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WHAT HAPPENS AT A HEARING 

At the start of the hearing, the Chairperson will introduce the commissioners and council staff 
and will briefly outline the procedure.  The Chairperson may then call upon the parties 
present to introduce themselves to the panel.  The Chairperson is addressed as Mr Chairman 
or Madam Chair. 
 
Any party intending to give written or spoken evidence in Māori or speak in sign language 
should advise the hearings advisor at least five working days before the hearing so that a 
qualified interpreter can be provided.   
 
Catering is not provided at the hearing.  Please note that the hearing may be audio recorded. 
 
Scheduling submitters to be heard 
 
A timetable will be prepared approximately one week before the hearing for all submitters 
who have returned their hearing attendance form. Please note that during the course of the 
hearing changing circumstances may mean the proposed timetable is delayed or brought 
forward.  Submitters wishing to be heard are requested to ensure they are available to attend 
the hearing and present their evidence when required. The hearings advisor will advise 
submitters of any changes to the timetable at the earliest possible opportunity. 
 
The Hearing Procedure 
 
The usual hearing procedure (as specified in the Resource Management Act) is: 

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

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

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

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

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

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

• The chairperson then generally closes the hearing and the applicant, submitters and their 
representatives leave the room.  The hearing panel will then deliberate “in committee” and 
make its decision by way of formal resolution.  You will be informed in writing of the 
decision and the reasons for it. 
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Summary of Proposed Plan Change 21: Southern Cross Hospitals Limited 
 
Plan subject to change Auckland Unitary Plan (Operative in Part), 2016 

Number and name of change  Proposed Plan Change 21 – Southern Cross Hospitals 
Limited to the Auckland Unitary Plan (Operative in Part)  

Status of Plan Operative in part 

Type of change Private plan change 

Committee date of approval (or 
adoption) for notification 

5 March 2019 

Parts of the Auckland Unitary 
Plan affected by the proposed 
plan change 

Planning Maps  
E27 – Transport 
 

Date draft proposed plan 
change was sent to iwi for 
feedback 

17 September 2018 

Date of notification of the 
proposed plan change and 
whether it was publicly notified 
or limited notified 

21 March 2019 
Full notification 
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Plan development process 
used – collaborative, 
streamlined or normal 

Normal 

Submissions received 
(excluding withdrawals) 

175 

Date summary of submissions 
notified 

30 May 2019 

Number of further submissions 
received (numbers) 

11 

Legal Effect at Notification No 

Date of site visit 22 March 2019 

Main issues or topics emerging 
from all submissions 

• Transport 
• Noise and vibration 
• Urban design (incompatibility of built form, height and 

bulk dominance, overlooking and loss of privacy, 
shading effects) 

• Visual and landscape amenity   
• Removal of special character overlay 
• Non-residential activities and precedent effects 
• No consideration of alternative sites 
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Abbreviations 
 
Abbreviation Meaning 
PC21 Proposed Plan Change 21 

RMA Resource Management Act 1991 

AUP(OP) Auckland Unitary Plan (Operative in Part) 

PAUP Proposed Auckland Unitary Plan 

SP-HFH Special Purpose – Healthcare Facility and Hospital  

MHS Residential – Mixed Housing Suburban  

SH Residential – Single House 

SCAR Special Character Areas Overlay - Residential 

NPS National Policy Statements 

SCHL Southern Cross Hospitals Limited 

RDA Restricted Discretionary Activity 

1. EXECUTIVE SUMMARY 

1. Southern Cross Hospitals Limited (SCHL) lodged a private plan change to the Auckland 
Unitary Plan (Operative in Part) (‘AUP(OP)’) in July 2017. On 5 March 2019 the private plan 
change was considered and accepted by the Council. 

 
2. Proposed Plan Change 21 (‘PC21’) seeks to rezone land at 3 Brightside Road and 149, 151 

and 153 Gillies Avenue, Epsom from Mixed Housing Suburban and Single House Zones to 
Special Purpose – Healthcare Facility and Hospital Zone (SP-HFH), remove the special 
character overlays from the sites at 149, 151 and 153 Gillies Avenue and amend transport 
provisions to specify the parking requirement for the hospital. 
 

3. PC21 was accepted by Council on 5 March 2019 under clause 25(2)(b) of the Schedule 1 of 
the Resource Management Act (RMA). 
 

4. The purpose of the proposed private plan change is to enable the efficient operation and 
expansion of the existing hospital on the subject site.   
 

5. Further information was sought from the applicant by the Council in accordance with Clause 
23 of Schedule 1 of the RMA on 18 February 2019 on matters relating to visual and 
landscape effects on adjoining properties to the north, compliance with the volcanic 
viewshaft overlay controls, unprotected trees, an analysis of values of character buildings on 
149, 151 and 153 Gillies Avenue and a consideration of methods to protect features that 
contribute to the special character values of the subject site.    
 

6. The applicant provided further information in response to the Clause 23 request on visual 
and landscape and special character above.  Council considered the further information 
provided by the applicant on 8 and 20 March 2019 was satisfied.   
 

7. PC21 was publicly notified by the Council on 21 March 2019. After the closing date of 
submissions on 18 April 2019, 176 submissions were received. The Council’s summary of 
decisions requested was notified on 30 May 2019, with the period for making further 
submissions closing on 13 June 2019.  11 further submissions were received. 
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8. In preparing for hearings on PC21, this hearing report has been prepared in accordance with 
section 42 of the RMA. 

 
9. This report addresses the merits of PC21, with reference to an assessment of effects on the 

environment and the issues raised by submissions and further submissions.  The discussion 
and draft recommendations in this report are intended to assist the Hearing Commissioners, 
and those persons or organisations that lodged submissions on PC21. 

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

Commissioners. 
 
11. This report also forms part of Council’s ongoing obligations under section 32 of the RMA, to 

consider the appropriateness of the proposed objectives and provisions in PC21, as well as 
the benefits and costs of any policies, rules or other methods, as well as the consideration of 
issues raised in submissions on PC21. 
 

12. A report in accordance with section 32 of the RMA was prepared by the applicant as part of 
the private plan change request as required by clause 22(1) of Schedule 1 of the RMA.  In 
accordance with an evaluation under section 32, I consider that the provisions proposed by 
PC21 are not the most appropriate way of achieving the objectives of the AUP(OP) and the 
purpose of the RMA.   
 

13. It is recommended that PC21 be declined. 

2. BACKGROUND AND PLAN PROVISIONS  

 
2.1 Site and Surrounding Area 
14. The site subject to the request comprises four properties and is owned by Southern Cross 

Hospitals Limited (the subject site).  It includes 3 Brightside Road and 149, 151 and 153 
Gillies Avenue.  The subject site has a total area of 9,273m2. 
 

15. 3 Brightside Road has a total land area of 5,245m2. It contains an existing hospital, known as 
Brightside hospital, which has operated since the late 1990s.  The site is currently zoned 
Residential - Mixed Housing Suburban.  149, 151 and 153 Gillies Avenue adjoin 3 Brightside 
Road to the east.  The properties are all zoned Residential – Single House and are subject to 
the Special Character Areas Overlay – Residential (SCAR) which seeks to retain and 
manage the special built character values of specific residential areas. 

 
16. 149 Gillies Avenue is square in shape and has a total area of 2,208m2.  It contains a two-

storey building and is currently occupied by the Everdell Guest House.  The site adjoins 
residential properties at 30, 30A, 32A Owens Road and 147 Gillies Avenue to the north. 

 
17. 151 Gillies Avenue has a total area of 971m2 and is occupied by a two-storey dwelling 

located towards the rear of the site.  153 Gillies Avenue is the smallest site with a total area 
of 849m2.  It is located at the corner of Brightside Road and Gillies Avenue and is also 
occupied by a two-storey dwelling.  Both 151 and 153 Gillies Avenue have an old stone 
boundary wall interfacing Brightside Road and Gillies Avenue. Dwellings on both properties 
are currently vacant.  They are subject to demolition controls under the SCAR. 

 
18. The surrounding properties to the subject site comprise a mix of residential dwellings with 

different styles and periods, including older character dwellings, more recent detached 
houses and a number of multi-unit flats.  The area to the south of the subject site, around 
Shipherds and Marama Avenue, is an established urban area characterised by large mature 
trees and predominantly occupied by detached dwellings.  
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19. There are a number of healthcare facilities located in the vicinity of the subject site, including 
medical facilities and specialists at 160, 162, 148 and 183 Gillies Avenue.  Epsom Girls 
Grammar School is located around 300m north east of the subject site on Gillies Avenue. 

 
20. Brightside Road is a short local road that runs between Gillies Avenue and Owens Road. It 

provides access to residential properties on Brightside Road and Shipherds Avenue. Gillies 
Avenue is an arterial road that connects Epsom to Newmarket and the City Centre. 

 
21. There are two notable trees located on 3 Brightside Road; a Pohutukawa located on the 

eastern side of the property near the road and an Australian Frangipani located near 32A 
Owens Road.  These trees are listed in the Schedule 10 Notable Tree of the Auckland 
Unitary Plan (reference number - ID213).   

 
22. The subject site is affected by the volcanic viewshafts and height sensitive area overlays. 

Viewshafts E14 (to Mount Eden) impose height restrictions between 12.5m on the western 
portion of 3 Brightside Road and up to 40m on Gillies Avenue properties (see Figure 3 
below).  The underlying Single House and Mixed Housing Suburban Zones permit building 
heights of 8m. 
 
Figure 1: Locality Plan - 3 Brightside Road, 149, 151 and 153 Gillies Avenue and 
surroundings 
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Figure 2: Existing zoning of 3 Brightside Road, 149, 151 and 153 Gillies Avenue and 
the surroundings under the Auckland Unitary Plan (operative in part)  
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Figure 3: 3 Brightside Road, 149, 151 and 153 Gillies Avenue and Mount Eden and 
Mount Wellington viewshafts that apply on the subject site 
 

 
 
Figure 4: Existing Brightside Hospital viewed from Brightside Road 
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Figure 5: Parking at the back of the hospital and the retaining wall adjoins Owens 
Road residential properties to the north 

 
Figure 6: 151 and 153 Gillies Avenue viewed from the eastern side of Gillies Avenue 
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Figure 7: 149 Gillies Avenue viewed from the entry to the property on Gillies Avenue 

 
2.2 Proposed Private Plan Change Request 

 
23. On 1 February 2019 Council received a private plan change request (PC21) from Southern 

Cross Hospitals Limited.  The proposed plan change seeks: 
 

• to rezone 3 Brightside Road from Residential – Mixed Housing Suburban to Special 
Purpose – Healthcare Facility and Hospital Zone 
 

• to rezone 149, 151 and 153 Gillies Avenue from Residential -  Single House Zone to 
Special Purpose – Healthcare Facility and Hospital Zone 

 
• to remove the special character overlays from 149, 151 and 153 Gillies Avenue 
 
• to apply the parking variation control on the subject site and amend Table E27.6.2.4 

in Chapter E27 specifying the minimum parking rate of 1 space per 64m2 for the 
Brightside hospital  

 
24. The purpose of the private plan change request is to enable the efficient operation and 

expansion of the existing hospital on the subject site.  Figure 8 below shows the proposed 
rezoning to Special Purpose – Healthcare Facility and Hospital on the subject site. 
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Figure 8: Proposed zoning - Special Purpose – Healthcare Facility and Hospital Zone 3 
on Brightside Road, 149, 151 and 153 Gillies Avenue  
 

 

 
25. Southern Cross Hospitals Limited has provided the following specialists’ documents to 

support their private plan change application.    
 

Document Specialist Date 
Private plan change request and 
assessment of effects 

SFH Consultants Ltd January 2019 

Brightside Hospital Growth Analysis Ernst Young 27 November 2018 

Design statement and permitted 
development plans 

Archimedia January 2019 

Traffic assessment Flow Transport December 2019 

Civil engineering assessment Babbage 1 February 2019 

Visual effects assessment LA4 Landscape Architects January 2019 

Urban design assessment Motu Design 22 January 2019 

Special character assessment Lifescapes January 2019 

Acoustic assessment Earcon Acoustics January 2019 

Further information on Visual 
Landscape Assessment (Trees) 

Peers Brown Miller Ltd 27 February 2019 

Further information on special 
character assessment 

Lifescapes 28 February 2019 
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Further information on visual effects 
assessment 

LA4 Landscape Architects 5 March 2019 

Further information on volcanic 
viewshaft controls assessment 

Archimedia  20 March 2019 

 

2.3 Clause 23 requests for further information 
26. Prior to accepting PC21 for notification, on 18 February 2019 the Council requested that the 

applicant provide further information under Clause 23 of Schedule 1 of the RMA.  This 
request is attached as Appendix 1 to this report.  The purpose of the further information 
request was to enable Council to better understand the effects of PC21 on the environment 
and the ways in which adverse effects may be mitigated.  The key information sought from 
the request relate to the following matters: 
 
• Visual and landscape 

o a further analysis and/or graphic depiction of the visual/landscape effects 
experienced by residents living at 30-38 Owens Road 

o clarification on whether photo simulations provided by the applicant comply with the 
volcanic viewshaft overlay controls 

o an analysis of the degree to which the existing trees and other vegetation on the 
subject site could be expected to survive with the development under the SP-HFH 
Zone. 

o an analysis of visual amenity effects experienced by local residents  
 

• Special character 
o an analysis of the values of those character houses on 149, 151 and 153 Gillies 

Avenue and options for their retention, reuse or relocation 
o a consideration of protection measures of the landscape features that contribute to 

the special character 
 

27. On 8 and 20 March 2019 the applicant provided the following materials in response to the 
Clause 23 further information request.  These materials are included in Appendix 1 to this 
report. 
 
• Visual Landscape Assessment (Trees) by Peers Brown Miller Ltd dated 27 February 

2019 
• Special Character Assessment by Lifescapes dated 28 February 2019 
• Visual Effects Assessment by LA4 Landscape Architects dated 5 March 2019 
• Volcanic Viewshaft Controls Assessment by Archimedia dated 20 March 2019 

 
28. Council considered the further information provided by the applicant was sufficient to enable 

Council to assess the private plan change request. 

3. HEARINGS AND DECISION MAKING CONSIDERATIONS 

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

 
30. The Regulatory Committee has delegated to the Hearings Commissioners authority to 

determine Council’s decisions on submissions on PC21, under section 34 of the RMA. 
Hearing Commissioners will not be recommending a decision to the Council, but will be 
making the decision directly on PC21. 

 
31. This report summarises and discusses submissions received on PC21. It makes 

recommendations on whether to accept, in full or in part; or reject, in full or in part; each 
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submission.  Any conclusions or recommendations in this report are not binding on the 
Hearing Commissioners.  

 
32. The Hearing Commissioners will consider all the information in submissions together with 

evidence presented at the hearing.  
 
33. This report has been prepared by the following author and draws on technical advice 

provided by the following technical experts: 
 
Author Panjama Ampanthong 
Technical Experts:  
Heritage  Rebecca Freeman 
Urban design  Trevor Mackie 
Visual and landscape Stephen Brown 
Transport  Meredith Bates 
Acoustic Curt Robinson  
Geotechnical Steven Price 
Arborist Gavin Donaldson 
Heritage Arborist West Fynn 

 
34. The technical reports provided by the above experts are attached in Appendix 4 of this 

report. 

4. STATUTORY AND POLICY FRAMEWORK 

4.1 Resource Management Act 1991 
 
35. The key directions of the RMA with regard to consideration of private plan changes is set out 

below. 
 
RMA Section  Matters  

 

Part 2  Purpose and intent of the Act  

Section 30  Functions of regional Councils in giving effect to the RMA  

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

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

Section 67 Sets out the requirements for regional plan provisions, including what 
the regional plan must give effect to, and what it must not be 
inconsistent with.  

Section 68 Sets out the purpose and considerations of rules in regional plans 
(regional rules)  

Section 72 Sets out that the purpose of district plans is to assist territorial 
authorities to carry out their functions in order to achieve the purpose 
of the RMA.  

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

Section 74 Matters to be considered by a territorial authority when preparing a 
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RMA Section  Matters  
 

change to its district plan.  This includes its functions under section 
31, Part 2 of the RMA, national policy statement, other regulations 
and other matter. 

Section 75 Sets out the requirements for district plan provisions, including what 
the district plan must give effect to, and what it must not be 
inconsistent with. 

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

Schedule 1 Sets out the process for preparation and change of policy statements 
and plans by local authorities.  It also sets out the process for private 
plan change applications. 

 
4.2 Relevant Planning Documents 

 
4.2.1 National Policy Statements  
36. The relevant national policy statements (‘NPS’) must be given effect to in the preparation of 

the proposed plan change, and in considering submissions. Table 4 below summarises the 
NPS that apply to PC21. 

Table 1: National Policy Statements relevant to PC21 – National Policy Statement on 
Urban Development Capacity 2016 
 
Section  Matters  

 

Objective Group A 
Outcomes for planning 
decisions 

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

Objective Group C 
Responsive planning 

OC1: Planning decisions should enable urban 
development that provides for the social, economic, 
cultural and environmental wellbeing of people and 
communities and future generations in the short, medium 
and long term. 
 

Objective Group D 
Coordinated planning evidence 
and decision making 
 

OD1: Provide for urban environments where land use, 
development, development infrastructure and other 
infrastructure1 are integrated with each other. 

Policies 
Outcomes for planning 
decisions  

PA2: Ensure that other infrastructure required to support 
urban development are available. 
 

1 Other infrastructure includes social infrastructure such as schools and healthcare (interpretation section, 
page 8) 
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PA3: Provide for the social, economic, cultural and 
environmental wellbeing of people and communities and 
future generations, whilst having regard to: 
(b) promoting the efficient use of urban land and 
development infrastructure and other infrastructure. 
 

37. It is considered that PC21 is consistent with the National Policy Statements in relation to 
provisions of infrastructure to support urban development and to provide for the social, 
economic, cultural and environmental wellbeing of people and communities. 

4.2.2 Auckland Unitary Plan 
38. For a plan change, the relevant policy statements and plans must be considered in the 

preparation of the plan change and in the consideration of submissions.   

Table 2: Relevant Regional Policy Statements and District Provisions in AUP (OP) 
 
Relevant Policy/Plan Section Matters 
Regional Policy Statement B2.2 Urban growth and form 

Regional Policy Statement B2.3 A quality built environment 
 

Regional Policy Statement B2.4 Residential growth 
 

Regional Policy Statement B2.8 Social facilities 
 

Regional Policy Statement B3.3 Transport 
 

Regional Policy Statement B5.3 Special character 
 

District provisions H25 Special Purpose – Healthcare 
Facility and Hospital Zone 
 

District provisions D18 Special Character Overlay – 
Residential and Business 
 

District provisions E27 Transport 

District provisions E25 Noise and vibration 
 

39. The assessment against the Auckland Unitary Plan provisions and regional policy statement 
(RPS) objectives and policies is as follows: 

40. PC21 is in part consistent with the RPS for the following reasons: 

• will provide social facilities that meet the needs of people and communities, including 
enabling them to provide for their social economic and cultural well-being and their 
health and safety (B2.8 – objective B2.8.1) 

• will enable medium-scale social facilities to be located with easy access to city, 
metropolitan and town centres and on corridors (B2.8 – policy B2.8.2(1)(b)). 

• will enable the provision of social facilities to meet the diverse demographic and 
cultural needs of people and communities (B2.8 – policy B2.8.2(2)). 

• will enable the efficient use of existing social facilities and provides for new social 
facilities (B2.1 (4) Issue) 
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41. However, PC21 is in part not consistent with the RPS for the following reasons: 

• Development under the SP-HFH Zone will not respond to the intrinsic qualities and 
physical characteristics of the site and surrounding area, including its setting 
(B2.3.1(1)(a) – objective A quality built environment). 

• The form and scale of development enabled by the SP-HFH Zone is unlikely to be 
consistent with its surroundings, including landscape and heritage. 

• The removal of the special character overlay is not consistent with the objective 
under B5.3.1 which seeks to protect character and amenity values of the sites 
identified as a ‘special character area’ be maintained and enhanced.  The plan 
change will not maintain or enhance the special character of the area. 

 
4.3 Other Plans 

 
4.3.1 The Auckland Plan 2050 
42. In considering a plan change, a territorial authority must have regard to plans and strategies 

prepared under other Acts. The Auckland Plan, prepared under section 79 of the Local 
Government (Auckland Council) Act 2009 is a relevant strategy document that Council 
should have regard to in considering PC21, pursuant to section 74(2)(b) of the RMA.   

43. The Auckland Plan 2050 was adopted in June 2018.  It is a long-term spatial plan which 
considers how Auckland will address key challenges over the next 30 years. These include 
high population growth, shared prosperity, and environmental degradation. Below is a 
summary of sections of the Auckland Plan 2050 that are relevant to PC21.  

Table 6 - Relevant sections of the Auckland Plan 2050 to PC21. 

Outcomes  Matters  
 

Homes and Places Direction 1 
Develop a quality compact urban form to accommodate 
Auckland’s growth 
 
Auckland’s population will increase significantly over the next 30 
years and its urban form will continue to develop and change as a 
result. Auckland will follow a quality compact urban form approach 
to growth to realise the environmental, social and economic 
benefits and opportunities this approach brings. 

Belonging and 
participation  

Focus Area 2 
Provide accessible services and social and cultural infrastructure 
that are responsive in meeting people’s evolving needs 
 
Population growth and demographic change will put pressure on 
existing services and facilities.  Ageing population will increase 
and require services and social infrastructure that enable older 
people to fully participate. 
 

Environment and 
Cultural Heritage 

Direction 1 
Ensure Auckland’s environment is valued and cared for 
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Direction 3 
Use Auckland’s growth and development to protect and enhance 
the environment 
 
Focus area 2 
Focus on restoring environments as Auckland grows  
 

 

44. It is my opinion that the proposed plan change will provide social infrastructure and enable 
healthcare facilities to be established to meet the need of Auckland’s population growth.   

45. However, the plan change is inconsistent with the directives that seeks to ensure that 
Auckland’s environment is valued and cared for and an opportunity to protect and enhance 
the environment as the city grows.  While the Auckland Plan anticipates that the urban form 
will continue changing in response to the population growth, the appropriate scale and form 
of development will need to be considered as it has an impact on the community social and 
economic wellbeing. 

5. CONSULTATION 

5.1 Mana Whenua 
 

46. SCHL engaged the relevant 11 iwi groups within the plan change area (see below).  The 
proposed rezoning information including plans were sent to the iwi group providing 
opportunity for feedback on 17 September 2018, before the plan change request was lodged 
with the Council.  Ngāi Tai Ki Tāmaki have no objection to the proposal.  No responses have 
been received from other iwi groups. 
 

• Ngāti Pāoa 
• Ngāti Whātua o Kaipara 
• Ngāti Maru 
• Ngāti Tamaoho 
• Ngāti Tamaterā 
• Ngāti Te Ata Waiohua 
• Ngāti Whātua Ōrākei 
• Te Akitai Waiohua 
• Te Rūnanga o Ngāti Whātua 
• Waikato -Tainui 

 

47. No submission was received from any mana whenua on full notification of the plan change. 
 

5.2 Local Board 
 

48. SCHL met and provided information of the proposed private plan change request and 
potential future resource consent application for the hospital development to the Albert-Eden 
Local Board in October 2018.  The local board raised some matters including consideration 
of alternative sites, traffic, noise, building height and construction effects.   
 

49. After the notification of PC21 on 18 April 2019, feedback was received from the local board 
opposing the Private Plan Change request in its entirety.  The local board submitted that 
PC21 would allow development that would be incompatible with the character of the 
neighbouring area and undermine the integrity of the Auckland Unitary Plan.  PC21 would 
enable development that is out of character with the existing neighbourhood and result in 
major adverse effects on the neighbouring residents in the area. 
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6. NOTIFICATION AND SUBMISSIONS 

50. PC21 was publicly notified by the Council on 21 March 2019. 176 submissions were received 
after the closing date for submissions was on 18 April 2019.  
 

51. 174 submissions including submissions 1, 3-97, 99-107, 109-160, 162-176 seek that PC21 
be declined in its entirety.  Matters raised by these submissions include adverse effects on 
amenity and character, incompatibility of built form, transport, construction effects (traffic, 
noise and vibration), special character, non-residential activities in the residential area and 
no consideration of alternative sites. 

 
 

52. Submission 98 by Auckland Transport seeks that PC21 is approved if transport related 
matters are resolved. 
 

53. Submission 108 by Housing New Zealand Corporation seeks that the private plan change 
does not remove the SCAR from 149, 151 and 153 Gillies Avenue.  The Corporation does 
not state whether they support or oppose the plan change. 
 

54. Submission 161 by Heritage New Zealand Pouhere Taonga (HNZPT) states that the plan 
change could be supported if it includes provisions to ensure protection of the heritage and 
special character features in perpetuity.   
 

55. A summary of decisions requested and matters raised in the submissions is attached in 
Appendix 2 of this report. 
 

6.1 Further Submissions  
 

56. The Council’s summary of decisions requested was notified on 30 May 2019, with the period 
for making further submissions closing on 13 June 2019.  11 further submissions were 
received from Eden Epsom Residential Protection Society Inc, Gemma Allen, Heritage New 
Zealand Pouhere and John Allen. 

 
57. A full copy of the original submissions and further submissions is contained in Appendices 2 

and 3. 
 
6.2 Withdrawn Submission  
 
58. Stuart King submitted his request through a further submission process seeking to withdraw 

his primary submission (submission 2) on 10 June 2019. 

7. ASSESSMENT OF ENVIRONMENTAL EFFECTS  

59. The following sections assess environmental effects relevant to the proposed private plan 
change: 

• Transport 
• Noise and vibration 
• Urban design (incompatibility of built form, height and bulk dominance, overlooking 

and loss of privacy, shading effects) 
• Visual and landscape amenity 
• Removal of special character overlay 
• Non-residential activities in residential zones 
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8. TRANSPORT 

8.1 Parking 
 

60. The applicant proposes to apply a Parking Variation Control Overlay on the subject site and 
include a minimum parking rate at 1 per 64m2 gloss floor area (GFA) with no maximum rate 
in Table E27.6.2.4 Parking rates – area 2 in Chapter E27 Transport as per below (in red with 
underlined) 
 
Table E27.6.2.4 Parking rates – area 2 
 
Activity Applies to zones and locations 

specified in Standard E27.6.2(5) 
Minimum rate Maximum rate 

(T67) Medical 
facilities 

Hospitals not shown on the 
Parking Variation Control 
planning maps 

1 per 50m2 GFA No maximum 

(T68) Grafton Hospital 
2 Park Road, Grafton 

No minimum 1 per 50m2 

(T69) Greenlane Clinical Centre 
210 Green Lane West, Epsom 

1 per 55m2 GFA No maximum 

(T70) Mt Albert, 50 Carrington Road, 
Mt Albert 

1 per 60m2 GFA No maximum 

(T71) Mercy Hospital, 98 Mountain 
Road, Epsom 

1 per 40m2 GFA No maximum 

(T71A) Brightside Hospital 
3 Brightside Road and 149, 151 
and 153 Gillies Avenue 

1 per 64m2 GFA No maximum 

 
61. The applicant states the proposed parking rate reflects an actual parking demand of the 

hospital facilities and is based on a parking demand survey undertaken by Flow 
Transportation Specialists in August 2017.  This survey records the demand for on-site 
parking between 6am to 6pm within the Brightside hospital as well as on-street parking on 
the adjacent streets of Brightside Road and Shipherds Avenue. 
 

62. Between eight and twelve hours, the peak parking demand for the existing hospital was 50 
cars and on-street parking on Brightside Road and Shipherds Avenue was 31 cars. In total 
81 car parks would be required during the peak demand. Based on the existing GFA of the 
Brightside Hospital of 5,196m2, the peak parking demand rate for the site is 1 parking space 
per 64m2.   
 

63. Flow’s transport assessment indicates that a new extension to the hospital on 149, 151 and 
153 Gillies Avenue would result in development with an estimate total of 5,500m2 GFA.  It 
suggests that the general parking requirement (1 per 50m2 GFA) specified in Table 
E27.6.2.4 reflects parking demands for larger public hospitals.  Smaller private hospitals 
such as Brightside Hospital do not require a greater number of onsite parking. The parking 
requirement will result in an oversupply of onsite parking for the hospital. 
 

64. Submission by Eden Epsom Residential Protection Society and its pro-forma submissions 
raise that there is an undersupply of on-site parking of the existing hospital resulting in an 
over-demand of on-site and on-street parking of the neighbourhood area. 
 

65. Submission by Auckland Transport raises various concerns in relation to parking, including 
whether the parking rate proposed by PC21 will be acceptable.  It also suggests an 
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appropriate mechanism to ensure that on-street parking be monitored by the applicant after 
the hospital is established.   
 

66. Council’s transport specialist, Meredith Bates, concurs with Flow’s assessment above. She 
agrees that the proposed parking rate will provide sufficient parking and reduce the demand 
of on-street parking in the neighbourhood.  She also agrees that the general parking rate for 
the hospital will provide an unnecessary oversupply of parking.  
 

67. In response to the submission by Auckland Transport, Ms Bates considers that the proposed 
parking rate incorporates the demand of staff and visitor parking.  New parking demand as a 
result of the hospital expansion will be able to be accommodated by on-site parking.  She 
suggests that the parking demand issues could also be addressed by alternative sustainable 
transport options suggested by the applicant.  These options include public transport and an 
implementation of a staff travel plan.   Ms Bates suggests that the provision for a staff travel 
plan be included in a resource consent application for the new hospital development.  Ms 
Bate’s detailed response to the submission by Auckland Transport and other submissions is 
included in her report (see Appendix 4). 
 

68. I agree with Ms Bates’ comments and consider the proposed changes to the parking 
requirement for the Brightside hospital are appropriate. 
 

8.2 Traffic generation 
 
69. Flow’s traffic generation survey (undertaken in April 2017) shows a total 41 peak hour trips 

entered and exited the Brightside hospital during the peak hour between 2.15pm and 
3.45pm.  It calculates that for the realistic development of 10,700m2 (existing 5,196m2 and 

new extension 5,500m2), there would be around 84 traffic trips within that peak hour.   
 

70. Flow concludes that the effects of the proposed increase in vehicle trips resulting from a 
permitted development enabled by PC21 are considered to be acceptable, with the existing 
roads and intersections being capable of accommodating the additional traffic without 
resulting in adverse traffic effects. 
 

71. Ms Bates agrees that hospital development enabled by PC21 could potentially result in 
increased traffic movements.  She concurs with the applicant that if the new extension of the 
hospital involves an area of 5,500m2, the overall trip generation for the subject site will be 
within the permitted standard of E27.6.1 of the AUP(OP) which limit 100 vehicles per hour for 
this type of land use activity.   She agrees that the existing roads and intersections are 
capable of accommodating the additional traffic without resulting in adverse traffic effects on 
the surrounding network.  
 

72. The rezoning of the site to SP-HFH Zone could potentially enable greater development 
capacity given the zone height and bulk and location standards.  Ms Bates considers that if 
hospital development exceeds the specified combined area of  10,700m2, as indicated by 
Flow above, there could be potential adverse effects from additional traffic movements 
causing congestion.  She suggests that if this is the case, the revised transport assessment, 
would be required, and traffic movement effects be reassessed to ensure the proposed 
hospital development will not have an impact on the roading network. 
 

73. Ms Bate’s concludes that the level of the trip generation as a result of development enabled 
by PC21 can be accommodated within the road network.  I concur with this conclusion.   
 

8.3 Access and road safety 
 

74. Gillies Avenue is classified as an arterial road in the AUP(OP).  Flow suggests that if a 
development proposal enabled by PC21 considers a left in and left out only access on Gillies 
Avenue, there would be negligible effect from the operation of this access on the operation of 
Gillies Avenue.  Any vehicle access proposed from Gillies Avenue, as part of the 
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development, will also be subject to the standards under Chapter E27 and will require a 
restricted discretionary consent under E27.6.4.1 (2) and E27.6.4.1 (3) where a vehicle 
access restriction will apply to Gillies Avenue. 
 

75. Flow concludes that there would be negligible effect on the operation of Gillies Avenue given 
measures such as access design and restrictions could be used and considered at a 
resource consent stage. 
 

76. Auckland Transport, in its submissions, recommends that the applicant considers a 
mechanism to limit vehicle turning movements from any new vehicle access off Gillies 
Avenue.  Ms Bates agrees with this suggestion and suggests that new access to Gillies 
Avenue is restricted to a single access only and the main entrance to the hospital remains on 
Brightside Road to minimise the effects on the surrounding road network.   
 

77. In response to some concerns raised by submissions regarding pedestrian and cyclist safety, 
Ms Bates comments that the increased traffic movements and new access for the future 
hospital development are unlikely to have an impact on pedestrians and cyclists.  The level 
of traffic movements anticipated for the development is likely to be acceptable.  
 

78. Ms Bates concurs with Flow that any new access on Gillies Avenue will be subject to a 
restricted discretionary assessment and the appropriate measures such as speed humps, 
markings, signage can be incorporated in the access design to ensure pedestrian and cyclist 
safety. These measures would ensure that any effects as a result of new vehicle access as 
part of the future development proposal can be minimised or mitigated.   
 

79. I concur with Ms Bates’ conclusion above that through a resource consent application and 
assessment, any effects as a result of new vehicle access as part of the future development 
proposal can be minimised or mitigated. 
 

8.4 Construction traffic 
 

80. Many pro-forma submissions on the plan change also raise concerns on public safety and 
increased congestion from construction traffic such as truck/vehicle movements during a 
construction of the new hospital development.   
 

81. Matters raised are more relevant to a resource consent application as construction traffic 
effects could be addressed appropriately by the construction methodology. Ms Bates 
considers a Construction Traffic Management Plan (CTMP) is an appropriate mechanism to 
ensure construction has a minimum impact on the safety and efficiency of the adjacent 
transport network.  The details of the CTMP should be considered as part of a resource 
consent application for development.   
 

8.5 Conclusion 
 

82. Given the assessment of transport matters above, Ms Bates concludes that: 
 
• The proposed Parking Variation Control on the subject site with a parking rate of 1 per 

64m2 GFA is supported. 
• The level of trip generation anticipated for the rezoning to enable the indicative 

development of 10,700m2 can be accommodated within the road network.   
• Effects associated with vehicle access on the roading network can be minimised by 

restricting a single access only onto Gillies Avenue and retention of the main entrance to 
the hospital remains on Brightside Road.   

• The proposed rezoning is unlikely to exacerbate any existing or create new safety 
issues. 

• The provision of a construction management plan is an appropriate mechanism to 
ensure construction effects are mitigated. 
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83. I agree with Ms Bates’ conclusion above and consider that any transport effects from the 
proposed plan change can be avoided, remedied or mitigated through a future resource 
consent application for development. 

9. NOISE AND VIBRATION 

84. Submissions raise that hospital development enabled by PC21 will result in adverse noise 
effects from activities such as traffic movements and operation of mechanical plant.  Many 
submissions also raise concerns about construction noise, in particular in relation to an 
excavation of a basement if the hospital development incorporates basement car parking 
spaces. 

 
9.1 Operation noise effects 

 
85. Chapter E25 Noise and Vibration specifies the following noise standards for noise generated  

in Residential and SP-HFH Zones (see table below).  Rule E25.6.22 states that where noise 
generated by an activity in one zone is received on a site in a different zone, the activity 
generating the noise shall comply with the noise limits and standards of the receiving zone.  
This means the more stringent Residential Zones noise limit will apply to any activity on the 
subject site under PC21. 
 

