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The Minister for the Environment

c/o Environmental Protection Authority

Private Bag 63002

Waterloo Quay

Wellington 6140 Your reference: BRF-1028

9 February 2022

Dear Minister Parker,

RE: COVID-19 Recovery (Fast-Track Consenting) Act 2020 —\Waimarie Street =
Comments sought

We are responding to your invitation for comments on an/@application before yousfor referral to
the Expert Panel under the COVID-19 Response (Fast Track Consenting) Act 2020.

The application is made by Sanctum Projects Limited and is located at 43A and 45 Waimarie
Street and 819 Riddell Road, St Heliers, legal descriptions Lot 2.DP169975; Lot 1 DP 46758,
Lot 2 DP 46758; and Lot 15 DP 18184. Theproject is for 53, tefraced dwellings.

Having reviewed the application material provided, we (canyadvise that Auckland Council’s
Specialists and Council Controlled Organisations (CC@s) de.not have any significant concerns
with the project based on the level“af information gpravided. No clear and significant issues
have been identified, although further informatiah would be required in order to understand
the impact on CCO infrastructure, the degree of adverse environmental effects and
consistency with the AUP;

Representatives for the area’s (Orakei) Local’Board have raised significant concerns with the
project and oppose it\being processed as a fast track consent. The Board’s primary concerns
are:
e Progressing the project under the FTCA would deny the opportunity for community
involvement, considering.that notification would be likely under the RMA.
e ~Ihe project will have significant adverse environmental effects.
o /The projecttis not consistent with the criteria for considering fast track referrals under
519 of the FTCA,

Council’s collectivesresponse can be found in Enclosure A. The (Orakei) Local Board’s
concerns can also be found in Enclosure A.

In response to the information requirements stated in your undated letter referenced BRF-
1028:

1. Are there any reasons that you consider it more appropriate for the project, or part of the
project, to continue to proceed through existing Resource Management Act 1991 (RMA)
consenting processes rather than the processes in the Act?

Auckland Council has not identified any reason why it would be more appropriate for the
project, or part of the project, to be processed under the RMA.
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The project is not dissimilar or out of the ordinary compared to many multi-unit residential
proposals within Auckland that are processed under the RMA. Although the scale of the
project is considerably larger than most in terms of yield, the design and layout of the built
form and open space does not appear to be at odds with the AUP:OP provisions.

The Council had a pre-application meeting with the applicant for the project as it has been
presented to MfE. Council advised that notification (either limited or public) would be likely
following the decision of Wallace v Auckland Council (refer Enclosure B) due to adverse
effects on the neighbourhood character resulting from the intensity of the development.

As detailed in Enclosure A, Orakei Local Board does not support the project beinguwreferred
under the FTCA, citing adverse effects on the environment and that notification,under the
RMA would be likely. Council recognises that while s18 of the FTCA allows for.comments
to be received from listed parties, the timeframe of ten days for such“eomments to/be
received is limiting.

Notwithstanding the RMA would provide greater opportunity for_public'involvement and a
platform for potentially affected persons to be heard, we ,consider there is ‘nothing to
suggest the development is clearly inconsistent with the: abjectives and policies of the
Residential — Mixed Housing Suburban Zone and AUP:OP, or would tesult in-significant
adverse effects on the environment. Further, it is not/uncemmon for adverse ‘effects from
other infringements to standards, such as yards and height in relation to.boundary, to be
managed through design and landscaping.

The objectives and policies of the zone enable intensification/while maintaining a planned
suburban built character of predominantly two storey)buildings. Although the project
includes some three storey aspects,sthe planning memorandum prepared by CIVIX and
preliminary plans prepared by BDG Architects indicate these would be positioned to reduce
effects from the additional height'on'the surrounding environment.

No significant concerns have been raised by:the Council Specialists or CCOs; however, it
has been noted that additional information-isyrequired in order to understand effects. If this
application progresses‘through the FTCA process, it would be particularly beneficial for the
applicant to continue,to engage with,Watercare and Healthy Waters to resolve servicing
issues prior to ladgement with the EPA.

2. What reportstand-assessments would normally be required by the council for a project of
this nature in this area?

InfrastructuresAssessment
Earthwarks Assessment
Flooding Assessment
Geotechnical Assessment
Groundwater Assessment
Urban/Design Assessment
Traffic Impact Assessment
Acoustic Assessment
Waste Management Plan
Landscaping Plans

Mana Whenua consultation

3. Does the applicant, or a company owned by the applicant, have any environmental
regulatory compliance history in your region?
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The Council has not identified any environmental regulatory compliance history for the
applicant.

The applicant, Aaron Ghee (GHEE Teik Huat), Sanctum Projects Limited and other
companies where the applicant is a director / shareholder have been checked by Council’s
Monitoring Officer.

No enforcement action has been taken against Sanctum Projects Limited.

Abatement notices have been issued in the past to Phi Construction Limited (Director) and
St Andrews Residential Limited (Director). These abatement notices were met and are no
longer active.

There are no significant outstanding compliance concerns for the parties ‘above that
Council’'s Monitoring Officer are aware of.

Yours sincerely,

lan Smallburn
General Manager — Resource Consents
Auckland Council

Enclosure A — Comments from Council Asset Owners, Speecialists and Local Board
Enclosure B — Wallace v AucklandhCouncil Decisian
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Asset Owner Response — Auckland Transport

From: Sarah Jaff, Principal Development Planner, Auckland Transport
Date: 03 February 2022

Overall Summary:

Thank you for the opportunity to provide comment on the referral of the residential development for
Sanctum Properties Ltd. under the COVID-19 Recovery (Fast-track Consenting) Act 2020 (FTCA). In
summary, Auckland Transport does not currently have enough information to assess the effects,of the
Project on the local transport network.

The subject site is located within the Mixed Housing Suburban Zone of the Auckland®nitary Rlan
Operative in Part (AUP(OP)), which enables residential intensification; however, Auckland Transport
requests that, should the Project be accepted for fast track consenting, the full application material
include a Transport Impact Assessment (TIA) covering an assessment of transportation effects, including
how any adverse effect will be avoided, remedied and/or mitigated.

