrison Burnard  
 
Address for service: Middle Hill Ltd  
 C/- Mt Hobson Group  
 PO Box 37964 
 Parnell 
 Auckland 1151  
 


Telephone: 09 950 5106 


Email: Harrison@mhg.co.nz 


 


Attached: 


 


1 Plan Change 25 proposed land zoning 


2 Amended zoning map 


3 Proposed link for northern end of western collector road. 
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Appendix 1 - Zoning Map - Lodged.pdf
Appendix 3 - Proposed Western Distributor Road Alignment.pdf

Attend a hearing

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

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

Declaration

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

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

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

Yes

I accept by taking part in this public submission process that my submission (including personal
details, names and addresses) will be made public.
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SUBMISSION ON PROPOSED PLAN CHANGE 25 (WARKWORTH NORTH) UNDER THE 
RESOURCE MANAGEMENT ACT (RMA) 1991 

To: Auckland Council  

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

Address: 63 State Highway 1, Warkworth 

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

Overview of relief requested 

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

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

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

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

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

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

Summary of reasons 

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

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

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

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

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

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

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

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

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

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

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

Single House zone changing to Mixed Housing Suburban zone 

10. Excessive use of the single house zoning will promote low-density ‘sprawl’ development,
leading to poor pedestrian connectivity and car dependency. To allow such development

#13
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would not be in accordance with the draft Auckland Climate Action Framework, which 
states: 

“evidence demonstrates that quality compact urban development has many benefits. 
These include better and lower-carbon transport choices, reduced travel times and costs, 
and fewer impacts on air and water quality.1” 

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

12. The Single House zone is restrictive, and does not encourage a wider range of housing
typologies, such as attached or terraced dwellings. Future development should provide
for a range of dwelling types, at a range of market values. In this regard, we concur with
the Manuhiri Kaitiaki Charitable Trust (Mana Whenua), who has requested that the Plan
Change provide for affordable housing options2. The Mixed Housing Suburban zone is
the more appropriate choice for this portion of the site, as this zone will maximise housing
choice and allow for a wide variety of housing typologies.

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

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

Include the submitter’s site in Stage 1

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

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

1 Page 31, 
http://infocouncil.aucklandcouncil.govt.nz/Open/2019/06/ENV_20190611_AGN_6851_AT_files/ENV_20190611_A
GN_6851_AT_Attachment_67783_1.PDF 
2 Page 28, https://www.aucklandcouncil.govt.nz/plans-projects-policies-reports-bylaws/our-plans-
strategies/unitary-plan/auckland-unitary-plan-modifications/proposed-plan-changes/docspc25/appendix-7-2-ngati-
manuhiri-cia.pdf 
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Confirm the route of the Western collector road and identify an access point to the submitter’s
land 

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

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

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

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

Conclusion 

Middle Hill Ltd requests that Plan Change 25 is accepted with some modifications as detailed 
above. The relief requested will promote the sustainable management of the land by utilising it 
efficiently and taking advantage of the site’s characteristics including the imposition of a ‘hard’ 
northern and urban edge to the zone, the gateway context of the SH1 and new highway 
intersection, and the relatively discrete location of the site in the corner of the town. 

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

Harrison Burnard 

Planner – Mt Hobson Group 

On behalf of Middle Hill Ltd 
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Date: 5 July 2019 

Name: Middle Hill Ltd 

Contact person/agent: Harrison Burnard 

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

Telephone: 09 950 5106 

Email: Harrison@mhg.co.nz 

Attached: 

1 Plan Change 25 proposed land zoning 

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

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

…………………………………………………………………………………………………………………………………………………………... 

To: Auckland Council 

1. SUBMITTER DETAILS

Name of Submitter: Goatley Holdings Limited (Goatley Holdings)

This is a submission on Private Plan Change 25 to the Auckland Unitary Plan – Operative in

Part (AUP).

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

Goatley Holdings is directly affected by effects of the subject matter of the submission that:

a) Adversely affect the environment; and

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

2. SCOPE OF SUBMISSION

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

relates to are:

a) Business – Light Industrial Zoning;

b) Identified neighbourhood centre;

c) Provision of a mix of residential zoning; and

d) Indicative Western Link alignment

3. SUBMISSION

3.1 Introduction

 Goatley Holdings own five properties (“the land”) in Goatley Road and State Highway 1 (SH1)

as shown in Figure 1 and described in the table below. Skywork Helicopters Ltd currently

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

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

Street Address Legal Description 

38 Goatley Road Lot 1 DP 88298 

104 State Highway 1 Lot 2 DP 88298 

102 State Highway 1 Pt Allot 95 Psh Of Mahurangi SO 27C 

42A State Highway 1 Lot 2 DP 155679 

N/A Lot 3 DP 155679 and Lot 3 DP 61693 

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

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

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

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

the Auckland Unitary Plan (Operative in Part).  

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

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

applicant is yet to respond to further information requests.  

3.2  Proposed Private Plan Change 25 

3.2.1 Oppose 

Goatley opposes the proposed Business – Light Industry zoning in Private Plan Change 25. 

3.2.2 Reasons 

The Council’s Warkworth Structure Plan shows Business – Light Industry fronting the existing 

SH1 and also extending from north to south through the plan change area up to Falls Road 

and between Hudson Road and the river on the land to the south of Sanderson Road. The 

existing zoning and amount of industrial land within Warkworth provides a sufficient supply 

of industrial land.  

The McDermott Consultants economic report submitted with the Private Plan Change outlines 

a potential over-commitment of land for industrial type purposes. The Economic reports 

states (page 4):  

“the currently zoned capacity will be enough to meet demand for many years” 

There is no need for any more additional industrial land in Warkworth. Goatley oppose any 

more industrial land on the Turnstone land or in the plan change area. Providing an oversupply 

of industrial land will mean that land is likely to sit vacant for many years, land will not be 

efficiently utilised, and there will not be the opportunity for an appropriate balance to be 

achieved as to employment types and also a comparative balance between residential and 

employment land. 