Time Noise level 
Residential Zones 
(Table E25.6.2.1) 

Noise level 
Special Purpose – Healthcare 
Facilities and Hospital 
(Table E25.6.13) 

Monday to Saturday 7am-
10pm 

50dB LAeq 
 

55dB LAeq 
 

Sunday 9am-6pm 
 
All other times 40dB LAeq 

75dB LAmax 
45dB LAeq 
75dB LAmax 

 
86. The applicant’s acoustic assessment by Earcon Acoustics considers that the potential traffic 

and mechanical plant noise associated with the hospital activities would be able to comply 
with the above permitted standards in Chapter E25 of AUP(OP).  This means that the AUP 
has already considered this level of effects and found them to be acceptable. 
 

87. Council’s noise specialist, Curt Robinson agrees with Earcon and considers that the potential 
noise effects associated with the hospital activities could be minimised if the development 
proposal incorporates a design to ensure compliance with the noise standards.  The 
necessary acoustic mitigation would be assessed as part of a resource consent application 
for the development of the site.  He considers that the acoustic effects on the adjoining site 
would be reasonable.   
 

88. With regard to potential noise effects from vehicle movements, Mr Robinson comments that 
Earcon has not considered these effects on nearby residential properties.  The subject 
hospital site is adjoining properties on Owens Road to the north which contain two storey 
dwellings with upper storey windows.   He comments that if the new hospital is designed to 
accommodate no more than 49 movements during the peak hour traffic and 12 movements 
per hour at night, the acoustic effect is likely to be acceptable.  Given Mr Robinson’s 
comments, in my view vehicle movements exceeding this threshold are likely to generate 
adverse noise effects on adjoining residents.  These effects would need to be assessed 
through a resource consent application to ensure mitigation measures are used to minimise 
effects on adjoining properties.   
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9.2 Noise and vibration in relation to blasting 
 

89. Earcon acoustic report also indicates that the expansion of the hospital will include a 
basement level of car parking spaces.  The applicant’s Civil Engineering report by Babbage 
also suggests that any earthworks for the future hospital are likely to be on basalt and, 
therefore, some form of rock breaking would be required to excavate and prepare 
foundations.  
 

90. Mr Robinson considers that the excavation to enable hospital development on the subject 
site is unlikely to comply with the noise and vibration limits.  Potentially, the neighbouring 
residential properties (receiving environment) would be significantly impacted by noise and 
vibration during the construction period.  He suggests that mitigation measures such as a 
method of blasting to fracture the rock quickly and efficiently be used to reduce the long term 
noise impact.  Noise effects during the construction period are a compromise between short-
term effect and enabling works to be undertaken and should be assessed at a resource 
consent stage. 
 

91. Submission by the Eden Epsom Residential Protection Society and its pro-formal 
submissions raise concerns about the potential adverse effects from blasting to enable 
hospital development with basement carparking.  In particular adverse effects in relation to 
health and safety and noise and vibration on the adjacent residential properties in the 
neighbourhood.  Some of these submissions refer to adverse effects they experienced from 
rock blasting during the construction of the existing Brightside Hospital in the 1990s. 
 

92. The applicant’s Civil Engineering report by Babbage provides general information on 
earthworks and excavation anticipated for hospital development enabled by the rezoning.  
Unlike a resource consent application, a detailed geotechnical report assessing effects from 
earthworks and excavation does not form part of the private plan change request.  However, 
to enable Council to assess the matters raised by submissions and to ensure the rezoning 
would enable the realistic development on the site (as a large scale of excavation required 
for a hospital building), Steven Price, geotechnical specialist, has been engaged to provide 
his opinions on the effects associated with excavation and blasting.  His comments are as 
follows: 
 

9.3 Scale of excavation 
 

93. Mr Price considers that some excavation of rock would be required to form foundations to 
support a new hospital building given the potential building mass allowed by the new zone. 
Any excavation for the building foundation will be minor.  However, if basement parking is 
incorporated in the building design, excavation of basalt rock will be necessary to form a 
useable basement. 

 
94. Mr Price has reviewed the applicant’s drawings for the indicative hospital building footprint 

(refer to Figure 9 below) and calculated that a volume of approximately 23,000m3 would be 
required if the excavation occurs over the entire footprint of the total site (excluding the 
existing hospital basement).   If the excavation is specific to the eastern portion (the Gillies 
Avenue frontage) the estimated volume is likely to be around 9,500m3 to 10,000m3. 
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Figure 9: Footprint of the existing hospital and the area indicated for expansion 
 

 
 

95. Mr Price suggests that the volume estimates do not allow for blasting outside the footprint. 
According to his experience on the recent basalt excavation blasting for a similar type of 
project, a minimum of 400mm excavation outside the proposed basement wall will also be 
required.  
 

96. It is concluded that hospital development enabled by PC21 is likely to require extensive 
excavation of basalt rock to form usable basement parking and foundations to support the 
development structure.   

 
9.4 Noise and vibration effects from blasting 
 
97. Rule E25.6.30. Vibration of AUP(OP) specifies limits of vibration for construction activities.  It 

ensures that vibration from activities does not exceed the limits set out in German Industrial 
Standard DIN 4150-3 (1999).  Mr Price suggests that this is a common standard applied 
throughout the Auckland urban area.  In his view, if blasting is of a small scale with 
appropriate monitoring in place, the vibration limits could be complied with. 
 

98. Mr Price identifies that the vibration effects on the surrounding environment are likely to be 
from rock breaking and the subsequent excavation of rock following the blasting.  The effects 
can be minimised if neighbouring structures or dwellings are sufficiently distant.  While 
blasting could be felt by neighbouring residents, in his view, it does not detrimentally affect 
structures or dwellings.  
 

99. He concludes that from his experience, construction of basements from excavation of basalt 
rock using a blasting methodology has successfully been undertaken in Auckland where 
sites are adjacent to neighbouring residential and commercial properties. Any noise and 
vibration effects can be addressed as part of a land use consent application with mitigation 
measures. 
 

9.5 Duration of blasting and potential road closure 
 

100. Many submissions have raised that Brightside Road and Gillies Avenue could potentially be 
closed due to the extended period of blasting required for development.   
 

101. Mr Price considers it is likely the blasting would require an extended period of excavation 
over many months because the blasting would need to comply with the noise and vibration 
limits to minimise the effects on the residential environment. In his opinion, temporary 
closures of Brightside Road and Gillies Avenue may be required for short periods during 
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each blast.  However, when blasting is on the far side of the site away from the roads, road 
closure would unlikely be required.   
 

102. In my view, any road closure due to excavation and rock blasting for construction of the 
hospital would need to be considered and assessed at a resource consent stage.  An 
appropriate mechanism such as the Construction Traffic Management Plan (CTMP) would 
ensure the effects on the transport network from the potential road closure are minimised. 
 

9.6 Conclusion 
 

103. Mr Robinson concludes that noise effects associated with the operation of the hospital would 
be at an acceptable level depending on building design and noise mitigation measures.  
Construction noise effects are consent matters that would be considered during a resource 
consent application stage. 
 

104. Mr Price is of the opinion that the hospital development with basement carparking enabled 
by PC21 is likely to require an extensive area of earthworks and blasting given the nature of 
geotechnical conditions of the site.  However, there are methodologies that could be 
employed to carry out work while avoiding significant effects on neighbouring properties.  
Whilst vibration and noise effects related to blasting are not avoidable and could result in 
amenity effects to neighbours, these effects are of temporary nature and could be addressed 
as part of a resource consent application.   
 

105. I concur with the conclusions made by Mr Robinson and Mr Price above. 

10. URBAN DESIGN AND VISUAL/LANDSCAPE AMENITY  

10.1 Building height and incompatibility of built form 
 

106. The Eden Epsom Residential Protection Society (submission 94) and its pro-forma 
submissions express concerns about the potential amenity effects in relation to building 
height and bulk enabled by development controls under the SP-HFH Zone.  They raise that 
any new buildings are likely to be incompatible with built form of the area and will generate 
adverse amenity effects such as loss of privacy, shading and visual dominance.   
 

107. The subject site is currently zoned Mixed Housing Suburban and Single House (with the 
SCAR Overlay).  The proposed plan change will allow development with a different bulk and 
location with a permitted building height up to 16m and 25m as a restricted discretionary 
activity.  There are no matters of discretion listed in the SP-HFH Zone provisions for building 
height exceeding 16m when the building is within 10m of a public road or an open space 
zone (refer to Table 7 below).  Therefore, the assessment of any new buildings that exceed 
16m would be made against the zone objectives and policies and any relevant effects from 
the additional height in accordance with Chapter C: General, Rules C1.8(1). 
 
Table 7 – Activities and Building Height Standards under SP-HFH Zone  
 

Activity Activity Status 

(A18) Buildings, alterations, additions and demolition 
unless otherwise specified below 

Permitted 

(A20) New buildings or additions to existing buildings that 
increase the building footprint by more than 20 per 
cent, that are visible from and located within 10m 
of a public road or an open space zone 

Restricted Discretionary 
Activity 
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Building Heights 

Site area Permitted activity 
standard 

Restricted 
discretionary activity 
standard 

Discretionary activity 
standard 

Sites with a total 
site area up to 4ha 

Up to 16m Between 16m and up to 
25m 

Greater than 25m 

 
 

108. To understand the effects from the rezoning, below is a comparison of some development 
standards under Single House (with SCAR) and Mixed Housing Suburban Zones with SP-
HFH Zone. 
 
Table 8 - Development standards under Single House (with SCAR) and Mixed Housing 
Suburban Zones with SP-HFH Zone  
 

Development Standards Residential Zones 
 

Special Purpose 
– Healthcare 
Facilities and 
Hospital (SP-HFH 
Zone) 

Single House 
(Special Character 
Areas Overlay – 
Residential) 
Gillies Ave Sites 

Mixed Housing 
Suburban 
 
3 Brightside Road 

Building height (permitted) 8m 8m 16m 

Height in relation to boundary  45-degree recession 
plane measured from 
a point 2.5m 

45-degree 
recession plane 
measured from a 
point 2.5m 

45-degree 
recession plane 
measured from a 
point 2.5m 

Front yard 3m 3m 3m 

Side yard 1m 1m 3m 

Rear yard 3 1m 3m 

Maximum impervious area 60% of site area 60% of site area 80% of site area 

Building coverage 35% 
25% (combined total 
area of SCAR)  

40% No requirements 

Landscape area 40% net  40% No requirements 

 At least 50% of the 
area of front yard 
must comprise 
landscaped area 

At least 50% of the 
area of front yard 
must comprise 
landscaped area 

 

 
Permitted building and height  
 

109. The main differences of the standards between the residential zones and SP-HFH Zone are 
permitted building height (from 8 to 16m), the requirement for building coverage and 
landscape area.  It is also noted that under the SP-HFH Zone, any new buildings that are 
located more than 10m away from the road frontage that comply with the development 
standards such as yard and height in relation to boundary requirements are permitted.  Any 
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effects in relation to building bulk and design on the boundaries of the site cannot be 
assessed.  
 

110. The SP-HFH Zone (H25.6.1) specifies permitted building heights up to 16m on sites with a 
total site area up to 4ha.  This height limit applies to the subject site which is close to 1ha in 
size.  Any new buildings located within 10m of a public road or an open space zone would 
require a restricted discretionary activity (RDA) consent and would be assessed against the 
criteria under H25.8.  Matters of discretion that Council will restrict to when assessing the 
RDA application for buildings within 10m of a public road or an open space are the effects of 
the building design and external appearance on the adjoining streetscape and open space.  
These are as follows: 
 
H25.8.1. Matters of discretion 
(2)  New buildings or additions to buildings that increase the building footprint by more 

than 20 per cent, that are visible from and located within 10m of a public road or an 
open space zone:  
(a)  the effects of the building design and external appearance on the adjoining 

streetscape and adjoining land zoned open space. 
 

111. H25.5.2 list the following assessment criteria for new buildings or additions to buildings that 
increase the building footprint by more than 20 per cent, that are visible from and located 
within 10m of a public road or an open space zone. 

 
(a)  the extent to which design features can be used to break up the bulk of the building by, 

for example varying building elevations, setting parts of the building back, and the use of 
architectural features without compromising the functional requirements of the use of the 
building;  

 
(b)  the extent to which the visual effects of the building can be softened by landscaping; and  
 
(c)  the extent to which any service elements (roof plant, exhaust and intake units and roof 

equipment) that could be viewed from the road or public open space zone can be 
integrated as part of the façade or roof of the building. 

 
112. The assessment criteria above address the external design elements and the visual effects 

of any new buildings within 10m of a public road or an open space zone.  They are not 
explicit in addressing effects in relation to overshadowing, visual dominance or loss of 
privacy on the adjacent properties.  Only objective H25.2(3) and policies H25.3(3) and (4) 
address these amenity effects (see below). 

 
H25.2. Objectives  
(3)  The adverse effects of hospital and healthcare activities, buildings and infrastructure, and 

accessory buildings and activities on adjacent areas are avoided, remedied or mitigated. 
 

H25.3. Policies  
(3)  Minimise the effects of supporting activities and services on the amenity values of the 

adjacent land.  
 

(4)  Minimise significant adverse effects of overshadowing, visual dominance and loss of 
visual privacy on adjacent properties by use of graduated building heights and by locating 
higher buildings away from the zone boundary.  

 
113. The applicant states the increased height from 8m to 16m is not uncommon because this 

transition in heights happens throughout the Auckland urban area where zones such as 
Mixed Use and Terrace Housing and Apartment Buildings adjoin the Mixed Housing 
Suburban zone.  The bulk and dominance effects from the increased height can be managed 
by the height in relation to boundary control which ensures taller areas of buildings are 
located further away from boundaries.  This control also ensures a reasonable level of 
sunlight access to adjacent properties. 

31



 
114. Council’s urban design specialist, Trevor Mackie has reviewed the proposed plan change, 

the applicant’s urban design assessment and matters raised in submissions. He considers 
the height in relation to boundary control is partly protective in dealing with bulk and 
dominance effects.  In his view, there will be greater levels of adverse effects of bulk and 
dominance through the use of the permitted standards of the SP-HFH Zone.  He suggests 
that a 16m building would largely not be compatible with the existing scale and built form of 
the neighbourhood. Mr Mackie considers a building scale similar to the existing Brightside 
hospital (2-3 storeys) would be more compatible with the heights of the surrounding 
residential dwellings.   
 

115. Policy H25.3(4) of the SP-HFH Zone seeks that adverse effects in relation to overshadowing, 
visual dominance and loss of visual privacy are minimised by use of graduated building 
heights and by locating higher buildings away from the zone boundary.  Mr Mackie is of the 
view that the subject site is not large enough to be able to reduce visual and bulk dominance 
of the 16m building height on the adjoining properties.  Given the close proximity of the 
subject site to its immediate neighbours, the higher part of the 16m building would need to be 
well setback from the boundaries to reduce visual and bulk dominance. 
 

116. I note that of 20 healthcare facilities and hospitals under the SP-HFH Zone, only two facilities 
have an area less than 1ha, namely Warkworth Birthing Centre (4,042m2) on 56 View Road, 
Warkworth and Hibiscus Coast Community Health Centre (4,322m2) on 136 Whangaparaoa 
Road, Red Beach (refer to Appendix 5 of this report).  The surrounding context of these 
sites is different from the subject site.  These facilities are located with a greater distance 
from the nearest residential neighbours and their surrounding residential area does not have 
the identified special character, unlike the subject site and its surroundings. 
 

117. As raised by many submitters, not all hospitals and healthcare facilities are zoned SH-HFH.  
Mr Mackie indicates that the zone may not be appropriate for the subject site given 
significant boundary effects such as visual and bulk dominance (as stated above) are unable 
to be absorbed within its site.  The zone and its standards are appropriate for large hospitals 
or large sites that could internalise these effects. 
 

118. I agree with Mr Mackie’s urban design assessment above.  The SP-HFH Zone is an enabling 
zone and its standards are intended for large hospital sites that could appropriately manage 
visual and bulk dominance of the permitted building height on the adjoining properties.  I 
concur that a 16m building on the subject site which is less than 1ha in size would not be 
consistent with the existing scale and context of the residential neighbourhood and is likely to 
be contrary to Policy H25(3)4 which seeks to minimise effects in relation to visual and bulk 
dominance.  
 
Building height over 16m and up to 25m 
 

119. Many submissions raise concerns that if the rezoning is accepted, hospital development 
could be constructed up to 25m as a restricted discretionary activity.  An application that 
exceeds the permitted 16m building height would be assessed as a restricted discretionary 
activity under standard H25.6.1 of the SH-HFH Zone.   
 

120. Unlike other zones that enable taller buildings such as in THAB or Mixed Use zones (up to 
four storeys or 16m), there is no criterion in the SP-HFH Zone requiring the consideration of 
effects of greater building height on the surrounding residential area.  As there are no 
matters of discretion listed for building height exceeding 16m, the assessment of height 
infringement would be made against the objectives and policies of the zone in accordance 
with Chapter C: General, Rules C1.8(1). Policy H25.3(5) provides for additional building 
height as long as it does not result in significant adverse effects on adjacent properties.  
 
H25.3(5) Provide for additional building height in identified locations, where it:  
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(a)  enables the efficient operation of the hospital or healthcare facility; and  
(b)  can be accommodated without significant adverse effects on adjacent properties. 

 
121. Mr Mackie comments that while there are other buildings on Gillies Avenue which are of a 

height around 16m or greater, these buildings are not located within the vicinity of the subject 
site.  He considers that a building between 16m and 25m in height (five to seven storeys) on 
the subject site would be significantly out of scale with the existing neighbourhood.  As 
mentioned above, in his view, a building of a similar scale to the existing Brightside hospital 
is considered more appropriate in this location.   
 

122. I agree with Mr Mackie’s comments above that any building over 16m up to 25m on the 
subject site would be out of scale in its setting.  In my view, additional building height is 
intended for larger SP-HFH zoned sites with greater intensity as they could comfortably 
accommodate more height with internalised effects. 
 

10.2 Dominance, overlooking and loss of privacy 
 

123. Many submissions raise concerns that hospital development enabled by PC21 would result 
in adverse effects in relation to overlooking and loss of privacy.   
 

124. Submissions 10 and 11 by Marinda and Stuart Rabone, owners of 36 Owens Road 
immediate neighbours to the subject site to the north raise that there will be a loss in privacy 
in their backyard as a result of tall buildings under PC21. 
 

125. Submissions by Gemma Allen (131) and John Allen (142) also raise concerns about 
dominance and visual privacy effects on their property, 32A Owens Road.  Their property is 
adjoining the subject site to the north.  The submissions also request that the applicant 
provide photomontages of the building bulk enabled by PC21 from their property.  Figure 10 
below shows the subject site in relation to their property.   
 
Figure 10:  The subject site and adjoining residential properties, 32A and 36 Owens 
Road  
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126. Through the request for further information, the applicant’s LA4 Landscape Architects has 
provided comments in relation to visual privacy effects on the adjoining residential properties.  
LA4 Architects states: 

 
The existing mature trees within the Southern Cross site will provide a good buffer and 
screening towards parts of development enabled by the plan change.  Additionally, there are 
trees within the neighbouring properties in Owens Road.  The Owens Road properties are 
generally orientated north towards the sunlight and not south towards the site.  The rear 
yards of these properties, facing the site are typically service and access yards within 
associated garaging.   
 

127. I note that the applicant has not indicated the potential additions to the existing Brightside 
hospital if the subject site is rezoned.  The expansion seems to be focused only on the Gillies 
Avenue frontage.  PC21 could enable the additions on the northern part of the  hospital 
building currently used for car parking.  However, the expansion in this location would be 
restricted by the scheduled tree to the east and the viewshaft controls limiting building height 
between 14 and 15m. 
 

128. Council’s visual/landscape specialist, Stephen Brown has reviewed the applicant’s visual 
landscape assessment by LA4 Landscape Architects above.  Mr Brown disagrees with the 
above statement.  He suggests that a building complying with development controls under 
the SP-HFH Zone has the potential to have an impact on adjoining properties regardless of 
how much vegetation is retained on the subject site for screening.  
 

129. In responding to the request from Gemma and John Allen (32A Owens Road), and the 
concerns raised by Marinda and Stuart Rabone (36 Owens Road), the applicant indicated 
that their experts would produce photomontages and provide them to Council’s relevant 
specialists to understand the visual and privacy effects on these properties.  However, there 
was a delay from the applicant in producing and providing these photomontages.  By the 
time this report was written, Council has not received the information.   
 

130. Regardless of the availability of these photomontages, Mr Brown has undertaken his 
assessment on the visual dominance and privacy effects on 32A and 36 Owens Road and 
concluded that both properties would potentially be affected.  His assessment suggests that 
32A Owens Road is likely to be affected at a greater level. 
 

• 32A Owens Road appears likely to be affected to an even greater degree: it has a 
courtyard and swimming pool that would be exposed to both that part of the 
development envelope abutting Gillies Avenue and the main ‘wing’ aligned parallel 
with Brightside Road. That same wing would conceivably also offer more fleeting 
views into the main house, next to the swimming pool and courtyard – both of which 
currently enjoy a high level of privacy.   

 
• The Plan Change proposal would conceivably have a high, to very high, impact on 

the occupants of 32A Owens Road – regardless of how much vegetation is retained 
on the subject site.  

 
131. Mr Brown comments that 36 Owens Road has an elevated rear deck with a garden area that 

are exposed to the boundary of the subject site.  Some existing trees provide screening to 
part of the view above, but not all of it.   In his opinion, the potential visual and loss of privacy 
effects on 36 Owens Road will be moderate and less than 32A Owens Road.  In his view, the 
effects on other properties on Brightside Road and Gillies Avenue are moderate or low-
moderate.   
 

132. Similarly, Mr Mackie is of the opinion that dominance, overlooking and loss of privacy could 
be significant adverse effects on 32A Owens Road.  He also comments that visual and 
amenity effects on neighbours could be significantly more adverse if the mature trees are not 
retained, particularly those trees along the northern boundary of the subject site. In his 
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opinion, the hospital development under PC21 is likely to have moderate to severe adverse 
effects in relation to loss of privacy on the adjacent properties to the north.  
 

133. I agree with the assessment made by Mr Brown and Mr Mackie above.  I consider that the 
adjoining properties, in particular 32A and 36 Owens Road are likely to be adversely affected 
by PC21 in relation to visual dominance, overlooking and loss of privacy.  The proposal is 
unlikely to be consistent with Policy H25(3)4 which seeks to minimise visual dominance and 
loss of privacy effects on the adjoining properties.  
 

10.3 Shading 
 

134. Many submissions raise that there could be adverse effects in relation to shadowing from 
development under PC21. 
 

135. The applicant’s shading diagrams by Archimedia Architects demonstrate the shading effects 
on the neighbouring properties and the surrounding area. The shading assessment uses a 
maximised bulk building allowed by the SP-HFH Zone provisions.  Mr Mackie has not raised 
any concerns relating to shading effects. 

 
136. I agree with the applicant’s assessment that the potential shading effects on the adjoining 

residential properties (from the permitted building of 16m height) are likely to be minor given 
the hospital development would be located to the south of the adjoining residential 
properties.  I also agree that access to sunlight and daylight for adjoining properties could be 
maintained.     

 
10.4 Streetscape and unprotected trees  

 
137. Eden Epsom Residential Protection Society’s submission raises that the applicant places a 

considerable reliance on unprotected trees on the subject site to screen the effects of 
development. The removal of these trees could occur as of right and could have an adverse 
effect on landscape.   
 

138. The applicant’s Urban Design Assessment Report concludes that the provisions of the SP-
HFH Zone are adequate in managing potential amenity effects on the streetscape through 
the restricted discretionary activity resource consent if the building is located within 10m of a 
street frontage, or by retention of mature trees and additional landscaping if the building is 
10m or more from the front boundary.  The report recommends that the plan change include 
a mechanism for retention of mature trees such as a development concept plan, in addition 
to the zone standards. 
 

139. Mr Mackie comments that the unprotected trees on the Gillies Avenue properties would 
provide screening of the building height and bulk and there would be a significant adverse 
effect on streetscape if they were removed.   
 

140. Through a request for further information, the applicant provided an analysis of the extent to 
which the existing unprotected trees and other vegetation on the subject site could be 
expected to survive future development enabled by the plan change.    
 

141. The applicant has provided an arborist report by Richard Peers of Peers Brown Miller Ltd 
which indicates that the unprotected trees could be retained as part of future development.  
Richard Peers states:  

 
“I can say with confidence that all the trees shown around the perimeter of the development 
footprint would be able to be retained if the building footprint were to be established as 
shown on that plan. Even the large trees near the corner of Brightside Avenue that have the 
footprint encroaching on their driplines would tolerate any excavation work at or about the 
distance shown from their bases.”  
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142. Council’s arborist, Gavin Donaldson has reviewed Mr Peers’ report and concurs that all 
unprotected trees are healthy and could be retained if a correct methodology is used for 
construction of future development.  He suggests that the trees need to be afforded 
protection during the plan change process given the reliance on these trees as mitigation 
and screening of the 16m building height.  This is to ensure any future hospital development 
is required to take them into consideration at the planning stage.  He suggests that a 
restrictive covenant be placed on these trees through a consent notice on the title prohibiting 
their damage or removal.  

 
143. The applicant’s arborist assessment has not demonstrated if these unprotected trees meet 

the criteria for protection as notable trees under the AUP.  Council’s heritage tree specialist, 
West Fynn has been asked to assess all unprotected trees on the subject site.  Mr Fynn 
confirms that none of the trees qualifies to be scheduled as notable trees.  They are not 
significant species and are unlikely to have heritage relevance to the site.  
 

144. Mr Brown agrees with submitters who raise concerns about tree protection.  He concludes 
that without a mechanism to protect trees and vegetation on the subject site, the visual 
effects of future development enabled by PC21 could be worse than the anticipated effects 
stated by the applicant. 
 

145. I concur with the assessment by Mr Mackie and Mr Brown that without mature trees on 149, 
151 and 153 Gillies Avenue, adverse effects from development on streetscape could be 
significant.  Without a robust tree protection mechanism offered by the applicant, there is a 
possibility that these trees would be lost through construction and development.  The effects 
on the streetscape amenity from the loss of these trees would be more than minor.  
 

10.5 Landscape Amenity  
 

146. Mr Brown considers the area’s ‘pleasantness’ and ‘aesthetic coherence’ are critical of any 
locality’s identity and sense of place. He suggests the Special Character Overlay also needs 
to be considered in addressing how the proposed new hospital development integrates with 
its landscape.  He states:  
 
“Collectively, the subject houses at 149-153 Gillies Avenue, together with the wider array of 
heritage dwellings and mature gardens spread across Mt Eden’s volcanic mantle, contribute 
to perception of a landscape that remains both fundamentally residential in nature and that is 
imbued with very strong heritage overtones.”   
 
“The existing hospital is a predominantly two-storey structure that is set well back from both 
the Brightside Road corridor and adjoining properties off Owens Road.  It is enclosed by a 
mixture of mature trees, other vegetation and stone walls. Activity within the hospital grounds 
is quite low key and insular, so that there appears to be limited interaction with neighbouring 
properties, except in relation to related parking within the local street network.” 
 

147. Mr Brown considers it would be very difficult for development under the SP-HFH Zone 
provisions to protect those same qualities, particularly given the overall scale of the proposed 
building envelope.  In his view, development enabled by the proposed plan change of a 16m 
permitted height and up to 25m height (restricted discretionary activity) would have 
streetscape amenity effects that are not anticipated in the neighbourhood. 
 

148. I agree with Mr Brown’s comments above that there could be adverse effects in relation to 
the landscape amenity of the area as a result of PC21.   
 

10.6 Character of the area 
 

149. Many submissions raise that development under PC21 will be incompatible with the built 
form and character of the residential neighbourhood. 
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150. Mr Mackie comments that the applicant’s Urban Design Assessment and Landscape and 
Visual Effects reports do not recongise the nuanced character of different parts of Gillies 
Avenue, in particular the Special Character Area - Residential that applies to the western 
side of Gillies Avenue near the subject site.  This residential character is reflected in the 
current Single House zoning pattern with the SCAR overlay. 
  

151. Mr Mackie explains the character of the site and its surrounding as follows: 
 
‘The character of Gillies Avenue is a high varied mix of uses and building types, scale and 
special residential character, supported in this area for most part by mature trees and 
substantial boundary walls, many of them stone walls.  There is not a homogeneous 
character to the whole of Gillies Avenue and its surrounding street network. 
 

152. Mr Mackie considers the ‘special character’ is the dominant contribution to urban design 
setting and development patterns of the subject site and its neighbourhood. He disagrees 
with the applicant’s assessment that the loss of special character houses at 151 and 153 
Gillies Avenue does not constitute a significant effect.  In his opinion, the loss of special 
character houses would be a significant adverse effect on the character of the area even 
though the houses are not highly visible from the street.  This loss cannot be mitigated by the 
retention of the stone frontage walls and mature trees alone. 
 

153. He comments that the applicant’s architecture and drawings by Archimedia Architects 
demonstrates an example of a maximum building mass which could occur under the SP-
HFH Zone provisions, but which still has greater setbacks than required from the Gillies 
Avenue frontage and the adjoining northern boundary.  In his view, the zone is an enabling 
zone that will allow a greater level of adverse effects on adjacent residential properties than 
would be considered acceptable within the residential zone.  The urban design relevance of 
the SP-HFH Zone provisions is intended for a large site to manage relevant effects of large 
scale and intense hospital development at the site boundaries. The scale of development on 
the subject site under the SP-HFH Zone is unlikely to be compatible with the neighbourhood 
character. 
 

154. The objectives and policies of both Residential – Single House and Mixed Housing Suburban 
Zones provide for non-residential activities but seek that they are in keeping with the scale 
and intensity of the area, so they do not erode the amenity of the residential neighbourhood. 
The Single House Zone with the SCAR seeks to maintain and enhance the character of the 
area.   
 

155. While non-residential activities are enabled in these residential zones, they are controlled by 
the scale to ensure the residential character and amenity of the area are protected from 
incompatible large development.  In this case, healthcare facilities up to 200m2 GFA requires 
a restricted discretionary activity resource consent. 
 

156. As discussed in Mr Mackie’s assessment, the SP-HFH Zone is an enabling zone which will 
allow development that is not consistent with the scale and character of the area. He 
concludes that PC21 will undermine the residential character and identity of the area.  I 
concur with his assessment.  I consider the proposal will compromise the character values of 
the area. 
 

10.7 Conclusion  
 

157. Mr Mackie concludes that PC21 will undermine the residential character and identity of the 
area, which is an urban design setting of this locality. The SP-HFH Zone provisions would 
allow moderate to severe amenity effects on visual and bulk dominance and loss of privacy 
on adjacent residential properties.  I concur with this conclusion. 

 
158. Mr Brown concludes that the landscape environment of the subject site is fundamentally 

residential in nature with the special character and heritage built environment. Development 
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enabled by the SP-HFH Zone provisions would result in adverse effects in relation to visual 
and landscape amenity of the area.  I agree with Mr Brown’s conclusion. 

11. SPECIAL CHARACTER OVERLAY 

159. The applicant proposes to delete the Special Character Overlay – Residential (SCAR) that 
applies to 149, 151 and 153 Gillies Avenue.  Houses on 151 and 153 Gillies Avenue are also 
subject to the building demolition controls under Chapter D18 - Special Character Areas 
Overlay – Residential provisions of AUP(OP). 
 

160. Many submissions on PC21 raise issues about the removal of the SCAR. These include: 
• Submission 94 by Eden Epsom Residential Protection Society (supported by Jeremy 

Salmond’s report) and its pro-forma submissions oppose the removal of the SCAR.  
• Submission 108 by Housing New Zealand seeks that the private plan change does 

not remove the SCAR from 149, 151 and 153 Gillies Avenue. 
• Submission 161 by Heritage New Zealand Pouhere Taonga opposes the removal of 

the SCAR and seeks to ensure protection of the heritage and special character 
features as identified in the application in perpetuity. 

 
161. Council’s heritage specialist, Ms Rebecca Freeman has reviewed the applicant’s specialist 

assessment on special character and the following submission points raised by Eden Epsom 
Residential Protection Society and its pro-forma: 
 

“(d)    The subject site lies within an established area of residential zoned land with 
the Gillies Avenue part of the site covered by an overlay which seeks to retain and 
manage the special character values of this part of Epsom, integrated as it is with the 
eastern side of Mt Eden. The purpose of the overlay is described in Chapter D18 of 
the AUP. PC21 undermines the integrity of the Special Character Overlay by 
introducing a land use which is contrary in all respects to the heritage and special 
character purposes of the overlay.” 
 
“(f)    Adverse effects from PC21 also include the undermining and degradation of the 
residential and character heritage environment of the subject site and its vicinity as 
well as the urban amenity considered and protected by the integration of the Single 
House Zone and the Special Character Overlay in this location.” 
 
“(h)   PC21 incorporates three special character residential buildings which front 
Gillies Avenue. These dwellings are included for the purpose of demolition and 
removal to allow the expansion of the private hospital facilities. The loss of these 
special character dwellings is inconsistent with the purpose of the Special Character 
Overlay specifically placed over this part of Gillies Avenue and the adjoining 
hinterland to the west for the purpose of heritage protection imposed through the 
RPS and implemented through the Special Character area provisions of the AUP 
district plan provisions.” 

162. Ms Freeman agrees with the matters raised in the submissions above that: 
 

• removing the special character overlay from the subject sites could result in the 
degradation of identified character values along this edge of the overlay area 

• rezoning and removing the overlay off these sites would enable development that 
could irretrievably alter the residential and historic amenity currently enjoyed in this 
area of Isthmus B 

• removing the special character overlay from places that are consistent with the 
identified values of the overlay area is inconsistent with the objectives and policies of 
the Regional Policy Statement (RPS), which require the maintenance and 
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enhancement of character values in areas that reflect patterns of settlement, 
development, building style and/or streetscape quality over time 

 
163. Mr Salmond, on behalf of Eden Epsom Residential Protection Society raises that the removal 

of 149-153 Gillies Avenue from the SCAR would have cumulative effects.  The loss of these 
houses would be compounded by the earlier removal of two character buildings that were 
located on the current hospital site. Ms Freeman agrees that the loss of another three 
identified character buildings would represent further erosion of special character values in 
this special character area. 
 

164. PC21 proposes to remove the SCAR from 149, 151 and 153 Gillies Avenue and 
consequently the building demolition controls that apply to 151 and 153 Gillies Avenue.  
Schedule 15 Special Character under Chapter L Schedules of the AUP(OP) includes the 
extent of the Special Character Areas Overlay – Residential: Isthmus B – Mount 
Eden/Epsom Part A (15.1.7.3.1).  The subject site is located within the Special Character 
Areas Overlay (Isthmus B – Mount Eden/Epsom) and is shown in Figure 11 below. 
 
Figure 11: Special Character Areas Overlay – Residential: Isthmus B – Mount 
Eden/Epsom in relation to the subject site and Mercy Ascot Hospital 

 

             
 

165. PC21 seeks to remove the SCAR from the subject site to enable the expansion of the 
hospital. Many submissions raise that there could be further loss of character buildings and 
potential cumulative effects as a result of the plan change.  I consider the removal of the 
SCAR increases the likelihood of buildings on 149, 151 and 153 Gillies Avenue to be 
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demolished for development under PC21.  The proposal, in my view (relying on the evidence 
of Ms Freeman) would undermine the integrity of Special Character Areas Overlay controls 
and its objectives and policies which seeks to maintain and enhance the special character 
values of the area. 
 