The TIA should include, but is not limited to, an assessment of the following:

e the proposed vehicle crossing, including engineering drawings withedimensions, details/of the
width, visibility assessment for vehicles and pedestrians (as per‘Austroads and Waka
Kotahi/NZTA standards), and an assessment of effects for,the vehicle crossing (including
whether it meets the requirements of the AUP(OP));

e pedestrian amenity and how any existing and proposedspedestrian infrastructure would meet
user demand under the AUP(OP);

e (ueuing analysis and tracking to confirm whether vehicles entering,the site will experience and/or
result in any conflict points;

¢ loading/servicing details, including confirmationthat refusesand loading vehicles will not reverse
onto Riddell Road at all times;

e assessment of bicycle parkingequirements for dwellings,without a garage, and how the
proposed bicycle parking provision willimeet the needs\of the user under the AUP(OP);

o assessment of effects on Riddell Road to confirm whether any mitigation is required (with
particular focus on right turn movements into.andeut of the site);

e a Draft Construction Traffie,Management Plan (CTMP) covering an assessment of effects on
construction traffic (including' measures toumaintain safe and efficient operation for all road
users), the construction,period and associated earthworks;

o assessment ofeffects for any other, reason for consent under Chapter E26 Infrastructure and
Chapter E27 Transport of the AUP(OP);

¢ how any potential adverse effects on user safety and operations will be avoided, remedied
and/or_mitigated; and

o whetherthe Project meets the relevant objectives and policies of the AUP(OP) as they relate to
transport:

The following is also highlighted in relation to stormwater and the Over Land Flow Path (OLFP).

No engineering drawings, reports or calculations have been provided with this application. However,
based on thejinformation provided, the following is noted;

¢ At'the downstream of the OLFP in the site, Geomaps shows flooding on Bay Road and Vale
Road, Auckland Transport consider it necessary that the applicant mitigate any runoff in order to
net worsen the flooding present on these roads during a 1% Annual Exceedance Probability
(AEP) event.



Asset Owner Response — Watercare

From: James Shao, Senior Development Engineer, Watercare
Date: 02 February 2022

Overall Summary:

The proposal is for the construction of 58 terraced dwellings at 43A & 45 Waimarie Street and
819 Riddell Road, Saint Heliers, Auckland.

No water and wastewater flow or water supply demand data was provided as “part ‘of this
application. Based on the very limited information provided to MfE, Watercare has undertaken a
very high-level assessment of the proposed development.

The point of supply options for both water and wastewater will need to belinvestigated in detail
to determine the best servicing option for this development. All local network,upgrades or
extension required to service this development must be fully funded-by the developer. Iypically,
we expect the following information accompanying applications:

- completed water and wastewater planning assessment form” (available on"the Watercare
website),

- engineering plan showing the proposed location and size of the ,water and wastewater
connections,

- design flows in accordance with the Watercare €ode of Practice for Development,
- contributing wastewater catchment analysis showing calculations, and

- fire hydrant flow test.

The following information is high#level.due to the limited information provided.

Water supply: There are existing®A00mm watermain lines available outside the development site
along both Waimarie,Streetiand Riddell Road. ‘Based on the current data available for the local
water network, there should have adequate flow and pressure to provide potable water supply to
this development, however, this will need'to be further confirmed by reviewing the proposed water
demand flow calculations and hydrant tests to be carried out by the developer.

It is assumed-a sprinkler systemwill not be required to meet firefighting requirements for this
developmentbecause the/proposal is for terraced housing and not apartments. If this
assumption.s not cotrect, thesapplicant will need to provide Watercare with the latest hydrant
test to'confirm the demandvat later stage.

Water supply: The existing 100mm watermain outside the development site is available along
both WaimarieyStreet and Riddell Road. The local water network has good supplying line
pressure,

Wastewater:

The applicant needs to provide Watercare detailed information on expected water supply and
wastewater demand. Based on this information, Watercare needs to assess the development’s
proposed demand/flows calculations and a catchment analysis investigation before confirming
the impact on the wastewater infrastructure.



Based on the high-level flow estimation, Watercare's model predicts that there are some
downstream capacity constraints with the local public wastewater network to support this
proposed additional 58 residential unit development. Our model indicates potential
downstream overflow issues with an existing manhole along Yattendon Road, and at least one
section of the existing downstream 225mm line along Vale Road is already near capacity. This
will require further investigation by the developer.

We note additional information has been provided today, but we’ve been unable to assess this
prior to this feedback being due.



Application for residential development project at Waimarie Street St Heliers to be referred
pursuant to Section 20 of the COVID-19 Recovery (Fast-track Consenting) Act 2020

comments on information provided with application relating to stormwater management

Extract from Part VII: Adverse effects
The identified adverse effects are potential adverse effects relating to:

» Infrastructure effects in terms of wastewater and water supply demand and capacities, and
stormwater discharges — including effects on the overland flow path shown on Council’s GeoMaps.

These potential adverse effects can be readily addressed through:

» Upgrading the local infrastructure services as needed and managing potential overland flows through
the site.

A preliminary assessment of the public stormwater, wastewater, and water supply servicingfor the site has
been undertaken by Kirsty Ainsworth and Adrian Percival of Civix (Appendix J) indicating some local
upgrades are required to respond to capacity requirements. However, the servicing.memeorandum confirms
that, provided these upgrades are implemented, there is sufficienticapacity in the networi to service the
development

Comment

The overland flow path shown on GeoMaps as traversing the siteyhas,been’plotted using contours derived
from 2016 LiDAR. Overland flow through the site issbelow the thresholdto be determined as a flood plain.

Standards for permitted activity E36.4.1(A39)and provisions, forfrestricted discretionary activities E36.4.1
(A41) and (A42) will apply.

Opportunities for upgrading the stormwater infrastructure servicing the site, other than improvements to
entry conditions, are limited as/downstream capagity.and flooding issues are systemic. Further comment
on flooding is provided below.