#14

Page 3 of 5

hannons
Line

hannons
Typewritten Text
14.1



3.2.3 Support 

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

• Business – Neighbourhood Centre/Business – Local Centre;

• Mix of residential zoning; and

• Indicative Road (Western Link alignment)

3.2.4 Reasons 

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

reasons: 

Business – Neighbourhood Centre – The proposed neighbourhood centre is well-located and 

will be accessible for the community that will establish within the proposed residential areas. 

The neighbourhood centre will be important for servicing the community and contributing to 

the functionality and vitality of Warkworth Town Centre.  

We understand that Turnstone are seeking Business – Local Centre as opposed to the 

Neighbourhood Centre currently shown on the notified zoning map. Goatley supports this 

potential change as this will provide for supporting employment close to the live zoned 

industrial land.  

Mix of Residential zoning – The mix of residential zoning (Mixed Housing Urban, Mixed 

Housing Suburban and Single House) identified within the Private Plan Change will deliver 

housing in a variety of types and sizes to provide housing choice for the community. This is 

consistent with one of the key principles of the Warkworth North Structure Plan which is to 

provide a range of housing options in Warkworth so that it is a place for people to live at all 

stages of life.  

Indicative Road (Western Link alignment) – One of the key elements of the Warkworth North 

Structure Plan is to provide transport connectivity with the wider area. The indicative Western 

Link alignment identified in Private Plan Change 25 will be a key piece of roading infrastructure 

for Warkworth that will enable well-functioning and well-planned transport networks. The 
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indicative road provides good network and transport links and connections for the area which 

is supported.  

4. DECISIONS SOUGHT 

Goatley Holdings seeks the following relief from Auckland Council (or other relief or other 

consequential amendments as are considered appropriate or necessary to address the 

concerns set out in this submission): 

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

b) Any such further or consequential changes necessary or appropriate to address the 

concerns expressed in this submission. 

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

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

them at the hearing. 

 

 

 
________________________________     

Pamela Santos, Barker & Associates Ltd      Date: 4 July 2019 

(Persons authorised to sign on behalf of submitter)  

5. ADDRESS FOR SERVICE 

Goatley Holdings Limited 
c/- Barker & Associates Ltd 
PO Box 1986 
Auckland 1140 
Attn: Pamela Santos 
 
Mobile: 021 306 026 
Email: pamelas@barker.co.nz 
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SUBMISSION ON PLAN CHANGE 25 (PRIVATE): WARKWORTH NORTH TO THE 
AUCKLAND UNITARY PLAN – OPERATIVE IN PART 

Clause 6 of Schedule 1 of the Resource Management Act 1991 

To: Auckland Council  
unitaryplan@aucklandcouncil.govt.nz 

Copy to: Turnstone Capital Limited 
c/- Barker and Associates 
burnetteo@barker.co.nz 

WARKWORTH PROPERTIES (2010) LTD c/- Ellis Gould, Solicitors at the address for service 

set out below (“the Submitter”) makes the following submission in relation to Plan Change 25 

(Private): Warkworth North (“the Plan Change”). 

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

northern margins of Warkworth.

2. The Submitter will be directly affected by the Plan Change as the owner of the site on

the north western corner of the Hudson Road SH1 intersection, legally described as

Section 4 Survey Office Plan 476652 (“Site”), part of which is proposed to be zoned

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

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

not gain any advantage in trade competition through this submission.

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

Submitter has a particular interest in:

(a) The proposed extent and location of Light Industry zoning;

(b) The proposed indicative location of the route for the Western Link Road

(“WLR”); and

(c) The adequacy of stormwater analysis supporting the Plan Change.

5. The reasons for the submission are as follows;

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

will:
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(i) Not promote the sustainable management of natural and physical 

resources; 

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

resources;  

(iii) Be inconsistent with the purpose and principles in Part 2 of the Resource 

Management Act 1991 (“RMA”); and  

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

(b) Provided the relief sought below in this submission is granted, the Plan Change 

will be in accordance with the purpose and principles of the RMA and will be 

appropriate in terms of section 32 of the RMA. 

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

(c) The Site has a split zoning: 

(i) A 5.5 hectare portion of the Site fronting Hudson Rd and SH1 has a 

General Business zoning. This part of the Site is currently subject to an 

application for resource consent for large format retail incorporating a 

Pak’n Save supermarket.  

(ii) The balance of the Site is subject to a Future Urban zoning. The Plan 

Change proposes to rezone a proportion of this part of the Site to Light 

Industry.  

(d) The Submitter generally supports the proposal to apply live urban zones to the 

Future Urban zoned land subject to the Plan Change but wishes to ensure that 

the Plan Change provides for development in an appropriate manner whilst 

ensuring that potential adverse effects on its land are minimised.  

Suitability of Light Industry Zoning of the Site 

(e) The Plan Change proposes Light Industry zoning for a proportion that part of 

Site which is currently zoned Future Urban, along with land immediately to its 

south. 

(f) The Submitter agrees that this land should be allocated an operative urban 

zoning but considers that the Light Industry zoning is not appropriate and should 

be replaced by a Mixed Housing – Urban zone, for the following reasons: 

#15

Page 2 of 9



(i) This land has a relatively steep contour and is not well suited practically 

to industrial activities, which ideally use relatively large and flat building 

and manoeuvring platforms.  

(ii) The allocation of Light Industry zoning to this land is inconsistent with 

the rationale set out in the section 32 report supporting the Plan Change 

for the application of zonings (namely that generally residential activities 

have been proposed on steeper areas with Light Industry applied on 

flatter more developable land). 

(iii) Because the land is relatively steep it would be more suitably zoned for 

residential activity, complementary to the Mixed Housing – Urban zoning 

proposed for adjacent land. 