166. Many submissions, including from Mr Salmond, on behalf of Eden Epsom Residential 
Protection Society raise that the removal of the SCAR would result in cumulative effects.  
Cumulative effects are included in the definition of “effect” in Section 3 of the Resource 
Management Act 1991 (RMA) as “(d) any cumulative effects which arises over time or in 
combination with other effects”.  While the term is not defined, it encompasses two concepts; 
being the effects arising over time and effects arising in combination with other effects.  In 
my view, it would be difficult to determine if the removal of the SCAR under PC21 would 
result in cumulative effects given the effects have to be assessed in combination with other 
effects from similar applications over time.   
 

167. Ms Freeman indicates in her assessment that if the SCAR is retained on 149, 151 and 153 
Gillies Avenue, the SP-HFH Zone could result in a positive outcome.  She believes that the 
design and landscaping of the proposed development under the SCAR provisions would be 
adequate in addressing the streetscape amenity of the subject site and its surroundings.  
The SP-HFH Zone with the SCAR overlay approach is reflected on the Mercy Ascot Hospital 
site in Epsom (refer to Figure 12 below).  In this case, the existing character houses are 
retained but converted for hospital use. It’s Ms Freeman’s opinion that if the special 
character overlay remains on 149, 151 and 153 Gillies Avenue, she can support the rezoning 
of the subject site.  
 
Figure 12:  Mercy Ascot Hospital zoned Special Purpose – Healthcare Facility and 
Hospital with the Special Character Overlay on both Single House and SP-HFH Zones 
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168. The submission by Heritage New Zealand Pouhere Taonga (HNZPT) raises concerns that 
there will be an impact on the recognised special character of the area.  It seeks that the 
features on 149, 151 and 153 Gillies Avenue are assessed under Schedule 14.1 – historic 
places and Schedule 10 – notable trees.  HNZPT supports the option of a precinct or 
development outline plan approach to protect trees and stone walls of the subject site.  In 
addition, it recommends that an archaeological assessment be completed prior to works 
commencing. 
 

169. Ms Freeman agrees with HNZPT that if the SCAR is removed, other options for recognising 
and managing the identified character values of the three houses should be explored by the 
applicant.  However, the applicant’s heritage specialist considers that demolition of these 
character buildings on the subject site is unavoidable because hospital development would 
need to occur on this part of the site fronting Gillies Avenue. Ms Freeman disagrees that 
demolition as a result of the removal of the SCAR is the only option.  In her view, alternatives 
such as introducing additional planning provisions to manage the existing character buildings 
should be considered to manage the SCAR values. 
 

170. She agrees with the HNZPT’s submission that an archaeological assessment of the subject 
should be undertaken.  However, she suggests that this will be more appropriately 
addressed through conditions of the future resource consent application.    
 

171. In relation to effects from the loss of character buildings if the removal of the SCAR is 
allowed under this plan change, the applicant states that the loss of the houses on the 
special character area would be minor.  The applicant’s special character assessment states 
‘while the loss of these three buildings would have some erosive effect on the SCA’s 
identified special character values due to the intrinsic value of the (southern houses) 
architecture, it is considered that this loss is minimal in terms of contribution to the public 
experience of the area’.   
 

172. Ms Freeman disagrees with the above conclusion.  She comments that if these three 
properties are removed, either partially or in their entirety, it will represent a loss of character 
values in this part of the area, and therefore an adverse effect on the identified special 
character area. 

 
11.1 Conclusion 

 
173. Ms Freeman concludes that the removal of the SCAR on 149-153 Gillies Avenue would have 

more than minor effects on the surrounding environment because the identified character 
values of the area would be eroded. The removal of the SCAR is inconsistent with the 
objectives and policies of the Regional Policy Statement that requires the maintenance and 
enhancement of character values of the area.  
 

174. I agree with Ms Freeman’s conclusion that there would be adverse effects on identified 
character values of the area if the SCAR overlay controls are removed from the subject site.  
 

175. Ms Freeman’s assessment suggests that she can support the rezoning if the SCAR is 
retained.   

12. NON-RESIDENTIAL ACTIVITIES AND PRECEDENT EFFECTS 

176. Submissions by Robert Speer (92),  Eden Epsom Residential Protection Society (94) 
Anthony Randerson (79), Susan Speer (93) and other submissions raise concerns relating to 
non-residential activities as follows: 

 
• Erosion and loss of residential amenity values from non-residential activities (hospital) 
• Cumulative effects from non-residential activities 
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• Setting a damaging precedent for the integrity of the residential zones by allowing 
commercial development in the residential area  

 
177. The applicant’s urban design assessment suggests that there are large scale non-residential 

developments located along Gillies Avenue such as Epsom Girls Grammar School.  The 
assessment justifies that large scale development is acceptable when located along arterial 
roads.   
 

178. Gillies Avenue is an arterial road with many non-residential activities.  The western side of 
Gillies Avenue (surrounding the subject site) is predominantly zoned Single House with the 
SCAR.  The provisions of SHZ and SCAR protect a defined residential character and urban 
setting of the area.  While there are a number of non-residential activities on Gillies Avenue, 
in particular healthcare facilities within the vicinity of the subject site, they are of a scale and 
intensity compatible to the surrounding environment. 
 

179. Both Single House Zone (objective H3.2(4)) and Mixed Housing Suburban Zone (objective 
H4.2(4)) recognise that non-residential activities would provide for the community’s social, 
economic and cultural well-being.  They seek that the activities should be in keeping with 
“the scale and intensity of development anticipated by the zone so as to contribute to the 
amenity of the neighbourhood”. 
 

180. Regional Policy Statement - B2.4.1 Residential growth objective 5 seeks that non-residential 
activities are provided in residential areas to support the needs of people and communities.  
However, B2.4.2. Urban Growth and Form policy 10 requires:  
 
“non-residential activities to be of a scale and form that are in keeping with the existing and 
planned built character of the area.” 
 

181. As discussed earlier in this report, the future hospital development and activities enabled by 
the SP-HFH Zone under PC21 would allow non-residential activities that are not compatible 
with the scale and form of the neighbourhood. 
 

182. Many submissions raise that the proposal will set a precedent by allowing the hospital 
expansion on the subject site.  They have concerns that there could be subsequent 
applications for similar non-residential activities resulting in precedent effects.   
   

183. I consider that PC21 is unlikely to set a precedent for other applications for commercial or 
hospital development in the area given the distinctive circumstance where the existing 
hospital has been already well established on the subject site and the rezoning would allow 
for the extension on land recently acquired.   
 

12.1 Conclusion 
 

184. In my view, the SP-HFH Zone is an enabling zone that would allow large scale non-
residential activities to be established.  While there are concerns raised by various 
submissions about precedent effects as a result of PC21, I consider the proposal is unlikely 
to set a precedent as discussed above.   

13. CONSIDERATION OF ALTERNATIVE SITES/OPTIONS CONSIDERED BY PC21 

13.1 Alternative sites 
 
185. Submissions by Robert Speer (92), by Suzanne Speer (93), Eden Epsom Residential 

Protection Society (94) and its pro-forma submissions raise that PC21 does not provide the 
necessary justification required under section 32 of the RMA in seeking changes to the 
operative planning provisions.  It has not considered alternatives to the proposal such as 
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finding a compatible land zone where adverse effects can be managed without 
neighbourhood disruption.  
  

186. The applicant’s growth analysis by Ernst Young indicates that the population growth in 
Auckland and the wider Northern region will require additional beds and surgical theatres 
and healthcare specialists. This population growth is placing pressure on the public health 
sector. The existing Brightside hospital is currently operating at full capacity with demand 
exceeding available capacity. The expansion of the hospital enabled by PC21 will assist 
meeting the elective surgery demand that cannot be met by the public health system.   
 

187. The applicant suggests that the need to expand the capacity within the existing facility is 
important and the current residential zoning provides no certainty for the expansion.  In the 
Private Plan Change Request document by SFH Consultants Ltd (pages 25-46), the 
applicant has considered alternatives between relocating the hospital elsewhere and 
retaining and redeveloping the existing hospital and concluded that alternative sites are not 
acceptable for the following reasons: 
 

• It would be difficult and possibly cost prohibitive to find an alternative site of this scale 
within this central location. 

• Given the identified catchment for hospital services in central Auckland, the Epsom 
area is most appropriate due to accessibly for surgeons and other staff, proximity to 
supporting services, ease of access for patients and its proximity to Auckland and 
Greenlane Hospitals.  

• Any alternative site would have similar residential concerns raised as is present in 
the existing location.  

• Industrial locations would not be suitable due to noise, fumes and truck movements 
incongruous to a hospital. 

• the AUP has not provided alternative vacant SP-HFH Zoned land available for 
private hospital uses. 

 
188. The applicant states that identifying and securing a location that has the similar advantages 

to the current site will be very difficult and none have been identified to date.  
 

189. It is my view that the applicant has sufficiently considered alternative sites and I accept that it 
would be difficult in Epsom to find another suitable residential site that would not have 
residential character and amenity issues.  I accept that industrial land would be inappropriate 
for a hospital use. I consider that the Mixed Use or the Metropolitan Centre Zones may be an 
acceptable zone to use for hospital development, acknowledging that a discretionary activity 
consent would be required. The Newmarket area and the St Marks Rd/Remuera Rd area 
may contain sites that could accommodate a hospital and provide the same proximity to 
staff, supporting services and access as the current site. However, as discussed by the 
applicant above, land fragmentation and prices may result in these areas being unsuitable. 

 
13.2 Other alternatives 

 
190. Having considered the applicant’s section 32 analysis for the plan change, it is my view that 

the applicant has sufficiently considered alternatives/options as required by the RMA to meet 
its objectives in expanding the hospital on the subject site.   
 

191. The applicant concludes that the proposed rezoning would enable the efficient use and 
development of the sites for SCHL’s hospital activities while managing amenity effects.  It 
indicates that the objectives of the plan change are the most appropriate way to achieve the 
purpose of the RMA which aims to manage the use, development and protection of natural 
and physical resources in a way that enables people and communities to provide for their 
social, cultural and economic well-being and health and safety while avoiding, remedying or 
mitigating adverse effects on the environment. 
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192. In my view, the applicant has considered a balancing exercise between enabling people and 
communities to provide for their social, cultural and economic well-being and health while 
avoiding, remedying or mitigating adverse effects on the environment (section 5(2)(c) of the 
RMA) as stated in the application.  However, there is not enough evidence that the applicant 
has considered the matters in relation to the maintenance and enhancement of amenity 
values (section 7(c)).  As assessed by Council’s experts, PC21 is likely to have adverse 
effects on streetscape character and the amenity of neighbourhood properties. 

14. POSITIVE EFFECTS OF SOCIAL INFRASTRUCTURE 

14.1 RPS objectives and policies  
 
193. The AUP(OP) recognises the importance of social services such as education, healthcare 

and community facilities. The Regional Policy Statement, B2.8 (Social Facilities) 
acknowledges that social facilities are important as increasing number of people in a growing 
city rely on them to meet their needs and to provide for their social, economic and cultural 
well-being and their health and safety.  Below are the objectives and policies of the RPS that 
are relevant to PC21. 

 
B2.8.1. Objectives  
 
(1) Social facilities that meet the needs of people and communities, including enabling 

them to provide for their social, economic and cultural well-being and their health and 
safety.  

 
(2) Social facilities located where they are accessible by an appropriate range of 

transport modes.  
 
(3) Reverse sensitivity effects between social facilities and neighbouring land uses are 

avoided, remedied or mitigated.  
 
B2.8.2. Policies  
 
(1) Enable social facilities that are accessible to people of all ages and abilities to 

establish in appropriate locations as follows:  
 

(a) small-scale social facilities are located within or close to their local 
communities;  

 
(b) medium-scale social facilities are located with easy access to city, 

metropolitan and town centres and on corridors;  
 

(c) large-scale social facilities are located where the transport network (including 
public transport and walking and cycling routes) has sufficient existing or 
proposed capacity.  

 
(2) Enable the provision of social facilities to meet the diverse demographic and cultural 

needs of people and communities.  
 

(3) Enable intensive use and development of existing and new social facility   
 

(5) Enable the efficient and flexible use of social facilities by providing on the  same site 
for:  

 
(a) activities accessory to the primary function of the site; and  
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(b) in appropriate locations, co-location of complementary residential and 
commercial activities.  

 
(6) Manage the transport effects of high trip-generating social facilities in an integrated 

manner.  
 

194. In my view, PC21 is in part consistent with the RPS objectives and policies for social facilities 
outlined above as it will provide for healthcare facilities in the residential areas to support the 
needs of people and communities. It will also allow for growth and intensification and 
consolidation of hospital facilities within the urban environment that is consistent with the 
policy framework of the AUP(OP). 
 

195. The strategic direction of the AUP(OP) relative to urban design is found in B2 Urban Growth 
and Form.   Objective B2.3.1(1)(a) cascades down to policies in B2.3.2. These provide for 
the form and design of development to support the planned future environment (B2.3.2(1)(a) 
and allow for change (B2.3.2(1)(f).   
 
B2.3. A quality built environment  
 
B2.3.1. Objectives (1)  
A quality built environment where subdivision, use and development do all of the following:  
 
(a)  respond to the intrinsic qualities and physical characteristics of the site and area, 

including its setting; 
 
B2.3.2. Policies (1)  
Manage the form and design of subdivision, use and development so that it does all of the 
following: 
(a)  supports the planned future environment, including its shape, landform, outlook, 

location and relationship to its surroundings, including landscape and heritage; 
 
(f) allows for change and enables innovative design and adaptive re-use 
 

196. The RPS policies on one hand seek to provide a quality of built environment that responds to 
the intrinsic qualities and physical characteristics of an area and its setting (see B2.3.1(1)(a)) 
but on the other hand enable intensive use and development of existing and new social 
facilities (refer to B2.8.2(3) above).  In my view, social infrastructure development and its 
intensification proposed by PC21 would need to consider the intrinsic qualities and physical 
characteristics of the site area and its setting.  To facilitate the proposed zone change to 
allow development which may be different to the existing environment, an impact on the 
future planned environment needs to be taken into consideration.   
 

197. The sites are currently zoned residential and therefore the RPS Residential Growth 
objectives and policies (B2.4) are applicable. They seek to ensure residential areas are 
attractive, healthy and safe with quality development that is in keeping with the planned built 
character of the area (B2.4.1(2)) and that non-residential activities are provided in residential 
areas to support the needs of people and communities (B2.4.1(5).  
 

198. I consider that these objectives provide for non-residential hospitals in residential areas as 
long as they are in keeping with the planned built character of that area. In this case, the 
planned built character is Mixed Housing Suburban and Single House Zone. I have 
discussed above why the Council’s experts have concluded that development enabled by the 
plan change would not be in keeping with this planned built character.  
 

199. The proposed private plan change seeks to remove the residential zones and their relevant 
objectives and policies so they no longer constrain the development of the site. If the plan 
change were approved, those residential objectives would therefore no longer apply to the 
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site. The character and nature of the activities on the site would change to provide for 
intensification of the permitted hospital uses.  
 

200. The objectives for residential growth would still apply to the neighboring residential sites. But 
the hospital zoned land would be less fettered. The decision to be made here is whether that 
is appropriate given the predicted adverse effects on the neighbours and the character of the 
area.  

 
14.2 Weighting of positive and adverse effects 
 
201. I have weighted the positive effects of a new hospital in this location against the adverse 

effects on neighbouring amenity (dominance and privacy) and the adverse effects on the 
streetscape character of the area and concluded that the adverse effects of the proposed 
plan change outweigh the positive effects.  
 

202. In my view, the proposed plan change will enable hospital development that will not maintain 
and enhance the amenity values and the quality of the surrounding environment, the matters 
that are considered important under section 7 of the RMA.  The character and amenity 
values of the subject site and its surrounding environment that are identified as a ‘special 
character area’ will not be maintained and enhanced. 
 

14.3 Conclusion 
 

203. I consider the SP-HFH Zone is not an appropriate zone for the subject site.  The zone is an 
enabling zone that would allow larger scale and more intense hospital development.   Taking 
into consideration urban design, visual/landscape and heritage experts, I consider that the 
plan change could have adverse effects on the amenity of the area enabled by the rezoning 
and the removal of the SCAR.  In my view, unless the amenity of the surrounding area is 
maintained or potential adverse amenity effects properly managed, the applicant’s plan 
change objectives that will enable the hospital expansion while managing amenity effects on 
the adjoining properties cannot be met. 

15. RECOMMENDATION ON SUBMISSIONS 

15.1 Transport matters 
 
204. A submission by Auckland Transport seeks that PC21 be approved if transport related 

matters are resolved.  Further submissions 1 and 7 by Eden Epsom Residential Protection 
Society Inc oppose the submission by Auckland Transport. 
 
 

No Further submitter Oppose/Support Reasons 

1 Eden Epsom 
Residential 
Protection Society 
Inc 

Oppose submission 98.1 – 
Auckland Transport which 
seeks that PC21 is approved 
if transport related matters are 
resolved. 

Disagrees with the relief 
sought that the proposal is 
accepted if transport matters 
are resolved. 

7 Eden Epsom 
Residential 
Protection Society 
Inc 

Oppose submission 98.2 – 
Auckland Transport which 
seeks that if Auckland 
Transport’s concerns are not 
resolved, then the plan change 
should be declined. 

Disagrees with AT’s 
submission. PC21 should be 
declined whether or not AT’s 
transport concerns are 
resolved. 
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205. The following submissions seek that PC21 be declined due to transport related matters 
including parking, traffic movements, construction traffic effects and pedestrian and cyclist 
safety. 
 
Submissions  
 
Submissions 3, 4, 5, 7, 9, 12, 17, 18, 20, 22, 23, 24, 25, 26, 29, 31, 32, 33, 34, 35, 36, 37, 
38, 43, 44, 45, 46A, 46B, 48, 51, 53, 55, 57, 58, 62, 63, 64, 66, 68, 73, 75, 76, 78, 79, 80, 81, 
85, 86, 87, 92, 93, 94, 96, 97, 98, 100, 101, 102, 103, 110, 111, 113, 115, 116, 119, 121, 
123, 125, 127, 128, 133, 135, 138, 141, 143, 144, 148, 149, 153, 154, 155, 156, 159, 164, 
167, 168, 169, 171, 173, 175 and 176. 
 
Further submissions 
 
A further submission by Eden Epsom Residential Protection Society Inc supports the above 
submissions which seek to decline the private plan change and opposes the submission by 
Auckland Transport as shown in the table above. 
 
Discussion 
 

206. As discussed in section 8 of this report, the transport assessment by Council’s transport 
specialist, Meredith Bates concludes that trip generation as a result of development enabled 
by PC21 can be accommodated within the roading network.  Transport effects in relation to 
parking, vehicle access and road safety from hospital development can be assessed against 
the transport provisions under E27 to ensure any effects are avoided, remedied or mitigated.   
 

207. Matters raised in relation to construction traffic effects are more relevant to a resource 
consent application and could be addressed appropriately by the construction methodology 
as part of a Construction Traffic Management Plan (CTMP).  The CTMP is considered an 
appropriate mechanism to ensure construction has a minimum impact on the safety and 
efficiency of the adjacent transport network. 
 
Recommendation 

 
208. I recommend that submission 98 by Auckland Transport be accepted in part. 

 
209. I recommend that submissions 3, 4, 5, 7, 9, 12, 17, 18, 20, 22, 23, 24, 25, 26, 29, 31, 32, 33, 

34, 35, 36, 37, 38, 43, 44, 45, 46A, 46B, 48, 51, 53, 55, 57, 58, 62, 63, 64, 66, 68, 73, 75, 76, 
78, 79, 80, 81, 85, 86, 87, 92, 93, 94, 96, 97, 98, 100, 101, 102, 103, 110, 111, 113, 115, 
116, 119, 121, 123, 125, 127, 128, 133, 135, 138, 141, 143, 144, 148, 149, 153, 154, 155, 
156, 159, 164, 167, 168, 169, 171, 173, 175 and 176 be rejected in part. 

 
15.2 Noise and vibration 
 

The following submissions seek that PC21 be declined based on noise and vibration effects 
from the hospital operation, construction, and rock blasting. 
 
Submissions 
 
Submissions 5, 6, 8, 9, 10, 11,14, 15, 16, 18, 19, 21, 23, 24, 25, 26, 29, 32, 33, 37, 38, 39, 
43, 44, 45, 46A, 46B, 47, 49, 51, 54, 55, 57, 59, 60, 61, 62, 64, 66, 67, 68, 69, 71, 72, 73, 74, 
75, 76, 77, 79, 80, 81, 82, 83, 84, 88, 90, 91, 94, 100, 101, 102, 103, 105, 106, 107, 109, 
110, 112, 115, 116, 118, 119, 124, 127, 128, 133, 134, 138, 145, 147, 148, 149, 151, 153, 
155, 157, 159, 160, 164, 168, 169, 175 and 176 

 
Further submissions 
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A further submission by Eden Epsom Residential Protection Society Inc supports the above 
submissions which seek to decline the private plan change. 
 
Discussion 
 

210. As discussed in section 9 of this report, Council’s noise specialist, Curt Robinson considers 
acoustic effects from the operation of future hospital enabled by PC21 are considered to be 
at a reasonable level and could be mitigated by building design.  These mitigation measures 
could be considered and assessed as part of a resource consent application. 
 

211. In relation to vibration effects from rock blasting to enable development on the subject site, 
Council’s geotechnical specialist, Steven Price is of the view that  there are methodologies 
that could be used to carry out the excavation and blasting to avoid adverse effects on 
neighbouring properties.  These effects are of temporary nature and could be minimised with 
mitigation measures considered as part of a resource consent application for development.   

 
Recommendation 

 
212. I recommend that submissions 5, 6, 8, 9, 10, 11,14, 15, 16, 18, 19, 21, 23, 24, 25, 26, 29, 32, 

33, 37, 38, 39, 43, 44, 45, 46A, 46B, 47, 49, 51, 54, 55, 57, 59, 60, 61, 62, 64, 66, 67, 68, 69, 
71, 72, 73, 74, 75, 76, 77, 79, 80, 81, 82, 83, 84, 88, 90, 91, 94, 100, 101, 102, 103, 105, 
106, 107, 109, 110, 112, 115, 116, 118, 119, 124, 127, 128, 133, 134, 138, 145, 147, 148, 
149, 151, 153, 155, 157, 159, 160, 164, 168, 169, 175 and 176 be rejected in part. 
 

15.3 Urban design, visual landscape and character  
 

213. The following submissions seek that PC21 be declined because of adverse effects in relation 
to incompatibility of built form, bulk dominance, overlooking, loss of visual privacy, and 
effects on the streetscape and character of the residential area. 
 
 
Submissions 

 
Submissions 4, 9, 17, 18, 22, 23, 24, 26, 31, 32, 33, 37, 38, 39, 42, 43, 44, 45, 46A, 46B, 51, 
52, 53, 55, 56, 57, 58, 59, 60, 61, 63, 64, 65, 66, 68, 69, 71, 73, 74, 75, 77, 79, 80, 82, 86, 
87, 88, 90, 91, 92, 93, 94, 96, 97, 100, 101, 103, 105, 107, 109, 111, 112, 115 ,116, 117, 
118, 120, 121, 122, 123, 124, 125, 126, 128, 129, 130, 133, 135, 136, 137, 138, 139, 140, 
141, 142, 143, 144, 145, 146, 147, 149, 150, 151, 155, 156, 157, 159, 163, 164, 165, 171, 
172, 173, 174, 175 and 176 
 
Further submissions 
 
Further submission 8 by Eden Epsom Residential Protection Society Inc supports the above 
submissions.  Further submission 11 by John Allen supports his own submission.  Further 
submission 10 by Heritage New Zealand Pouhere Taonga supports in part submissions 
which raise the matters in relation to visual effects on the residential heritage environment.   
 

No Further submitter Oppose/Support Reasons 

8 Eden Epsom 
Residential 
Protection Society 
Inc 

Support submissions 
1, 3-97, 99-107, 109-
160, 162-176  

Allow the submissions which seek to 
decline the plan change 

10 Heritage New 
Zealand Pouhere 
Taonga 

Support in part 
submissions 4, 9, 17, 
18, 32, 44, 107, 142 

Visual effects on the surrounding 
residential heritage environment. 
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  Support in part 
submission 33 – 
Michael Lorimer  

The zoning of 3 Brightside Road 
provides for a sympathetic ‘transition 
zone’ adjacent to the neighbouring SHZ. 

  Support in part 
submission 91 – 
Gemma Allen 

The rezoning would be incongruent with 
the heritage values of the adjoining 
residences located in the SCAR. 

  Support in part 
submission 92 – 
Robert Speer 
 

The scale and bulk of building enabled 
by PC21 will result in dominance on the 
low density heritage context of the 
location. 

  Support in part 
submission 93 – 
Suzanne Speer 

• Incompatibility of built form and 
scale. 

• Degradation of the heritage 
environment. 

• No certainty of protection of 
substantial trees and landscape 
elements (walls) and a draft hospital 
development design 

  Support in part 
submission 94 – 
Eden Epsom 
Residential Protection 
Society Inc 

• Incompatibility of the bulk, scale and 
height of buildings that would 
replace 149-153 Gillies Avenue. 

• Reliance of existing trees and 
stonewalls to mitigate the proposed 
scale of permitted development and 
retention of these features has not 
been offered. 

• The design and appearance of the 
draft development plans is 
unsympathetic to the surrounding 
heritage neighbourhood.  

• The proposed zone provides no 
consideration of effects of new 
buildings on the surrounding area. 

11 John Allen Support submission 
142 – John Allen 

Visual effects on Owens Road 
properties and the request of 
photomontages showing the effects on 
these properties 

 
Discussion 
 

214. As discussed in section 10 of this report, the urban design assessment by Council’s urban 
design specialist, Trevor Mackie concludes that development enabled by PC21 will not be 
compatible with the residential scale and character of the neighbourhood.  PC21 would allow 
development that result in moderate to severe amenity effects in relation to visual and bulk 
dominance and loss of privacy on adjacent residential properties.   
 

215. Council’s visual and landscape specialist, Stephen Brown concludes that the landscape 
environment of the subject site is fundamentally residential in nature with the special 
character and heritage built environment. Development under PC21 will not be compatible 
with this environment and will result in adverse effects on the visual and landscape amenity 
of the area.   
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Recommendation 
 
216. I recommend that submissions 4, 9, 17, 18, 22, 23, 24, 26, 31, 32, 33, 37, 38, 39, 42, 43, 44, 

45, 46A, 46B, 51, 52, 53, 55, 56, 57, 58, 59, 60, 61, 63, 64, 65, 66, 68, 69, 71, 73, 74, 75, 77, 
79, 80, 82, 86, 87, 88, 90, 91, 92, 93, 94, 96, 97, 100, 101, 103, 105, 107, 109, 111, 112, 115 
,116, 117, 118, 120, 121, 122, 123, 124, 125, 126, 128, 129, 130, 133, 135, 136, 137, 138, 
139, 140, 141, 142, 143, 144, 145, 146, 147, 149, 150, 151, 155, 156, 157, 159, 163, 164, 
165, 171, 172, 173, 174, 175 and 176 be accepted. 
 

15.4 Removal of Special Character Overlay 
 
217. The following submissions seek that PC21 be declined and oppose the removal of the 

Special Character Overlay.  
 

Submissions 
 
Submissions 4, 9, 13, 17, 18, 22, 23, 24, 32, 33, 34, 35, 36, 38, 42, 44, 45, 48, 49, 50, 58, 
67, 70, 77, 78, 79, 86, 87, 93, 91, 94, 97, 99, 101, 103, 104, 105, 107, 108, 111, 115, 121, 
125, 126, 133, 134, 135, 139, 141, 142, 143, 145, 149, 151, 154, 157, 161, 163, 167, 169, 
170, 172, 174, 175 and 176 
 
Submission 108 by Housing New Zealand seeks that the removal of the SCAR part of the 
plan change be deleted. 
 
Submission 161 by Heritage New Zealand Pouhere Taonga opposes the removal of the 
SCAR and seeks to ensure protection of the heritage and special character features as 
identified in the application in perpetuity. 
 
 
Further submissions 
 
A further submission by Eden Epsom Residential Protection Society Inc supports the above 
submissions which seek to decline the private plan change. 
 
A further submission by Heritage New Zealand Pouhere Taonga supports in part 
submissions 4, 9, 17, 18, 32, 33, 44, 91, 94, 107 and 142 as per below. 
 

  
No Further submitter Oppose/Support Reasons 

10 Heritage New 
Zealand Pouhere 
Taonga 

Support in part 
submissions 4, 9, 17, 
18, 32, 44, 107, 142 

Visual effects on the surrounding 
residential heritage environment. 
 

  Support in part 
submission 33 – 
Michael Lorimer  

The zoning of 3 Brightside Road 
provides for a sympathetic ‘transition 
zone’ adjacent to the neighbouring SHZ. 

  Support in part 
submission 91 – 
Gemma Allen 

The rezoning would be incongruent with 
the heritage values of the adjoining 
residences located in the SCAR. 

  Support in part 
submission 94 – 
Eden Epsom 
Residential Protection 
Society Inc 

• Incompatibility of the bulk, scale and 
height of buildings that would 
replace 149-153 Gillies Avenue. 

• Reliance of existing trees and 
stonewalls to mitigate the proposed 
scale of permitted development and 
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retention of these features has not 
been offered. 

• The design and appearance of the 
draft development plans is 
unsympathetic to the surrounding 
heritage neighbourhood.  

• The proposed zone provides no 
consideration of effects of new 
buildings on the surrounding area. 

 
Discussion 
 

218. As discussed in section 11 of this report, the assessment on the removal of the special 
character overlay on 149, 151 and 153 Gillies Avenue by Council’s heritage specialist, 
Rebecca Freeman concludes that the removal of the SCAR on the site would have more 
than minor effects on the surrounding environment because the identified character values of 
the area would be eroded.  The removal of the SCAR is inconsistent with the objectives and 
policies of the Regional Policy Statement that requires the maintenance and enhancement of 
the character values of the area.  
 
Recommendation 
 

219. I recommend that submissions 4, 9, 13, 17, 18, 22, 23, 24, 32, 33, 34, 35, 36, 38, 42, 44, 45, 
48, 49, 50, 58, 67, 70, 77, 78, 79, 86, 87, 93, 91, 94, 97, 99, 101, 103, 104, 105, 107, 108, 
111, 115, 121, 125, 126, 133, 134, 135, 139, 141, 142, 143, 145, 149, 151, 154, 157, 161, 
163, 167, 169, 170, 172, 174, 175 and 176 be accepted. 
 
 

15.5 Non-residential activities and precedent effects 
 
220. The following submissions oppose PC21 as the proposal will enable non-residential activities 

that would have adverse effects on the amenity of the residential area.  They seek that PC21 
be declined.   

 
Submissions 
 
Submissions 3, 7, 8, 12, 15, 22, 25, 27, 31, 33, 34, 38, 61, 73, 75, 79, 88, 90, 91, 92, 93, 94, 
99, 100, 103, 104, 110, 116, 124, 125, 130, 134, 170 and 176 
Further submissions 
 
A further submission by Eden Epsom Residential Protection Society Inc supports the above 
submissions which seek to decline the private plan change. 
 
A further submission by Gemma Allen (further submission 9) supports her own submission 
(submission 91)  in relation to the operation and waste collection of the existing Brightside 
Road hospital that have an impact on the residential amenity.    
 
Discussion 
 

221. As discussed earlier in this report, the SP-HFH Zone is an enabling zone that would allow 
large scale non-residential activities to be established on the subject site.  The scale and 
intensity of hospital development could potentially generate adverse amenity effects such as 
noise, traffic and visual dominance on the residential neighbourhood, in particular the 
adjoining residential properties to the north of the subject site.   
 

222. While I agree that there are potential adverse effects discussed above,  I consider that PC21 
is unlikely to set a precedent for other applications for commercial or hospital development in 
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the area given the distinctive circumstance where the existing hospital has been already well 
established on the subject site. 
 
Recommendation 
 

223. I recommend that submissions 3, 7, 8, 12, 15, 22, 25, 27, 31, 33, 34, 38, 61, 73, 75, 79, 88, 
90, 91, 92, 93, 94, 99, 100, 103, 104, 110, 116, 124, 125, 130, 134, 170 and 176 be rejected 
in part. 
 

15.6 Consideration of alternative sites 
 
224. The following submissions seek to decline the private plan change.  They state that the 

applicant has not considered alternative sites and other options to accommodate the 
expansion of the hospital. 

 
Submissions 

 
Submissions 4, 5, 11, 15, 19, 24, 28, 29, 32, 42, 43, 44, 49, 50, 52, 53, 55, 56, 64, 65, 69, 
90, 92, 130, 134, 135, 136, 138, 140, 143, 150, 156, 163, 167 and 176. 

 
Further submissions 
 
A further submission by Eden Epsom Residential Protection Society Inc supports the above 
submissions which seek to decline the private plan change. 

 
Discussion 
 

225. As discussed in section 14 of this report, the purpose of PC21 is to enable the expansion of 
the existing hospital facility.  The applicant indicates it has considered alternatives between 
relocating the hospital elsewhere and retaining and redeveloping the existing hospital.  It has 
also considered alternative provisions such as an application of a development outline plan 
on the SP-HFH Zone and developing a specific Brightside Road Precinct to meet their 
objectives.  The applicant concludes that the proposed plan change is the best available 
option. 
 

226. In my view, the applicant has demonstrated that it has considered options but preferred the 
expansion of its facilities within the current site.  The applicant has adequately considered 
alternatives as required under section 32 of the RMA.  

 
Recommendation 
 

227. I recommend that submissions 4, 5, 11, 15, 19, 24, 28, 29, 32, 42, 43, 44, 49, 50, 52, 53, 55, 
56, 64, 65, 69, 90, 92, 130, 134, 135, 136, 138, 140, 143, 150, 156, 163, 167 and 176 be 
rejected in part. 

16. POTENTIAL CHANGES WITHIN THE SCOPE OF SUBMISSIONS 

16.1 Retention of the Special Character Overlay – Residential 
 

228. Submission 108 by Housing New Zealand Corporation seeks that the private plan change 
does not to remove of the special character overlay from 149, 151 and 153 Gillies Avenue be 
deleted.  The submission does not oppose the rezoning of the subject site from Residential – 
Single House and Mixed Housing Suburban Zones to the SP-HFH Zone.   
 

229. As stated in section 11 of this report, Council’s heritage specialist, Rebecca Freeman could 
support the rezoning under PC21 only if the SCAR on 149, 151 and 153 Gillies Avenue is 
retained.  The retention of the SCAR will meet the objectives and policies of the Special 
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Character Overlay and RPS which seek to maintain and enhance the identified special 
character values of the area.   
 

230. Council’s urban design expert, Trevor Mackie advises that his urban design concerns in 
relation to urban design character, bulk dominance and visual/landscape amenity of 
development could be addressed if the SCAR Overlay provisions and the demolition controls 
apply to the subject site.  In his view, the SCAR overlay would influence the form and design 
of new buildings that would be capable of addressing the incompatibility of built form and 
protecting the streetscape amenity as well as the amenity of the adjoining properties. 
However, Mr Mackie indicates that he still has concerns in relation to bulk dominance, 
overlooking and visual and landscape amenity effects on some adjoining properties on 
Owens Road if further development occurs on the existing Brightside hospital from the 
rezoning.   
 