No information has been provided indicating awareness by the applicant that the development proposal
includes a high contaminant generating,carnpark with an area of approximately 1,800m?

Development of'the car'park is a permitted-activity (ref E9.4.1(A4)) provided that standards E9.6.1.1
9.6.1.3 are complied with.

Extract from Part 1X: Purpose of the Act
Preyidiihg infrastiligttye t&improve economic, employment, and environmental outcomes, and increase
prodUctivity;

Stormwater, ‘wastewater and water supply servicing for the area are available via the existing public
networks adjacent to the site.

Civix Ltd is'currently working through capacity assessment for the surrounding networks, initial results
indicate some local asset upgrades being required but no significant downstream network upgrades have
been, identified.

Comment
See discussion below on requirement for Stormwater Management Plan.

Strengthening environmental, economic, and social resilience, in terms of managing the risks from natural



hazards and the effects of climate change:

There are no significant flood hazards that affect the site and all flood modelling has taken into account the
effects of climate change. Whilst the development triggers consent for building over an overland flow path,
modelling has been undertaken which indicates that the proposal can comfortably convey flows through
the site, whilst maintain sufficient freeboard to the proposed dwellings.

Comment
It is acknowledged that management of overland flow within the site, as stated, will not be difficult to

achieve.

Extract from Part X: Climate change and natural hazards

The site is considered to be suitable for development in terms of natural hazards and climate change. The
natural hazards that could potentially apply to the site include ground stability and.overland flowipaths.

While the site has an overland flow path shown through it, this has been investigated and does not meet
the definition of a watercourse.

Nevertheless, a flood risk assessment will be provided at resource (€onsent stage to confirmithere will be
no risk of flooding both on site and on adjacent sites

Comment

The flood risk assessment required under E36.9 should identify that there are downstream habitable floor
flooding issues.

The 2006 ICS flood modelling, on which plotting of the extent of the flood plain as shown in GeoMaps is
based, is not accurate in respect to flooding ©n adjacent properties.

However, the identification of a flood prone (ponding) area im36 Bay Road is from a recent study.

X e ) # > . ul g
Flood Prane Areas n P A4 | ? %’ ';_ 3

| Attribute Value
Catchment Area 58302
DeplD V20198998
Ponding depth in 100y AR! Futurehs , 4,
Scenario (m)
IMax ponding depth (m) 1.34

Minimum elewation of depréssion (m 17.41
RL) .

100yr ARI Exigting Scenario 24hr fas
rainfall depth (mm)

100yrARI Future Scenario 24hr 239
rainfall depth (mm)

Rainfallrequired to fillflood prane 24
ared (mm)

Spill elevation (M.RLY 18.75

Volume stored in®108yr AREEuture
z 325

Scenarig{m3)

Volume to spill elevation (m3) 325

Dam

Dam classification Null

Floed level in the 100yr ARI Future 1875
Seenario (m)

Can'fill in 100yr ARI Future Scenario
rainfall event

RecordStatus Null

Yes

MaintenanceNaotes Null

The extent to which the significant increase to impervious area associated with this development will
exacerbate existing flooding effects to the property at 36 Bay Road, and on properties in the lower
catchment, will need to be assessed and appropriate and practicable measures for mitigation proposed.



Other approvals required

Discharges to the public stormwater in the Auckland region require authorisation as complying with the
conditions of the Regionwide Network Discharge Consent.

In the case of this application these conditions are as set out in schedule 4 for a Brownfields large
development.

A site-specific Stormwater Management Plan will need to be completed by the applicant.

It is recommended that the applicant engages with Healthy Waters to facilitate the preparationof a
SMP that will enable discharge from the site to be authorised.

Richard Challis
Senior Healthy Waters Specialist
Healthy Waters - Infrastructure and Environmental Services

Auckland Council



Specialist Response — Urban Design

From: Charlie Tseng, Specialist Urban Design, Auckland Council

Date: 2/02/2022

Overall Summary:

Site Layout

The site is well located with easy access to public transport (bus) along Riddell Road and
Waimarie Street and a 15-20-minute walk to the local retail and recreatiopalamenities at
St Heliers.

The subject site is a combination of three large rear sites. While the large size provides a
reasonable degree of flexibility in designing the site, the site has‘minimal streetscape
presence. Notwithstanding, the proposal has purposefully _centralised the thfee-storey
dwellings to minimise effects on neighbouring properties.

The only viable vehicle access is via Riddell Road, and‘the:vehicle movement network is
generally appropriate and logical. However, | questioned the applicant at the pre-
application stage as to whether a one-way movement can be achieved around the central
block to avoid any confusion of changing from two-way to one-way,movement. In addition,
the reduced JOAL width would allow the Central block to move further east to achieve
better outlook compliance for Lots 30-36 and/or more‘ground-floor outdoor living space
for Lots 37-42.

No changes were made to this proposal. Nevertheless, on balance, the proposed layout
is an acceptable outcome in my view.

While sections of the footpath and crossing‘points within the site may result in potential
vehicle and pedestrian conflict, the pedestrian access and network are generally logical
and legible, with a minimum of 1.5miwide footpath provided throughout the development.
A pedestrian-only laneway is proposed,via Waimarie Road. There were concerns raised
over the perceived safety along this laneway during the pre-application stage, and the
applicant was expected to provide further information in this regard.

Building Bulk.and Scale

While little informatien has'been provided in the sense of building bulk and scale, the two-
to three-storey height proposed by the applicant is not significantly above or beyond what
can“be reasonably. anticipated through complying envelope in a Residential — Mixed
Housing Suburban Zone.

Notwithstanding, no dimensions have been provided for the HIRB infringements and the
associated“shading effects.

In‘respect of building bulk, the proposal ensures a clear physical break is provided for
every seven or fewer dwellings to avoid long and bulky built forms. However, insufficient
information has been provided on the proposed external appearance and whether
sufficient steps have been taken further to break down the building length through
architectural design. | recognise some precedent images have been provided, but some
images, if not all, are inconsistent with the floor plans that have been shown, so it is
unclear which dwelling(s) will adopt which design and their associated visual effects.