(iv) The application of Mixed Housing – Urban zoning to the part of the Site 

subject to the Plan Change would result in a small, narrow and 

inappropriate block of Light Industry zoned land to the south and a 

lengthy sensitive boundary between Light Industry and Mixed Housing 

– Urban that would give rise to significant interface issues. That land 

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

(g) The Submitter therefore seeks the application of the Mixed Housing – Urban 

zone for that part of the Plan Change Area shown in Annexure A to this 

submission. Failing that, the Submitter seeks the application of the Mixed 

Housing – Urban zone to that part of the Site that is subject to the Plan Change, 

as shown in Annexure B to this submission. 

Location of Western Link Road  

(h) The Precinct proposed under the Plan Change: 

(i) Identifies an indicative route for the WLR; and 

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

subsequent resource consent process. 

(i) The Submitter supports the indicative route identified for the WLR which does 

not encroach on the land owned by the Submitter that has an operative zoning 

(General Business). This approach is consistent with: 
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(i) Submissions made by the Submitter on Notices of Requirement lodged 

by New Zealand Transport Agency and Auckland Transport in relation 

to the location of the intersection of the proposed Matakana Link Road 

with SH1; and  

(ii) Feedback provided by the Submitter to Auckland Council on the Draft 

Warkworth Structure Plan. 

(j) While the Submitter agrees that the WLR route through the Plan Change area 

should be flexible, it considers it desirable to provide greater certainty in the 

immediate vicinity of the intersections with the existing road network. 

Accordingly, the Submitter seeks the inclusion of a control in the Precinct 

provisions that fixes the location of the WLR in the immediate vicinity (eg: within 

100m) of SH1 to the north and Falls Road to the south.   

(k) The location of these intersections will have a particularly significant impact on 

the location and form of proximate activities. Thus, fixing the location of these 

parts of the WLR will enable land owners to plan activities with certainty and to 

reduce the prospect of potential adverse effects on urban form and the rational 

and efficient use of land.   

Potential Flooding Effects 

(l) The Plan Change will alter the use of approximately 99 hectares of land from 

primarily rural activities to primarily urban activities (business and residential).  

This will necessarily result in a significant increase in the amount of impervious 

surfaces within the Plan Change area over time.  

(m) The Application has not assessed the potential increased flood risk for the Site 

with this increase in impervious area.  The Submitter therefore seeks assurance 

that there will be no increase in flooding on its land as a result of the rezoning 

proposed with the Plan Change, and, to the extent necessary, incorporation into 

the Plan Change provisions which ensure that outcome. 

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

are made: 

(a) That the proposed zoning of the area identified on Annexure A to this 

submission be altered from a mix of Light Industry and Mixed Housing – Urban 

to Mixed Housing - Urban, as shown in Annexure A. 
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(b) That, if the relief in item (a) above is not granted, that the proposed zoning of

the part of the Site subject to the Plan Change be altered from a mix of Light

Industry and Mixed Housing – Urban to Mixed Housing - Urban, as shown

in Annexure B to this submission.

(c) That a control be included in the Precinct which fixes the location of the WLR

within 100m of its intersections with SH1 to the north-east and Falls Road to the

south-west, and which aligns with the indicative location of the WLR identified

in Precinct Plan 1.

(d) That an assessment of potential flooding risk for the Site be undertaken and

that, to the extent necessary, provisions be incorporated into the Plan Change

which ensure that there will be no increase in flooding risk for the Site as a result

of the rezoning proposed in the Plan Change.

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

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

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

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

joint case with them at any hearing.

DATED this 5th day of July 2019 

WARKWORTH PROPERTIES (2010) 
LTD by its solicitors and duly authorised 

agents, Ellis Gould 

__________________________ 

DA Allan / AK Devine 

ADDRESS FOR SERVICE: The offices of Ellis Gould, Solicitors, Level 17, Vero Centre, 48 

Shortland Street, PO Box 1509. Auckland 1140, DX CP22003, Auckland. Telephone: (09) 307-

2172, Facsimile: (09) 358-5215.  Attention: Douglas Allan, Alex Devine. 

dallan@ellisgould.co.nz, adevine@ellisgould.co.nz. 
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Annexure A 
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Annexure B 
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Lc©r tend
ransport

An Auckland Council Organisation

20 Viaduct Harbour Avenue, Auckland 1010
Private Bag 92250, Auckland 1142, New Zealand

Phone 09 355 3553 Website www.AT. govt. nz

5 July 2019

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

Email: unita lan aucklandcouncil. ovt. nz

Re: Proposed Private Plan Change 25 - Warkworth North

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

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

Yours sincerely

Tracey Berkahn
Acting Executive General Manager: Planning and Investment

ec:

Barker and Associates Ltd
PO Box 1986
Shortland Street
Auckland 1140
Attention: Burnette O'Connor

Via email: BurnetteO barker. co. nz
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Submission by Auckland Transport on private plan change 25
Warkworth North

To: Auckland Council

Submission on: Proposed private plan change 25 from Turnstone Capital Limited
for land at Warkworth North

From: Auckland Transport
Private Bag 92250
Auckland 1142

1 Introduction

1. 1 Turnstone Capital Limited ('Turnstone' or 'the applicant') is applying for a plan
change ('PC25' or 'the plan change') to the Auckland Unitary Plan - Operative in
Part ('AUP(OP)') to rezone approximately 99 hectares of land in Warkworth North
from Future Urban to a mix of Residential zones (Mixed Housing Urban, Mixed
Housing Suburban and Single House), and Business zones (Light Industry and
Neighbourhood Centre).

1.2 The rezoning is expected to provide capacity for approximately 1, 000 to 1 , 200
dwellings, 13 hectares of light industrial land and a neighbourhood centre of
3, 000m2. PC25 also introduces a newWarkworth North precinct for the plan
change area north of Falls Road, applies the Stormwater Management Area Flow -1
(SMAF-1) overlay to the whole of the plan change area, and applies the Significant
Ecological Area overlay to two areas.