231. Stephen Brown, Council’s visual/landscape specialist, also provides his opinion about the 
potential changes to retain the SCAR.  He raises concerns that the SP-HFH Zone provisions 
would still result in effects relating to visual dominance. The provisions will not ensure 
compatibility with the adjoining residential developments on Owens Road in relation to scale 
and built form.  In his view, the potential visual dominance from the potential redevelopment 
of the existing Brightside Road site remains an issue.  He indicates that the streetscape 
character and amenity on Brightside Road provided by the current hospital building could be 
compromised by the rezoning.   
 

232. Mr Brown concludes that under the SP-HFH Zone provisions, redevelopment on the 
Brightside hospital has the potential to be up to 4 storeys.  As such, it has the potential to be 
both visually dominant on the adjoining Owens Road properties to the north and the 
residential properties to the south of Brightside Road. He maintains that these matters would 
not be addressed by the retention of the SCAR overlay on 149, 151 and 153 Gillies Avenue. 
 

233. As stated earlier in this report, I have concluded that the positive effects as a result of PC21 
do not outweigh the adverse effects.  In my view, even the SCAR overlay were retained over 
149, 151 and 153 Gillies Avenue, the adverse effects caused by the rezoning of the 
Brightside hospital site will lead to a patch of different character in an otherwise cohesive 
surrounding character. 
 

16.2 Application of a precinct plan or a development outline plan 
 

234. Submission 161 by Heritage New Zealand Pouhere Taonga raises concerns about the 
potential impact of PC on the recognized special character of the area.  It suggests that if the 
features such as mature trees and basalt boundary walls cannot be included for scheduling 
in Schedule 41.1 – Historic Heritage and Schedule 10 – Notable trees, a precinct plan or a 
site-specific development outline plan in the zone could be considered to ensure protection 
of the character elements.   
 

235. As discussed earlier in my report, the trees on the subject site along the Gillies Avenue 
frontage have been assessed by Council’s heritage tree specialist, West Fynn who confirms 
that the trees do not meet the criteria for scheduling.  I note that the applicant has not offered 
a mechanism in protecting the mature trees and other features of the subject site. 
 

236. The applicant discusses in its section 32 assessment the option of applying a precinct to the 
subject site that would identify the site for hospital use, but with specific controls to respond 
to the specific context of the site.  The applicant stated that through its discussion with the 
Council, this approach is not appropriate as it ‘may set a precedent for a proliferation of 
precincts within the AUP(OP). It would also result in an inconsistent approach to the 
management of similar activities within the AUP(OP)...’. 
 

237. As outlined in Chapter A Introduction of the AUP(OP), precincts ‘enable local differences to 
be recognised by providing detailed place-based provisions which can vary the outcomes 
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sought by the zone or Auckland-wide provisions and can be more restrictive or more 
enabling’.   
 

238. I consider an application of a precinct on the subject site is not acceptable.  The option will 
result in spot zoning and is an inconsistent approach for management of effects from 
proposals and activities and will compromise the integrity of the AUP(OP).  As the purpose of 
this plan change is to enable the efficient operation and expansion of the existing hospital, 
the proposed rezoning of the subject site to the SP-HFH Zone is an option that aligns with 
the AUP(OP) approach.   
 

239. The applicant also considered an option applying a development outline plan on the subject 
site in the SP-HFH Zone.  This option would allow the applicant to identify the potential 
building location and mature trees and basalt boundary walls to be protected.  The 
applicant’s AEE states ‘This would provide certainty for neighbours of the location of the 
building, provide increased building setbacks, protection of vegetation and significant non-
scheduled trees and stone walls. This would better manage amenity effects of hospital 
development on adjacent properties compared to the standard HFH zone’. 
 

240. I consider this option is not consistent with the AUP(OP) approach.  There are currently no 
such site-specific development outline plans applied to any specific hospital sites within the 
SP-HFH Zone.  The zone only applies a site-specific control in relation to building height, 
such as different permitted height controls that applied to the Auckland Hospital. 
 

16.3 Conclusion 
 

241. In my view, potential changes as raised by both submissions by Housing New Zealand 
Corporation and Heritage New Zealand Pouhere Taonga above are not acceptable for the 
reasons stated above 

17. CONCLUSION 

242. Having considered all of the submissions and reviewed all relevant statutory and non-
statutory documents and having had regard to all statutory obligations including those under 
sections 32 and 32AA of the Resource Management Act 1991, I recommend that Proposed 
Plan Change 21 be declined for the following reasons: 
 
• Based on an assessment of environmental effects and specialist assessments, it is 

concluded that PC21 is likely to have adverse effects on the environment relating to 
incompatibility of built form, visual dominance and privacy issues and potential erosion of 
the residential amenity. 

 
• Non-residential development enabled by the plan change is likely to be of a scale and 

intensity that is not in keeping with the existing and planned built character of the area, 
particularly the special residential character and surrounding built environment. 
 

• The removal of the special character overlay is considered to have adverse effects on 
the environment as the identified character values of 149, 151 and 153 Gillies Avenue 
would be eroded.  The removal of the SCAR is inconsistent with the objectives and 
policies of the Regional Policy Statement that requires the maintenance and 
enhancement of character values of the area. 
 

• PC21 will result in positive effects on the environment in terms of provision of healthcare 
facilities and is in part consistent with the Regional Policy Statement in that it will enable 
the provision of healthcare facilities to meet the need of people and communities for their 
social, economic, wellbeing and health and safety.  However, I have concluded that 
these positive effects do not outweigh the adverse effects identified above. 
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• Hospital development is considered a very important social infrastructure in the urban 
environment to support population growth.  However, the applicant’s plan change 
objectives to enabling the hospital expansion while managing the adverse amenity 
effects on the environment cannot be met as the rezoning under PC21 will undermine 
the character and amenity of the area. 

18. RECOMMENDATIONS 

 
243. I recommend that the Hearing Commissioners accept submissions that seek to decline the 

proposed plan change 21 and reject submissions (and associated further submissions) that 
support the plan change as outlined in this report.  
 

244. I recommend that PC21 to the Auckland Unitary Plan be declined based on the reasons 
stated above.  

 
 
 Name and title of signatories 

Author Panjama Ampanthong, Principal Planner, Auckland Council 
 

 

Reviewer  
Celia Davison, Manager, Planning Central – South 
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Further Submissions and Local Board Views 
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Local Board Feedback on Publicly Notified Application process: 

Proposed plan change 21 (Private) - 3 Brightside Road, 149, 151 

and 153 Gillies Avenue, Epsom 

(includes: Resource Consents, Plan Changes, Notice of Requirements, Reserves Act public submission 
process) 

Date: 18 April 2019 

Form to be 

sent to: 

unitaryplan@aucklandcouncil.govt.nz (for Plan Changes and Notice of 

Requirements) 

Application 

reference: 

Proposed plan change 21 (Private) 

Location: 3 Brightside Road, 149, 151 and 153 Gillies Avenue, Epsom 

Applicant: Southern Cross Hospitals Ltd 

Brief summary of the proposal: 

The proposal seeks to rezone land at 3 Brightside Road, 149, 151 and 153 Gillies Avenue, 

Epsom from Mixed Housing Suburban and Single House Zones to Special Purpose – 

Healthcare Facility and Hospital Zone, to remove the special character overlays from the 

sites and to amend transport provisions to specify the parking requirement for the hospital. 

Local Board Feedback: 

The Albert-Eden Local Board provides the following feedback in relation to the 

proposed plan change for 3 Brightside Road, 149, 151 and 153 Gillies Avenue, Epsom. 

Please see below. 
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Outcome sought by local board 

The plan change proposal is declined in its entirety.   

 

Attendance at any Hearing:  

The Albert-Eden Local Board does not wish to speak to this feedback at any hearing on 

this matter. 

 

This feedback is authorised by:  

 

 

 

 _____________________________                                                 

Peter Haynes 

Email: peter.haynes@aucklandcouncil.govt.nz 

Date: 18 April 2019                                                    
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SUBMISSION ON BEHALF OF THE ALBERT-EDEN LOCAL BOARD OF 

AUCKLAND COUNCIL IN RELATION TO A REQUEST FOR A PRIVATE PLAN 

CHANGE BY SOUTHERN CROSS HEALTHCARE LTD 149, 151 AND 153 

GILLIES AVENUE, EPSOM 

 

1. The Albert-Eden Local Board (hereafter ‘the Local Board’) is an local authority 

entity established in 2010 under the Local Government (Auckland Council) Act 2009 

for the purpose of: (a) enabling democratic decision making by, and on behalf of, 

communities within the local board area; and (b) better enabling the purpose of local 

government to be given effect to within the local board area (s. 10). 

2. The role of local boards in planning matters has evolved since 2010 to include 

comment on notification of resource consent applications and their merits. The Local 

Board was closely involved in the development of the Auckland Unitary Plan (AUP), 

participating in the workshops, public meetings and many other meetings that led to 

the adoption of the AUP by Auckland Council, although not in the final decision. 

The Local Board is opposed to the plan change in its entirety on the following 

grounds: 

3. Integrity of the Auckland Unitary Plan 

The Local Board is concerned that a plan change with such major effects (discussed 

below) has been proposed only a little over two years after the AUP became 

operative in part (on 15 November 2016). The process to create the AUP was 

intended to be exhaustive, as the AUP was intended to set the planning parameters 

for Auckland for some decades. Controls such as residential zoning and heritage 

overlays were carefully considered on an integrated, area-wide basis, and a major 

change to an overlay therefore has implications for the integrity of the entire overlay. 

A change of this magnitude to the AUP at this point, with the precedent-setting 

consequences it entails, would undermine the integrity of the AUP and how it is 

regarded by the public at large. Importantly, during the AUP development process 

the applicant did not submit for the zoning currently applied for to allow a major 

expansion of a hospital in a residential area. 
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4. Major Adverse Effects 

The application seeks the removal the heritage overlay and removal of demolition 

controls on 149, 151 and 153 Gillies Avenue and to change the zoning from 

Residential 1 to ‘Special Purpose – Healthcare Facility and Hospital Zone.’ This 

would mean the loss of residential character and severe adverse effects for 

neighbours: 

(a) The application of the heritage overlay to these properties is an integral 

part of carefully considered planning for the retention of housing character 

across the Auckland area. The effect of the removal of the overlay and of the 

houses from these properties on the surrounding neighbourhood would be 

dramatic, with a significant diminution of environmental and amenity values (a 

point on which the applicant’s submission is silent). 

(b) The bulk, dominance, overshadowing, loss of privacy, light spill and other 

effects on the residential neighbours of the site, arising from the bulk, scale 

and height of buildings proposed to be permitted, would seriously impact on 

the amenity values of neighbouring and nearby residents in the area. 

 (c) Increased traffic at unsociable times and parking problems that are 

incompatible with a residential area, particularly if the applicant pursues some 

of the activities permitted under the proposed zoning and which are not 

included in its current plans, such as visitor accommodation, supported 

residential care and so on. Further, the Local Board notes that traffic 

congestion is particularly congested on the Gillies Avenue road corridor at 

peak times.  

 (d) The nature of the geology of the area means that there would be an 

unduly lengthy construction period with continuous blasting of basalt rock. 

5. Potential for Incremental Development 

A recurring pattern observed over time is for developers to pursue their development 

plans incrementally, so that the complete effects of their plans are not considered at 

any particular time; indeed, as additional resource consents are granted, the effects 

resulting from later applications diminish. By adopting this approach, developers 

often achieve an outcome that they would not were their development to be 
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considered in its entirety. Should the current application be granted, the way would 

be open for the applicant to apply for a further plan change for the rest of the block 

bounded by Gillies Avenue, Owens Road and Brightside Road. 

6. Consideration of Alternative Sites 

Given the magnitude of the effects of development under the proposed plan change 

to an area currently zoned residential, the Local Board believes that very careful 

consideration should be given to alternative sites in areas where those effects would 

be less significant. It does not appear that adequate consideration has been given to 

more appropriate sites as required by section 32 (1)(b) of the Resource Management 

Act 1991. 

7. Summary 

In summary, the Albert-Eden Local Board opposes the plan change requested in its 

entirety. It submits that the proposed plan change would permit development that 

would be completely out of character with the existing neighbourhood and result in 

major adverse effects for the neighbouring residents in the area, while undermining 

the integrity of the Auckland Unitary Plan. 
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 ATTACHMENT FOUR 
 

 Specialists’ Assessments 
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Southern Cross Ltd Private Plan Change 21: Special Character  

1. SUMMARY OF QUALIFICATIONS AND EXPERIENCE 

 

1.1. My full name is Rebecca Anne Berlyoung Freeman. I hold the position of Senior Specialist 

Historic Heritage in the Heritage Unit at Auckland Council. I have been in this position since 

October 2015. Prior to this role, I held the position of Specialist - Built Heritage from May 2011. 

 

1.2. I earned a Master’s Degree in Historic Preservation from George Washington University in 2008, 

and a Bachelor’s Degree in History from Ashland University in 2006. I have 10 years of 

experience in heritage policy planning in New Zealand, the United Kingdom and the United 

States, including skills and experience in developing strategy and policy, plan development and 

modifications, inputting into strategic and spatial plans, processing resource consents, evaluating 

heritage places and developing guidance and methodologies. I have been a full member of 

ICOMOS NZ since 2016. 

 

2. INTRODUCTION 

Involvement with the proposal 
 

2.1. In November 2018, I was asked to review and provide feedback on draft versions of the Special 

Character specialist reports prepared on behalf of Southern Cross Ltd to support its proposed 

plan change (PC21). My involvement in PC21 has continued in this capacity, including requesting 

and reviewing further information from the applicant and providing advice and feedback to 

Council’s planner. 

 
Purpose of report  

 
2.2. This report addresses the following matters: 

• The adequacy of the Special Character specialist report prepared on behalf of Southern 

Cross Ltd by Lifescapes Ltd; 

• My analysis and review of submissions and further submissions; and 

• My conclusions and recommendations.  

Scope 

2.3. This report addresses the effects of re-zoning and removing the special character overlay from 

149-153 Gillies Avenue on identified special character values of the Isthmus B Special Character 

Overlay.  

 

2.4. I acknowledge that the applicant has supplied renderings showing at a conceptual level the 

intended future development of the subject sites, and that some discussion has taken place 

among the applicant, Council and submitters on issues relating to the development of the site. 

However, these issues are not part of the private plan change and sit outside of this process. 

These issues will be discussed and considered as part of the resource consent (which is currently 

on hold) or during a future process. This report makes reference to some of these development 

issues, however, it largely defers consideration of the impacts and effects of these issues to a 

future process. 
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3. REVIEW OF THE SPECIAL CHARACTER REPORT PREPARED BY LIFESCAPES LTD 

Effects of rezoning from Single House to Healthcare Facility and Hospital Zone (HFHZ) 
 
3.1. The Lifescapes Ltd report determines that rezoning could result in either a positive or negative 

effect on the special character area depending on the architectural and landscaping response to 

the development which is enabled by the zone change. Any number of architectural or 

landscaping designs could be sympathetic or unsympathetic to the character area based on how 

they address the period and scale of development, forms and relationship with the street, density 

and pattern of development and visual coherence of the existing area. Therefore, it is difficult to 

determine the exact effect of the rezoning proposed through PC21 because the proposed 

development does not form part of the plan change. 

 

3.2. In general, I agree with these conclusions. Re-zoning is somewhat of an abstract exercise; a 

zone change may enable an adverse effect on special character, but it is not, in and of itself, an 

adverse effect. The HFHZ enables development that could have adverse effects on the character 

area, however, it does not prevent sympathetic new development or even retention of the existing 

character buildings and features.  

 
3.3. Zone changes, however, can impact special character values by signalling that land containing 

these values is anticipated to have greater density or a different use. Under these circumstances, 

it becomes more difficult to argue that a place should continue to be manged for its special 

character values when the underlying zone signals a built form that is substantially different from 

the identified special character.  

 
3.4. To address this potential issue, most of the Special Character Overlay - Residential has an 

underlying zoning of Single House which has the effect of limiting development potential so that 

the identified character values can be maintained. However, in places where the underlying 

zoning anticipates greater density or a different use, such as HFHZ or Terraced Housing and 

Apartment Buildings Zone (THAB), these character values are much more vulnerable to being 

lost to redevelopment. 

 
3.5. Site amalgamation following re-zoning could also result in adverse effects on the special 

character area as this would disrupt the dominant subdivision pattern in the area. Two sites were 

amalgamated for the existing hospital, resulting in a block of land that is significantly larger than 

other sites in the area; PC21 will further increase the size of this block. I acknowledge, however, 

that the effects of site amalgamation could be mitigated through a sympathetic design response.  

 

3.6. In summary, I agree that a zone change does not fundamentally result in adverse effects on 

special character values, but can enable adverse effects. In my view, adverse effects can be 

limited by retention of the special character overlay over the HFHZ, and mitigated through the 

resource consenting process. 

Effects of uplifting the Special Character Overlay from 149-153 Gillies Avenue 

Special character values of the subject sites 

3.7. The Lifescapes Ltd report concludes that 149-153 Gillies Avenue have both historical and 

physical qualities that are consistent with the identified values of the Isthmus B overlay. The 

identified values are: 

 

• Exceptionally large grouping of mid-late 19th and early-mid-20th century houses, together 
with associated urban patterns of development that collectively reflect important trends in 
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New Zealand’s residential architectural design (particularly the Garden Suburb ideals) and 
the development of suburban residential areas in the Auckland region; 

 

• Illustrates the pattern of residential development that occurred following the provision of 
cheap public transport (electric trams) and improvements to the roading network;  

 

• Demonstrates a variety of architectural styles associated with the period of significance, 
including Edwardian villas, bungalows and English Cottages; 

 

• Characterised by large sections, larger houses, wider streets, setbacks that provide for a 
front garden, street trees, and an abundance of vegetation.  

 

3.8. The report also concludes that 151 and 153 Gillies Avenue exhibit architectural merit and have a 

high degree of integrity; 149 Gillies Avenue has been significantly modified as part of its 

conversion, first to a hostel, then to a boarding house, and now its contribution to the area is 

primarily limited to scale and setting. 

 

3.9. I agree with these conclusions. The three subject sites are consistent with the identified values of 

the special character overlay and as such, are correctly included and managed within the overlay 

control. 

 
Contribution of the subject sites to the wider SCA  

3.10. The Lifescapes Ltd report concludes that 149-153 Gillies Avenue, when taken together, generally 

make a positive contribution to the special character area. However, when considered 

individually, the report concludes that the contribution of 151 and 153 Gillies Avenue is lessened 

because these properties are largely not visible from the public realm, and because this edge of 

the overlay area is somewhat fractured due to infill housing and redevelopment which has made it 

difficult to identify a discernible historical group.  

 

3.11. Although the report concludes that the houses make a more limited contribution to the character 

area, it also concludes that the landscape features (including mature trees, vegetation, stone 

walls and gates) contribute strongly and form the key visual experience of these properties from 

the public realm. 

 
Visibility 

3.12. I agree that 149-153 Gillies Avenue make a positive contribution to the character area because 

they demonstrate the identified values of the Isthmus B overlay. I also agree that the landscape 

features are visually more prominent than the houses and that they make the greatest 

contribution to the streetscape. However, I disagree that places which are not visible from the 

streetscape do not contribute to the identified values of the character area. Under the legacy 

character zone (Residential 2) framework, I agree visibility was a key factor for determining 

contribution, however this approach was advanced and refined through the Auckland Unitary Plan 

(AUP) with the introduction of the Character Statements. 

 
3.13. Character Statements identify and explain the values to be maintained and enhanced in each 

character area. These values derive from the history of the place, including thematic (such as 

residential development that occurred in response to the introduction of the electric tram 

network), geographic (such as the shared proximity and relationships with Maungawhau/Mt Eden) 

and physical (such as interrelationships of building and landscape features, architectural style, lot 

size, etc). Any place within the area may have values have derive from its history, irrespective of 

its level of visibility, and therefore, any place within a character area that is consistent with the 

values identified in the Character Statement is considered to contribute to the area. 
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3.14. This approach implies a degree of intrinsic value which is reflected in the special character 

provisions: the plan controls activities that cannot be seen from the public realm, such as rear 

extensions. If these unseen spaces did not have value, the plan would not seek to manage them. 

 

3.15. 149-153 Gillies Avenue are consistent with the values identified in the Character Statement. 

Considering their contribution to be lessened because they are not visible is inconsistent with 

AUP and to the identified values of the area. The mature trees and vegetation, as well as the 

basalt stone walls that prevent direct visibility of the houses are key aspects of the Garden 

Suburb movement and key aspects to the planning and design of each house. As noted in the 

Lifescapes Ltd report, this concealment is both a deliberate and original feature of the subject 

properties, and is key to understanding their development and use.  

 
3.16. I acknowledge that other period houses in the area are more visible behind lower walls and 

sparser vegetation, however, as suggested in the Lifescapes Ltd report, I agree this is likely 

because the subject properties front Gillies Avenue, a busy arterial road, and most other houses 

in the area front smaller, quieter residential roads. This likely also accounts for the front yard 

setback of the three subject houses being larger than those in the surrounding area. Despite 

these variations, 149-153 Gillies Avenue are consistent with the values of the area because they 

demonstrate the values identified in the Character Statement. 

 
Landscape features 

3.17. The Lifescapes Ltd report considers the landscape feature to make the greatest contribution to 

the streetscape and to the visual experience of the character area. The Lifescapes Ltd report and 

other expert reports prepared on behalf of the applicant frequently mention the intention to retain 

the stone walls and some of the mature trees both to mitigate the loss of the houses and to help 

the planned hospital extension fit within its special character setting. 

 

3.18. I agree the landscape features make the greatest visual contribution to the streetscape, but 

without the period houses behind them, they lose both context and purpose. They become 

removed from their association with the Garden Suburb movement and subsequently removed 

from the identified values of the area. In my view, it is helpful to consider each place as a whole 

landscape, rather than as components (house, garden, walls, trees, etc). This is how the houses 

were originally designed and planned, and due to the high degree of integrity of 151 and 153 

Gillies Avenue, this is how they continue to be experienced.  

 
3.19. I also note that the effect of the demolition or removal of a character building on landscape 

features and vegetation is included in the assessment criteria (D18.8.1.1(1)). The plan, therefore, 

acknowledges that removing a character house from its associated setting, including landscape 

features and vegetation, could have an effect on the values of the place. 

 
3.20. I agree that retaining the walls and trees might help preserve the visual experience of the 

character area, but I do not agree that it will mitigate the loss of character values. 

 
Fractured edge 

 

3.21. The Lifescapes Ltd report considers that the area around 149-153 Gillies Avenue has been 

fractured through redevelopment to the point where there is no longer a discernible grouping, and 

therefore, further change will not create an adverse effect in the area.  

 

3.22. I agree that this edge of the overlay area has absorbed change over time, however I disagree that 

this change has been detrimental to the point where the area no longer demonstrates collective 

164



or cohesive values. Although redevelopment in contemporary styles has occurred within the 

vicinity of 149-153 Gillies Avenue, new houses have largely respected the scale, form, setback, 

subdivision pattern, lot size, and landscaping patterns of the period houses. The values of the 

design and layout of this neighbourhood are largely unchanged and therefore continue to derive 

from the history of the area, even if some of the houses do not date from the period of 

significance.  

 

3.23. The Isthmus B overlay covers a series of areas throughout the Auckland isthmus, from Ōtāhuhu 

to Mt Albert to Glendowie, and while these areas have consistent and coherent historical values, 

the Character Statement notes the physical and visual qualities are necessarily diverse to reflect 

the range of areas covered. Variations in qualities such as architectural style, density, street 

layout and materials, therefore, are expected and anticipated by the AUP. In my view, such 

variations cannot be held against the subject sites (or any place in the area) when they have not 

been identified for their consistency. 

 
Isolated grouping 
 
3.24. An emerging theme related to the fractured edge is the idea that 149-153 Gillies Avenue form an 

isolated grouping within the block bounded by Gillies Avenue, Brightside Road and Owens Road, 

and that this limits their relationship with the wider, more contiguous area.   

 

3.25. According to the AUP, special character areas are required to have “collective and cohesive” 

values, but I note that nowhere are they required to have “contiguous” values. The Isthmus B 

overlay itself is a large and non-contiguous area covering approximately 5,576 properties across 

the Auckland Isthmus. As discussed above, these areas (grouped into 13 maps in the AUP) cover 

a wider range of geographic areas, but all demonstrate the same historical values irrespective of 

their location. Indeed, the fact that these areas are disparate reinforces the importance of the 

development of the tram network and roading improvements to the growth of suburban Auckland 

during the late 19th-early 20th century. 

 
3.26. Within the series of areas covered by the Isthmus B overlay, there are a number of instances of 

isolated groupings. However, I reiterate that although they may be physically separate, they are 

connected through their shared values, as described in the Character Statement. 

 
3.27. I also note that 149-153 Gillies Avenue may be isolated within their block, but the block itself is 

largely surrounded by land subject to the Isthmus B overlay. From a regulatory standpoint, the 

overlay does not cover the street, however, in any character area the public realm is an important 

part of the setting through which shared physical qualities are experienced. On a map, the three 

subject sites may look isolated, but on the ground, the commonalities in landscaping, lot size, 

setback and scale are all understood an appreciated. 

 

3.28. In summary, I agree that the three subject sites make a positive contribution to the special 

character area, and that the landscape features make the most prominent visual contribution, 

however I disagree that the limited visibility of the houses lessens their contribution to the values 

of the area. I disagree that this edge of the overlay area is fractured to the point where a 

discernible cohesive group of historical houses cannot be identified. The area has been modified 

over time, but it still retains integrity and consistency of values. I also disagree that 149-153 are 

an isolated group at the edge of the overlay, with no connection or relationship to the wider 

Isthmus B overlay. 

Effect of uplifting the overlay 
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3.29. The Lifescapes Ltd report concludes that removing the overlay would have an adverse impact on 

the special character area, and that this impact would be most significantly felt if the landscape 

features were removed. The report notes, however, that if landscape features were removed, this 

loss would be mitigated by the inherent diversity of this part of the special character area (for 

example, the loss of these features would not result in a gap or hole in a continuous line of 

historic stone wall).  

 

3.30. If the houses were removed as a result of the overlay being uplifted from these sites, the report 

concludes that the impact of the loss of the houses on the character area would be minor.  

 

3.31. I disagree with the conclusions of the report on the effects of uplifting the character overlay. As 

with rezoning discussed above, removing the special character overlay does not in and of itself 

equate to a loss of character values, rather it is what is enabled by the removal of the overlay that 

could have an adverse effect. It is understood that the applicant is seeking removal of the overlay 

so that the character houses (and possibly the landscape features) can be removed for the 

proposed hospital extension. If these three properties are removed, either partially or in their 

entirety, it will represent a loss of character values in this part of the area, and therefore an 

adverse effect. 

 
3.32. The loss of any part of 149-153 Gillies Avenue will be more than minor. All three sites are 

consistent with the identified values of the character area. The loss of any place that is consistent 

with the values of the area erodes the values of the whole. 

 
3.33. In addition to the immediate vicinity, the wider character area would also be affected by the 

receding edge of the overlay area. The edges of an overlay area are the most vulnerable to 

change, and this edge has already lost two identified character buildings1. The loss of another 

three undoubtedly represents an erosion of character values. If the edge continues to recede, the 

quality of the character area as a whole will decline. 

 
3.34. As stated in the Lifescapes Ltd report, removing the overlay removes the opportunity to consider 

and mitigate the effects of future development on both the subject sites and in relation to the 

wider area. A consent would not be required to remove the character houses or landscape 

features and there would be no requirement to ensure the new hospital extension fit 

sympathetically in its established character setting. There would be no requirement to mitigate the 

loss of any of the character buildings or features or to mitigate the effects of the new development 

on the surrounding character area. 

 
3.35. Without the overlay, the site will only be subject to the provisions of the underlying zoning, which 

is proposed to be HFHZ. I acknowledge that the HFHZ provides the opportunity to consider 

amenity values, however, relying on provisions that “allow for” or “encourage” retention of 

“amenity”, rather than character-specific provisions that require maintenance and enhancement of 

identified values, is, in my view, an inadequate approach. 

 
3.36. I also acknowledge that the applicant has tried to mitigate the effects of uplifting the overlay by 

indicating that landscape features and mature trees will be retained, however I note that the 

applicant has not supplied any specific planning or legal mechanism that would result in the 

retention of these features, despite the fact that the Lifescapes Ltd report considers their loss 

would be detrimental. 

 
3.37. The landscape features and mature trees do make the most prominent visual contribution to the 

streetscape, but visibility is only one aspect of contribution to character values. The loss of the 

1 In 1995-96 to make way for the current hospital building. 
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houses would affect the values of the stone walls and mature trees by removing their context. 

Therefore, while this mitigation may serve to retain the visual experience of this character area, it 

does not mitigate the loss of character values. 

 
3.38. In summary, I consider that the removal of the special character overlay could result in adverse 

effects on both the character values of the individual sites and the character values of the wider 

area by enabling character erosion around the edges, and by removing the opportunity to 

consider effects both within and beyond the subject sites. I acknowledge the applicant’s attempt 

to mitigate the effects of uplifting the character overlay from these sites, however this offer of 

mitigation is incomplete as it provides no practical solution to the management of the landscape 

features and does not mitigate the loss of character values.  

 
Erosion of character values 

3.39. The Lifescapes Ltd report does not include an assessment of the erosion of special character 

values in this area, which is particularly relevant to this plan change. In 1995-1996, two identified 

character buildings were removed from the legacy character zone (Residential 2) in order to 

make way for the current hospital building. The intention of PC21 is to remove the character 

overlay from three other identified character buildings so they can be removed to make way for a 

hospital extension.  

 

3.40. An understanding of the compounded impacts of these losses on both the immediate and wider 

vicinity of the character area will be key to understanding the full impact of the proposal.  

 
Alternative options 

 

3.41. The applicant has provided alternative approaches that could be considered if Council sought a 

greater degree of control in managing the character values of the subject sites: 

Retaining the Special Character Overlay over the HFHZ 

3.42. This approach is currently applied to Mercy Ascot Hospital in Epsom, where existing character 

housing has been retained on site, but converted for hospital use. This is a different approach 

than that proposed at Brightside Hospital, however, it could be a useful exercise for the applicant 

to consider if the existing houses could be retained within their original sites (perhaps shifted 

closer to the road to enhance visibility make space at the rear for an addition or a new building) 

and converted for hospital use. It would also be useful to consider the possibility of redeveloping 

149 Gillies Avenue (which is not subject to the demolition control) and shifting forward 151 and 

153 as described above. Incorporating the subject sites into the proposed development would go 

some way toward ensuring any extension to Brightside Hospital would be sympathetic to its 

surroundings. 

 

3.43. The Lifescapes Ltd rationale for this alternative approach is to retain the special character overlay 

over the site to manage the landscape features (including stone walls and mature vegetation), 

however I do not consider this a viable alternative.  Although the objectives and policies of the 

overlay require maintenance and enhancement of landscape features, the rules do not. Effects on 

landscape features and vegetation are considered through the assessment of effects, however 

the retention or removal of these features does not trigger resource consent on their own, so 

relying on these provisions is not an effective means of managing their values. 

Scheduling specific places and/or features 

3.44. Although scheduling specific places and/or features is outside the scope of PC21, it is an 

alternative approach to managing values and requires robust consideration. While the author 
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provides a brief discussion of the possibility of scheduling some or all of the places and features 

on site, part of this discussion relies on a separate discussion in section 6 of the Lifescapes Ltd 

report where the author has said that these values should not be considered “historic heritage”. In 

my view, it is premature to state that these places are not historic heritage and do not merit 

scheduling when no evaluation has been undertaken.  

 

3.45. It is also inappropriate for the author to suggest that the subject sites would not warrant 

scheduling as a whole because PC21 requires their removal. The fact that buildings and features 

need to be removed to enable the proposed expansion of the hospital does not factor into an 

evaluation of historic heritage value.  

Site specific development plan 

3.46. The Lifescapes Ltd report identifies the alternative approach of including a site specific 

development plan in in Chapter H of the AUP as the most appropriate tool to maintain and 

enhance identified character values. However, if the subject site is on-sold and rezoned in the 

future, this plan becomes obsolete and the special character values of the place are put at risk. 

Even if the site is never on-sold, the AUP is reviewed every 10 years, and the development plan 

could be changed or removed as part of the plan review. 

 

3.47. This approach is also the most inflexible for both the applicant and the Council. A resource 

consent can be changed during development to respond to unexpected circumstances, however 

a site-specific development plan included in Chapter H requires a plan change to make any 

modifications. From Council’s perspective, the current framework of provisions is intended to be 

applied across the region; site-specific provisions undermine this wider intent. 

Other alternatives 

3.48. Another alternative option for managing character places and features, which has not been 

considered by the applicant, is to place an encumbrance on the title. Covenanting significant 

features creates certainty going forward; an encumbrance is tied to the title, and therefore 

shielded from changes of ownership and changes to the AUP. 

Lifescapes Ltd report conclusions 

3.49. The Lifescapes Ltd report has not provided a clear conclusion on the appropriateness of the 

proposed plan change. The report indicates that removing the special character overlay would 

have an adverse effect on identified character values, but then appears to conclude that this 

would be appropriate. 

 

3.50. The report does not provide any reasoning for why removal of the character overlay is considered 

appropriate from a special character perspective, instead relying on planning arguments that are 

outside the ambit of the specialist topic.  

 

3.51. It is not the role of the special character expert to balance wider costs and benefits or competing 

interests, rather, the specialist needs to provide clear topic-specific advice to the planner, who will 

consider and make a recommendation on all the issues that affect a site. 

 

4. ANALYSIS AND REVIEW OF SUBMISSIONS 

Submissions 
 
4.1. 176 submissions were received on PC21, including 152 that raise issues relating to special 

character or heritage. Of these 152 submissions, 127 include a pro forma statement that raises 

technical issues relating to the plan change, including issues relating to special character.  Most 
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of the 127 submissions that include a pro forma statement also include a unique section detailing 

personal views about the plan change. Many of these personal statements also raise issues 

relating to special character and heritage. 

Notes on submissions  
 
Historic heritage vs special character 
 
4.2. Many submissions refer to the overlay area as having a “heritage” control or “heritage” buildings. 

While there are a few places subject to the Historic Heritage Overlay, the area is largely managed 

through the Isthmus B Special Character Overlay. As set out in Environment Court Decision No: 

[2018]NZEnvC186, special character can derive from the history of a place or area, but it is not 

historic heritage. Special character relates to amenity and is provided for as an “Other Matter” 

under sections 7(c) and 7(f) of the Resource Management Act. Historic heritage, as a Matter of 

National Importance, is provided for under section 6(f) (this also accounts for discrepancies in the 

use of the word “protection”, which applies only to historic heritage; special character is 

“managed” or “maintained and enhanced” through the AUP). 

 

4.3. In my view, this is an issue of semantics rather than a deliberate conflation of the special 

character control.  The Isthmus B area is characterised by large numbers of period houses which 

are managed through the AUP and which many people might perceive to be of heritage value 

and refer to as “heritage” irrespective of the AUP control.  

 
4.4. I highlight this distinction to ensure there is clarity in the values that relate to this site, and how 

they are managed.  

Resource consenting issues 
 
4.5. Many submissions raised issues relating to the incompatibility of the design, scale, height and 

massing of the proposed hospital building within the existing special character setting, and issues 

relating to the retention of historic landscape features, including the stone walls and gates. While 

these issues do relate to special character, they will not be addressed in this report because they 

do not relate to the outcomes sought in the proposed private plan change (i.e. re-zoning and 

removal of the special character overlay). These issues will be traversed during a future resource 

consent process.   