During the pre-application meeting, it was agreed that the architectural design of the Lot
1 dwelling is expected to respond appropriately to Riddell Road, given it is the only
building that will have a streetscape presence. Furthermore, given the front yard
infringement, a high-quality landscaping strategy will need to be incorporated to maintain
the suburban character at the Riddell Road frontage. However, neither has been
addressed in the application package, which | consider are crucial for an applicationsof
this nature. Additionally, no dimension has been provided to confirm the extent of the
infringement and consequent adverse effects. | recognise Mr Riley’s urban desSign
assessment has suggested some possible design responses, but again, no finalised
design details were provided to confirm that the streetscape effects are sufficiently
addressed.

Residential amenity

The separation distance between buildings was one of the discussion points during the
pre-application meeting, as the lack of sufficient separation between the bedroems of Lots
37-42 and the rear outdoor living spaces of Lots 44-50 wguldyresult in overlooking and
privacy effects. While it can be argued that outlook complianee.is achieved for these units,
| consider that there are still adverse privacy and residential amenity ‘effeets associated
with overlooking. | agree with Mr Riley’s comment that privacy screening and placement
of windows could assist with addressing the privacy effects. However; the application
package does not confirm how these effects willbe addressed.

Greenwood Associates have provided.a written landscape, strategy on behalf of the
applicant. Although the general direction of the landscape strategy is encouraging, much
of what was written consists of generic information with,minimal details provided on the
locations and extent of both hard-and,soft landscaping elements. Therefore, it is difficult
to gauge the suitability or effectiveness of the landscaping strategy proposed.

Conclusion

Overall, the propesed site Jayout is lagical ‘and positive, noting the rear site nature of the
subject site. However, | consider the application documents in the submitted package to be at
a preliminary/conceptual stage,with many key design details missing from the proposal to
inform the level of adverse effeets and any subsequent design responses to address the
adverse effects;"which would/not typically be acceptable for an application of this nature.
Nevertheless, 1 outline seome “of the additional information that the Council would normally
require fora project of this Aature in this area:

Further information:

Detailed\architectural drawing package, which includes:
&y Elevations of all units of all facades
o Realistic visual simulations/perspectives/renders of the proposed built form from:
* Riddell Road,;
= 33 Waimarie Street;
= 43 Waimarie Street; and
= 817 Riddell Road.

o Cross-sections showing:



Each of the proposed typology;

The proposed pedestrian laneway off Waimarie Road;
Proposed retaining walls and level changes; and

The general JOAL environment.

o Detalils on proposed external materials, colours and finishes of all buildings

HIRB infringement and shading analysis — comparison of the extent of shading between
permissible bulk/height and proposed.

Detailed Landscape Plan- to enable a better understanding of the overall landscape,quality
provided on-site and along its boundaries/interface, particularly in response teitsisuburban
character and buffer/amenity for its neighbours.



Specialist Response — Development Engineering
From: Santosh Borgaonkar-Senior Development Engineer-Regulatory Engineering

Date: 02-02-2022

Overall Summary:

The proposal_cevers 3 sites that will'be amalgamated into one lot. The sites are 43A & 45
Waimarie’Street‘and 819 Riddell Road, Saint Heliers, Auckland 1071

The propesed residential buildings over the three sites are generally consistent with similar
sized ‘and scaled.developments within Auckland. The proposed development is also consistent
with other developments in Auckland in terms of typology, set up and services.

Earthworks

The size\of the combined site and required excavations would trigger a reason for consent under
the,Auckland Unitary Plan. There is high possibility of the earthworks would require a reason for
consent for groundwater diversion. Earthwork related stability management and sediment control
will need to be assessed and addressed. Retaining structures and associated temporary stability
issues need address.



Natural Hazards

Geotechnical:

43A Waimarie St is indicated to have instability due to Filled & Weak Ground’. The geotechnical
report by Soil & Rock Ltd explains that this site has not been assessed by them while providing
the report. This will need to be assessed. Retaining structures and associated construction
effects need assessment and mitigation / construction methodology be commented.

Flood / Overland Flow Path:
Significant OLFP is indicated within the property which is reason for consent” considering a
significant hazard. This need a detail assessment against E36 to confirm compliance/ mitigation.

Infrastructure

Stormwater and wastewater services are available within sites Connection to thesesservices
should be done under Engineering Plan Approval (Local Government Act.)

Demand and capacity calculations will be needed toseenfirmthe feasibility of connection and
whether upgrades would be required. This is a requirement of the asset owners.

There are public water supplies in the road reserve. Adequacy of supply for firefighting need to
be assessed. Demand and capacity calculations would be required for the asset owner to permit
a connection which would require, an Engineering Plan“Approval at the same time as the
connection to the wastewater and stormwater services.

Outside of the AUP and EPA process, (the proposed building will require fire protection
calculations and will likely require internal fire suppression systems which should be designed in
accordance with SNZ-PAS 4509:2008\New Zealand Fire Service firefighting water supplies code
of practice.

Conclusion

Overally from a Regulatery=Engineering Development Engineering perspective the proposed
development is feasibletin terms of service provision subject to engineering design and meeting
the requirements of asset owners for new connections.

The propesed development is of a size and scale similar to other developments of this nature
and doesvhot appear to be significantly contrary to the rules and policies the Auckland Unitary
Rlan.



Specialist Response - Traffic

From: May Huang, Traffic Engineer, Regulatory Engineering Department of
Auckland Council

Date: 04 February 2022

Overall Summary:

1.0 INTRODUCTION

Consent is being sought to construct 58 residential dwellings at 45 Waimatic'Stfect and 819 Riddell

Road, Glendowie. It is also proposed to provide 58 car parking spaces“and one vehicle)¢rossing at
Riddell Road.

In preparation for my peer review report I have considered thefollowing documents:
e Traffic Assessment Report (TAR) by Traffic Planning Consultants Ltd dated 25/ October 2021.
e AEE and associated plans.