1.3 Auckland Transport ('AT') is a Council-Controlled Organisation of Auckland Council
('the Council') and the Road Controlling Authority for the Auckland region. AT has
the legislated purpose to contribute to an 'effective, efficient and safe Auckland land
transport system in the public interest'. 1- AT is responsible for the planning and
funding of most public transport; operating the local reading network; and
developing and enhancing the local road, public transport, walking and cycling
network.

1. 4 Urban development on greenfield land not previously developed for urban purposes
generates transport effects and the need for investment in transport infrastructure
and services to support construction, land use activities and the communities that
will live and work in these areas. AT's submission seeks to ensure that the
transport related matters raised by PC25 are appropriately considered and
addressed.

1. 5 AT is also part of the Supporting Growth Alliance (Te Tupu Ngatahi) ('SGA') which
is a collaboration between AT and the New Zealand Transport Agency ('NZTA') to
plan and route protect the preferred transport network in future growth areas such
as Warkworth. In reviewing this plan change, AT has had regard to the Integrated
Transport Assessment ('ITA') completed by SGA in February 2019 to complement
the Warkworth Structure Plan. The Warkworth Structure Plan was prepared by the

1 Local Government (Auckland Council) Act 2009, section 39.
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Council and went through a robust process, including four stages of consultation,
before being adopted by the Council's Planning Committee on 4 June 2019. The
structure plan sets out a pattern of land uses and the supporting infrastructure
network for approximately 1000 hectares of Future Urban zoned land around
Warkworth.

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

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

2. Specific parts of the plan change that this submission relates to

2. 1 The specific parts of the plan change that this submission relates to are set out in
Attachment 1. In keeping with AT's purpose, the matters raised relate to transport,
and include:

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

. Deficiencies in the precinct plan provisions relating to transport matters

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

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

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

2. 2 AT opposes the plan change unless the applicant satisfactorily addresses the
matters raised in Attachment 1 .

2. 3 AT is available and willing to work through the matters raised in this submission with
the applicant.

3. Decisions sought

3. 1 The decisions which AT seeks from the Council are set out in Attachment 1 .

3.2 In all cases where amendments to the plan change are proposed, AT would
consider alternative wording or amendments which address the reason forAT's
submission. AT also seeks any consequential amendments required to give effect
to the decisions requested.

4. Appearance at the hearing

4. 1 AT wishes to be heard in support of this submission.

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

Signature:

Auckland Transport

Tracey Berkahn
Acting Executive General Manager: Planning and Investment

Date:

Contact person:

Address for service:

Telephone:

Email:

5 July 2019

Katherine Dorofaeff
Principal Planner

Auckland Transport
Private Bag 92250
Auckland 1142

09 447 4547
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Attachment 1

Issue

The whole plan
change

Support/
oppose

Oppose

Reasons for submission

Deficiencies in the transport information provided
The traffic and transport information and assessment provided in
the applicant's Integrated Transport Assessment ('ITA') is not
sufficient to determine the transport effects resulting from PC25 and
the consequential development. Those transport effects need to be
determined so that they can be avoided, remedied or mitigated.

Modelling
The modelling undertaken to support the applicant's ITA does not
provide the level of assessment required to understand the potential
transport effects of the proposal. The ITA relies on the regional
transport model (ART 111), with SIDRA modelling of two individual
intersections. ART is a macroscopic modelling tool suitable for
large sub regional or regional catchments, with SIDRA being a
microscopic modelling tool suited to modelling an isolated
intersection. The outputs of the regional transport model assumed
different land uses than are proposed in the plan change. The ITA
needs to further consider assumptions about land use and transport
projects in ART 111 and the relevance of these assumptions to the
current proposal.

To assess the potential transport effects of the proposed
development, in particular the key connection points, the ITA needs
to include traffic modelling that considers current volumes, forecast
base volumes associated with wider growth and infrastructure
changes and plan change volumes. The default ART volumes
should not be assumed as reasonable, noting the differences in
land use and the higher tiered nature of the regional model. The
ITA should also consider relevant regional models being used by
SGA. This may include a shift from ART to the regional macro
simulation model (MSM) and use of a consistent modelling platform
used by the SGA, being a meso-scopic model (SATURN).

The applicant's ITA needs to include a traffic modelling assessment
of the Warkworth North area and key transport links beyond the
plan change area. This traffic modelling assessment is required to:

'ecision requested

Decline the plan change, unless all of the following are
addressed:
. sufficient additional information (including traffic

modelling) is provided, as outlined in this submission,
to assess transport effects

. the plan change is amended to:
o avoid, remedy or mitigate transport effects
o ensure that subdivision and development will

be co-ordinated with the delivery of transport
infrastructure and services including
connections to the wider network

o address all matters raised this submission
. certainty is provided about how the plan change will

ensure that the transport infrastructure and services
required to support the rezoning, including the
Western Link Road, will be provided.

. it is demonstrated that the lesser amount of Business
zoned land, when compared with the zoning proposed
in the Warkworth Structure Plan, will not have an
adverse effect on the ability of the wider Warkworth
area to be self-sufficient for employment.
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Issue Support/
oppose

Reasons for submission

. assess the effects on the transport network of the
development which would be enabled by the plan change

. identify the transport infrastructure required to support and
enable the proposed development, and outline whether the
infrastructure is assumed to be publicly or privately funded
and delivered

. inform staging of development to align with provision of
required transport infrastructure

. assess the effects that may result if any required transport
infrastructure is not in place. As well as addressing
developer provided infrastructure, consider the effects that
may result if any transport infrastructure planned in public
documents, but currently unfunded, is not in place.

The key transport links beyond the plan change area which should
be considered in the traffic modelling assessment will depend on
staging of the development and delivery of the Western Link Road.
The modelling may require assessment of Hill Street / Great North
Road, Woodcocks Road / Auckland Road, Hudson Road / Great
North Road, and Falls Road / Woodcocks Road intersections.