Pro forma submission 
 
4.6. This section will specifically address the special character issues raised in the pro forma that was 

included in 127 of the submissions received. The pro forma was prepared by the Eden Epsom 

Residential Protection Society (sub 94), and is supported by a special character report prepared 

by Jeremy Salmond (which I will discuss in the following section). The issues raised in the pro 

forma are: 

 

• “(d) The subject site lies within an established area of residential zoned land with the 

Gillies Avenue part of the site covered by an overlay which seeks to retain and manage 

the special character values of this part of Epsom, integrated as it is with the eastern 

side of Mt Eden. The purpose of the overlay is described in Chapter D18 of the AUP. 

PC21 undermines the integrity of the Special Character Overlay by introducing a land 

use which is contrary in all respects to the heritage and special character purposes of 

the overlay.” 

 

• “(f) Adverse effects from PC21 also include the undermining and degradation of the 

residential and character heritage environment of the subject site and its vicinity as well 

169



as the urban amenity considered and protected by the integration of the Single House 

Zone and the Special Character Overlay in this location.” 

 

• “(h) PC21 incorporates three special character residential buildings which front Gillies 

Avenue. These dwellings are included for the purpose of demolition and removal to 

allow the expansion of the private hospital facilities. The loss of these special character 

dwellings is inconsistent with the purpose of the Special Character Overlay specifically 

placed over this part of Gillies Avenue and the adjoining hinterland to the west for the 

purpose of heritage protection imposed through the RPS and implemented through the 

Special Character area provisions of the AUP district plan provisions.” 

Evaluation (d) 
 
4.7. I agree with the pro forma on the nature of the character values in this part of the Isthmus B 

Special Character Overlay, including inter-relationships with the wider setting, of which 

Maungawhau/Mount Eden is a defining feature. However, I do not fully support the statement that 

the proposed land use is incompatible with the special character overlay. Overlays are not tied to 

land use and may be applied over any zone, and the way a place is used does not necessarily 

correlate to its contribution to a special character area.  

 

4.8. The zoning and use of a place does not fundamentally affect the character values of an area, 

rather it is the way a place fits within the area that determines its impact. The way a place fits 

within an established character setting relates to its design, height, scale, bulk and massing, 

among other issues such as landscaping; however these issues will be considered through a 

resource consenting process and are not part of PC21. 

 

4.9. A relevant example is Mercy Ascot Hospital in Epsom which is partially covered by the Special 

Character Overlay and has an underlying zoning of HFHZ (the zone proposed for the subject site 

through PC21). Mercy Ascot has incorporated a number of historical residences within its hospital 

campus, retaining the character buildings but changing their use. Their form, design, scale and 

massing remain residential, and therefore they continue to contribute to the residential character 

and quality of the street, irrespective of their current use or underlying zoning.  

 

 
Figures 1 and 2: Mercy Ascot Hospital (Auckland 
Council Geomaps) 

 

 

 
4.10. I appreciate that the circumstances of the subject site are different because there is an 

understanding that the existing character buildings will be demolished rather than retained as part 
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of the new development, however, it remains that the HFHZ would not prevent Southern Cross 

Ltd from developing the site in a way that could sympathetically contribute to the established 

character of the area.  

 
4.11. As discussed above, rezoning can have the effect of signaling that the land containing the 

character values is anticipated to have a greater density or different use, which can mean the 

development potential enabled by the zone is incompatible with the Special Character Overlay. 

However, as discussed above, just because development is enabled does not mean it will be 

unsympathetic. Rather, it is the nature of the development that is key to understanding its relative 

compatibility or incompatibility, and these aspects of the proposal will be discussed through a 

resource consent. 

 
4.12. Therefore I do not fully agree that the proposed zoning and use of the place is incompatible with 

the Special Character Overlay. 

 
Evaluation (f) 
 
4.13. I agree with the pro forma that removing the special character overlay from the subject sites could 

result in the degradation of identified character values along this edge of the overlay area. 

Uplifting the overlay would enable removal of three character buildings without requiring 

consideration of effects or mitigation through a resource consent. The three character buildings 

are consistent with the identified values of the area, and therefore their loss would result in an 

adverse impact. The adverse impact is compounded due to the earlier loss of two other identified 

character buildings to make way for the current hospital building. The edge of this area has 

already been compromised and made vulnerable to change, and further loss may call into 

question whether the area is consistent or cohesive enough to warrant continued management.  

 

4.14. I also agree that changing the zoning and removing the overlay of these sites would enable 

development that could irretrievably alter the residential and historic amenity currently enjoyed in 

this area of Isthmus B. If the private plan change is accepted and the maximum development 

permitted by the HFHZ is constructed on site, this would represent a significant departure from 

the historic suburban context and would adversely impact on the quality of the special character 

overlay. 

 
Evaluation (h) 

 
4.15. I agree with the pro forma that removing the special character overlay from places that are 

consistent with the identified values of the overlay area is inconsistent with the objectives and 

policies of the Regional Policy Statement (RPS), which require the maintenance and 

enhancement of character values in areas that reflect patterns of settlement, development, 

building style and/or streetscape quality over time. 

 

4.16. This area of the Isthmus B overlay (Eden-Epsom) was identified for inclusion in the Isthmus B 

Special Character Overlay because it reflects patterns of residential development that occurred 

during the late 19th and early 20th century in response to the provision and expansion of the tram 

network and improvements to roading. It retains a number of representative areas of historic 

houses that, together with associated patterns of urban development, collectively reflect important 

trends in New Zealand’s residential architectural design (particularly the Garden Suburb 

concepts) and the spread of suburban residential areas in the Auckland region. 

 
4.17. The style of dwellings is diverse and the area includes examples of Victorian and Edwardian 

villas, Arts and Crafts influenced houses, Art Deco houses, English Cottage style dwellings and 

Californian bungalows. The overlay area also includes good examples of the cottage-style State 
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housing of the late 1930s and early 1940s, characteristically set well back on the lots and 

surrounded by unfenced lawns. 

 
4.18. Houses in this special character area are generally located on generous sections facing wide 

streets. Larger sections with wider road allowed for the development of private gardens and street 

tree planting which is a dominant aspect of these areas consistent with the Garden Suburb 

design ideals. 

Salmond Reed special character report 
 
4.19. As discussed above, the pro forma submission was supported by three expert reports, including a 

special character report prepared by Jeremy Salmond of Salmond Reed Architects, Ltd. 

 

4.20. I also note that most of the issues raised in his report have already been discussed elsewhere in 

this report, and so I will limit this discussion to issues that have not been previously raised and to 

areas where our views differ. Mr Salmond and I are, for the most part, in agreement on the nature 

and extent of the impacts of the changes proposed in PC21. 

 
4.21. Mr Salmond raises the issue of cumulative effects, indicating that the impact of removing 149-153 

Gillies Avenue is compounded by the earlier removal of two character buildings that were located 

on the current hospital site. (Mr Salmond indicates that the two building removed in 1995-96 were 

not identified character buildings, however I note that they were subject to a character control 

through the legacy Residential 2 zoning, which sought to “maintain the architectural and 

landscape qualities of those residential areas which display a special blend of built and natural 

features, generally involving period housing, coupled with the presence of trees”. When the AUP 

was drafted, this zone was carried forward as the Isthmus B overlay, which seeks to maintain the 

same values.) 

 
4.22. As discussed above, I agree that the proposed loss of another three identified character buildings 

would represent further erosion of character values in this character area. I note, however, that 

the Resource Management Act test for “cumulative effects” as interpreted through legal 

precedent, is extremely high. Therefore, I will leave determination of whether this proposal would 

result in a “cumulative effect” or a further erosion of values to the planner on behalf of Council, 

Panjama Ampanthong. 

 
4.23. Mr Salmond opposes the proposed zone change from Single House to HFHZ. As discussed in 

sections above, the effect of rezoning is difficult to measure without knowing how any proposed 

development would fit within its established character setting. I agree that the HFHZ is an 

enabling zone which could result in an adverse outcome for special character, however, the 

HFHZ does not prevent a positive outcome. Whether or not the outcome is positive or negative 

largely comes down to the design and landscaping response to the site and its surroundings.  

 
4.24. In my view, the proposed zone change could be supported if (and only if) the special character 

overlay was retained on the site. The overlay would help ensure that a good outcome was 

secured from an otherwise enabling zone. 

 
Submissions in opposition 
 
4.25. This section addresses other issues raised in opposition to PC21 that were not specifically raised 

in the pro forma (or not specifically raised in relation to special character). Note that some of 

these issues were raised by submitters who also included pro forma in their submission.  
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4.26. Since many of these submitters raise similar issues, these submissions will be grouped together 

and discussed by theme.  I have identified three major themes2: 

 
1. Approval of PC21 would establish a precedent of removing the special character overlay 

for redevelopment to occur, which undermines the integrity of the AUP and makes all 

special character areas vulnerable to this precedent across the region. 

 
2. The applicant provided inadequate justification for the removal of the overlay from this 

site from a special character perspective and provided no consideration of alternative 

options to removing the overlay, instead relying on mitigation. 

 
3. Special character values will be diminished (both on the subject sites and within the 

wider area). 

 
 

Evaluation (1) 
 
4.27. Although this issue is slightly speculative, I agree there is a fair point worth exploring. If the 

special character overlay is allowed to be removed from this area to make way for development 

associated with rezoning, then it sets a precedent that this could happen to any of the special 

character areas across Auckland. When the overlay is removed from sites or areas that are 

consistent with the identified values of the area it could send the message that character is 

expendable, that it can be removed without a robust consideration of its effects in relation to the 

Issues of Regional Significance identified in B1 of the AUP.   

 

4.28. Removing the special character overlay from places that are consistent with the identified values 

of the place undermines the intent of the AUP and the purpose of this control. Areas are included 

in SCA because they have been through a public planning process during which their values 

have been established as warranting management. Removing the overlay from a place that 

warrants management, that has established value, undermines this process. 

Evaluation (2) 
 
4.29. I agree with this submission point. The Lifescapes Ltd special character report agrees that 149-

153 Gillies Avenue are consistent with the identified values of the overlay, but also considers that 

it is appropriate to remove the overlay from these sites. Thus far, the applicant has not supplied a 

justification for this reasoning from a special character perspective. The applicant has offered that 

hospitals serve a vital social function, which I do not doubt, however, that is not a consideration in 

relation to special character. 

 

4.30. I also agree that the applicant has not fully considered options for maintaining and enhancing the 

character values of 149-153 Gillies Avenue. For example, could the houses be incorporated as 

part of a proposed expansion? Could they be relocated within their sites, closer to the street? 

Development could then occur behind them and they could be converted for hospital use. I note 

that the RPS supports adaptive re-use of buildings included in special character areas. 

 

4.31. Although this matter will be considered through a resource consent, I also acknowledge the 

submitters who note that the practicalities of retaining historic landscape features have not been 

considered by the applicant. In addition to not offering a specific planning or legal mechanism to 

ensure their retention, there is no consideration of the effects, particularly on the stone walls, of 

2 I note that the proposed re-zoning is also a common theme, however, most of the support for or opposition to the proposed 
zoning is based in a planning argument, rather than special character. The primary exception is the pro forma, which is 
addressed above. 
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vibrations caused by construction work, which may include controlled blasting of the volcanic 

substrate. 

Evaluation (3) 
 
4.32. I agree with this submission point that if PC21 is accepted and Southern Cross Ltd remove the 

three historic houses the identified character values will be diminished. If 149-153 Gillies Avenue 

are removed, then the character values of those three sites will be lost entirety, and the character 

of the wider area will be adversely affected as described above. 

 

Submissions in partial support 
 
4.33. Of the three submissions that partially support PC21, only one raises issues relating to special 

character and heritage. Submission 161 (Heritage New Zealand Pouhere Taonga [HNZPT]), 

indicates that the application could be supported if “appropriate plan provisions are put into place 

to ensure protection of the heritage and special character features as identified in the application 

in perpetuity.” 

 

4.34. HNZPT has indicated that “appropriate plan provisions” include: 

• Including the character features in Schedule 14.1 and historic trees in Schedule 10; or 

• Introduce a precinct plan over the area, which includes adequate heritage and character 

rules; or 

• Include a site-specific development outline plan in the zone which outlines those 

heritage and character features which will remain protected 

 
4.35. In addition, HNZPT recommends that an archaeological assessment be completed prior to works 

commencing to analyze the pre-1900 cultural landscape relation to the Owen’s farm, which 

underlies the current hospital and proposed development site. This assessment would allow the 

stone walls and any other archaeological remains to be recorded and protected. 

Evaluation of submissions in partial support 
 
4.36. In my view, this submission is more appropriately categorised an being in opposition to the plan 

change. The submitter’s support is contingent on amendments that would render the proposed 

plan change impossible to action: full support is contingent on planning provisions being put in 

place to protect the character houses in perpetuity (and potentially at a higher level, such as 

Schedule 14.1), but the plan change envisages removing planning provisions from these places. 

The only way the applicant could amend the plan change to satisfy this submitter’s sought relief 

would be to withdraw the plan change. Therefore, this submission is essentially in opposition to 

the proposed plan change. 

 

4.37. I agree with the submitter that if the special character overlay is removed, other options for 

recognising and managing the identified character values of the three houses should be explored 

by the applicant. The Lifescapes Ltd report is written from the perspective that both the removal 

of the special character overlay and the demolition of the houses is inevitable. I disagree that 

demolition is the only conceivable result that can follow removal of the overlay and that special 

character values must be lost entirely.  I agree that alternatives should be considered, which may 

include, among others, introducing additional planning provisions to manage the existing 

character buildings. 

 

4.38. While I also agree that an archaeological assessment of these sites is warranted, this sits outside 

the scope of the proposed plan change. Changing the zoning and removing the special character 

overlay do not, in and of themselves, adversely affect archaeology, however any proposed future 
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development might. Therefore, the issue of an archaeological assessment is more appropriately 

addressed through conditions placed on the future resource consent, including earthworks 

monitoring and an advice note on the Accidental Discovery Rule. 

Further submissions 
 
4.39. A total of eight further submissions were received and four of these relate to special character. 

 

• FS2 opposes the primary submission of Housing New Zealand (HNZ) on the grounds 

that: 

o HNZ supports removal of the special character overlay (I note that this is 

inaccurate. HNZ’s submission is opposed to the removal of the overlay); and 

o HNZ supports, in principle, the rezoning of the three subject sites. 

• FS3 opposes the primary submission of HNZPT on the grounds that retention of historic 

landscape features fails to appreciate the integrity and purpose of the special character 

overlay, and that retention of such features does not mitigate the impacts of the 

proposed zone. 

• FS5 supports the pro forma submissions. 

• FS8 partially supports a number of submitters who oppose PC21. 

 
4.40. In my view, none of these points raise any new issues that have not already been addressed 

above in the evaluation of primary submissions, but rather serve to confirm support or opposition 

to the plan change. 

 
5. CONCLUSIONS AND OVERALL RECOMMENDATION 
 
Areas of agreement 
 
5.1. Based on the analysis above, there seems to be agreement among the applicant, the submitter 

and myself that 149-153 Gillies Avenue clearly demonstrate character values that are consistent 

with the identified values of the Isthmus B Special Character Overlay. There also seems to be 

general agreement that if these three places (as a whole) were lost, it would result in an adverse 

effect on special character values. 

 

5.2. In addition, I agree with the Lifescapes Ltd report that the effects of rezoning are difficult to 

quantify without knowing how the proposed development will respond to the existing environment; 

any number of designs could result in either positive or negative effects. 

 

5.3. I agree with the pro forma and submitters in opposition that the loss of 149-153 Gillies Avenue 

would represent an erosion of character values in this part of the character area. I also agree that 

removing the overlay from these sites could send the message that character can be removed 

without a robust consideration of its effects in relation to the Issues of Regional Significance 

identified in B1 of the AUP.   

 

5.4. I also agree with the pro forma and submitters in opposition that removing the special character 

overlay from places that are consistent with the values of the overlay, and which have been 

through several public processes to confirm that their values warrant management, undermines 

the intent of the AUP and does not provide for the sustainable management of natural and 

physical resources. 

 
Areas of disagreement 
 
5.5. Based on the above analysis, I disagree with the Lifescapes Ltd report that 151 and 153 Gillies 

Avenue are limited in their contribution to the character values of the area because of their partial 
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visibility and because this edge of the overlay area is too fractured to be considered a cohesive 

grouping. 

 

5.6. I also disagree that the effect of uplifting the character overlay from 149-153 Gillies Avenue would 

be limited to the landscape features, and would not result in erosion of character values in this 

area. 

 

5.7. I consider the Lifescapes Ltd report to be incomplete as it has not considered the impact of the 

potential loss of three further identified character buildings, in addition to the two removed in the 

1990s. I also consider that the alternative approaches discussed in the report should be 

expanded to include options that incorporate the existing buildings within the proposed hospital 

development. 

 

5.8. I disagree with the pro forma and submitters in opposition that the HFHZ is fundamentally 

incompatible with the special character overlay. Overlays are not tied to land use, and the 

proposed zoning does not preclude a positive special character outcome. 

 
Conclusions 
 
5.9. Based on the analysis above, I have concluded that 149-153 Gillies Avenue have values that are 

consistent with the identified values of the Isthmus B Special Character Overlay. They have been 

through several planning processes to determine and confirm the nature, extent and 

management of the values. I consider that removing the overlay from places that are consistent 

with the values of the overlay is inconsistent with the AUP and does not provide for the 

sustainable management of natural and physical resources. 

 

5.10. If the overlay is uplifted from 149-153 Gillies Avenue and they are removed from site, the impact 

would be more than minor because the identified character values of the area would be eroded. 

This erosion would be compounded by the earlier loss of two other identified character buildings. 

 

5.11. I also consider that uplifting the overlay would adversely affect character values of the wider area 

by removing the opportunity to consider and mitigate effects both within and beyond the subject 

sites through a consenting process. This leaves the wider area reliant on the provisions of the 

proposed underlying zone, which only “encourages” and “allows for” a consideration of positive 

amenity outcomes.  I do not consider this an adequate approach to manage identified character 

values, and neither do those who submitted to this plan change. I note that none of the 176 

submissions (including those that partially support PC21) support uplifting the special character 

overlay from these sites. 

 
5.12. I consider that there are other options for maintaining and enhancing the character values of 149-

153 Gillies Avenue that have yet to be fully explored, including the possibility of retaining and 

repurposing the existing character buildings as part of the proposed hospital extension, or 

redeveloping only 149 Gillies Avenue, which is not subject to the demolition control.  

 
5.13. The proposed rezoning and removal of the character overlay are somewhat abstract concepts 

that would enable adverse effects on special character, but which are not, fundamentally, adverse 

effects. I have arrived at a different recommendation for each of these proposals, however, 

because of the extent of the impact of what is enabled.  

 

5.14. Removal of the character overlay enables removal of the identified character buildings and 

landscape features, resulting in a very concrete outcome: the buildings are either removed or 

they are not, there character is retained or it is not, there is no in-between. Rezoning on the other 

hand, enables a large extension to the hospital which could result in an adverse effect on 
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character values, however, it could also result in a positive outcome including retention of the 

identified character buildings. For re-zoning, there is an “in-between”. The potential impact is 

more fluid because it relies on design, landscaping and the extent of which identified character 

buildings and values are maintained. 

 
Recommendations 
 
5.15. Based on my analysis and conclusions, I do not support removing the Special Character Overlay 

from 149-153 Gillies Avenue.  

 
5.16. If the special character overlay remains on 149-153 Gillies Avenue, I can support amending the 

zoning from Single House to HFHZ.  

 
5.17. If the special character overlay is removed from 149-153 Gillies Avenue, I do not support 

rezoning the site from Single House to HFHZ because this zoning would enable unchecked 

development of a size and scale that would be dominant and intrusive, and which would 

adversely impact the identified character values of this area.  

 
5.18. I further recommend that the applicant determine the legal or planning mechanism required to 

appropriately manage the landscape features it has offered to retain. 

 

 

 
Rebecca Freeman, Senior Specialist Historic Heritage 

August 2019 
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1.0 INTRODUCTION  

 
1. The purpose of this report is to provide an urban design assessment of the 

proposed rezoning plan change, review the applicant’s assessments in relation to 

urban design of the proposal, and review the urban design-related aspects of 

submissions. 

 

2. The following information has been reviewed for the private plan change request: 

• Private plan change request Draft Urban Design Assessment Report 

• Private plan change request Assessment of Landscape and Visual Effects 

• Private plan change request Special Character Assessment 

• Private plan change request Bulk and Location Plans 

• Assessment of Effects In relation to a Private Plan Change Request, 

including section 32 assessment 

• Archimedia Private Plan Change report 

• Further information provided by the applicant 

• Two site visits 

• Auckland Council Geomaps databases 

• AUP(OP) zoning patterns and zone provisions; RPS; and Overlays 

• Submissions made on Plan Change 21 (Private): 3 Brightside Road, 149, 151 

and 153 Gillies Avenue, Epsom 
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2.0 SUMMARY OF QUALIFICATIONS AND EXPERIENCE 

 
3. My name is Trevor Stewart Mackie. I hold degrees of Bachelor of Architecture 

and Bachelor of Town Planning. I have practised in town planning and resource 

management, and urban design for more than 25 years. At various stages there 

has been more planning and less urban design, including managing urban design 

and environmental planning policy at North Shore City Council for ten years. 

Much of my work in urban design is urban design planning, review of urban 

design of proposed developments and plans, and plan policy for urban design, 

structure planning, precincts, centre plans, Special Housing Areas, and the built 

environment.  

 

4. For the Auckland Unitary Plan I prepared policy on various topics for Auckland 

Council, and evidence on special purpose – school and tertiary education 

facilities zones, local public viewshaft protection, significant infrastructure, height 

controls for business zones, and precincts.  

  

5. As Urban Design Planner with North Shore City Council I prepared district plan 

policy and zones for the heritage character zones of Devonport, Northcote Point 

and Birkenhead Point, which were early versions of the current Special Character 

Area – Residential overlay in the AUP(OP), and historic heritage schedules and 

policy for the district plan.  

 

6. I have been a Hearing Commissioner for Auckland Council since 2014, on 

planning and urban design in hearings for resource consents, plan changes and 

notices of requirement. 

 

3.0 REVIEW OF URBAN DESIGN ASSESSMENT - EFFECTS ON THE 

ENVIRONMENT 

 
7. The proposed re-zoning is from Residential – Mixed Housing Suburban zone for 

the existing hospital, and Residential – Single House zone with a Special 

Character Area Overlay – Residential (SCAR) for the Gillies Avenue fronting 

properties and demolition controls for 151 and 153 Gillies Avenue, to Special 

Purpose – Healthcare Facility and Hospital zone (SP-HFH).  

 

8. The applicant’s urban design assessment and s32 report considered that there 

could be additional provisions such as a development plan or other mechanism 

for building footprint setbacks and to protect mature trees and the frontage stone 

walls on the site, however those are not part of the proposed plan change as 

notified. The SP-HFH zone allows hospitals as a permitted activity, as well as 

new building development which is more than 10 metres from the street 

boundary and which complies with the development standards.  

 

9. There could conceivably be a new hospital developed on this site as a permitted 

activity and without the ability to address streetscape effects, trees and stone 

boundary walls. However, a development proposal may require resource consent 

for other matters, such as extent of earthworks, traffic and parking, and possibly 

construction noise and vibration. The sample building design is a parallel 

resource consent application (currently non-complying under the zone and 

overlay provisions) and has been designed to comply with the SP-HFH height, 

height in relation to boundary and yard standards, and with a 10 metre setback 

from the street boundaries.  
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10. The following section provides a review of the urban design assessment provided 
with the private plan change request, and urban design merits of the re-zoning 
with regard to urban design best practice, including the relevant provisions of the 
NZ Urban Design Protocol. The matters below have been considered as part of 
determining if the proposal is appropriate to its context; if it will enable 
development and activities that respond positively to the location, the site and its 
surroundings; and if it will contribute to a high quality and enduring 
neighbourhood. It is recognised that the land near to the site may also 
experience substantial change in the future, through re-development and 
intensification.  

  

Urban form context   

11. The applicant’s Assessment of Landscape and Visual Effects has parts dealing 
with the site and the landscape context and existing visual environment, but is 
primarily an assessment of the effects of the proposed building rather than the 
proposed zone provisions. Landscape and visual effects are relevant to urban 
design in relation to urban character and amenity; compatibility of building bulk 
and scale; and maintenance and enhancement of amenity values. 

 
12. The applicant’s Design Statement and Permitted Development Plans report also 

has a focus on the proposed building, but as well shows a hypothetical maximum 
design envelope under the SP-HFH zone provisions to contrast scale and bulk 
and shading. 

 
13. The applicant’s Urban Design Assessment Report builds on an earlier urban 

design analysis of the proposed building and addresses the proposed zone 
provisions. The report concludes that the SP-HFH zone is an appropriate zoning 
and mix of activities for the subject site, and from an urban design perspective, 
the consolidation of healthcare and hospital services around the existing hospital, 
on a regional arterial, easily accessed from the centre of Auckland by various 
modes of transport, and in an area that already includes a diverse mix of 
activities and buildings, has substantial merit. The special character areas of 
Auckland would be vulnerable to such an approach to urban form assessment.  

 
14. At a big picture scale, Gillies Avenue is a primary corridor of Auckland, centrally 

located and highly accessible, with a varied mix of older character houses and 

schools and healthcare / medical facilities, and also many more intensive housing 

types. Its urban form mission will be to manage that mix of older houses, some 

on spacious treed sites, and intensification of residential development, schools 

and healthcare / medical facilities without losing the potential for both growth and 

character retention.  

 
15. The Regional Policy Statement objectives include values of identified special 

character areas being protected from inappropriate subdivision, use and 

development, and that the character and amenity values of identified special 

character areas are maintained and enhanced.  

 

16. These objectives and policies cascade down through the AUP(OP) to Residential 

– Single House zoning, Special Character Area Overlay – Residential (SCAR) 

provisions and demolition controls. This is a relatively fine-grained planning 

approach down to individual site level, and establishes urban design characters 

for identified areas of Auckland. These objectives are not changed by the private 

plan change request, but the efficient use of land for existing and expanded 

hospital facilities and the landowner’s wish to use the land in that way is given 

greater weight in the application reports. The section 32 assessment in the 

Assessment of Effects In relation to a Private Plan Change Request states: 
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“The objectives of the plan change are to enable the efficient operation and 

expansion of the existing hospital, while maintaining the effects on the adjacent 

residential amenity.”1  

 

Special Character Area Overlay – Residential (SCAR) 

17. The overall site is identified in the AUP(OP) as having special character over the 

parts at 149, 151 and 153 Gillies Avenue (Figure 5 below), with additional 

demolition controls on 151 and 153 Gillies Avenue (Figure 6 below). 

 

18. From an urban design perspective historic heritage, older buildings and built 

environment elements, landscape values and amenity values are some of the 

factors that contribute to the character or amenity of a place. The existing 

buildings on the site, and the remnant stone walls, may not have been 

individually scheduled as historical heritage items, but will still be important 

contributing factors to the character or amenity of the special character area. In 

particular, this Isthmus B Mount Eden / Epsom SCAR has the key characteristics 

of late 19th century to 1940 genesis; detached one or two storey houses of 

varying scale, architectural form and character, setback sizes and boundary 

fencing; moderate to large sized lots with a range of subdivision densities; and 

variation in visual coherence.  

 

19. The Gillies Avenue fronting lots are consistent with that character, including the 

stone walls, mature trees, large lot size and the buildings and setbacks on 151 

and 153 Gillies Avenue. The houses on those two lots are consistent with the 

special character, but are largely screened from public view by the stone walls on 

the front boundaries and the mature trees in their front yards, which afford only 

glimpses of the houses from the street. 

 

1 P26 Assessment of Effects In relation to a Private Plan Change Request, SFH Consultants Ltd 
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Figure 1 - Locality  

 

 

 
Figure 2 - Indicative elevation to Gillies Avenue (resource consent application and zone design sample) 

 

Relationship to Neighbours  

20. The Archimedia Private Plan Change Report and the PPC Urban Design 

Assessment Report propose the re-zoning, with supporting provisions for building 

footprint setbacks and retention of mature trees and stone walls, as fitting within 

the existing context of hospital and a varied character of Gillies Avenue within 

this central location, and protecting amenity of neighbouring properties.  

 

21. The private plan change Urban Design Assessment Report describes the 

potential relationships with neighbours in some detail, including building bulk and 

location effects, overlooking and privacy, boundary treatments, effects of mature 

tree retention and changes in ground level. The Archimedia Private Plan Change 
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Report describes bulk and location effects, and potential shading which is 

minimised by the building being located mainly to the south of neighbouring 

properties.  

 

22. The shading assessment uses a maximised bulk building allowed by the SP-HFH 

zone provisions. It should be noted that the trees on the site contribute 

substantial shading at certain times of the day and year. An alternative siting of a 

complying building could have more building mass closer to the northern 

boundary, and controlled by the height in relation to boundary rule. Set at 45°, the 

height in relation to boundary control is not a sun access control, particularly for 

morning and late afternoon when the sun is lower in the sky. Within the 

Residential – Single House zone the 2.5m and 45° height in relation to boundary 

control would allow an 8m high building 5.5m from the boundary. 

 

23. In comparing Residential – Single House zone and SCAR with SP-HFH zone 

provisions the principal differences are as follows:  

• Building height increasing from 8m to 16m  

• Impervious area increasing from 40% to potentially 80% 

• Front Yard changing from average of neighbouring properties to 3m 

• Side yard increasing from 1m to 3m 

• A hospital activity and its building would be a permitted activity if 10m back 

from the street boundary. 

 

24. Practically, the differences may not be as noticeable from neighbouring 

properties, if the higher parts of the building are set back from the boundaries, 

impervious areas include open car-parking at ground level, and the retention of 

mature trees (and the notable tree on 147 Gillies Avenue) would keep the site 

open and spacious. Visual building bulk dominance and overlooking / loss of 

privacy could be significant adverse effects in relation to 32A Owens Road, 

depending on any mitigation provided by trees and the building design. The loss 

of special character will be very noticeable when the houses are removed, and 

again when the new building is constructed. 

 

25. The Urban Design Assessment Report concludes that the height in relation to 

boundary, height and yard controls will ensure residential amenity is maintained 

on adjoining sites consistent with other SP-HFH zoned sites that have residential 

adjoining. It also concludes that the Terraced Housing and Apartment Building 

and Mixed Use zones have similar visual dominance and shading effects, so can 

be considered reasonable in the context of the wider planning framework. I 

consider that those AUP(OP) boundary effect provisions were created to 

authorise a level of effect as reasonable within an intensifying city context, and 

not to say that there is only a minor or no adverse effect. 

 

26. Visual and amenity effects on neighbours could be significantly more adverse if 

the mature trees are not retained, particularly those along the northern boundary 

of the site. The applicant’s assessments, including the visual simulations, rely 

heavily on the trees to mitigate effects on the neighbours to the north. The effects 

include visual bulk dominance, overlooking and loss of privacy. Some of the 

mature trees on the existing Brightside Hospital site may be protected by 

landscape plan condition on the earlier consent, however the submissions 

identify that some trees have been removed from the site southern frontage. 

Stephen Brown’s Review of Visual & Amenity Effects addresses the potential 

loss of trees, and the reliance on them for mitigating effects on neighbours.  
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27. I understand local residents objected to and appealed against the existing 

Brightside Hospital development. The submissions process for the Private Plan 

Change has provided information about current concerns, for urban design 

including area special character, proposed building intensity and height, bulk and 

location, and visual dominance and loss of privacy. Other concerns have also 

been raised, not directly related to urban design, such as construction noise and 

traffic effects, operational parking and traffic.   

  

Location and Context  

28. Gillies Avenue is a highly accessible corridor within Auckland, with good access 

to public transport and the motorway. The site has easy access from the arterial 

road, particularly for private vehicular use for patients and visitors, who typically 

arrive by car or taxi. Its character and context, and identity, include a number of 

schools and medical / healthcare facilities, with their varied and often intensive 

built character. In that sense the general location supports the appropriateness of 

the SP-HFH zoning, if the site had no other important values.  

 

29. The AUP(OP) applied the SP-HFH zone to existing healthcare facilities and 

hospitals, particularly those of a larger area and including some within a 

residential neighbourhood context. The zone was not applied to the Southern 

Cross Hospital sites at Brightside Road, 160 Gillies Avenue, Wairau Road in 

Glenfield, and St Marks Road. I consider that it would be an appropriate zone for 

the existing Brightside Hospital site only if building scale and boundary effects 

could be managed.  

 

30. Connectivity is vital to an urban residential community, and is one of the seven 

essential design principles that create quality urban design (NZ Urban Design 

Protocol). The proposed site potentially has good connectivity, through its three 

street frontages and the transport network more broadly. The street address and 

main entrance may become Gillies Avenue, according to the development 

proposal, fitting the more intensive use of the site and its corridor location. The 

other street frontages will also allow for vehicle access and servicing. At a higher 

level the location is well-connected in transport terms, and will have a regional 

rather than local patient and visitor catchment. 

 

31. The Urban Design Assessment Report concludes that the provisions of the SP-

HFH zone are sufficient to manage potential amenity effects on the streetscape, 

either by a restricted discretionary activity resource consent if the building is 

within 10 metres of a street frontage, or by frontage space sufficient for mature 

tree retention and additional screening landscaping if the building is 10 metres or 

more from the front boundary. If the building is more than 10 metres from the 

front boundary then resource consent is not required, and there would be no 

zone provision requiring mature tree retention or additional landscaping.  

 

32. To be fair the Urban Design Assessment Report and Special Character 

Assessment do recommend that the plan change include a mechanism for 

retention of mature trees, such as a development control plan, to ensure that the 

site has more than the standard set of SP-HFH rules.  In my opinion there would 

be a significant adverse effect on streetscape, and loss of height and bulk 

mitigation, if the unprotected trees on the Gillies Avenue properties were 

removed. 
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33. Landscape context and visual impact, including Mt Eden Maungawhau and the 

volcanic cone sightlines, local treescape and streetscape are also covered in 

Stephen Brown’s separate landscape and visual assessment. 

 

Choice 

34. The proposed rezoning is from Residential – Mixed Housing Suburban for the 

existing hospital, and Residential – Single House zone with a SCAR overlay for 

the Gillies Avenue fronting properties and demolition controls for 151 and 153 

Gillies Avenue, to SP-HFH potentially with additional provisions for building 

footprint and retention of mature trees and stone frontage walls. In urban design 

terms the issue of choice is about ensuring a city has all of the facilities it 

requires, and a broad range of types and scales of residential, business and 

recreational development. It is not necessarily intended to support choosing to 

expand an existing intensive healthcare facility onto land which has been 

determined to have special character to be maintained and enhanced.  

 

35. Choice also involves enabling people and communities of the Auckland region to 

manage Auckland’s natural and physical resources while enabling growth and 

development and protecting the things people and communities value. In this 

case there are parts of the area or site where protection of values does not 

support a change of zoning or removal of the SCAR overlay and demolition 

controls, being 151 and 153 Gillies Avenue. There are also parts where change 

and intensification of healthcare and hospital facilities can reasonably be 

accommodated within the Brightside Road and Gillies Avenue urban fabric, being 

149 Gillies Avenue and the existing hospital site in Brightside Road. 

 

36. The Archimedia Southern Cross Private Plan Change Report does not recognise 

the houses at 151 and 153 Gillies Avenue as being either ‘Constraints’ or 

‘Opportunities’ in its (architectural) site analysis. 