2.0 TRAFFIC ENGINEERING ASSESSMENT
2.1 Parking
a) Parking Number

The proposed activity is in the Residential — Mixed ‘Housing Suburban Zone and has a minimum
parking requirement of one space per dwelling with two or more bedrooms. There is no maximum
parking rate for the activity, The pfoposal is requiredsto provide 58 car parking spaces.

TAR states 58 car patking spaces will be'provided on the site (one for each dwelling), which complies
with the requirementsiof the Unitaty Plan.

b) Parking Layout

It is notedsthe internal®width of Typology H garage is 2.8m. Any parking space within a garage is
considered confined parking and the Unitary Plan doesn’t have any standards for confined parking.
In accordance with ‘AS/NZS2890.1:2004 standards, any parking space within a confined atea shall
have a minimim width of 3.0m to provide suitable lateral clearance for door opening. I request to
increase the internalwidth to 3.0m.



It is noted the width of 10 car parking spaces (shown within red lines) is 2.4m with a manoeuvring
space of 6m. This doesn’t comply with standard T117 of Table E27.6.3.1.1. I request to increase the
manoeuvring space to 7.1m or provide 85" percentile tracking curves showing the manoeuvring space
is workable.

I have reviewed the remaining parking spa dﬁesions, m xg dimensions and associated

gradients and concur that they comply wi requiremen @Unitary Plan.

The plan doesn’t show the vertical ce of all s. Please make sure all garages have 2.1m
vertical clearance. Q C&
2.2 Vehicle Access Widt &
Vehicle Crossing 6 \Q
The plan sho t@dth of ye i \sing at Riddell Road is 5.5m for two-way movements, which
complies Wit%dard T151 a\ E27.6.4.3.2.
\g
Vehi s s\\o
an shows"tl th of the access is 5.5m from the road boundary over a length of 75m for
way trafi ‘w ments. Then the width of the vehicle circulation varies from 3.5 to 6.8m for
ne-way traffic mevements. The plan shows arrow direction markings are installed along with the
one-way ss. Overall, the width of the two-way access compiles with standard T151 of Table

E27.6Qn the one-way access is considered workable.
2& icle Access Gradients

The TAR states the gradients of the vehicle access is not steep than 1in8 and the vehicle platform is
1in20 over a length of 4m. The gradient of the access (excluding the platform) complies with standard
T158 of Table E27.6.4.4.1. The site will be accessed by trucks for refuse collection. I request to




reassess the gradient of the vehicle platform with 6m length rather than 4m and ensure it complies
with E27.6.4.4(3).

2.4 Number of Vehicle Crossing and Separation Distance

I have reviewed the number of vehicle crossings and associated separate distances and concur that
they comply with standard T146 of Table E27.6.4.2.1.

2.9 Sight Distance

I have reviewed the sight distance from the vehicle crossing and concur that it complies, with the
requirements of the RTS6 Guidelines for Visibility at Driveways.

2.5 Loading Space and Servicing Truck

In accordance with Table E27.6.2.7, the proposed residential activity has less than 5,000m2 GFA,
thus there is no requirement to provide a loading space.

The applicant proposes to use a private contractor for refuse gollégtion. A high level Waste
Management Plan (WMP) has been provided for the proposal. “Fhe WMP states the collection from
the site shall be no issue with the initial review and the ¢ofitractor will work with the applicant
traffic engineer to ensure no issue of the refuse collectionf operation.

I request to provide a final WMP and truck tracking curves showinig the truck will manoeuvre on
the site and can enter and exit the site in a fofward direction.

I recommend the rubbish collection for the site shall be seheduled outside commuter peak periods
(7-9am and 4-6pm Monday-Friday).

2.6 Bicycle Parking

In accordance with standard F81 of Table E27:0.2.5, the proposed development is required to
provide three visitor ahd¥l4 secure bicycle spaces.

The TAR states a totdl of 17 bicyele parking spaces (three visitor and 14 secure spaces) will be
provided on thessite, which fumber complies with standard T81 of Table E27.6.2.5. The TAR does
not clarify’if thesshelter willbe provided for secure bicycle parking spaces. I request the applicant to
do so.

2.7 Pedéstrian Facilities

The proposed site plan shows a 1.5m wide footpath is provided along with the access. I have
reviewed the width and gradient of the footpath and concur that they are workable.

3.0 CONCLUSION AND CONDITIONS OF CONSENT

In general, I am satisfied with the proposal from a traffic perspective. I support this proposal subject
to the following conditions of consent:



a) Prior to the occupation of residential units, all redundant vehicle crossings must be removed
and reinstated as kerbing and verge/footpath to Auckland Transport Design Manual. This must
be undertaken at the consent holder’s expense and to the satisfaction of the Team Leader

Central Area Monitoring.

b) All new vehicle crossings must be designed and formed in accordance with the Auckland &
Transport Design Manual. The new crossing must maintain an at-grade (level) pcdcstriarD

footpath across the length of the crossing, wusing the same materials, kerbing, pavings, patterns an
finish as the footpath on each side of the crossing. (L

¢) Prior to the occupation of residential units, all access, parking and manoeuvrin %
be formed, sealed with an all-weather surface and drained in accordance wl ap rovcd q

plans, to the satisfaction of the Team Leader Central Area Monltonng

and identified through signage to the satisfaction of the Team Leadet ral Area M

e) The applicant must ensure the 10 car parking spaces (opp S| 56) must i
manoeuvring space to 7.1m or provide 85" percentile track1 urves showlng manoeuvring

space is workable, to the satisfaction of the Team Lc@ al Area rlng

N\ »;\0

d) Prior to the occupation of residential units, the external car parki I s must be arked out

E-gm
f) The a t mus 1nternal width of all Typology H garages is 3.0m, to the
tion of t eader Central Area Monitoring.
e

h apphc sure the vertical clearance of all garages is 2.1m, to the satisfaction of the
earn Lcad ral Area Monitoring.
h) Prior occupation of residential units, suitable signage and arrow direction marking must be

edifor'the single-lane access, to the satisfaction of the Team Leader Central Area Monitoring.