Future road network

Further assessment of the future road network is required. In
particular, apart from the Western Link Road, the applicant has
assumed that all roads will be local roads. Collector roads should
also be provided for as a specific road typology needed to service
development within the plan change area.

Cycling
More information is required to show that the provisions of the plan
change will enable cycling as a logical transport choice within and
beyond the precinct.

Summary
In summary, the applicant needs to provide additional information
and assessment of potential transport effects. This needs to
include:

'ecision requested
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Issue Support/
oppose

Reasons for submission

. Traffic modelling assessments which address the concerns
raised above about the adequacy of the information included in
the applicant's ITA.

. Anticipated timing and funding arrangements for the transport
infrastructure and services required to enable the development.
This should include an implementation plan identifying what the
developer will deliver at their cost, and when.

. Information about how the precinct provisions will ensure that
the delivery of transport infrastructure and services is integrated
with subdivision and development.

. An assessment of street typologies, including the need for
collector roads to service development.

. A Movement Plan identifying key connection points or
intersections, indicative road alignments, and walking and
cycling networks within the precinct.

. Detail about how a well-connected and safe cycle network will
be achieved within and beyond the precinct.

Deficiencies in precinct plan provisions
As outlined in more detail elsewhere in this submission, there are
deficiencies in the provisions proposed for the new Warkworth
North Precinct (objectives, policies, rules, assessment criteria,
special information requirements, and precinct plans). In particular,
the provisions:
. Do not properly avoid, remedy or mitigate adverse transport

effects
. Do not co-ordinate subdivision and development with the

delivery of the required transport infrastructure and services
. Lack robustness, and in some cases are not well articulated

and lack clarity
. Lack clear alignment between objectives and policies and the

implementing rules and assessment criteria.

Lack of funding or alternative mechanisms for transport
infrastructure and services

The plan change is occurring before AT and the NZTA have
completed planning for the transport infrastructure and services to
support urban growth in the Warkworth area. Preferred routes to

'ecision requested
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Issue Support/
oppose

Reasons for submission

support the Warkworth Structure Plan have not been confirmed,
and the funding is only allocated for existing strategic projects such
as the Matakana Link Road. For this plan change, the particular
concern is the absence of funding for the Western Link Road. The
applicant has indicated willingness to construct the road to collector
road standard, leaving AT to purchase additional land alongside the
collector road to provide for a future upgrade to an arterial standard.
This type of arrangement is possible but still requires AT to have
funding available to acquire the additional land required. Other
funding requirements include: addressing expected road damage
from heavy construction vehicles; providing public transport
services and infrastructure; upgrading existing roads needed to
service the development to an urban standard including for walking
and cycling.

AT has had initial discussions with the applicant about funding
including the possibility of entering into an infrastructure funding
agreement. However further work is required to resolve these
matters.

Lack of certainty about the Western Link Road
As well as lack of funding, there are other uncertainties about how
this plan change provides for the Western Link Road. These
uncertainties relate to land ownership, connections at the northern
and southern ends of the Western Link Road, and the robustness of
the precinct plan provisions. Also, SGA has not yet undertaken the
detailed work needed to confirm whether the general alignment
proposed in Precinct Plan 1 can be supported.

The plan change includes land which is not owned by the applicant.
In particular, the northern portion of the proposed Western Link
Road, including the intersection with State Highway 1 (refer to
Precinct Plan 1) is located on land not owned by the applicant. AT
understands that the affected owners have not formally agreed to
the proposed location of the Western Link Road on their properties.
AT does not support rezoning for urban use in the absence of
agreed and certain route protection for the Western Link Road.

'ecision requested
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Issue Support/
oppose

Reasons for submission

The Warkworth Structure Plan and associated ITA show an
indicative alignment for the Western Link Road. These documents
indicate that the intersection of the Western Link Road and Great
North Road (State Highway 1) aligns with the proposed Matakana
Link Road on the northern side of SH1. The alignment for the
Western Link Road shown on Precinct Plan 1 in PC25 is not
consistent with the Warkworth Structure Plan and the associated
ITA.

The statutory planning processes associated with confirming the
route for the Matakana Link Road, including its intersection with
State Highway 1, have not been completed. The location of the
northern end of the Western Link Road and its intersection with
State Highway 1 is dependent on confirming the route and
intersection for Matakana Link Road.

SGA is aware of geotechnical limitations on the plan change land
which need to be further understood before confirming the
alignment of the Western Link Road. The applicant's supporting
information includes a Geotechnical Engineering Feasibility
Assessment from KGA Geotechnical Group Ltd. That assessment
generally concludes that the land is suitable for the proposed
zoning subject to later detailed geotechnical engineering
investigation and design once development details are known. The
assessment does not address geotechnical limitations specific to a
proposal to locate an arterial road (i.e. the Western Link Road)
through the plan change area.

Loss of potential employment land
The Warkworth Structure Plan seeks, as a planning principle, to
provide new local employment centres (e. g. small centres, industrial
areas) so people can live and work locally in Warkworth. This
principle is critical for better integrating land use and transport,
providing residents with more opportunities to avoid long commutes
for employment, and reducing transport demands. PC25 includes
less Business zoned land than is identified in the Warkworth
Structure Plan for this location. The applicant needs to address the
effects of their zoning proposal on the overall aim of providing
employment land in the wider Warkworth area.

ecision requested
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Issue

Land south of Falls
Road

Support /
oppose

Oppose

Land at 9 and 11
Sanderson Road, and
at 76, 78 and 86
Hudson Road

Oppose

11.2 Objectives and
11.3 Policies

Oppose

Reasons for submission

The plan change rezones land south of Falls Road from Future
Urban to Residential - Single House. However, unlike most of the
remaining plan change area, this land is not included in the
Warkworth North Precinct though it is shown on Precinct Plan 2.