 

Character 

37. The character of Gillies Avenue is a highly varied mix of uses and building types, 
scale and special residential character, supported in this area for the most part by 
mature trees and substantial boundary walls, many of them stone walls.  There is 
not a homogeneous character to the whole of Gillies Avenue and its surrounding 
street network. The applicant’s Assessment of Landscape and Visual Effects 
(and further information) and Urban Design Assessment Report both refer to a 
context of other large non-residential developments located along Gillies Avenue. 
However, they do not recognise the nuanced character of different parts of Gillies 
Avenue, and in particular the predominance of the Special Character Area – 
Residential, Residential – Single House and Residential - Mixed Housing 
Suburban type character on the western side around the site, and which is 
reflected in the current zoning pattern and SCAR overlay. This can be 
distinguished from the more intensively zoned and developed land to the east 
and further towards Newmarket. The applicant’s assessments depict an overall 
mixed development area, which would set a low sensitivity to visual and activity 
change. 

 

38. The building proposals shown for the hospital expansion are for a resource 

consent application, which includes retention of mature trees and the frontage 

stone walls, as well as substantial front and side yard setbacks. The Archimedia 

Private Plan Change Report also demonstrates an example maximum building 

mass which could occur under the SP-HFH zone provisions, but which still has 

greater setbacks than required from Gillies Avenue and the northern boundary. 

Hospital development can be a permitted activity if no part is within 10 metres of 
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a road boundary. A development under the SP-HFH zone provisions could look 

quite different to the building form proposed for resource consent. 

 

39. The Urban Design Assessment Report does not fully address the special 

character effects of the proposed zone change, and if the zoning is to be 

changed the alternative techniques for retaining and protecting that special 

character. However, that is addressed in some detail in the Private Plan Change 

Request Special Character Assessment. In particular, the option of an 

encumbrance on the property is proposed there as a means of protecting and 

retaining mature trees on the site and the stone walls along the street 

boundaries.  

 

40. These two types of features offer the most visible contribution to special 

character, with the older houses relatively discreet in the background and 

screened by the walls and hedge and mature trees (151 and 153 Gillies Avenue) 

or so substantially altered as to not contribute beyond scale and setting. This 

protective mechanism would be outside the AUP(OP), and allow a simpler plan 

treatment as a Healthcare Facilities and Hospital zoned site, consistent with the 

plan treatment of other such sites. Some hospitals have the SP-HFH zone 

modified by a height control variation, which identifies parts of the sites able to 

accommodate taller buildings. Other healthcare facilities and hospitals within or 

adjacent to residential zones may have conditions on their establishing resource 

consents, managing boundary effects, vegetation and landscaping, and parking 

and access. 

 

41. An inevitable outcome of the plan change involves the removal of the existing 

houses from 151 and 153 Gillies Avenue, as foreshadowed by the proposed 

building design and the resource consent application.  The proposal is in parts 

inconsistent with the relevant statutory provisions of the Regional Policy 

Statement, existing zoning and SCAR overlay, including the objectives and 

policies of the AUP(OP). In particular, the existing houses at 151 and 153 Gillies 

Avenue contribute to the special character values of the area, not only in their 

stone walls, mature trees and larger lot sizes, but also in the buildings 

themselves. They only have limited visibility from the street (streetscape) through 

the gateway openings in the walls and with their rooflines and upper storey above 

the walls, but do have a presence and are fully consistent with the identified 

special character.  

 

42. The proposed resource consent and private plan change have the potential to set 

a precedent for the removal of buildings on sites subject to (SCAR) demolition 

rules simply due to the existing building being of low visual prominence, and 

where more intensive use of the site is desired by the owner. A more efficient use 

of the site land resource, that is intensification of activity and buildings, is directly 

opposed to the protective intentions of the existing Residential - Single House 

zone and SCAR, with existing buildings and their special character, densities and 

spaciousness of lot sizes and setbacks intended to be maintained. 
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Figure 3 – Corner of Brightside Road and Gillies Avenue, with house at 153 Gillies Avenue behind wall 

and hedge 

 
 

 
Figure 4 – Driveway entrance to 153 Gillies Avenue, with house at 151 Gillies Avenue visible on adjacent 

site 

 

43. The PPC Special Character Assessment, in concluding comment, raises the 

issue of balancing the objectives of the SCAR and the SP-HFH zone, in favour of 

the interlinked physical, social, economic and cultural associations and needs 

that evolve and change. The community service roles of the Awanui (later 

Brightside) hospital and the hostel accommodation at 149 Gillies Avenue are 

examples of this, and are portrayed as part of the special character as much as 

the physical fabric.  

 

44. In urban design terms, I consider that the overall site could meet the objectives of 

both the SCAR for 151 and 153 Gillies Avenue (retaining the houses), and by re-

design the SP-HFH zone for the remainder of the amalgamated site, and fit into 

the Gillies Avenue character. On an environmental effects basis, there is no 

strong justification for cumulatively replacing the older special character parts 

with more intensive consolidated healthcare facilities and only retaining remnant 

stone walls and some of the mature trees. 
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Crime Prevention Through Environmental Design (CPTED)  

45. The Private plan change Urban Design Assessment Report identifies that:  

“good urban design outcomes for public buildings, like healthcare and hospital 

facilities, will typically not include solid wall fencing over 1m in height and visual 

surveillance of the street from ground floors, along with low planting and/or 

fencing is usually preferred in contemporary developments. However, there is 

also urban design merit in maintaining some of the existing character features 

where they can complement healthcare and hospital facilities, in particular due to 

privacy to patients and medical activities by the stone walls and majestic nature 

of the mature trees that provides significant visual amenity to both the users of 

the hospital, and the wider community.”  

 

46. I agree with that assessment, and note that upper floors of the proposed building 

will also provide some limited outlook over the streets. 

 

47. The main entrance to the site is proposed from Gillies Avenue in the building 

proposal, which would provide a good street address and direct connection to the 

principal street frontage. The proposed zone change does not require vehicle 

access to Gillies Avenue. The development proposal includes transparent 

building linkages between the existing hospital and the new building on the Gillies 

Avenue sites, giving good visibility into and through the site. A resource consent 

would not necessarily be required for a new hospital building if it is set back 10 

metres from the street frontage, and then would not provide an opportunity for 

CPTED and streetscape urban design assessment.  

  

4.0 CONSISTENCY WITH DIRECTION AND FRAMEWORK OF AUP(OP) 

 

48. The strategic direction of the AUP(OP), relative to urban design, is mainly found 

in B2 Urban Growth and Form. It includes a quality compact urban form, 

development capacity and a quality built environment. Objectives seek the 

maintenance and enhancement of the quality of the environment, both natural 

and built. Efficiency of land use, consolidation of healthcare facilities and 

hospitals, and the central location and corridor accessibility would be supported 

by the Urban Growth and Form strategic direction. The proposed re-zoning is not 

inconsistent with those parts of the strategic direction, but to the extent that the 

contribution of special character to the quality of the environment would be 

undermined, and there would potentially be amenity effects on residential 

neighbours.  

 

49. B5. Ngā rawa tuku iho me te āhua – Historic heritage and special character 

includes issues and objectives of identifying special character areas and 

protecting them from inappropriate subdivision, use and development. The 

character and amenity values of identified special character areas are to be 

maintained and enhanced. This has resulted in the lower levels of the AUP(OP) 

in the zoning of the Gillies Avenue properties as Residential – Single House with 

the Special Character Area Overlay – Residential (SCAR) and the demolition 

controls on 151 and 153 Gillies Avenue. 

50. The objectives and policies of the SP-HFH zone are: 

• The efficient operation and development of hospitals and healthcare facilities 

to support the community’s healthcare needs is enabled.  

• A comprehensive range of hospital and healthcare activities, buildings and 

infrastructure, and accessory buildings and activities are provided for.  
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• The adverse effects of hospital and healthcare activities, buildings and 

infrastructure, and accessory buildings and activities on adjacent areas are 

avoided, remedied or mitigated.  

 

51. The SP-HFH zone is an enabling zone, mainly aimed at existing healthcare 

facilities and hospitals, and includes direction to manage adverse effects on 

adjacent areas. The urban design relevance of the zone provisions is in the 

larger scale and intensity of buildings permitted, a recognition that there may be 

more sensitive areas adjacent, such as residential or open space, and an effects 

management approach at the site boundaries.  

 

52. The SP-HFH zone provisions authorise a greater level of adverse effect on 

adjacent residential properties than would be considered acceptable within the 

residential zone, in the same way that Residential - Terraced Housing and 

Apartment Building, Business – Town Centre, Mixed Use and Light Industry 

zones have a greater level of adverse effect where adjacent to lower density 

residential zones. The height in relation to boundary control is partly protective, 

but there will be greater levels of adverse effects of height and bulk dominance, 

and potentially overlooking and reduced privacy, although considered acceptable 

by the permitted activity standard settings at a zone and intensity interface.  

 

53. Gillies Avenue is in parts a representative example of the juxtaposition of older 

residential development with newer and more intensive institutional facilities such 

as schools and healthcare / medical. There is also an intervening layer of more 

intensive residential re-development, such as boarding houses, flats and 

apartment buildings. On the question of whether the SP-HFH zone controls 

(height, height in relation to boundary and yard setbacks) would be robust and 

efficient in addressing privacy and overlooking issues on adjoining residential 

properties, it must be acknowledged that the AUP(OP) has deemed those 

controls to meet the s32 requirements if the zoning is applied within a residential 

context. However, the AUP(OP) does not require that all healthcare facilities and 

hospital sites be zoned SP-HFH, and many do not have that zoning. The zone 

may be inappropriate where there will likely be significant boundary effect issues, 

or where the site is not large enough to internalise those effects. 

 

54. The height limit in the SP-HFH zone is 16m (permitted activity standard) and up 

to 25m as a restricted discretionary activity. There are no matters of discretion 

listed in the SP-HFH zone provisions for building height exceeding 16m, so it is 

presumably treated as a restricted discretionary infringement of the permitted 

height standard.  

 

55. There is also no purpose stated for the height standard within this zone, so the 

assessment would be made in relation to objectives and policies and the effects 

of the additional height.  The volcanic cone viewshaft applies a height limit of 

12.5 – 13m over much of the western part of the existing hospital site. The 

existing 2 – 3 storey hospital building is compatible with the heights of 

surrounding residential development. At 16m height the building would largely not 

be compatible with the existing neighbourhood scale and form, although some 

mitigation would be provided by mature trees on the site and on adjacent sites. 

There are other buildings on and around Gillies Avenue which are of up to 16m 

or greater height, but not in the immediate vicinity of the site. A building between 

16 and 25m in height, that is five to seven storey, would be significantly out of 

scale with the existing and zoned neighbourhood.  

 

56. The AUP(OP) has created some substantial scale changes at zone boundaries, 

where residential intensity is increased or the zone changes from residential to 
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business. Those scale changes involve a stepping of height while applying the 

lower intensity height in relation to boundary rule to properties flanking the zone 

boundary. Auckland will see more of these abrupt height transitions with 

apartment buildings and intensification at the periphery of the business zones.  

 

57. The SP-HFH zone allows greater height for larger sites, which are more capable 

of internalising the effects of building height. Retirement villages in residential 

zones commonly seek greater height for parts of the buildings that are located 

further from residential boundaries. The Special Purpose – School zone has a 12 

or 16m height limit, depending on whether the building is less or more than 20m 

from residential boundaries. In my opinion the subject site and the surrounding 

neighbourhood character could not comfortably accommodate the scale effects 

of buildings taller than 16m, unless the site was significantly larger and able to 

transition from 2 – 3 storey at the periphery up to taller parts in the centre of the 

site.   

 

58. The objectives and policies of the Residential – Mixed Housing Suburban zone 

(the existing hospital site and land to the North of the site) are for: 

 

• Increased housing capacity, intensity and choice 

• A neighbourhood planned suburban built character 

• Quality on-site amenity for residents and adjoining sites and the street 

• Amenity-compatible non-residential activities to be enabled. 

 

This zone enables the residential development that exists in the area, and is not 

inconsistent with the existing hospital development. 

 

59. The objectives and policies of the Residential – Single House zone are: 

 

• Development maintains and is in keeping with the amenity values of 

established residential neighbourhoods including those based on special 

character informed by the past, spacious sites with some large trees, or other 

factors such as established neighbourhood character.  

• Development is in keeping with the neighbourhood’s existing or planned 

suburban built character of predominantly one to two storeys buildings. 

• Development provides quality on-site residential amenity for residents and for 

adjoining sites and the street.  

• Non-residential activities provide for the community’s social, economic and 

cultural well-being, while being in keeping with the scale and intensity of 

development anticipated by the zone so as to contribute to the amenity of the 

neighbourhood. 

 

60. The zone enables non-residential activity, but is relatively protective in terms of 

residential density, character and residential amenity. It facilitates the 

maintenance and enhancement of existing built character, site settings and 

subdivision patterns. These contribute to the urban design character of the area. 

In some parts they also have a SCAR Overlay and some sites have demolition 

controls, to reinforce special character. 
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Special Character Area Residential Overlay over Residential – Single House Zone 

Residential – Mixed Housing Suburban Zone 

Residential – Mixed Housing Urban Zone 

Figure 5 - Existing Zoning and Special Character Area Residential Overlay 

 

 

61. The objectives and policies of the SCAR overlay are (paraphrased): 

• The special character values of the area, as identified in the special character 

area statement are maintained and enhanced 

• The physical attributes that define, contribute to, or support the special 

character of the area are retained, including:  

a) built form, design and architectural values of buildings and their 

contexts;  

b) streetscape qualities and cohesiveness, including historical form of 

subdivision and patterns of streets and roads; and  

c) the relationship of built form to landscape qualities and/or natural 

features including topography, vegetation, trees, and open spaces.  

• The adverse effects of subdivision, use and development on the identified 

special character values of the area are avoided, remedied or mitigated.  

• Require all development and redevelopment to have regard and respond 

positively to the identified special character values and context of the area as 

identified in the special character area statement.  

• Maintain and enhance the built form, design and architectural values of the 

buildings and the area, as identified in the special character area statement, 

so that new buildings, alterations and additions to existing buildings, 

infrastructure and subdivision maintain the continuity or coherence of the 

identified special character values of the area; streetscape qualities and 

cohesiveness; design, scale, height, setback and massing of existing 

development, any distinctive pattern of subdivision, intensity of development, 
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its relationship to the street, streetscape cohesiveness and is of a compatible 

form which contributes to the identified special character values of the area; 

relationship of built form to open space and landscape context; setting of the 

special character area; built fabric and maintenance and repair;  

• Discourage the removal or substantial demolition of buildings that contribute 

to the continuity or coherence of the special character area as identified in the 

special character area statement.  

• Require any application for demolition or removal of a building in a special 

character area to demonstrate that the loss of the building would not erode 

the identified special character values of the area or disrupt the cohesiveness 

of the streetscape and wider special character area.  

• Encourage the on-going use and maintenance of buildings in special 

character areas.  

• Manage the design and location of car parking, garaging and accessory 

buildings to maintain and enhance the streetscape and special character 

values of the area, as identified in the special character statement.  

• Encourage the retention of special features such as boundary walls, fences, 

paths and plantings that contribute to the character of the area.  

 

62. SCAR facilitates the maintenance and enhancement of identified special 

character of the built environment, and establishes a framework for urban design 

that responds to the values of the area and each site. 

 

63. Special character is in my opinion the dominant contribution to urban design 

setting and development patterns in this neighbourhood. I disagree with the 

extent to which the loss of special character houses at 151 and 153 Gillies 

Avenue does not constitute a significant effect because they are not highly 

visible from the street, and whether special character effects would be mitigated 

by the retention of the stone frontage walls and mature trees alone. 

 

 
Figure 6 Sites at 151 and 153 Gillies Avenue with demolition control  
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5.0 SUBMISSIONS ON THE PROPOSED PLAN CHANGE 

 

64. Submissions on the proposed plan change have raised a number of urban design 

issues, which are addressed in the above sections. They include: 

• Appropriateness of the SP-HFH zone for this site 

• Urban form and urban design outcomes depicted by the operative land use 

zone pattern 

• Incompatibility of built form in neighbourhood 

• Height and bulk dominance, overlooking and loss of privacy, shading effects 

on adjacent residential amenity 

• Streetscape effect 

• Scheduled notable and unscheduled mature tree contribution to character 

and building height mitigation 

• Loss of special character houses, cumulative loss of older and character 

houses 

• Change from residential to commercial character 

• Inconsistency with RPS built character issue of regional significance, and 

urban growth and form 

• Undermines special character of the neighbourhood and the special 

character parts of the AUP(OP) – integrity of the plan 

• Rezoning a signal for commercial development to challenge special character 

areas. 

 

 

6.0  CONCLUSION AND RECOMMENDATIONS   

  

65. Special character is in my opinion the dominant contribution to urban design 

setting and development patterns in this neighbourhood. The loss of special 

character houses at 151 and 153 Gillies Avenue would be a significant adverse 

effect even though they are not highly visible from the street, and special 

character effects would not be mitigated by the retention of the stone frontage 

walls and mature trees alone.  

 

66. Construction of a building of the scale proposed will also significantly and 

adversely diminish the special character which the SCAR overlay seeks to 

preserve. Retention of mature trees on the site would be essential if larger 

buildings are to occur, particularly along the street frontages and the northern 

boundary. 

 

67. The s.32 justification for the zone change, and the s.32AA evaluation if the 

proposal is changed, would need to be undertaken or adopted by the decision-

makers on the private plan change. It would need to examine how the proposed 

Plan Change objective and the zone change is consistent with the existing 

relevant AUP(OP) objectives and policies. These include the RPS objectives and 

policies down to the Single House zone and SCAR overlay and demolition 

controls that currently apply to the site.  

 

68. If the zone and provisions are changed then there will need to be a redirection of 

that cascade, giving greater weight to the efficiency of compact city land use for 

the social and economic benefits of a hospital. Such a redirection would in my 

view undermine the plan approach to special residential character, and lead to a 

cumulative vulnerability of Special Character Areas – Residential to replacement 

by more intensive non-residential development. The special character provisions 

provide a defined and protective urban design pattern to the area.     
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69. The private plan change request is consistent with the direction and framework 

of the AUP(OP), only to the extent that it would allow for growth and 

intensification, consolidation of hospital facilities and fit the whole of Gillies 

Avenue mixed character corridor setting if not that of the immediate vicinity of 

the site.  

 

70. The applicant’s assessments, in landscape and visual effects, architecture and 

urban design, have not been of a ‘worst case’ outcome of possible permitted 

activity development under the SP-HFH provisions and with the SCAR deleted. 

The sample proposed building development would have moderate to severe 

adverse effects of visual bulk dominance and loss of privacy to the adjacent 

properties to the north, depending on tree retention and building developed 

design. 

 

71. In my opinion, the SP-HFH zone is not necessarily appropriate for all healthcare 

facilities and hospitals, and is more suited to larger sites which have existing 

intensive development. 

 

72. Overall, and on the basis of the review of application documents and the 

submissions, and this assessment, Proposed Plan Change 21 (Private) would 

undermine the Special Character Area – Residential character and identity, and 

the Special Character Area – Residential provisions of the AUP(OP), which 

provide and protect the urban design setting of the area. SP-HFH zone 

provisions would also allow moderate to severe amenity effects on adjacent 

residential properties. It is recommended that the Plan Change application be 

declined.  

  

  

  

  

  

Trevor Mackie   

BTP BArch(Hons)  

Principal Planner  

Hill Young Cooper    
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Brown NZ Ltd 
P O Box 91370 
Victoria St West 
Auckland 1142 
 
 
 
TO: Panjama Ampanthong I Principal Planner 

Plans and Places 
 Auckland Council 

 
FROM: Stephen Brown 
 
DATE: 22 July 2019 
 
 
 

Re:   SOUTHERN CROSS PRIVATE PLAN CHANGE 21:  REVIEW OF VISUAL 
& AMENITY EFFECTS 

 
 
 

SUMMARY OF QUALIFICATIONS AND EXPERIENCE 

1. My name is Stephen Kenneth Brown. I hold a Bachelor of Town Planning degree and a post-

graduate Diploma of Landscape Architecture.  I am a Fellow and past President of the NZ Institute 

of Landscape Architects (NZILA), and have practised as a landscape architect for 37 years.  

 

2. During that period, the great majority of my professional practice has focussed on landscape 

assessment and planning. I have undertaken strategic studies aimed at evaluating and describing 

the landscape, natural character and amenity values of territorial areas ranging from the 

Auckland Region (in 1982-4 and 2002-8) and the Thames Coromandel Peninsula (2008 & 2014-

15) to the entire West Coast of the South Island (2012-14) and Hong Kong and its territories 

(2006). Throughout most of 2015 and 2016 I provided evidence at the Auckland Unitary Plan 

hearings, supporting Auckland Council in relation to both regional policy statement and district 

plan provisions about such matters as: 

• Volcanic Viewshafts and Height Sensitive Areas;  

• Outstanding Natural Landscapes; 

• Areas of Outstanding and High Natural Character;  

• Rural Amenity; 

• Rural Urban Boundaries; and 

• Precincts and Re-zoning. 
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3. In addition, I have previously been involved with a wide range of development projects, 

including: 

• The Queens Wharf ‘Dolphin’ Application – for Panuku Development Auckland; 

• The Waterview Connection Project and ‘lifting’ of the Northwestern Motorway (SH16) – 

for NZTA; 

• The Launch Bay Precinct, Hobsonville Point (10 apartment buildings & other residential 

development) – for Winton Partners; 

• The Remarkables Station Gondola project – for the Porter Group Ltd; 

• The East-West Link & Northern Corridor Improvements – for Auckland Council; 

• The Hagley Park Cricket Oval – for Christchurch City Council; 

• Marsden Point port development & subsequent wharf iterations – for Northport; 

• Eden Park Rugby World Cup Redevelopment – for the Eden Park Redevelopment Board;  

• The Waitemata Harbour Crossings Options Study – for Opus & NZTA; and 

• The Channel Tunnel Rail Corridor Options – for Travis Morgan PLC & the UK 

Department of Transport. 

 

4. Of some relevance to the subject application, I was involved in the resource consent application 

By Southern Cross Hospitals Ltd for the current hospital at 3 Brightside Road in 1995 -6. 

 

 

INTRODUCTION  

Involvement With the Proposal 

5. In February, I undertook a preliminary appraisal of the Plan Change 21 proposal as part of 

Council’s review for further information (under clause 23(1) of Schedule 1 of the RMA). Since 

then, I have been involved with reviewing the applicant’s response to that request and I have also 

replied to matters raised by local submitters. Those matters are detailed in Section 3.1 of this 

report. I have visited the (Plan Change) application site and its surrounds on numerous occasions 

and this report reflects my assessment of the visual and amenity effects that the application 

would give rise to.   

 

Purpose of This Report  

6. This report addresses the following matters: 

a) The technical proficiency and adequacy of LA4’s assessment of visual effects in relation to 

the Plan Change proposal, including any ‘gaps’ that remain in terms of that assessment; 
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b) My assessment of the proposal with regard to relevant objectives and policies, and effects; 

c) Key areas of agreement and disagreement; and 

d) My conclusions and recommendation.  

 

 

REVIEW OF THE ASSESSMENT UNDERTAKEN BY LA4  

Response to Additional Information Provided By Applicant 

7. My review for further information (clause 23(1)) of the Plan Change application culminated in a 

request for the following information to be following additional material should be provided to 

assist with more accurate interpretation of the revised scheme’s effects: 

   

1. Clarification of whether or not the H25 provisions include compliance with the Volcanic 

Sightline overlay control; 

2. Clarification as to whether or not the latest set of photo simulations show this control applied 

to the building envelopes shown for Viewpoints 1-11; 

3. Explanation of how amenity values in respect of section 7(c) of the Act have been interpreted 

and applied to the evaluation of effects by LA4; 

4. Further explanation of how some high levels of visual effect translate into lower levels of 

amenity effect (as, for example, with Viewpoint 1);  

5. Further analysis of effects in relation to Viewpoint 2, given the quite limited scope of the 

photo and simulation prepared for that vantage point; 

6. Further explanation of the amenity effects that would be experienced by local residents, as 

opposed to the more transient exposure and effects associated with the motoring public 

cyclists, etc; 

7. Further analysis and/or graphic depiction (via photos, etc) of the effects that would be 

experienced by those living at 30-38 Owens Road; 

8. Analysis of the degree to which the existing trees and other vegetation found at 3 Brightside 

Road and on the sections at 149-153 Gillies Avenue could be expected to survive with 

development under the auspices of the H25 provisions and therefore provide the level of 

screening, buffering and mitigation anticipated in LA4’s report. 

 

8. In reply to these matters, Rob Pryor of LA4 (on behalf of the applicant) responded with a letter 

dated 5th March. The following are key excerpts from that correspondence:  

Request  

Explanation of how amenity values under section 7(c) of the RMA have been interpreted and 

applied to the evaluation of effects assessed by LA4.  

 

199



Response  

………. The height and bulk of development enabled by the PPC would not adversely affect 

the amenity of the surrounding streets or neighbouring properties. The mass and height 

would result in a development appropriate to its location (as identified in the Motu Site 

Context: Surrounding Built Form). Overall, it is considered any adverse effects associated 

with the built form, height and massing can be considered to be minor in the context of the 

receiving environment.  

In my opinion the standards, provisions and assessment criteria within the H25 SPHZ will 

protect the surrounding residential area and minimise potential adverse effects of 

overshadowing, visual dominance and loss of visual privacy on adjacent properties while 

maintaining a high standard of amenity.  

 

Request  

Explanation of how some high level of visual effects translate into lower levels of amenity 

effect (for example in Viewpoint 1). 

Response  

………… While some of the viewpoints, in particular those in close proximity to the site 

resulted in moderate visual effects, the context within which they were viewed resulted in 

lower levels of amenity effect. For example, Viewpoint 1 from the corner of Gillies Avenue 

and Brightside Road, while highly visible would not appear incongruous in the context of the 

adjacent Brightside Hospital, location of the site adjacent to an arterial road and other large 

non-residential developments located along Gillies Avenue. 

 

Request  

A further analysis of effects in relation to Viewpoint 2, given the limited scope of the photo 

and simulation prepared for that vantage point. 

Response  

…………. One of the difficulties in such close viewing locations are the restrictions enabled by 

a 50mm lens on the camera which tends to crop the view. A 50mm lens was chosen in 

cognisance of Auckland Council’s Information Requirements for Landscape and Visual Effects 

Assessments. A fuller understanding of the effects can be gained in association with 

Viewpoint 1 taken further south along Gillies Avenue and the analysis accompanying it. 

………. 

 

Request  

Explanation of the amenity effects that would be experienced by local residents, as opposed 

to the more transient exposure and effects associated with the motoring public cyclists etc. 
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Response  

………… The anticipated massing reference plan (Archimedia plan A920) illustrates the 

proposed massing building footprint. The footprint is set back 10m from the Gilles Avenue 

and Brightside Road frontages. As outlined in the Arboricultural response prepared by Peers 

Brown Miller, all the trees shown around the perimeter of the development footprint would 

be able to be retained if the building footprint were to be established as shown on that plan. 

The report also notes that even the large trees near the corner of Brightside Avenue that 

have the footprint encroaching on their driplines would tolerate any excavation work at or 

about the distance shown from their bases.  

The four feature trees along the Gillies Rd frontage could also be retained, and one feature 

tree in the northwest corner could be incorporated. The retention of these trees in addition 

to the two large scheduled trees within the site and street trees along the Brightside Road 

frontage would provide a suitable level of mitigation to future development enabled by the 

plan change and ensure the visual amenity values of the surrounding residential area will 

not be adversely affected. 

 

Request  

A further analysis and/or graphic depiction (via photos etc) of the effects that would be 

experienced by those living at 30-38 Owens Road.  

Response  

The existing mature trees within the Southern Cross site will provide a good buffer and 

screening towards parts of development enabled by the plan change. Additionally, there are 

trees within the neighbouring properties in Owens Road. The Owens Road properties are 

generally orientated north towards the sunlight and not south towards the site. The rear 

yards of these properties, facing the site are typically service and access yards with 

associated garaging. 

 

Request  

An analysis of the degree to which the existing trees and other vegetation found at 3 

Brightside Road and on the sections at 149, 151 and 153 Gillies Avenue could be expected to 

survive with development under the controls of Chapter H25 (Special Purpose – Healthcare 

Facility and Hospital Zone) provisions. ………. 

Response  

This has been fully addressed in the Arboricultural response prepared by Peers Brown Miller. 

 

9. In addition, a letter from Reuben O’Halloran of Archimedia dated 20th March 2019 states as 

follows: 

In response to a request for clarification, Archimedia can confirm that the building massing 
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shown in the images contained within the report prepared by LA4, do account for the 

controls on the site imposed by the volcanic viewshaft. ………… 

 

10. I have considered these responses and my evaluation of them is as follows, addressing more 

technical issues first. It is accompanied by LA4’s map showing the location of Viewpoints 

discussed in my review: 

 

The W26 Viewshaft: 

11. Archimedia’s visual simulations show the proposed H25 building envelope as simple block models 

that reflect the ‘outline’ nature of the Plan Change proposal. Reuben O’Halloran makes it clear 

that the revised roof profile of the proposed building envelope complies with the control for 

Volcanic Viewshaft W26. I accept this to be the case.   

 

 

Map Showing Viewpoint Locations (LA4)  

 

Viewpoint 2: 

12. Archimedia’s simulation for Viewpoint 2 is quite truncated, apparently as a result of employing a 

50mm SLR lens format. I discussed this matter with Rob Pryor of LA4 and indicated that I would 

be quite happy for a wider angle, simulation to be prepared for Viewpoint 2, so as to capture a 

more realistic perspective of the H25 building envelope – even if this were to result in a degree 

of image distortion. However, I have yet to see a simulation that captures the view from this 

vantage point in a more realistic and meaningful fashion. In my opinion, the current ‘before’ and 

‘after’ photos are of limited assistance in this regard, although they do suggest that a building 
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within the proposed envelope would have a very high level of visual presence.  

 

Visual Simulations & Trees: 

13. The report from Peers Brown Miller Ltd (referred to by Rob Pryor and dated 27 February 2019) 

indicates that the building footprint shown on Plan A920 would avoid most of the trees currently 

on site, including three scheduled trees. For that reason, most of the trees on site are shown in 

Archimedia’s visual simulations and their mitigation function is commented on repeatedly in 

LA4’s assessment of effects. In addition, the Peers Brown Miller report comments on the street 

trees around the site, stating at p.4 of their report that: “I can say with confidence that all the 

trees shown around the perimeter of the development footprint would be able to be retained if 

the building footprint were to be established as shown on that plan. Even the large trees near the 

corner of Brightside Avenue that have the footprint encroaching on their driplines would tolerate 

any excavation work at or about the distance shown from their bases.” Even so, the report 

concludes on a less certain note (p.4, Conclusion) in relation to the provision of vehicle 

manoeuvring, pedestrian access and circulation, and other activities, on site.  

 

14. In fact, most of the vegetation found on site is neither scheduled nor otherwise protected at 

present. As a result, it is unclear just how much of it would actually be retained in the long term, 

even though LA4’s assessment appears to place considerable reliance on its screening and 

buffering effects to down-scale and soften the profile of development within the proposed 

building envelope. The PPC21 provisions do not offer any certainty or assistance in this regard.  

Consequently, other ‘other activities’, excavation and development within the dripline of some 

trees and ‘Mother Time’ are all likely to take a higher toll of this ‘screening vegetation’ than is 

suggested by the photo simulations.  

 

15. It is my opinion, therefore, that LA4 have taken a somewhat optimistic view of the mitigation that 

will be provided by the site’s vegetation cover into the future even though such mitigation is 

central to many of their findings – as with the example (Viewpoint 1) described in my further 

information review. In that case, paragraph 5.25 of LA4’s report states as follows:  

Implications of permitted development  

5.25  From this close viewing location, there will be a highly noticeable change in visual 

amenity due to the currently less developed nature of the site. The more vegetated 

character will be replaced with a greater level of built form and development. 

 

16. Even so, LA4’s paragraphs 5.26 and 5.27 then go on to state that: 

5.26  Development permitted under the H25 provisions will not adversely affect the 

existing urban amenity due to the highly modified nature of the surrounding 
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environs and mitigating effect provided by the existing puriri, tulip and pohutukawa 

trees along the street frontage. The development will appear continuous with the 

existing urban fabric, albeit of a greater height and form than currently exists.  

5.27  From this viewpoint the height and massing will have minimal adverse visual effects 

as depicted in the architectural rendering due to the form and scale provided by the 

mature vegetation within the site. The height infringement does not obstruct any 

views or visually dominate the streetscape. 

 

17. This is but one example that highlights the considerable reliance placed on vegetation to limit the 

effects of development within the H25 building envelope. In fact, all of the other effect ratings 

for Viewpoints 2- 11 appear to be influenced to some degree by the presence of large scale, trees 

on and around the subject site. Even the analysis of effects in relation to Viewpoint 7, located 

atop Mt Eden, includes the following comment at paragraph 5.54 of the LA4 report – that, “The 

vegetated characteristics of the Epsom residential area are evident from here with dwellings set 

into well-established properties”. 

 

Residential Amenity Effects & The Proposal’s Impact on Owens Road Properties: 

18. The RMA describes "Amenity Values" as being:  

those natural or physical qualities and characteristics of an area that contribute to 

people's appreciation of its pleasantness, aesthetic coherence, and cultural and 

recreational attributes. 

 

19. This alone indicates that 'amenity' is ultimately more complex than just the degree to which 

development within the H25 envelope would intrude into current views of, and towards, the 

Brightside Hospital site and 149-153 Gillies Avenue.  Amenity values relate to appreciation of an 

environment that is ‘known’ and appreciated - bringing into play concepts of identity and sense 

of place (evolved from the Greek concept of the 'genius loci') that reflect the more particular, 

even unique, qualities of a location or area.  Furthermore, while pleasantness and aesthetic 

coherence can solely relate to visual attributes or qualities, they are more typically also influenced 

by a wider range of sensory factors, including noise, lighting, smells and awareness of activity and 

movement – in effect, the fuller spectrum of sensory factors that contribute to perception and 

appreciation of an area's character, pleasantness and aesthetic coherence.  

 

20. In this case, it is difficult to determine the degree to which such values have been explored. None 

of the photos included in LA4’s assessment have been taken from local private properties, 

although many of those included in Motu Design’s “Urban Design and Landscape Analysis” (dated 

21 January 2019) are of local properties. Instead, it appears that all of LA4’s assessment has been 

undertaken solely from surrounding streets, without recourse to actually visiting and interpreting 
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effects on local residential properties. I do not consider this to be a ‘fatal flaw’ relative to those 

properties lining the southern and western sides of Brightside Road, as the road corridor 

(together with fencing, walls, hedgerows, trees and other vegetation) offers a degree of 

mediation between most local properties and the subject site. 

 

21. However, I do not regard LA4’s assessment as being adequate in relation to the residential 

properties that physically abut the Plan Change site down Owens Road. The close proximity and 

direct interface of those properties with the subject site requires more specific, fine-grained, 

evaluation.  At p.3 of Rob Pryor’s response to Council’s further information request, the following 

points are made in relation to these properties: 

In terms of the effects that would be experienced by those living at 30-38 Owens Road I 

would make the following comments.  