1) applicant must provide an updated plan showing the gradient of the vehicle platform is
1in20 over a length of 6m, to the satisfaction of the Team Leader Central Area Monitoring.

j) The applicant must provide the final Waste Management Plan to the satisfaction of the Team
Leader Central Area Monitoring.



k) The applicant must provide truck tracking curves showing rubbish truck can access the site
safely and enter and exit the site in a forward direction, to the satisfaction of the Team Leader
Central Area Monitoring.

) The consent holder must ensure the rubbish collection for the site shall be scheduled outside
commuter peak periods (7-9am and 4-6pm Monday-Friday).

m) Prior to the construction of any bicycle parking area, confirmation must be provided to. the
Team Leader Central Area Monitoring that the layout, quantity (14 secure and three visitor bigycle
parking spaces), design and security of bicycle parking facilities located either in public o private
areas, meet the minimum requirements of the Auckland Design Manual. The 14 sécure bicycle
parking spaces must have shelter from rusty.

4.0 ADVICE NOTES

a) A vehicle crossing application shall be approved by Auckland Transpért priosto construction of
new vehicle access to the site or altering/widening of the existifigwehicle crossing;

b) That a Corridor Access Request (CAR) application issfequired from Auckland Transport for any
works within the road reserve that affects the normal opefation of the road,footpath or berm.



Orakei Local Board Comments on the

Resource Consent for the Proposed Development

at Waimarie Street, St Heliers

for which the Developers have applied to use Fast-Track Consenting

The Boards views is that there are no grounds for this magnitude of development to
proceed under the Covid-19 Recovery Fast Track Consenting Act 2020 instead ofsthe
usual RMA and UP system.

If this degree of application went through the latter, normal system, thereswould be
a very strong likelihood it would be at least limited notified and more likelypublicly
notified - thereby enabling the benefits of community submission and a broader
evidence pool for understanding and then managing effects.

The board feels that it would be negligent to suggest the magnitude of this
development will not have any significant adverse effects for the 'sake of satisfying
section 19(e) of the Act.

The Board does not agree that the section 19 arguments,are as easily sustained as
they may have been during a period equivalent to.a,level 4 type of Covid-19 lock
down.

The Act is predicated on degree of "urgency“s, The urgency forfast tracking this type
of development is not the same today as itimay have been when this Act was
declared law.

The degree of employment urgency the fast track Act'requires is not adequately
demonstrated for this project in@ny distinct way

The Board notes that a recent'Shundi development in Morrin road was not referred
to the fast track system and believe that this‘proposed development should not be
treated differently

The Board does not.support this proposalbeing referred under the Covid-19
Recovery Fast Track Consenting Act 2020 and therefore recommend that this
proposal should proceed undernormal RMA and UP system process

This development Infringes H4.6.4 Height, H4 6.5 Boundary, H4 6.7 Yard, these
alone should mean this should be notified.

Likely start of development October 2022. Currently there is a major retirement
development on Waimaire Street, do we know when completion of this is due?, this
will cause extra,stréss on surrounding residents, infrastructure and roading.

A meeting.was,held with Council on 26 October 2021, where this development was
discussed: It'was talked about 2 other terrace residential developments in the area
thatiwere judicially reviewed by groups of neighbouring residents that opposed the
developments. It states that groups of neighbours in these suburbs ‘tend to be well
resourced’ and have the means to take judicial review proceedings, and one of there
was successful. By fast tracking it was mentioned that this is faster and stops a
potential appeal to the Environment Court. | find these statements inflammatory
and think this is a way of mitigating full input and any opposition from neighbouring
properties. | oppose this strongly.

Five identified adverse effects are mentioned and then comments are made to
‘readily address’ these. Whose opinion is these addressing factors?, | think you
would find that the board disagrees with a number of these. There is already traffic



problems on Riddell Road and with the new retirement development this will only
increase and to say that these problems are mitigated by public transport is naive,
especially given the carparking that will be supplied with the terraces. The other
adverse effects need to be better addresses too

Housing supply is mentioned, as is affordable housing, if this is a reason to fast track
this development ie to ease Aucklands housing crisis ,this is comical given the pricing
between $1.5 to $1.8 million, how will this be ‘affordable’?

It also states that development will result in significant benefit to the ‘social and
cultural well being of current and future generations’ Is this a sales pitch or'based on
facts? If facts please explain.
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Introduction

[1] The applicants are residents of 36, 42, 46 and 48 Ventnor Road and 4 Loreto
Heights in Remuera. They have applied to review the decisions (together referred to

as the Decisions) of the first respondent, the Auckland Council:

@ not to notify an application by the second respondent, 44 Ventnor Ltd
(44VL),! for resource consents to develop 44 VentnoryRoad by

constructing 13 terraced houses on the site (Notification Decision); and

(b) to grant resource consents for the construction of the 13 terraced houses

and the subdivision of the site (Substantive Decision).

[2] The applicants say that, in taking the Decisions, the Council failed to comply
with the notification and decision requireménts of the Resour¢e Management Act 1991
(RMA) and failed to apply correctlysthe Auckland Wnitary Plan — Operative in Part
(AUP).

[3] The applicants ask ‘the /Court to set,aside the Decisions and the resource
consents, with the consequence that work on the development would have to cease

unless and until newiconsents are granted in accordance with the RMA and the AUP.

[4] The Council and 44VL say that the Decisions were made in accordance with
the RMAsand the AUP.\ They also say that, if errors were made, the Court should
exer€ise its discretion and not grant the relief sought by the applicants because any
etrors were'minor and not material to the Decisions. 44VL also says that to set aside
the consents,would cause it and others significant prejudice and that, if it were required
toreapply for the consents, it is inevitable that the Council would decide not to notify

the ‘application and would grant the consents on the terms sought.