This land should be included within the Warkworth North Precinct
so that it is subject to the same objectives, policies and other
precinct provisions as the rest of the plan change land. This
additional land has frontage to Falls Road and the precinct
provisions should address upgrading of that frontage to an urban
road standard. Development of this area may also be affected by
the need to upgrade the Mansel Drive / Falls Road intersection
which is identified in the applicant's ITA.

The plan change rezones land near Sanderson Road from Future
Urban to Business - Light Industry. However, unlike the rest of the
plan change area north of Falls Road, this land is not included in
the Warkworth North Precinct though it is shown on Precinct Plan 2.

This land should be included within the Warkworth North Precinct
so that is subject to the same objectives, policies and other precinct
provisions as the rest of the plan change land. Some of this
additional land has frontage to Sanderson Road and the precinct
provisions should address upgrading of that frontage to an urban
road standard. Sanderson Road currently provides vehicle access
into Stubbs Farm and is identified on Precinct Plan 1 as providing a
'potential future road connection'. The Warkworth Structure Plan
and the supporting ITA includes an indicative collector road which
connects to Sanderson Road.

The proposed objectives and policies do not recognise the need for
subdivision and development to be co-ordinated with the delivery of
the transport infrastructure and services required to support this
precinct and connect it to the wider network. Co-ordination is
required to avoid, remedy and mitigate adverse effects and to
achieve integration of land use and transport.

The proposed objectives and policies do not recognise the need to
establish a safe, efficient and integrated transport system which

ecision requested

Amend the Warkworth North Precinct to include the land
south of Falls Road which is proposed to be rezoned
Residential - Single House as part of PC25.

Amend the precinct plan provisions to require upgrading
of Falls Road to an urban road standard in conjunction
with subdivision and development.

Amend the Warkworth North Precinct to include the land
at 9 and 11 Sanderson Road, and at 76, 78 and 86
Hudson Road which is proposed to be rezoned to
Business - Light Industry as part of PC25.

Amend the precinct plan provisions to require upgrading
of Sanderson Road to an urban road standard in
conjunction with subdivision and development.

Amend the objectives and policies to include the following:
'Ob'ectives

1. A safe efficient and inte rated trans crt s stem is
established within the recinct includin strate ic road
connections a choice of travel modes and measures
which facilitate walkin c din and use of ublic
trans ort

2. Subdivision and develo ment is co-ordinated with the
deliver of the trans art infrastructure and services
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Issue Support/
oppose

Reasons for submission

includes strategic connections and provides for a variety of
transport modes.

The proposed objectives and policies do not adequately recognise
the wider strategic importance of the Western Link Road as well as
its value within the precinct as a multi-modal connection which
includes separated cycle facilities. AT does not support Objective
11.2(1 )(a) or Policy 11.3(3) in their current form. Objectives and
policies are needed to:

. Give specific recognition to the Western Link Road intersections
at its northern and southern ends.

. Require the Western Link Road to be constructed to an interim
collector road standard to service subdivision and development
within the precinct with provision made for upgrading to an
arterial road.

. Recognise and protect the route for Western Link Road as a
future arterial road providing a strategic transport connection
through the precinct to service growth in the wider Warkworth
area.

. Support the safe use of the Western Link Road for walking,
cycling and public transport by restricting direct vehicle access
from adjoining properties.

There is no specific wording in the objectives and policies to
support or justify the rules about 'future road connections'. The
proposed objectives and policies therefore do not provide the higher
level framework for the 'future road connections' contained in the
precinct plan rules (Table 10. 4. 1 Activity Table (A2)) and identified
on 12. 10. 1 Precinct plan 1 - Warkworth North Precinct Plan as
'potential future road connections'. These connections identify
locations where there is potential for roads to connect between the
following locations:
. the Stubbs Farm sub-precinct with the land to the north which is

also within the plan change area.
. the Stubbs Farm sub-precinct with Future Urban zoned land to

the west which adjoins Viv Davie-Martin Drive, and is located
outside the plan change area

ecision requested

re uired to rovide for develo ment within the
and connect it to the wider trans art network.

recinct

3. Subdivision and develo ment within the recinct
occurs in a manner which avoids remedies or
miti ates adverse effects on the safe and efficient
o eration of trans ori: infrastructure and services.

4. Subdivision and develo ment reco nises rotects
and su arts strate ic trans ort connections throu h
the recinct which su ort rowth in the wider
Warkworth area.

Policies

1. Re uire subdivision and develo ment to be sta ed to
ali n with the rovision of trans ort infrastructure and
services identified in the recinct lan.

2, Re uire subdivision and develo ment to rovide
trans art connections within and be ond the recinct

3. Restrict direct vehicle access onto the Western Link
Road and across an c din facilit includin an
shared use ath to su art the safe and efficient
o eration of the trans art network for walkin c din
and ublictrans art.

4 Reco nise and rotect the route for the ro osed
Western Link Road within the recinct as a future
strate ic trans ort route connectin with State
hli hwa 1 to the north and with the Mansell Drive /
Falls Road intersection to the south.

5. Re uire the Western Link Road to be constructed to
an interim standard to service subdivision and
develo ment within the recinct with rovision made
for u radin to rovide a strate ictrans ort
connection.'

As a consequential amendment, delete Objective
11.2(1 )(a) and Policy 11. 3(3).
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Issue Support /
oppose

Reasons for submission ecision requested

Rules-Table 10.4.1
Activity table - (A1)

Oppose

Rules-Table 10.4.1
Activity table - (A2)

Oppose

Rules-Table 10.4.1
Activity table - (A6)
and (A7)

Oppose

11.5 Notification (2)(a) Oppose

. the Stubbs Farm sub-precinct with Business - Light Industry
zoned land to the east which has frontage to Sanderson Road
or hludson Road.

It is important that new roads within the plan change area are
connected with existing and future road networks to integrate with
new urban development to the north and with the existing
development to the west and east.

Activity (A1) in the activity table, which relates to subdivision and
development adjacent to the Western Link Road, is not well
articulated and lacks clarity and robustness. Rules need to be clear
and certain.