The existing mature trees within the Southern Cross site will provide a good buffer and 

screening towards parts of development enabled by the plan change. Additionally, there are 

trees within the neighbouring properties in Owens Road. The Owens Road properties are 

generally orientated north towards the sunlight and not south towards the site. The rear 

yards of these properties, facing the site are typically service and access yards with 

associated garaging. 

 

22. I agree that many of the owner-occupied and rental properties within this sequence of housing 

are indeed aligned perpendicular to the subject site, while garaging is found at the interface of 

three properties with the Brightside Hospital site. However, this is not always the case.  

 

23. 36 Owens Road has an elevated rear deck and garden area, and both of these are exposed to the 

boundary with the subject site. Existing trees screen part of the view above and beyond an 

intervening fence, but not all of it. Moreover, 32A Owens Road appears likely to be affected to 

an even greater degree: it has a courtyard and swimming pool that would be exposed to both 

that part of the development envelope abutting Gillies Avenue and the main ‘wing’ aligned 

parallel with Brightside Road. That same wing would conceivably also offer more fleeting views 

into the main house, next to the swimming pool and courtyard – both of which currently enjoy a 

high level of privacy.   

 

24. These effects are not mentioned in LA4’s AEE report at all, while Mr Pryor’s reply appears to 

dismiss them. Moreover, both Mr Pryor and Reuben O’Halloran of Archimedia, were provided 

with copies of photos that I took during my site visit to Owens Road (overleaf) and Mr O’Halloran 

subsequently provided me with images also taken from 32A and 36 Owens Road. He indicated 

that these would provide the basis for photo montages showing the proposed development from 

those properties. It’s my understanding that the photo montages would be included as part of 
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the applicant’s expert evidence and would be circulated prior to the hearing.  

 

25. In addition, it is important to consider the wider context for the application. The characteristics, 

aesthetic coherence, identity and sense of place associated with the area around the subject site 

are all germane to evaluation of the Plan Change proposal.  Again, Mr Pryor indicates that he has 

done this. But, for example, neither his report nor his reply to the further information request 

mention the Special Character Overlay that applies to 49-53 Gillies Avenue and other local 

properties, nor can I find any evaluation of the way in which the proposed building envelope 

would integrate with residential development that largely comprises stand-alone, two-storey, 

dwellings and mature gardens.  

 

 

Photo of the courtyard and swimming pool at 32A Owens Road facing potential development to both the south & east 
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Review of The Applicant’s Assessment 
 

26. In terms of landscape assessment best practice, it is normal to consider the ‘worst case’ scenario 

likely to arise from any development proposal. In this instance, the block profile of the building 

envelope proposed under the H25 provisions represents the ‘worst case’ in relation to built form 

and the integration (or otherwise) of that form with surrounding residential, including the Special 

Character Overlay applied to part of Gillies Avenue. 

 

27. However, the very nature of the Private Plan Change limits the scope to anticipate ways in which 

a future hospital building might respond to its setting through its own built form and profile, 

modulation of its walls and roofing, the interplay of solid planes with glazing, architectural 

detailing and other design mechanisms.  Importantly, this also limits the degree to which activities 

within the grounds surrounds surrounding the building(s) can be foreseen, including areas of 

vehicle circulation and pedestrian activity, while the future landscape treatment of those grounds 

also remains a matter of conjecture. In a related vein, the simulations prepared by Archimedia 

under the apparent direction of LA4 avoid any depiction of such site development and use.    

 

28. Unfortunately, this also means that questions remain about the amount of existing vegetation on 

site that might remain in the future. In this regard, it is notable that just two of the trees shown 

within the hospital site in various simulations are protected via scheduling in the AUP. With no 

protection offered the remaining trees and vegetation on site under the H25 provisions, it might 

therefore be realistic to anticipate that some, potentially all, of this other vegetation will 

disappear over time. Some of that planting may be replaced by new planting, but that is also a 

matter of conjecture at this time. In fact, the one tree of real scale that is scheduled – a 

pohutukawa – sits between the two proposed blocks in Plan A920, whereas virtually all of the 

other trees around the proposed building platform’s periphery remain unprotected.   

 

29. As a result, any building or buildings eventuating under the aegis of the proposed H25 provisions 

appears likely to be much more visually conspicuous and prominent than is indicated by the AEE 

simulations, particularly so in the longer term. While the rock walling facing Gillies Avenue and 

Brightside Road that is to remain, together with street trees and vegetation within neighbouring 

properties, would help to soften the profile of such development, it is unlikely to achieve the level 

of screening shown in the simulations. As a result, it is my opinion that LA4 has not assessed the 

full range of effects associated with potential development under the H25 provisions, either in a 

‘worst case’ sense or with regard to what might be realistically expected to eventuate on site.  Its 

assessment has, in fact, relied heavily on the mitigation provided by that unprotected vegetation 

cover for virtually all of the viewpoints employed in its report. 
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30. Moreover, the issue of a building with a 15,000m2 floor area and height of 16- (Permitted) to 25m 

(Restricted Discretionary) that has not been assessed with regard to the existing building stock 

and pattern of development within Brightside Road and Owens Road, or the Special Character 

Overlay applied to 149-153 Gillies Avenue.  In my view these matters are directly germane to 

evaluation of the degree to which the proposed Plan Change would affect appreciation of the 

locality’s character, aesthetic coherence and identity. Unfortunately, none of these matters are 

apparently discussed in LA4’s report. 

 

31. Finally, in this rather critical vein, the effects of potential development within the proposed H25 

building envelope do not appear to have been assessed in any detail with regard to 30-38 Owens 

Road, the neighbours that physically abut the subject site. I have considered this area, specifically 

because of its physical proximity to the proposed building envelope. 

 

32. Having visited all of these properties, and notwithstanding the absence of the additional 

simulations requested of the applicant, it is my assessment that a building complying with the 

proposed controls has the potential to be both intrusive and excessively dominant – especially so 

in relation to 32A Gillies Avenue. It would also potentially impact on the privacy currently enjoyed 

by the occupants of both 32A and 36 Owens Road. In terms of such direct effects, it is therefore 

my opinion that the Plan Change proposal would conceivably have a high, to very high, impact on 

the occupants of 32A Owens Road – regardless of how much vegetation is retained on the subject 

site. The Plan Change’s amenity effects in relation to no.36 would be more limited, but still 

conceivably of a Moderate level, while those for other properties between the ‘top’ of Brightside 

Road and Gillies Avenue would typically be of a Low, to perhaps Low-Moderate, order. 

 

33. Turning to Brightside Road itself and the properties down both the southern and western sides 

of the road, it is clear that views of the proposed building envelope would be partially interrupted 

by a mixture of fences, walling, garden vegetation, street trees and even some of the trees within 

the hospital grounds. Even so, the 139m length and 16m plus height of the proposed hospital 

development would totally dominate Brightside Road, irrespective of the mediation that I have 

just described. It would become the visual and physical ‘centrepiece’ of the environment 

enclosed by Brightside Road, Owens Road and Gillies Avenue – including Shipherds Avenue. As 

such, it is my assessment that it would generate a Moderate-High level of effect in relation to 

those properties lining Brightside Road and the northern end of Shipherds Avenue. 

 

34. Additionally, however, it is important to consider the changes that the H25 provisions would give 

rise to relative to the wider character and identity of the residential area around the hospital site. 

As indicated above, effects on an area’s ‘pleasantness’ and ‘aesthetic coherence’ are critical in 

terms of any locality’s identity and sense of place. In addressing this issue and related matter of 
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integration of a new hospital with its landscape setting, the Special Character Overlay also needs 

to be considered.  

 

35. Schedule 15 of the AUP identifies the Gilles Avenue properties, together with others within that 

road, down both sides of Shipherds Avenue, and along the northern side of Owens Road, as being 

within the Special Character – Isthmus B1 Overlay. That Overlay is described as follows: 

15.1.7.3.2. Summary of special character values  

Historical:  

The area collectively reflects an important aspect, or is representative, of a significant period 

and pattern of community development within the region or locality.  

The overlay area is of significance as it demonstrates an early period of residential 

development in Auckland City. It retains a number of representative areas of late 19th and 

early 20th 
 

century suburban residential developments. House designs and streetscape 

character are typically that of the Edwardian villa suburb, English Cottage revival and the 

Garden Suburb movement. Substantial population growth in Auckland and the provision of 

cheap public transport with the introduction of electric trams resulted in a wave of 

residential development in the late 19th
 
and early 20th Centuries. ................  

Physical and visual qualities:  

The area collectively reflects important or representative buildings, types, designs, styles, 

methods of construction, materials and craftsmanship, urban patterns, landscape, and 

streetscape qualities.  

The overlay area is of significance for its physical and visual qualities as it encompasses an 

exceptionally large grouping, of mid to late 19th and early to mid-20th century houses, 

together with associated urban patterns of development, that collectively reflect important 

trends in New Zealand’s residential architectural design (particularly the Garden Suburb 

concepts described above) and the development of suburban residential areas in the 

Auckland region.  

The style of dwellings can be diverse and the area includes examples of Victorian and 

Edwardian villas, Arts and Crafts influenced houses, Art Deco houses, English Cottage style 

dwellings and Californian bungalows. ………. 

Dwellings in the overlay area are typically set well back from the road, and there is an 

abundance of trees and vegetation both on private and public land. The Special Character 

Areas Overlay – Residential: Isthmus B1 and B3 areas are characterised by lower housing 

densities generally combined with period housing and an abundance of planting. The Special 

Character Areas Overlay – Residential: Isthmus B2 areas generally have higher housing 

densities and building coverage than areas in the Special Character Areas Overlay – 

Residential: Isthmus B1 and B3 area, and also include period homes.  
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36. Collectively, the subject houses at 149-153 Gillies Avenue, together with the wider array of 

heritage dwellings and mature gardens spread across Mt Eden’s volcanic mantle, contribute to 

perception of a landscape that remains both fundamentally residential in nature and that is 

imbued with very strong heritage overtones. It is also clear that a reasonably clear demarcation 

has already emerged between the residential environment dominated by one and two storey 

dwellings and mature gardens down the western side of Gillies Avenue and the sequence of larger 

scale, increasingly commercial and institutional, development (such as Epsom Girls Grammar) 

that now lines much of the eastern side of that road corridor.   

 

37. Furthermore, even though Brightside Road often acts as a cut-through between Gillies Avenue 

and Owens Road, both that road and (even more so) Shipherds Avenue, retain a sense of relative 

tranquillity, and peace and quiet, that belie the locality’s proximity to Newmarket and a series of 

major road corridors (including the Southern Motorway and Market Road). In my view, this also 

needs to be recognised in assessing the effects of the Plan Change proposal. This, however, is not 

the case for Gillies Avenue, which is a heavily trafficked road corridor. 

 

38. Finally, I have considered the effects of the current Brightside Hospital in its surrounds. Like the 

residential development surrounding that current facility, the existing hospital is a predominantly 

two-storey structure that is set well back from both the Brightside Road corridor and adjoining 

properties off Owens Road.  It is enclosed by a mixture of mature trees, other vegetation and 

stone walls. Activity within the hospital grounds is quite low key and insular, so that there appears 

to be limited interaction with neighbouring properties, except in relation to related parking 

within the local street network. Aided by the site’s ample yards, it remains reasonably recessive 

and there is little evident disruption of the key qualities associated with the residential catchment 

facing and physically abutting the current hospital. In my assessment, it would be very difficult 

for development under the H25 provisions to protect those same qualities, particularly given the 

inordinate bulk, length and overall scale of the proposed building envelope.  

 

39. Taking all of these matters into account, I have compiled the following set of ratings for LA4’s 

viewpoints in Table 1 (overleaf). These summarise my evaluation of the likely effects of 

development under the H25 provisions. In addition to the viewpoints addressed by LA4, I have 

added a viewpoint, which generically addresses the effects on properties from 30-38 Owens Rd. 
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Table 1. 

  AMENITY EFFECTS:  

VIEWPOINT: SENSTIVITY TO 
CHANGE: 

 Visual 
Presence / 
Contrast: 

Changes to 
Character: 

Impact on 
Aesthetic 
Coherence: 

Changes to Local 
Identity: 

EFFECT 
RATING: 

1. Gillies Ave / Brightside 
Rd 

Moderate / High  High High High Moderate / High High 

2. Gillies Ave / Kipling Ave Moderate / High Very High Very High High High High 

3. Gillies Avenue Moderate Moderate / High Moderate / High Moderate / High Moderate Moderate / 
High 

4. Brightside Road High Very High High High Moderate / High High 

5. Kipling Avenue Moderate High Very High Moderate / High High High 

6. Gillies Avenue High Very High Very High High High High 

7. Mt Eden Summit Low Low Low Very Low Very Low Low 

8. Brightside Rd / Owens 
Rd 

Moderate Moderate Low / Moderate Low / Moderate Moderate Moderate 

9. 10 Brightside Rd Moderate Moderate / High Moderate / High High Moderate / High Moderate / 
High 

10. Shipherds Avenue Moderate / High High High High  High High 

11. 2 Brightside Rd Moderate High Moderate / High High High Moderate / 
High 

12. 30-38 Owens Rd Low - High Low – Very High Low – Very High Moderate / High Low – Very High Low – Very 
High 

 

40. Of necessity, the last ratings – for Viewpoint 12 – reflect the wide range of effects that would be 

visited on the properties adjoining the northern boundary of the hospital site. It should also be 

noted that this assessment takes into account the potential removal of most of the trees within 

the hospital site and the fact that most of the street trees lining the northern side of Brightside 

Road are deciduous. The proposal has been evaluated both with and without a full canopy on 

those silver birches, and the differences associated with seasonal changes to those trees can be 

appreciated by comparing the images for Viewpoint 4 with those for Viewpoint 8-11.   

 

41. Finally, I confirm that Table 1 employs a rating scale that is aligned with the 7-point scale of 

ratings recommended by the NZ Institute of Landscape Architects (Best Practice Note: Landscape 

Assessment And Sustainable Management 10.1) and Auckland Council’s “Information 

Requirements for the Assessment of Landscape and Visual Effects1”. An explanation of the rating 

scale employed is found in the table overleaf: 

 

 

1 
http://content.aucklanddesignmanual.co.nz/resources/tools/landscapeandvisualeffectsassessment/Documents/Landscape%2

0and%20Visual%20Effects%20Assessment%20Requirements.pdf 
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Ratings Scale: 

 Adverse Effects: Adverse Effects 
Rating: 

RMA 
Rating: 

1 No appreciable change to existing urban character & values No Effect  

Minor Effect 
2 Limited change to some urban landscape elements & character; no change to 

amenity values   
Very Low / Low Effect 

3 Increasingly evident change to some urban landscape elements & character; 
limited change to amenity values (aesthetic cohesion, pleasantness, identity)  

Low/ Moderate Effect  

4 Appreciable change to some urban landscape elements & character; more 
obvious impact on some amenity values  

Moderate Effect 

5 Marked change to some urban landscape elements, character & amenity 
values  

Moderate / High Effect  

Significant 
Effect  

(Or greater) 
6 Obvious degradation / loss of urban landscape elements, character & 

amenity values  
High Effect 

7 Severe degradation / loss of urban landscape elements, character & amenity 
values  

Very High Effect 

 

REVIEW OF PUBLIC SUBMISSIONS  

42. I have reviewed the submissions received in respect of the Plan Change proposal. Those of most 

relevance to my review include the following from: 

22    P Taylor 

33    M Lorimer 

45    M Adams 

73    C Cliffe 

75    M Parker 

79    A Randerson 

91    G Allen 

92    R Speer 

93    S Speer 

94    Eden Epsom Residential Protection Society Inc 

108  Housing NZ Corporation 

142   J Allen 

159   S Nelson & F Holdsworth 

 

43. The matters raised in these submissions are varied, but in relation to landscape and amenity 

issues the following comments are typical of many of those received: 

C Cliffe: 

(ii)  The retention of particular large trees on site and stone walls will not mitigate or 

adequately screen the dominance, visual bulk and mass of the proposed new buildings 

as viewed from my property. Existing birch trees lining Brightside Road provide partial 
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screening, but these are deciduous and sporadic. Buildings of the proposed form, bulk 

and height of 16 metres and potentially reaching 25 metres, will be highly visible from 

my residence and will create a visual intrusion incongruous with the residential milieu 

of the area. There will be a significant and unacceptable loss of residential amenity.  

(iii)  Stemming from (ii) the height and bulk of the proposed new buildings will result in a 

loss of visual privacy from the upper storeys and increase shadowing of Brightside 

Road and property frontages, particularly in mid-winter when sunlight and warmth is 

most needed. This further detracts from amenity value and results in a loss of personal 

well-being.  

A Randerson: 

(d) The subject site lies within an established area of residential zoned land with the Gillies 

Ave part of the site covered by an overlay, which seeks to retain and manage the 

special character values of this part of Epsom, integrated as it is with the eastern side 

of Mt Eden. The purpose of the overlay is described in Chapter 018 of the AUP. PC 21 

undermines the integrity of the Special Character Overlay by introducing a land use 

which is contrary in all respects to the heritage and special character purpose of the 

overlay. 

 

(e) PC 21 has potential adverse effects on neighbouring properties and the locality arising 

from the potential intensity of development, the incompatibility of built form 

relationships contemplated by PC 21, ……... Together, these actual and cumulative 

adverse effects confirm that the locality of PC 21 is unsuitable. 

 

(f) Adverse effects from PC 21also include the undermining and degradation of the 

residential and character heritage environment of the subject site and its vicinity 

as well as the urban amenity considered and protected by the integration of the 

Single House Zone and the Special Character Overlay in this location. 

G Allen: 

We have enjoyed the heritage aspects of our immediate community, and the many 

large specimen trees, planted by the original Owens family which are dotted though 

out the existing Owens Rd/ Brightside Rd block. Four of these trees, two Totara , a 

Phoenix Palm and a full-size Macadamia tree have been retained on our site, and at 

our instructions, the house was specifically designed around them, forming a north 

facing central Courtyard. Specimen Pohutukawa, Puriri, Karaka and Queensland Kauri 

which are all found within the block, are part of a wider-scale planting undertaken at 

the same time within the Owens Rd, Gillies Ave area 

The effects of the current proposed rezoning of the 3 Brightside Rd and the four Gillies 

Ave sites from mixed residential and single house residential with special character 

overlay (151, 153 Gillies Ave) to Special Purpose Healthcare Facility and Hospital Zone, 

on our residence, and the neighbourhood generally, would be immensely detrimental 

in terms of daily residential living and enjoyment …... 
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R. Speer: 

Proposed building height up to 16metres permitted and up to 25 metres under 

certain circumstances.  This contrasts greatly with the 8metre maximum allowed 

in the surrounding residential area. This is a 200% to 300% increase with 

consequences for privacy, overlook and shadowing of adjacent residential 

properties. 

Proposed large building bulk will extend along the full frontage of the subject site on 

Gillies Ave and potentially most if not all of Brightside Road. Redevelopment of the 

existing hospital building will be possible to provide for 5-6-even 7 storey buildings. 

This scale of building bulk will enable visual imposition and dominance completely 

out of character with the local area which is largely comprised of one and two 

storey buildings often on large single sites. 

 

J Allen: 

The likely scale of change resulting from the rezoning proposal will be enormous when 

compared with the existing residential baseline for the area. ……. 

Draft drawings presented to residents last year for a new hospital reveal the high scale of 

intrusion into the established residential area. Overall the comparison shows a hospital 

campus that is planned to be approximately 3 times the size of the current Brightside 

Hospital facility. …….. 

 

………… Epsom Girls Grammar School lies to the north of the proposed development. Three 

of its buildings are located on Gillies Ave; the most prominent being the Raye Freedman 

Arts Centre which is the most northerly building. At its Northern extreme, the tip of its 

cantilevered roof is at 10m above ground/street level. The building’s height at its opposite 

southern end is 7.5m. The average height of the building is approximately 9m above 

ground level, and at this height the building is both very prominent and imposing within its 

landscape. The building proposed by Southern Cross is a 16m high block, being almost 

twice the height of the Raye Freedman Arts Centre and approximately twice the maximum 

height permitted for the residentially zoned sites that Southern Cross propose to build over. 

The building proposed by Southern Cross is grossly incompatible with both the historical 

and present character and zoning (recently reinforced and reiterated in the unitary plan) 

of this neighbourhood. ………….. 

 

The NZ Housing Corporation: 

While the Corporation does not have an interest in the land subject to the Proposal and 

does not oppose the proposed activity, the Corporation has concerns regarding that part 

of the Proposal that seeks to remove the Special Character Area Overlay from three sites 

at 149, 151 and 153 Gillies Avenue, Epsom.  
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In summary, the Corporation has concerns regarding the appropriateness of, and 

adequacy of the case made in support of, the removal of the Special Character Area 

Overlay from the three sites at 149, 151 and 153 Gillies Avenue, Epsom. 

 

44. Mr J Allen has produced a very detailed submission, which addresses PPC21 and its effects, both 

in relation to the area surrounding the subject site and the property owned by him and his wife 

at 32A Owens Road.  That submission includes a written statement, some 17 figures addressing 

the design, scale and mass of potential buildings on the hospital site, and another 14 pages of 

photos – primarily addressing the Allen property, including its swimming pool and courtyard.   

 

The Eden Epsom Residential Protection Society Inc 

45. In addition, Bridget Gilbert’s expert assessment of the application and the subject site’s setting 

on behalf of the Eden Epson Residential Protection Society Inc raises a number of quite specific 

issues: 

2.1. In my opinion, both the LA4 and Motu Reports over emphasise the role of the busy 

traffic corridor of Gillies Avenue (and to a lesser degree, Owens Road), variable 

architectural styles and the scattered non-residential uses within the wider 

context in shaping the (urban) landscape character of the local area. 

2.2. This is important as it effectively 'sets the scene' of an urban landscape context that 

has a relatively low sensitivity (in their opinion), to change of the type 

contemplated by the proposed plan change. 

2.3. In my view, LA4 and Motu have: 

• Glossed over the quite different urban character associated with the Gillies 

Avenue corridor roughly south of the Newmarket Viaduct, whereby the overtly 

commercial neighbourhood character (to the north) gives way to a distinctly 

spacious, leafy and residential character. Whilst non-residential uses are evident, 

they are either of a type that suggests a good 'fit ' with a residential 

neighbourhood (e.g. a secondary school, sports facilities and parks), or of a 

limited scale and scattered patterning such that they do not dominate the 

neighbourhood character  (e.g. the scattered medical facilities, childcare 

facilities, boarding houses/backpackers). In fact, in relation to several of the 

latter uses, many of these developments are located within character buildings 

serving to maintain (to at least some degree), the impression of a residential 

neighbourhood. 

• Overlooked the critical role that the comprehensive network of mature 

specimen trees supported by a mosaic of established hedges, historic rock 

walls and spacious garden plantings contributes to neighbourhood 

character. It is my expectation that the coherent and legible patterning of 
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these landscape feature s, together with the character homes throughout the 

area, were instrumental in the application of the Special Character Overlay. 

Further, whilst these landscape features serve to obscure public views of at 

least some of the character homes, the sense of spaciousness and 'green 

relief that they imbue is, in my view, noteworthy in shaping the special 

identity of this part of the isthmus. 

• Failed to acknowledge the very carefully considered development controls 

that were applied to the existing hospital development to ensure that it did 

not detract from neighbourhood character and residential amenity (for 

example, restricting the height of built development along the Brightside 

Road front age to ensure that the building reads as two-storey from this 

orientation). 

Visual Effects 

5.8    The LA4 Report considers the effects of the proposed plan change in relation to the 

existing visual environment; however, fails to factor into their analysis the extent of 

visual change that is enabled by the existing zoning and overlay provisions. ……….. 

5.13. In my opinion, the bulk and mass of built development enabled by the plan change 

will read as overwhelmingly dominant and institutional in character; and, in so 

doing, form a jarring contrast with the surrounding spacious and leafy, residential 

context. ……. 

5.19   Whilst I accept that private residential views are not protected per se, …… I consider 

the scale and proximity of built development to indoor and outdoor living areas and 

degree of outlook obstruction enabled by the proposed plan change (noting that a 

25m high building can be undertaken as a RD activity 2 with no consideration given 

to effects on neighbouring residential properties) amounts to a significant adverse 

visual effect. 

Residential Amenity Effects 

6.4   I consider that the very close proximity (3m setback) and scale of built development 

(16m, up to 25m as RD) enabled by the plan change is likely to dominate 32A Owens 

Road and appreciably detract from the existing high degree of privacy enjoyed at 

this property. The inability to consider such effects (in addition to visual amenity 

and shading effects) in any future RD development were the proposed zoning applied 

to the site, points to a very real risk of such adverse effects. 

6.5   As a consequence, adverse dominance and privacy effects are rated as significant 

adverse in relation to 32A Owens Road…….. 

Sense of Place/ Neighbourhood Character 

6.8      Drawing from my comments with respect to visual effects and vegetation effects, 
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it is my opinion that the removal of the existing character homes, specimen trees 

and other landscape features on the site and their replacement with large, 

institutional scale buildings and extensive carparking, will significantly detract 

from the highly attractive and cohesive, spacious and leafy residential 

neighbourhood (in which character homes dominate) that currently prevails 

throughout the local area. 

6.9    Overall, it is my impression that the scale and character of development 

associated with the proposed rezoning is a poor fit in this sensitive part of 

the cityscape. Further (and taking into consideration the comparisons cited 

in the LA4 Report), the limited size of the site for development of this type 

serves to exacerbate this incongruity. 

6.10   On balancing these considerations, adverse (urban) landscape effects are 

rated as significant. 

 

46. In addition, Ms Gilbert has raised a number of concerns about the technical aspects 

of the photo montages prepared for the application: 

Photomontages 

5.1     I am concerned that the Photomontages may be inaccurate as they rely on 

site features such as “fencelines, driveways, road markings and power 

poles” (Archimedia Report page 22) to locate and scale the architectural 

model.  In my experience, for this photomontaging technique to be 

accurate, the ‘site features’ need to coincide with the building edges.   There 

is no evidence in the Archimedia Report this is the case. 

5.2     I consider that panoramas are necessary (in addition to ‘single frame’ 

views) in this instance, due to the sensitivity of the location together with 

the proposed scale of development change. 

7. Visual simulation (or photomontage) best practice typically applies the methods 

set out in the NZILA Best Practice Guide Visual Simulations BPG10.2.  I consider that 

the imagery produced by Archimedia (or others, acknowledging that this is a 

specialist field of work) should comply with the methods recommended in that 

document….. 

 

47. The issues raised by Ms Gilbert are hardly new: the difficult is that close-up views are not easily 

captured in photos, and it is difficult to create simulations that do not appear distorted. In this 

case, I think the approach adopted by LA4 and Archimedia appears to be appropriate, but the 

images prepared by Archimedia highlight the inadequacy of relying on such images alone when 

assessing proposals.  In this case, the site inevitably appears closer and has more visual 

presence, when viewed ‘on the ground’ - as opposed to via photographic images.  I therefore 

anticipate that the proposed building would also have a greater level of effect than the 
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simulations convey. However, this simply reflects the technical inadequacies of photographic 

simulations, given the present state of technology. 

 

 

Summary  

48. The key concerns raised by submitters therefore relate to: 

• The perceived inadequacies of the applicant’s assessment of effects; 

• The excessive visual bulk and mass of a new hospital building within the H25 envelope; 

• The inadequacy of yards and other buffer areas around the new building(s); 

• The cumulative effects of this built form, together with activities on site; 

• The loss of heritage buildings; 

• The loss of mature vegetation and gardens; 

• The visual over dominance and intrusion of a building under the aegis of the H25 

provisions; 

• The erosion and loss of residential amenity values; 

• The modified character and identity of what is presently a relatively cohesive and 

attractive residential environment. 

 

 

RELEVANT STATUTORY CONSIDERATIONS  
 

49. PPC21 would introduce its own objectives, policies and rules that are described in the application. 

Even so, the following, overarching RPS objectives still have a bearing on consideration of the 

proposal and its amenity effects: 

B2.3. A quality built environment  

B2.3.1. Objectives  

(1)  A quality built environment where subdivision, use and development do all of the 

following:  

(a)  respond to the intrinsic qualities and physical characteristics of the site and 

area, including its setting;  

 (2)  Innovative design to address environmental effects is encouraged.  

 

B2.3.2. Policies  

(1)  Manage the form and design of subdivision, use and development so that it does all 

of the following:  
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(a)  supports the planned future environment, including its shape, landform, 

outlook, location and relationship to its surroundings, including landscape and 

heritage;  

B2.4. Residential growth  

B2.4.1. Objectives  

 (2)  Residential areas are attractive, healthy and safe with quality development that is in 

keeping with the planned built character of the area.  

 

50. Assessed in relation to these provisions, with reference to my effects assessment, PPC21: 

• Does not appropriately respond to the intrinsic qualities of the subject site and its 

residential setting; 

• Incorporates some mitigation measures, such as the retention of existing rock walls, but 

(largely because of the Plan Change’s very nature) is unable to demonstrate any 

‘innovative design’ that might respond to the effects identified; 

• Does not adequately address the relationship of the large-scale development 

anticipated for the subject site with its immediate residential surrounds and the Special 

Character - Residential: Isthmus B1 Overlay (see Map 1 overleaf); and 

• Does not address that development’s relationship with the ‘planned built character’ of 

the area around the subject site that is reflected in the Residential - Mixed Housing 

Urban and Mixed Housing Suburban zoning (see Map 2 overleaf) applied to Brightside 

Road and Shipherds Avenue, most of Owens Road and much of Gillies Avenue.    

 

51. The AUP outcomes anticipated for the MHU and MHS zones are significant in terms of this 

interface issue: 

Residential Mixed Housing Urban 

H5.3. Policies  

(2)  Require the height, bulk, form and appearance of development and the provision of 

sufficient setbacks and landscaped areas to achieve an urban built character of 

predominantly three storeys, in a variety of forms.  

Residential Mixed Housing Suburban 

H4.3. Policies  

 (2)  Achieve the planned suburban built character of predominantly two storey buildings, in 

a variety of forms by:  

(a)  limiting the height, bulk and form of development;  
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(b)  managing the design and appearance of multiple-unit residential development; 

and  

(c)  requiring sufficient setbacks and landscaped areas.  [My emphasis] 

 

52. The 16-25m high (Permitted / Restricted Discretionary) building envelope proposed for the PPC21 

site (Massing Elevation Drawings A930, A931 & A940) and, in particular the 139.5m length of that 

envelope relative to Brightside Road, is not consistent with these outcomes. As is reflected in my 

effects assessment, these proportions carried over to a future hospital building (or buildings) 

would generate levels of over-dominance and related amenity effects that are not considered to 

be consistent with the relevant provisions outlined above. 

 

Map 1. 
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Map 2. 

 

 

 

CONCLUSIONS & RECOMMENDATIONS 

 

53. On the basis of this assessment, it is considered that PPC21 would give rise to a range of effects, 

including visual over-dominance, erosion of ‘aesthetic coherence’ and ‘pleasantness’, and 

modification of the local residential area’s identity that are adverse and significant.  As a result, 

it is recommended that the Plan Change application be declined. 

 

 

Stephen Brown   

BTP, Dip LA, Fellow NZILA 
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APPENDIX A. 
 
 
 

TO: Panjama Ampanthong I Principal Planner 
Plans and Places 
Auckland Council 

 
Email: Panjama.Ampanthong@aucklandcouncil.govt.nz 

 
FROM: Stephen Brown 
 
DATE: 11 February 2019 
 
 
 

Re:   Southern Cross (Brightside Hospital) Plan Change: Visual & 
Amenity Effects – S.92 Review 

 
 
 
I have reviewed the following documents that are relevant to the revised application by Southern Cross 
Hospitals Ltd for a Private Plan Change for the Brightside Hospital site on Brightside Road and 149-153 
Gillies Avenue, Epsom: 
 

1. The Architectural Design Statement and Bulk and Location Plans prepared by Archimedia, 
dated 17 January 2019; 

2. The Visual Effects Assessment report and graphic Annexures for Viewpoints 1-11, prepared 
by LA4 and dated 18 January 2019; 

3. The Urban Design and Landscape Analysis report and Appendix A (graphic attachments), 
prepared by Motu Design, dated 22 January 2019; and 

4. The Special Character Assessment of 149-153 Gillies Ave, prepared by Lifescapes Ltd, dated 
January 2019. 

 
Southern Cross Hospital’s private plan change seeks to change the zoning of the properties that it owns 
facing Brightside Road and Gillies Avenue from Mixed Housing Suburban and Single House to Special 
Purpose Healthcare Facility and Hospital zone. The revised modelling of architectural profiles and 
simulations accompanying the current Plan Change proposal further indicates that development on the 
subject site would comply with the height limit imposed by the W26 Volcanic Sightline to Mt Eden that 
traverses part of it.  
 
The AUP Viewer image overleaf shows the current zones across and around the subject site, together with 
the W26 sightline overlay and the height limit contours associated with the sightline. 
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AUP Viewer map showing the subject site bounded by Brightside Road, Gillies Avenue and properties on Owens Road, 
together with: 

• The MHS Zone (yellow); 

• The Single House Zone (Tan); 

• The sightline overlay (marked by green “V”s and a green outer boundary); and 

• The height limits imposed by the sightline (set out as contours). 

 
 
Review 
 
The Private Plan Change proposal appears to have changed since November, as the Design 
Statement prepared by Archimedia addressed other bulk and location controls, including the breach of 
some ‘height in relation to boundary’ controls, but did not address the W26 Viewshaft shown above. 
However, the January Design Statement does respond to the overlay and adjusts the roof planes of the 
third floor accordingly – most obviously in the Massing Sections of Drawing A940. The “Impact of Volcanic 
Viewshaft Restriction” is shown on both of that drawing’s cross-sections, and it is notable that LA4’s 
Section 4 – addressing the “Planning Context” relevant to its assessment – mentions the W26 sightline at 
paragraph 4.6 of their report. In that section, it is stated that: “The Volcanic Viewshaft overlay also restricts 
height to 11.5m-16m across the western half of the site at 3 Brightside Road. The Volcanic Viewshaft 
overlay also applies to the balance of the site, while any development at 16m would still sit below this 
viewshaft restriction.”  
 
Even so, it remains uncertain if the Private Plan Change will actually comply with the overlay control. It is 
also unclear if the photomontages found in LA4’s graphic annexures – most notably in relation to the 
Viewpoints 8, 9 and (in particular) 10 reflect this modification. These matters need to be clarified. 
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In relation to the description of the Visual Amenity Effects Assessment at paragraphs 5.14 to 5.20 of the 
report, the key parameters employed in the effects evaluation are outlined, together with the ratings scale 
employed by LA4.  However, there is no discussion about how the assessment process and criteria 
employed in it correlate with the meaning of “Amenity” contained in the Resource Management Act. It 
appears that the scale found at paragraph 5.20 solely relates to the visual magnitude of change associated 
with development under the H25 proposal. It does not address effects in relation to ‘aesthetic coherence’ 
or (as an extension of this) such matters as the identity, sense of place or other perceptual values 
associated with the area potentially affected by the Private Plan Change. I consider that a clear link needs 
to be established between LA4’s assessment and current concepts of ‘amenity’ derived from both the Act 
(see below) and the Environment Court interpretation of such values.  
 

  “those natural or physical qualities and characteristics of an area that contribute 
to people's appreciation of its pleasantness, aesthetic coherence, and cultural 
and recreational attributes.” 