[5] While this application relates specifically to the development at 44 Ventnor
Road, its determination may have more general significance to the extent that it bears

upon the approach that the Council takes on future applications for consents for more

! A list of acronyms used in the judgment is set out in Appendix 1 to the judgment.



intensive development of sites in the Residential — Mixed Housing Suburban Zone
(MHS Zone), the largest residential zone provided for in the AUP. Leaving aside the
large lot and rural and coastal residential zones, the principle residential zones in
Auckland are, in order of envisaged intensity: the Residential — Single House Zone
(SH Zone), the MHS Zone, the Residential — Mixed Housing Urban Zone (MHU
Zone) and the Residential — Terraced Housing and Apartment Building Zone (THAB
Zone).

[6] The application is concerned only with whether the Coungil complied with the
requirements of the RMA and the AUP when taking the Degisions’and not with'the
substantive merits of the Decisions or the actual effects of-the'development: ‘However,
at the urging of the applicants, and with the acquiescénce.of the respondents, I viewed
the site of the development in order to gain some understanding of the'locality and the
development. Because of the restrictions ofthe COVID-19 Adeért Level 3 lockdown, |

did so without counsel.

[7] The view consisted of standing outside the development on Ventnor Road for
a few minutes on 10 October 2021 and looking at the development and properties
adjacent to and in the vicinity of the dévelopment, as well as looking at properties
further along Ventfior Read and on Lucerne Lane, Benson Road and Loreto Heights,
the other roads'that encompass.the'development. It appeared that construction of the

development,was well advanced, with the frames of the units erected.

Releyvant history

[38] On 26 November 2020, 44VL lodged with the Council an application for land
use consent ‘and subdivision consent for the proposed development. Filed with the

application was an Assessment of Environmental Effects (AEE) prepared by Tattico

Ltd on behalf of 44VL.

[9] Supporting documents filed with the AEE included:

@ architectural plans and an Architectural Design Statement prepared by

Middleton + Novak, the architects for the development; and



(b) a Transport Assessment of the development prepared by Traffic

Planning Consultants.

[10] According to the AEE, the site comprises 1,684 square metres and, at the time
of 44VL’s application, had an existing two-storey dwelling and separate accessory:
buildings. The proposal included the removal of those buildings, site clearance works,
including the removal of a large tree and other vegetation, earthworks ‘and the
construction of 13 two-storey terraced houses which would be mainly oriented around
the boundaries of the site. Nine of the proposed units would*besthree-bedroom,

dwellings. The remaining four units would have two bedrooms:

[11] The AEE said that each unit would have on¢ parking space on sité and that
waste would be removed from the site by a refus€ disposal truck in‘agcordance with a

waste management plan provided with the AEE.

[12]  As stated in the AEE, resoutge consents were réquired were to:

(@  construct fout or more dwellings onssite as a restricted discretionary

activity;

(b)  construet new buildings.that did not comply with the height in relation
to “boundary development control but which complied with the
alternative height in relation to boundary control, as a restricted

discretionary activity;

©) subdivide the site, as a restricted discretionary activity and, in one

respect, a controlled activity;

(d) undertake earthworks, as a restricted discretionary activity; and

(e) permit reverse manoeuvring onto the street from one carpark and for

the refuse disposal truck as a restricted discretionary activity.

[13] The AEE said that, overall, resource consent for a restricted discretionary

activity was required for the development.



[14] The AEE also stated that the proposed development complied with the building
height, height in relation to boundary and yard controls in the AUP and, in that regard,
that one unit utilised the alternative height to boundary control in the AUP. The
development also complied with the standards for maximum impervious area, building
coverage, landscaped area, outlook space, daylight, outdoor living space, fences.and

walls and minimum dwelling size.

[15] The AEE recommended that the application be processed (without public

notification and without limited notification.

Initial Council review of application

[16] Upon the Council’s receipt of the application on 26 November2020;'a Council
planner (the Planner) reviewed the application, documents and ‘briefed relevant

specialists whose input was sought in asse§sing the application.

[17] On 11 December 2020, the Planner visited the,site to familiarise himself with
the layout of the site in the_context of its own dévelopment and its relationship to
adjacent sites. During thewsisit, the Planner fook photographs of the site and its outlook

to adjacent propertiess

Engagements between residents of Ventnor Road, the Council and 44VL

[18] ~From/8 to 23 December 2020, residents with properties in the vicinity of 44
Ventnor-Road communicated with a councillor on the Auckland Council, Council
officers and reptesentatives of 44VL, including Mr Loutit, its legal counsel, about the
development.“The AEE and supporting documents were made available to one of the
resideénts, Mr Brabant, a senior resource management law barrister (since retired). In
addition, the chair of the Orakei Local Board (OLB) sent emails to the councillor and

to Council officers expressing concern at the proposed development.

[19] The correspondence from the residents and the OLB chair raised questions
about how the development should be considered in terms of the AUP, its effects on
the privacy of neighbours and traffic effects, and whether the application should be

notified. Replies from Council officers, including the Planner, said that these matters



would be taken into account to the extent permitted under the AUP. Mr Loutit and
Mr Brabant exchanged emails about the residents meeting representatives of 44VL to

discuss the proposed development.

[20] On 23 December 2020, Mr Brabant, on behalf of the owners and occupiers ‘of
36, 39, 42, 46 and 48 Ventnor Road and 4 Loreto Heights, requested that, the
application be notified to them so that a submission on the application could be made
and evidence and legal submissions presented to an independent hearing panel. The
letter stated that the residents’ principal concern related to the proposed intensity of
the development, its scale, form and appearance, as well as traffic and parking efteets.
They considered that there would be more than minomeffects from the proposed
development on neighbourhood character, residential amenity and the, surrounding
residential area. The letter also stated that Mr Brabant considered thére were special
circumstances justifying limited notification, given the prepesed intensity of the

development and its scale, form and«appearance.

[21] On 18 January 2021, Mr Brabant emailgd Mr Gibbons, the sole owner and
director of 44VL, regarding asmecting between the'residents and 44VL. Mr Brabant

proposed a “without prejudice” discussion ef a different approach to developing the

land.