Activity (A2) in the activity table, which relates to future road
connections, is not well articulated and lacks clarity and robustness.

The distinction between the activities (A6) and (A7) in the activity
table is not clear, and is dependent on a judgement as to whether
or not Policy 11. 3(7) is met. The type of judgement required can be
appropriate for assessing a proposal, but is not workable for the
purpose of determining whether a proposal is a restricted
discretionary activity or a non-complying activity.
Applications which infringe the standards requiring construction of
the Western Link Road should be subject to the normal tests for
notification. In addition to AT, there may be other parties which
have an interest because the proposed alignment of this road joins

Amend the rules to:
. Use more precise wording in (A1) in Table 10.4.1

Activity table. It is not clear what is meant by
'subdivision or development adjacent to the Western
Link Road'.

. Specify a non-complying status for proposals that do
not meet rules requiring subdivision and development
to construct the Western Link Road to collector road
standard with provision made for upgrading to an
arterial road.

Amend the rules to:
. Use more precise wording in (A2) in Table 10.4.1

Activity table. It is not clear what is meant by
'subdivision of land including, or adjacent to "future
road connections''.

. Specify a non-complying activity status for proposals
that do not meet rules requiring subdivision and
development to provide the 'future road connections'.

Amend or replace the activity descriptions for (A6) and
(A7) in Table 10.4. 1 Activity table with wording that is clear
and precise so that plan users can easily determine the
activity status of subdivision or development within the
Neighbourhood Centre zone.

Delete the notification rule which requires infringements of
Standard 11. 6. 1 Western Link Road to be considered
without public or limited notification or the need to obtain
written approval from affected parties.
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Issue

11.6. 1 Standards -
Western Link Road

Support/
oppose

Oppose

Reasons for submission

their property boundary. NZTA will have an interest where the
proposed alignment intersects with State Highway 1
These proposed rules relating to the Western Link Road lack clarity
and robustness. This will hinder the rules from achieving the
desired outcome, that is construction of the road to collector road
standard as subdivision and development occurs within the
precinct, while securing opportunity for future upgrading to arterial
road standard.

ecision requested

Delete the purpose statement at 11. 6. 1 Standards -
Western Link Road and replace it with the following:

'To rovide for the trans ort needs of the recinct while
allowin for the indicative Western Link Road to be
u raded to form art of a network servin the wider
Warkworth area.'

Amend the rule (11.6. 1 Standards - Western Link Road) to
require the developer, as part of consent for subdivision or
development, to construct the road to an interim standard
as a collector road, with appropriate design and additional
land set aside to enable future upgrading to an arterial
standard. As an example of a suitable rule refer to the
1610 Redhills Precinct, subdivision standard
1610. 6.4. 2(1 )(c)(ii). This rule sets out some of the options
for constructing an interim road cross section within a
larger road reserve that provides for upgrading to arterial
status.

Apply a non-com plying status to subdivision and
development which does not meet the proposed new
standard which sets construction and vesting
requirements for the Western Link Road.

1.6.3 Standards for Oppose
Neighbourhood Centre

AT supports the proposal to provide a pedestrian connection
between the Neighbourhood Centre and Hudson Road as indicated
on Precinct Plan 1. hlowever the standard, including the purpose
statement, lacks clarify and robustness. It is not clear how the
requirement to provide the pedestrian connection will occur in
conjunction with subdivision and development, since the pedestrian
connection extends beyond the Neighbourhood Centre zone and
includes land proposed to be zoned Mixed Housing Urban. The
rule heading and the purpose statement are overly broad do not
align with the rule which focuses on pedestrian connections.

Amend 11. 6. 3 to read:

'11.6.3. Standards for edestrian connections to the
Neighbourhood Centre

'Purpose:
. To achieve a versatile, accessible and high-quality

edestrian connection to the Neighbourhood Centre
that provides positively for the needs te of_the local
community.

(1) A pedestrian connection shall be provided between the
Nei hbourhood Centre and Hudson Road to the
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Issue Support /
oppose

Reasons for submission ecision requested

Missing provisions -
restricting vehicle
access to the Western
Link Road

Missing provisions -
restricting vehicle
access to Falls Road

Missing provisions -
restricting vehicle
access to State
Highway 1

Missing provisions -
collector roads

Oppose Direct vehicle access to the Western Link Road needs to be
restricted to support safe use of this transport corridor for walking,
cycling and public transport. Development should be designed so
that properties fronting the Western Link Road get vehicle access
via rear lanes accessed from other roads.

Oppose Direct vehicle access to Falls Road needs to be restricted or limited
as this road is likely to be a primary walking and cycling route, with
separated cycle facilities.

Oppose Direct vehicle access from the northern plan change area onto
State Highway 1 will already be restricted by other legislation and
the arterial road identification in the AUP(OP). However this land is
close to the future Ara Tuhono interchange (under construction) and
the proposed intersection of State Highway 1 and the Matakana
Link Road. Apart from the proposed Western Link Road, no other
road or vehicle access to State Highway 1, can be accommodated.

A motorway interchange control (as provided for in E27 Transport)
may be required, but NZTA should be consulted about the type of
vehicle access restriction.

Oppose The precinct plan does not identify any indicative locations for
collector roads or require such roads to be constructed to service
subdivision and development. The ITA undertaken by SGA to
complement the Council's Warkworth Structure Plan identifies the
need for a collector road within the plan change area. Separated

eastern side of the Mahurangi river tributary as
indicated on the-Precinct Plan 1 .

(2) Pedestrian connections shall be provided to the
adjoining indicative open space areas.'

Apply a non-complying status to subdivision and
development which does not meet the standard for
pedestrian connections to the Neighbourhood Centre.

Amend the precinct plan to include rules for subdivision
and development which restrict vehicle crossings from
directly accessing the Western Link Road.

Apply a non-complying status to subdivision or
development which proposes direct vehicle access to the
Western Link Road.