 
Turning to the detailed evaluation of effects from paragraph 5.21 onwards, there appear to be some 
inconsistencies in that analysis.  For example, in relation to Viewpoint 1 at paragraph 5.25 it is stated that:  

Implications of permitted development  

5.25  From this close viewing location, there will be a highly noticeable change in visual amenity 
due to the currently less developed nature of the site. The more vegetated character will be 
replaced with a greater level of built form and development. 

 
However, LA4’s paragraph 5.26 and 5.27 then state: 

5.26  Development permitted under the H25 provisions will not adversely affect the existing urban 
amenity due to the highly modified nature of the surrounding environs and mitigating effect 
provided by the existing puriri, tulip and pohutukawa trees along the street frontage. The 
development will appear continuous with the existing urban fabric, albeit of a greater height 
and form than currently exists.  

5.27  From this viewpoint the height and massing will have minimal adverse visual effects as 
depicted in the architectural rendering due to the form and scale provided by the mature 
vegetation within the site. The height infringement does not obstruct any views or visually 
dominate the streetscape. 

 
These statements appear to be inconsistent with one another, and even if this were not the case, 
it would be of assistance to have some clarification about the differences evident between 
paragraph 5.25, then the findings of 5.26 and 5.27. Much the same disconnect between initial 
findings about the visibility of the proposed building envelope and its effects are found in relation 
to most viewpoints.  
 
In relation to Viewpoint 2, the current photo and photo simulation do not show the full extent of 
the view that opens out at the top of Kipling Avenue (which Viewpoint 5 shows more clearly). As 
a result, it is uncertain if the “moderate adverse visual effects” identified for this viewpoint arise 
from a fuller appraisal of that wider view on site, or the effects identified are limited by 
constrained scope of the photos employed for it. This matter needs to be addressed in LA4’s 
statement. 
 
In relation to a number of viewpoints, such as 3 and 6, the point is made that even though a 
hospital developed under the H25 controls would have a high level of exposure to local audiences, 
most of those affected would view the development in a transient fashion, while driving past it.  
There is no indication of whether or not such effects would be different in relation to local 
residents, and if so, in what manner? My concerns in relation to these different effects associated 
with quite different audiences pertain to Brightside Road, the northern end of Shipherds Avenue 
and Kipling Avenue – as well as Gillies Avenue.  
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I was also initially concerned that Rob Pryor’s assessment did not address the visual and amenity effects 
of the building envelope on those living down the western side of Owens Road from no.s30 to 38 – 
assessed, in a comparative fashion, with likely permitted baseline effects. At present, all of that 
assessment focuses on views across roads, but fails to address the more direct MHS / H25 interface. This 
matter is, however, addressed in part within Motu’s report at Section 5.7 (Relationship to Residential 
Neighbours Along Northern Boundary). Unfortunately, though, Motu’s Urban Design and Landscape 
Analysis – Appendix A does not contain any photos, photomontages or other graphic images to support 
its descriptive assessment of effects. I consider this to be a shortcoming in the current analysis.   
 
Finally, I note the very considerable reliance placed on mature trees within 149-153 Gillies Avenue, as well 
as within the existing hospital grounds in Brightside Road, to both reduce the level of effect generated by 
new buildings. Has there been any assessment of how many of the trees that are so evident in LA4’s 
photomontages would remain in conjunction with development under the H25 provisions, and what the 
likely longevity of those, often, very mature trees will be in conjunction with the PPC proposal?  This is an 
important issue as it goes to the credibility of many of LA4’s findings about the building envelopes shown 
for the various viewpoints. Indeed, comments about the mitigatory effects of the current trees and 
‘vegetative content’ in general are found in relation to virtually every viewpoint, apart from that on the 
summit of Mt Eden.  
 
  

Conclusions & Recommendations 
 
Based on this review, it is considered that the following additional material should be provided to assist 
with more accurate interpretation of the revised scheme’s effects: 
 

9. Clarification of whether or not the H25 provisions include compliance with the Volcanic Sightline 
overlay control; 

10. Clarification as to whether or not the latest set of photo simulations show this control applied to 
the building envelopes shown for Viewpoints 1-11; 

11. Explanation of how amenity values in respect of section 7(c) of the Act have been interpreted and 
applied to the evaluation of effects by LA4; 

12. Further explanation of how some high levels of visual effect translate into lower levels of amenity 
effect (as, for example, with Viewpoint 1);  

13. Further analysis of effects in relation to Viewpoint 2, given the quite limited scope of the photo 
and simulation prepared for that vantage point; 

14. Further explanation of the amenity effects that would be experienced by local residents, as 
opposed to the more transient exposure and effects associated with the motoring public cyclists, 
etc; 

15. Further analysis and/or graphic depiction (via photos, etc) of the effects that would be 
experienced by those living at 30-38 Owens Road; 

16. Analysis of the degree to which the existing trees and other vegetation found at 3 Brightside Road 
and on the sections at 149-153 Gillies Avenue could be expected to survive with development 
under the auspices of the H25 provisions and therefore provide the level of screening, buffering 
and mitigation anticipated in LA4’s report. 

 
 
Regards, 
Stephen     
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Stephen Brown   

BTP, Dip LA, Fellow NZILA 
Registered NZILA Landscape Architect 
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19 July 2019 
 
Auckland Council 
Private Bag 92300 
Victoria Street West 
Auckland 1142 

Attention: Panjama Ampanthong 

Dear Panjama 

PRIVATE PLAN CHANGE: 21 SOUTHERN CROSS HOSPITALS LIMITED – ACOUSTIC REVIEW  

Introduction 

Southern Cross Hospitals Limited has applied for a plan change for the re-zoning of land at 3 Brightside Road 
and 149, 151 and 153 Gillies Avenue.  The zoning for the sites would be changed from Residential (Single 
House and Mixed Housing Suburban) to Special Purpose – Healthcare Facility and Hospital Zone.  The 
purpose of the re-zoning is to permit the extension of the existing Brightside Hospital and activities to include 
these properties. 

The application included an acoustic report assessing the potential environmental noise effects arising from 
the re-zoning prepared by Earcon Acoustics.  In addition, submissions have been received by the Council 
opposing the application which have referenced acoustic concerns. 

I have reviewed the acoustic assessment report and considered the submissions with respect to acoustic 
impact.  This report summarises the findings of our review. 

Experience 

My name is Curt Robinson and I am an Associate at Marshall Day Acoustics.  I hold the degree of Bachelor of 
Engineering from the University of Auckland (1986) and I am a member of the New Zealand Acoustical 
Society and the Institute of Acoustics in the United Kingdom.   

I have over 25 years' experience in acoustic engineering in both New Zealand and the United Kingdom.  Over 
the past 19 years I have undertaken environmental and building acoustic assessments including the 
construction and design and specification of building façades and mechanical plant to ensure compliance 
with the relevant noise performance standards.  I have been engaged by both private clients to advise on 
acoustic and vibration issues and local authorities to undertake peer review assessments of building design. 

Review of Acoustic Report  

General 

Earcon Acoustics prepared and acoustic report for Southern Cross Hospitals Limited to assess the 
environmental acoustic effects of the proposed plan change on 30 January 2019.  The report considered 
noise emission from the building including traffic movements and provided recommended internal noise 
controls in accordance with AS/NZS 2107:2016 “Acoustics – Recommended design sound levels and 
reverberation times for building interiors”. 

Existing Acoustic Environment 

The acoustic report states that the façades of dwellings looking on to Gillies Avenue would be exposed to a 
noise level of 50 dB LAeq or more at night with noise reducing to 40 dB LAeq at the rear of the properties. 

It is noted that the report excludes background noise (L90) measurements.  The witnessed noise levels 
suggested that here is a relationship of approximately 10 decibels less than the Leq level. 
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The background sound at night for these properties would be expected to range between 30 and 40 dB LA90 
based on the noise logger data in the absence of information provided in the acoustic report. 

Noise Performance Standards 

The noise performance standards for noise generated within a Residential Zone are given in Rule E25.6.2 
which requires that noise shall not exceed 50 dB LAeq on Monday to Saturday between 7am to 10pm and on 
Sunday between 9am and 6pm within the boundary of any other site zoned Residential.  Noise shall not 
exceed 40 dB LAeq / 75 dB LAmax for all other times. 

The noise performance standards for noise generated within the Special Purpose Hospital Zone are given in 
Rule E25.6.13 which requires that noise shall not exceed 55 dB LAeq on Monday to Saturday between 7am to 
10pm and on Sunday between 9am and 6pm within the boundary of any other site within the zone.  Noise 
shall not exceed 45 dB LAeq / 75 dB LAmax for all other times. 

Rule E25.6.22 of the Unitary Plan states that where noise generated by an activity in one zone is received on 
a site in a different zone, the activity generating the noise shall comply with the noise limits and standards of 
the receiving zone. 

When considering the acoustic impact of the proposed plan change to the receiving residential dwellings in 
the receiving zone the acoustic consultant correctly identifies that the more stringent Residential Zone noise 
limit shall apply for any activity occurring on the proposed plan change site. 

Compliance with these Standards would ensure that the noise generated from the site would be no more 
than is permitted now.  I consider that compliance with these limits would ensure that the noise levels within 
the adjacent properties would be acceptable. 

The acoustic consultant proposes no amendments to the construction noise and vibration limits from the 
Unitary Plan and although the receiving acoustic environment will be significantly impacted during the 
construction period, the limits provide a compromise between the short-term effect and enabling the works 
to be carried out. 

Potential Operation Noise – Mechanical Plant 

Little information is given on mechanical plant design but given the size of the site and the mitigation 
measures available for attenuation of mechanical services noise it is considered that the plant can be 
mitigated to comply with the noise performance standards.  Furthermore, as this application is for a Plan 
Change, detailed information would not be anticipated at this stage.  It is expected that the final design will 
include a lot more equipment other than the chillers mentioned. 

Potential Operation Noise – Traffic 

Drawings for the plan change show that a basement car park would be included as part of any development.  
Access to the car park would be via a driveway that traverses around the perimeter of the site and along the 
common boundary with the rear of the properties of 30, 30A and 23A Owens Road. 

A 2 m high acoustic screen along the north and western boundaries of the plan change sites has been 
recommended to ensure compliance with the noise performance standards during vehicle movements. 

All of the dwellings identified are 2 storey, the noise emission from vehicle movements to the upper storey 
windows has not been considered.  However, if vehicle numbers are limited to no more than 49 movements 
during the busiest hour and 12 per hour at night, the acoustic effect is considered likely to be acceptable. 

Potential Operation Noise – Rubbish Collecting 

Rubbish collecting is likely to occur adjacent to Gillies Avenue.  Although not mentioned, if rubbish collection 
was limited to day time hours only (Monday to Saturday 7:00 am to 10:00 pm) then the acoustic emission 
and effects would be considered as acceptable to the adjacent properties along Owens Road. 
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Potential Operation Noise – People 

The acoustic report considers that the acoustic effect of people noise outside the building would be 
negligible and I agree.   

Potential Operation Noise – Emergency Vehicles 

The applicant’s acoustic report indicates that the proposed hospital activities on site would not include 
emergency services and so, therefore, has not been considered.  

Construction Noise & Vibration 

The acoustic report only notes that the noise performance standards in the Unitary Plan for construction 
noise and vibration are applicable to any works within the proposed plan change area. 

No discussion is provided on likely construction noise and vibration levels and compliance with the standards. 

Indicative architectural plans provided in the application show that a future hospital would include a car park 
basement and this is referred to in the acoustic report discussing vehicle noise.  The applicant’s Civil 
Engineering report by Babbage indicates that any earthworks for the future hospital are likely to be on basalt 
and, therefore, some form of rock breaking would be required to excavate and prepare foundations.  This 
activity would not comply with the construction noise limits nor possibly the vibration limits and for some 
activities the exceedance would be significant. 

Whilst non-compliance of the construction noise and vibration limits is not normally a reason to refuse 
consent for an application, an assessment of effects and limited notification for all dwellings where the noise 
and vibration levels would exceed the permitted levels is generally considered to be appropriate.  

Conclusions 

The acoustic report notes that the noise and vibration conditions would not change with the approval of the 
proposed plan change and I agree.  The development proposal will require some careful consideration during 
design to ensure compliance with the noise performance standards.  I consider that it will not be possible to 
comply with the construction noise performance standards although this would be likely for any significant 
construction activity on the sites if they remained residential. 

Submissions 

Many of the submissions have raised concerns regarding construction noise particularly during the basement 
construction. 

It is my understanding that this application is for a Plan Change and not for Consent to construct a building.  
The acoustic consultant has recommended the normal Auckland Unitary Plan construction noise and 
vibration limits shall apply if this application is successful and I concur. 

I can state that if a basement excavation is required then those construction noise limits will be exceeded.  In 
addition the vibration amenity limits are likely to be exceeded as well.  This must be addressed in a 
subsequent application for the building design. 

Although the construction noise will be significant it does not necessarily mean that the effects will be 
intolerable.  Mitigation measures to reduce the impact of excavation could include: removing the basement 
from the design; use of expanded grout or blasting to fracture the rock quickly and efficiently; 
communication with the nearest sensitive receivers to undertake the activities when the houses are not 
occupied and other management measures to reduce the impact. 

This, however, would be required to be addressed, if this application is successful and a further application is 
submitted to develop the site. 
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Conclusions 

I consider that the proposed noise and vibration rules recommended for the proposed Plan Change are 
appropriate and the acoustic effects generated by any building or activity located on the site would be 
reasonable for any adjacent receiver. 

I do note that there would be substantial mechanical plant related to the building and that the likely location 
for a driveway would be adjacent to the nearest dwellings along Owens Road.  The design and migration 
requirements of these activities would need to be carefully considered and designed to ensure compliance 
with the reasonably stringent noise limits of 55/45 decibels within the boundary of the adjacent properties. 

I understand that any hospital building constructed within the proposed plan change area would have a 
basement area for car parking.  Any excavation on this site would require rock breaking of some kind and this 
construction activity would not comply with the construction noise limits and probably also the construction 
vibration amenity limits.  The exceedance of those standards would need to be addressed when a further 
application was submitted to develop the site.  

 

 

 

 

Yours faithfully 

MARSHALL DAY ACOUSTICS LTD 

 

Curt Robinson 

Acoustician 
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AUCKLAND

4 Fred Thomas Drive, Takapuna, Auckland 0622

PO Box 100253, North Shore, Auckland 0745

Tel: +64 9 489 7872  Fax: +64 9 489 7873

RILEY CONSULTANTS LTD
New Zealand
Email: riley@riley.co.nz
Email: rileychch@riley.co.nz
Web:  www.riley.co.nz

CHRISTCHURCH

22 Moorhouse Avenue, Addington, Christchurch 8011

PO Box 4355, Christchurch 8140

Tel: +64 3 379 4402  Fax: +64 3 379 4403

GEOTECHNICAL   ENVIRONMENTAL    CIVIL    WATER RESOURCES

Auckland Council 15 August 2019 
panjama.ampanthong@aucklandcouncil.govt.nz 

Our Ref: 190299-A 

Attention:  Ms Panjama Ampanthong 

Dear Madam 

GEOTECHNICAL OPINION ON EXCAVATION 
PRIVATE PLAN CHANGE 21  

SOUTHERN CROSS HOSPITAL, BRIGHTSIDE ROAD, EPSOM

Introduction 

The following letter has been prepared in response to a request for expert comments received 
from Auckland Council (Council) on 17 July 2019.  Within that request were four specific 
questions and these are addressed in this letter. 

In addressing the queries, we have attempted to keep comments general, suitable for plan 
change level.  There are many aspects to blasting and control of blasting that would need to 
be dealt with as part of the resource consent process to address potential effects.  

In preparing the following comments, we have reviewed Babbage Civil Engineering Report (dated 
February 2019) and the supplied public submissions relevant to the excavation anticipated for 
future development under the proposed Special Purpose – Healthcare Facility and Hospital Zone. 
We also take into consideration the previous Tonkin + Taylor Ltd Geotechnical Investigation 
Report (dated July 1994, ref 12729) for the existing Brightside Road hospital. 

Queries 

Presented below are the four queries received from the Council, each followed by our 
corresponding answer: 

1. Would excavation of the basalt rock on the site necessary for the construction of the
hospital or any substantial building on the subject site?

Given the likely size (height, weight) of the structure (approximate 16m height), some
excavation of rock would be required to form foundations to support the structure (as
the existing surficial fill will likely be unsuitable to support such loads).  Such foundation
excavations would likely be relatively minor in the scheme of development.  However,
given the need for car parking, it is likely that some form of basement car parking
would be required.  Development of such a hospital will likely either require a separate
car park building, or a basement excavation.  With only approximately 0.5m to 1m of
surface soil cover, a basement would have to be excavated into variable condition
basalt rock, which would appear to underlie the entire site.  As such, excavation of
basalt rock is necessary to form a useable basement and could be significant to
provide necessary ancillaries to the hospital.
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2. How extensive would the rock blasting be in relation to the hospital development?  
 
We understand, basement excavations could potentially reach a level of approximately 
RL 77.5m.  Such a level across the proposed building footprint, as shown within the 
Babbage Civil Engineering report (dated February 2019), would have excavation 
depths ranging between 0m to over 8m, depending on location.  Such an excavation 
over the entire footprint as shown in Figure 1 below (less the existing basement built 
in the mid-1990s) could be in the order of 23,000m3.  (It should be noted the information 
provided does not show the extent of any proposed basement and this is a broad 
estimate).  If only for the eastern portion (the Gillies Avenue properties) the estimated 
volume of excavation is 9,500m3 to 10,000m3. 
 
Figure 1:  Excerpt from Babbage Civil Engineering report, drawing A920 (rev C) showing 
the proposed ground floor extent.  An outline is shown extending over the existing 
hospital footprint and this has been assumed within the proposed basement excavation 
volume (less the current basement). 
 

 
 
The volume estimates do not allow for blasting outside the footprint, and in our most 
recent basalt excavation blasting on a similar type of project was performed with a 
minimum of 400mm excavation outside the proposed basement wall.  The proposed 
depths of excavation will encounter substantial volumes of rock. 
 
Based on available information (rock strengths likely 30MPa to 140MPa, and joint 
spacing 0.3m to 1.5m with a columnar type rock) reference to Pettifer and Fookes 
(1994) indicate the excavatability of the basalt rock on-site will likely be ‘extremely hard 
ripping or hydraulic breaking’ to ‘blasting required’.  For efficiency purposes, we expect 
the latter will be preferred by the developer. 
 
With say an average 0.75m of covering soil, this gives a rock volume of approximate 
20,000m3, (or 8,500m3 if the basement is only confined to the Gillies Avenue 
properties).  Available investigation data indicates approximate 20% of the basalt is 
‘rubbly’, which could potentially be excavatable without blasting.  This leaves 
approximate 80% of the rock requiring rock breaking or blasting.  However, separating 
rubbly material for mechanical excavation can be problematic and apart from a surficial 
layer, any deeper layers would likely be blasted as well. 
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There are alternatives to blasting, such as hydraulic hammers or chemical breaking, 
however such methods are typically much slower, and the cost can be similar, hence 
blasting is preferred.  In addition, chemical breaking is often not effective on hard, 
durable rock such as basalt.  Whilst the peak vibrations caused by hydraulic hammer 
as often not as much as typical blasting, vibrations and noise from such a method are 
prolonged and can result in significant nuisance value to neighbours, as such, again 
blasting is often preferred. 
 

3. Would there be any effects in relation to health and safety on residents who live on 
Owens Road (adjoining the site to the north), Brightside Road (south to the site) and 
the neighbourhood? 
 
Basements excavated in basalt rock have successfully been formed in the Auckland 
area adjacent to neighbouring residential and commercial areas through blasting.  
Managing/minimising the effects of these is typically addressed through the land use 
consent process.   
 
Vibration and noise are typically constrained by limits based within Clause ‘E25.6.30. 
Vibration’ of the Auckland Unitary Plan – Operative in part (AUP-OP).  This limits peak 
particle velocities with respect to structures to those outlined in the German standard 
DIN4150-3:1999.  This is a common standard applied to blasting in the Auckland Urban 
Area.  Typically, where small scale blasting trials are performed and appropriate 
monitoring undertaken, these limits can generally be complied with.  
 
From our previous experience, some of the most common issues and complaints come 
as a result of rock-breaking and the subsequent excavation of rock following blasting.  
Some rock may not be sufficiently loose and requires breaking out following a blast.  If 
this is extensive or happens outside normal working hours (say 9.00am to 5.00pm) 
then complaints from neighbouring residential owners have been received, particularly 
with respect to continuous noise.  We note these hours are less than what is 
permissible.  Under the AUP-OP, blasting and subsequent rock breaking can often 
occur when people are at home causing disturbance (this is a trade-off between 
disturbance and productivity leading to reduced overall period of blasting).  Generally, 
in our experience issues with respect to blasting vibrations causing complaints from 
neighbouring owners or workers have been limited as blast lift heights were limited or 
neighbouring structures were sufficiently distant to allow significant lift heights and 
charge weights.  Such blasting will likely be felt by neighbouring residents, but not 
detrimentally affect structures (i.e. a human is typically more sensitive to the vibrations 
than the dwelling they occupy). 
 
For the subject site, some of the neighbouring structures are very close (within 5m to 
10m of the proposed building footprint and presumably the excavation), and 
compliance with the DIN standard could be problematic for such close distances 
without significantly reducing charge weights, which may result in rock being 
insufficiently broken, requiring hydraulic rock-breaking.  In addition, the depth and 
weight of each blast could be relatively small, making the excavation process 
protracted (many months, if not a year).  Whilst such small blasts may not cause 
damage to neighbouring structures, there may be a ‘fatigue’ element to the neighbours 
from multiple small blasts over many months and rock breaking. 
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The issue of ‘fly-rock’ and risk is often a matter of opinion.  For safety purposes, an 
exclusion zone around each blast will be required.  It is uncertain if this will include 
neighbouring houses and roads (including Gilles Avenue), however, this is possible. 
Although measures can be taken to minimise risks, these can reduce excavatability 
(resulting in more rock hammering due to smaller charge weights or non-optimal holes) 
and the risk can never be totally eliminated as ground conditions have unknowns.  It is 
considered possible a small portion of Gilles Avenue and neighbouring properties will 
need to be excluded for a short interval during each blast.  When the blast is on the far 
side of the site, Gillies Avenue would likely not need to be closed. 
 

4. Would the excavation and blasting for the construction of the hospital require an 
extended period?  If it does, would it necessitate the closure of Gillies Avenue and 
Brightside Road during the excavation and blasting? 

 
As highlighted in response to Question 3, the combination of vibration/noise limits and close 
proximity of structures, roads, and people to the blasting will likely result in an extended period 
of excavation to minimise short-term effects over many months.  Temporary closures of 
Brightside Road and Gillies Avenue maybe required for short periods during each blast 
(opinions on this will likely vary depending whom is being consulted).  

Limitation 

This letter has been prepared solely for the benefit of Auckland Council as our client with 
respect to the brief.  The reliance by other parties on the information or opinions contained in 
the report shall, without our prior review and agreement in writing, be at such parties’ sole risk. 
 
Recommendations and opinions in this email are based on a visual appraisal and review of 
the supplied information only.  The nature and continuity of subsoil conditions are inferred, 
and it must be appreciated that actual conditions could vary considerably from the assumed 
model. 
 
We trust the above is sufficient for your purposes at this time.  If you have any queries, please 
do not hesitate to contact the undersigned. 
 
Yours faithfully 
RILEY CONSULTANTS LTD 
 
Prepared by: Reviewed and approved for issue by: 

  
Steven Price 
Principal, Engineering Geologist  

Brett Black 
Director, CPEng 
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 ATTACHMENT FIVE 
 

 List of Healthcare Facilities and Hospitals in the 
Special Purpose – Healthcare Facility and 

Hospital Zone   
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H25 Special Purpose – Healthcare Facility and Hospital Zone 

Auckland Unitary Plan Operative in part   1 

H25. Special Purpose – Healthcare Facility and Hospital Zone 

H25.1. Zone description 

The Special Purpose – Healthcare Facility and Hospital Zone applies to several of 

Auckland’s hospitals and healthcare facilities. These are generally large, land-extensive 

facilities with a range of activities related to their primary function. The sites generally 

consist of extensive and highly visible buildings and substantial parking areas.  

The zone enables a range of healthcare related and supporting activities to cater for the 

diverse requirements of the users, employees and visitors to the hospitals and 

healthcare facilities.   

H25.2. Objectives 

(1) The efficient operation and development of hospitals and healthcare facilities to 

support the community’s healthcare needs is enabled. 

(2) A comprehensive range of hospital and healthcare activities, buildings and 

infrastructure, and accessory buildings and activities are provided for.  

(3) The adverse effects of hospital and healthcare activities, buildings and 

infrastructure, and accessory buildings and activities on adjacent areas are 

avoided, remedied or mitigated. 

H25.3. Policies  

(1) Enable a range of hospital and healthcare facilities to meet the health and well-

being needs of the community.  

(2) Enable for a range of non-healthcare activities provided they: 

(a) do not compromise the efficient use of the zone for hospital and healthcare 

activities; and 

(b) avoid, remedy or mitigate significant adverse effects, including traffic effects. 

(3) Minimise the effects of supporting activities and services on the amenity values of 

the adjacent land. 

(4) Minimise significant adverse effects of overshadowing, visual dominance and loss 

of visual privacy on adjacent properties by use of graduated building heights and 

by locating higher buildings away from the zone boundary. 

(5) Provide for additional building height in identified locations, where it: 

(a) enables the efficient operation of the hospital or healthcare facility; and 

(b) can be accommodated without significant adverse effects on adjacent 

properties. 
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H25 Special Purpose – Healthcare Facility and Hospital Zone 

Auckland Unitary Plan Operative in part   2 

(6) Require new buildings and significant additions to buildings that adjoin streets and 

public open spaces to be designed to contribute to the maintenance and 

enhancement of amenity values while enabling the efficient use of the site.  

(7) Encourage new buildings to be designed to provide a high standard of amenity 

and safety.  

H25.4. Activity table 

Table H25.4.1 specifies the activity status of land use and development activities in the 

Special Purpose - Healthcare Facility and Hospital Zone pursuant to section 9(3) of the 

Resource Management Act 1991. 

Table H25.4.1 Activity Table 

Activity Activity status 

Use 

Accommodation 

(A1) Boarding houses RD 

(A2) Visitor accommodation RD 

(A3) Dwellings accessory to healthcare facilities P 

(A4) Supported residential care P  

(A5) Dwellings not specified above D  

(A6) Retirement villages D  

Community 

(A7) Care centres P  

(A8) Community facilities P 

(A9) Education facilities P 

(A10) Healthcare facilities P 

(A11) Hospitals P 

(A12) Informal recreation and leisure P 

(A13) Organised sport and recreation P 

(A14) Information facilities P 

(A15) Public amenities P 

(A16) Artworks P 

(A17) Tertiary education facilities accessory to healthcare P  

Development 

(A18) Buildings, alterations, additions and demolition unless 
otherwise specified below 

P  

(A19) Conversion of buildings or part of buildings to dwellings D 

(A20) New buildings or additions to existing buildings that increase 
the building footprint by more than 20 per cent, that are 
visible from and located within 10m of a public road or an 
open space zone 

RD 
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H25 Special Purpose – Healthcare Facility and Hospital Zone 

Auckland Unitary Plan Operative in part   3 

(A21) New parking buildings visible from and located within 10m 
of a public road or a residential zone or open space zone 

RD 

 

H25.5. Notification 

(1) Any application for resource consent for any of the following activities will be 

considered without public or limited notification or the need to obtain the written 

approval from affected parties unless the Council decides that special 

circumstances exist under section 95A(4) of the Resource Management Act 

1991: 

(a) new buildings or additions to existing buildings that increase the building 

footprint by more than 20 per cent that are visible from and located within 

10m of a public road or open space zone; and 

(b) new parking buildings visible from and located within 10m of a public road or a 

residential zone or open space zone. 

(2) Any application for resource consent for an activity listed in Table H25.4.1 Activity 

table and which is not listed in H25.5(1) above will be subject to the normal tests 

for notification under the relevant sections of the Resource Management Act 

1991.  

(3) When deciding who is an affected person in relation to any activity for the 

purposes of section 95E of the Resource Management Act 1991 the Council will 

give specific consideration to those persons listed in Rule C1.13(4). 

H25.6. Standards 

All activities listed as a permitted or restricted discretionary activity in Table H25.4.1 

Activity table must comply with the following standards.  

Where a healthcare facility comprises multiple adjoining sites zoned Special Purpose – 

Healthcare Facility and Hospital Zone, the sites will be treated as a single site for the 

purposes of applying the following standards. 

H25.6.1. Building height 

(1) Buildings heights are specified in Table H25.6.1.1 Building heights and Figure 

H25.6.1.1 Auckland Hospital permitted building heights. 

Table H25.6.1.1: Building heights  

Site area Permitted 
activity 
standard 

Restricted 
discretionary 
activity 
standard 

Discretionary 
activity 
standard 

Sites with a total site 
area up to 4ha 

Up to 16m Between 16m 
and up to 25m 

Greater than 
25m 

Sites with a total site 
area greater than 4ha 

Up to 26m Between 26m 
and up to 35m 

Greater than 
35m 

Sites subject to the Up to the Infringements Infringements to 
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Auckland Unitary Plan Operative in part   4 

Height Variation 
Control  

height 
specified on 
the Height 
Variation 
Control 

to the Height 
Variation 
Control and up 
to 35m 

the Height 
Variation Control 
and greater than 
35m 

Auckland Hospital 
buildings 

Up to the 
height 
specified in 
Figure 
H25.6.1.1 

Buildings 
infringing the 
height 
specified in 
Figure 
H25.6.2.1 and 
up to 35m 

Buildings 
infringing the 
height specified 
in Figure 
H25.6.1.1 and 
greater than 35m 

 

Figure H25.6.1.1 Auckland Hospital permitted building heights 

 

 

(2) The building heights in Figure H25.6.1.1 Auckland Hospital permitted building 

heights for Areas 1 to 4 are measured using Reduced Levels (RL). Areas 5 

and 6 are measured as per the Plan definition of height. 
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H25 Special Purpose – Healthcare Facility and Hospital Zone 

Auckland Unitary Plan Operative in part   5 

H25.6.2. Height in relation to boundary 

(1) Where a site in the Special Purpose – Healthcare Facility and Hospital Zone 

directly adjoins a site in another zone, the height in relation to boundary 

standard that applies in the adjoining zone applies to the adjoining Special 

Purpose - Healthcare Facility and Hospital Zone boundary. 

(2) Where a site in the Special Purpose – Healthcare Facility and Hospital Zone 

directly adjoins a site in another zone that does not specify a height in relation 

to boundary standard, the yard and/or setback standard in the adjoining zone 

applies to the adjoining the Special Purpose – Healthcare Facility and 

Hospital Zone boundary. 

(3) Where a site in the Special Purpose – Healthcare Facility and Hospital Zone 

adjoins a site in an open space zone, buildings must not project beyond a 45 

degree recession plane measured from a point 8.5m vertically above ground 

level along the open space zone boundary. 

H25.6.3. Yards 

(1) The yards in Table H25.6.3.1 must be provided. 

Table H25.6.3.1 Yards 

Yard Dimension 

Front yard, except where the properties 
adjoining the zone on that road frontage 
are in the Business – Mixed Use Zone or 
one of the business centre zones 

3m  

Side and rear yards - where the site 
adjoins a site in a residential zone, open 
space zone or the Future Urban Zone  

3m 

Riparian yard 5m from the edge of permanent 
and intermittent streams 

Lake side yard 20m 

Coastal protection yard  25m, or as otherwise specified 
in Appendix 6 

 

H25.6.4. Maximum impervious area 

(1) The maximum impervious area must not be greater than 80 per cent. 

H25.6.5. Screening 

(1) Any outdoor storage or rubbish collection areas that directly face and are 

visible from a residential zone or public open space adjoining a boundary 

with, or on the opposite side of the road from, a Special Purpose – Hospital 

and Healthcare Facility Zone, must be screened from those areas by a solid 

wall or fence at least 1.8m high. 

H25.6.6. Dwellings accessory to a healthcare activity 

(1) Detached dwellings accessory to a healthcare facility must comply with the 

following Residential – Mixed Housing Suburban Zone standards: 
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(a) H4 Residential – Mixed Housing Suburban Zone – Standard H4.6.11; 

(b) H4 Residential – Mixed Housing Suburban Zone – Standard H4.6.12; and 

(c) H4 Residential – Mixed Housing Suburban Zone – Standard H4.6.13. 

(2) Attached dwellings accessory to a healthcare facility must comply with the 

following Residential – Terrace Housing and Apartment Buildings Zone 

standards: 

(a) H6 Residential – Terrace Housing and Apartment Buildings Zone – 

Standard H6.6.13; 

(b) H6 Residential – Terrace Housing and Apartment Buildings Zone – 

Standard H6.6.14; and 

(c) H6 Residential – Terrace Housing and Apartment Buildings Zone – 

Standard H6.6.15. 

H25.7. Assessment – controlled activities 

There are no controlled activities in this section. 

H25.8. Assessment – restricted discretionary activities 

H25.8.1. Matters of discretion 

The Council will restrict its discretion to the following matters when assessing a 

restricted discretionary resource consent application. 

(1) Visitor accommodation and boarding houses: 

(a) effects on adjoining properties, especially residential properties including 

effects of overshadowing and loss of privacy; and 

(b) on-site amenity. 

(2) New buildings or additions to buildings that increase the building footprint by 

more than 20 per cent, that are visible from and located within 10m of a public 

road or an open space zone: 

(a) the effects of the building design and external appearance on the 

adjoining streetscape and adjoining land zoned open space. 

(3) New parking buildings visible from and located within 10m of a public road or 

a residential zone or open space zone: 

(a) the effects of the building design and external appearance on the 

adjoining streetscape and adjoining land zoned open space; and 

(b) the adverse effects on amenity values of adjoining land zoned residential. 
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H25 Special Purpose – Healthcare Facility and Hospital Zone 

Auckland Unitary Plan Operative in part   7 

H25.8.2. Assessment criteria 

The Council will consider the relevant assessment criteria below for restricted 

discretionary activities: 

(1) Visitor accommodation and boarding houses: 

(a) whether the development complies with H6 Residential - Terrace Housing 

and Apartment Buildings Zone – Rule H6.6.13 or meets the purpose of 

the standard. 

(2) New buildings or additions to buildings that increase the building footprint by 

more than 20 per cent, that are visible from and located within 10m of a public 

road or an open space zone: 

(a) the extent to which design features can be used to break up the bulk of 

the building by, for example varying building elevations, setting parts of 

the building back, and the use of architectural features without 

compromising the functional requirements of the use of the building; 

(b) the extent to which the visual effects of the building can be softened by 

landscaping; and 

(c) the extent to which any service elements (roof plant, exhaust and intake 

units and roof equipment) that could be viewed from the road or public 

open space zone can be integrated as part of the façade or roof of the 

building. 

(3) New parking buildings visible from and located within 10m of a public road or 

a residential zone or open space zone: 

(a) the extent to which design features can be used to break up the bulk of 

the building by, for example varying building elevations, setting parts of 

the building back, and the use of architectural features without 

compromising the functional requirements of the use of the building; 

(b) the extent to which the visual effects of the building can be softened by 

landscaping; and 

(c) the extent to which any service elements (roof plant, exhaust and intake 

units and roof equipment) that could be viewed from the road or public 

open space zone can be integrated as part of the façade or roof of the 

building. 

H25.9. Special information requirements 

There are no special information requirements in this section.  
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