Amend the precinct plan to include rules for subdivision
and development which restrict vehicle crossings from
directly accessing Falls Road.

Apply a discretionary status to subdivision or development
which proposes direct vehicle access to Falls Road.

Amend the plan change to include rules which prevent
vehicle crossings and roads (other than the Western Link
Road) from directly accessing State Highway 1 at the
northern end of the plan change area.

Amend the precinct plan to provide for collector roads:
. Identify indicative locations for collector roads
. Add provisions, including rules, to require the

construction of collector roads with appropriate cycle
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Issue

Missing provisions
interim bus station

Missing provisions -
limitations on cul-de-
sacs.

11. 8 Assessment -
restricted discretionary
activities

Support/
oppose

Oppose

Oppose

Oppose

11. 10. 2 Precinct plan 2
- Warkworth North
Stormwater
Catchment
Management Plans

Oppose

11. 10.3 Precinct plan 3
- Western Link Cross-
section

Oppose

Reasons for submission

cycle facilities should be provided on collector roads where
possible. Such a collector road should be provided for in the
precinct plan.

The ITA undertaken by SGA identifies an interim northern bus
station / park and ride located within the northern part of the plan
change area. This has not been addressed in the proposal.

The creation of cul-de-sacs should be discouraged or restricted to
support the creation of a connected road network and support
walking and cycling.
The matters of discretion and assessment criteria are not
sufficiently robust or comprehensive to provide for assessment
against transport outcomes.

In particular, the matters of discretion and assessment criteria
should consider:
. connectivity within the plan change area as well as connectivity

to adjacent land
. the design of the road, rather than just the construction

standard
. safe and efficient operation of the transport network for all

modes
. the implementation of relevant transport upgrades (which need

to be outlined in the precinct plan)

The purpose of the stormwater management information shown on
Precinct Plan 2 is unclear. It shows a future reading network
including roads which are not identified elsewhere in the precinct
plan. It is not clear what the implications of the stormwater
management indicated on this plan is for the future management of
roads to be vested in the Council and managed by AT as Road
Controlling Authority. Precinct Plan 2 includes some information
which is more appropriately considered in conjunction with an
application for resource consent.

There are some confusing anomalies in Precinct Plan 3 including
some detailed information which does not need to be included in
the AUP(OP):

ecision requested

facilities and vehicle access controls as part of
subdivision and development.

Amend the precinct plan to address options for locating
the proposed interim northern bus station / park and ride
within the northern part of the plan change area.

Amend the precinct plan to add provisions, including rules,
which discourage or restrict creation of cul-de-sacs.

Amend matters of discretion and assessment criteria to
provide for more robust and comprehensive assessment
of subdivision and development proposals against
transport outcomes.

Amend Precinct Plan 2 to clarify the stormwater
management information as it relates to roads, particularly
those roads which are not identified elsewhere in the plan
change. Remove any detail which is not required or which
may be misleading.

Amend Precinct Plan 3 by deleting the tree pit example,
the stormwater device information, and the indicative
cross-section of the proposed local roads.
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Issue Support/
oppose

Reasons for submission lecision requested

Mitigation measures
Mansell Drive / Falls
Road intersection

Mitigation measures
staging

Missing provisions -
construction effects

. The indicative cross section of the Western Link Road should
be deleted as cross-sections can become outdated. Rather text
in the precinct plan rules can identify the likely width of the road,
and the components it needs to contain.

. The cross-section of proposed local roads is not required as
this level of detail will be determined at the time of subdivision
and development.

. The details provided of tree pit and stormwater device do not
clearly relate to any rules. This level of detail should not be
included in the precinct plan but rather determined at the time of
subdivision and development.

Oppose The applicant's ITA identifies the need to upgrade the Mansel Drive
/ Falls Road intersection as part of subdivision and development.
However this is not acknowledged or required in the precinct plan.

Oppose The applicant's ITA discusses staging of development, but the
precinct plan does not provide for staging of subdivision and
development in order to co-ordinate with the provision of key
transport infrastructure needed to service the development such as
the Western Link Road, intersection upgrades, public transport
services, and any upgrades required to existing roads such as Falls
Road. As explained earlier in this submission, the applicant's ITA
needs to be amended to provide further transport assessments to
establish the extent of mitigation required to service the
development provided for in the plan change.

To ensure that land use is integrated with transport, the precinct
plan needs to identify how subdivision and development is co-
ordinated with the delivery of transport infrastructure and services.

Oppose The rezoning will lead to construction activities associated with
subdivision and development. Those construction activities will
include increased use of heavy vehicles on routes to and from
development sites. This is likely to result in pavement damage to
roads some of which will be particularly unsuited to heavy vehicle
use.

Amend Precinct Plan 3 by deleting the indicative cross
section of the proposed Western Link Road and replacing
it with text in the precinct plan rules identifying the likely
width of the road and the components it needs to contain.

Amend the precinct plan to require the upgrading of the
Mansel Drive / Falls Road intersection, including
signalisation (or other appropriate intersection control), as
part of subdivision and development.

Amend the precinct plan to include provisions to ensure
that subdivision and development is integrated with the
delivery of the transport infrastructure and services
required to provide for the transport needs of the precinct,
connect with the surrounding network and avoid, remedy
or mitigate adverse effects. Provisions may include
triggers or staging, or clear assessment and consenting
processes, aligned to related objectives and policies.

Amend assessment criteria and special information
requirements to ensure that the impact of heavy
construction vehicles on roads is properly assessed and
avoided, remedied or mitigated by conditions of consent
on subdivision and development.

These amended provisions need to address the need for
applicants to:
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Issue Support/
oppose

Reasons for submission 'ecision requested

identify routes for heavy construction vehicles
undertake pavement strength testing to determine its
suitability for use by heavy construction vehicles, and
to set a baseline

' monitor damage during construction
' avoid, remedy and mitigate damage to roads including

by strengthening, repairing and rebuilding roads.
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