[22] On-18 February 2021, Mr Brabant formally requested, on behalf of the owners
of 36439, 42; 46 and 48 Ventnor Road and 4 Loreto Heights, that 44VL agree to the
n€ighbeuring preperty owners being notified of the application and to advise the

Cotincil accordingly:

[23}=A wirtual meeting with Mr Gibbons took place on 23 February 2021.
Mr Brabant and Mr Wallace, the owner of 46 Ventnor Road, asked Mr Gibbons to put
the application on hold to discuss an alternative, less intensive form of development.

Nothing eventuated from that meeting before the Decisions were made.

Council consideration of application

[24] On 2 March 2021, the Planner completed and signed reports (together referred

to as the Reports) in which he had made recommendations on whether the application



should be notified (the Notification Report) and whether the resource consents sought

should be granted (the Substantive Report).

[25] The contents of the Reports as they bear on the applicants’ case are discussed
below. In the Notification Report, the Planner recommended that the application
should be processed without public or limited notification. In the Substantive Report,
the Planner recommended that the resource consents should be granted; subject to

conditions set out in the Substantive Report.

[26] On 4 March 2021, the application, AEE and supporting decuments, further
information provided in response to requests under s 92 of the RMA, corréspondence
from the chair of the OLB and Ventnor Road residents, the specialist reports'prepared
on the application, the Reports and the Planner’s site visit photographswere sent to

the Duty Commissioner for his consideration,

Decisions on notification and on application

[27]  In an affidavit sworn.insthis proceeding, the*Duty Commissioner, who is a
planning consultant and an“accredited and” experienced hearing commissioner, says
that on Thursday, 4 March.2021, he inquired about undertaking a site visit. However,
because Aucklandwas under a COVID-19 Alert Level 3 lockdown at that time, he was
advised that site wisits were possible‘only if absolutely necessary and that it might be

best to wait until the following week when the Alert Level might be lower.

[28]  On FridaysS March 2021, the Duty Commissioner considered the application
documents“and, the Reports and site visit photographs. He also had before him the
“relevant’ planning instruments,” including the AUP and the Council’s Geographic
Information Systems viewer, including aerial photographs. The Duty Commissioner
says he'spent some time reviewing the materials and carefully considered the matters

raised by the residents and the OLB.

[29] The Duty Commissioner says he agreed with the recommendations in the
Reports and that he largely adopted draft notification and draft substantive decisions
prepared by the Planner, subject to editorial and formatting changes and a few minor

substantive changes recorded in his affidavit.



[30] On 5 March 2021, the Duty Commissioner made the Notification Decision.
On 7 March 2021, the Duty Commissioner made the Substantive Decision. The

contents of the Decisions are discussed below.

Residents advised of the Decisions and commence proceeding

[31] On 8 March 2021, the Planner sent Mr Brabant copies of the Decisions and the
Reports.

[32] On 9 March 2021, Mr Brabant emailed Mr Loutit advisingthat the residents in
the properties neighbouring 44 Ventnor Road wished to negotiate with 44VL with*a
view to reaching agreement on an alternative less intensive developments“Mr'Brabant
advised that judicial review proceedings would be.issued unless 44 Vi undertook not
to exercise the consents and to engage in negotiations. Mr Loutit replied that he was

instructed to accept service.

[33] On 26 March 2021, the proceeding was filed and served.

[34] By joint memorandum of counsel dated 6 May 2021, the parties sought an
urgent fixture and propesed timetable“directions for a two-day hearing as soon as

possible after 9 August 2021. The,reasons given included that:

@ The development was progressing in accordance with its resource

consents;‘and

(b)s {In licu of seeking injunctive relief, counsel for the applicants had
proposed that the hearing of the application for judicial review be

expedited.

[35] By minute dated 12 May 2021, Downs J made the timetable directions sought

and set down the proceeding for a two-day fixture commencing 27 September 2021.

The Reports

[36] Because the Reports influenced the Decisions and were referred to in some

detail in counsels’ submissions, it is appropriate to describe their relevant sections.



The Notification Report

[37] Insection 3 of the Notification Report, the Planner described the proposal, the
site and the surrounding environment. He said that the surrounding environment
consisted primarily of residential activities and that in terms of residential scale and
built character, there was a mixture of large dwellings on un-subdivided sections and
low-density infill development, which also generally consisted of large dwellings. He
noted that the majority of sites in the area in the MHS Zone, with pockets of sites in
the SH Zone, and that further south, towards Remuera Road, zoning'intensified to(the
MHU Zone and the THAB Zone. He then gave brief descriptiens®f the neighbouring
properties to the west (42 Ventnor Road), north-west (4 Isereto Heights)ynorth-east
and east (46 Ventnor Road) and south (37 Ventnor Road and the rest home and hospital
then operating at 17 Upland Road). He recorded thatiall of the residential buildings
were large and the majority were two-storey and that, as viewed from Ventnor Road,

the rest home and hospital buildings also présented as two-storey.

[38] Insection 4, the Planner recorded the correspondence he had received from the
OLB and neighbours and whiehthad recommended or requested notification. The
Planner set out the issues and*comments made'by the OLB spokesperson, including a
reminder not to tick’off compliance with ‘development controls and the need to apply

judgment in the exercise of discretionsunder H4.8.1(2) of the AUP.

[39] _Section 7 contained the Planner’s assessment of whether public notification

was required under $§ 95Ay 95C and 95D of the RMA.

[40] The Rlanner concluded that public notification was not required under Step 1
of s 95Aland, was not precluded under Step 2. He then considered whether public
notification was required under Step 3 and, in particular, whether the activities for
which consent was sought would have adverse effects on the environment that were
more than minor. The Planner recorded that only those effects that related to matters

within the Council’s discretion under the rules would be considered in that assessment.

[41] The Planner set out in full H4.8.1(2) and other provisions of the AUP
concerning land disturbance, transport and infringement of standards, in relation to

which the Council has restricted its discretion, and provisions relating to subdivision



on which has specified matters of control and restricted its discretion. He stated that
no other effects had been taken into account in his assessment. He also recorded that,
in accordance with ss 95A(8)(b) and 95D of the RMA, he was to disregard any effects
on owners or occupiers of adjacent properties. He identified 37, 42 and 46 Ventnor
Road and 4 Loreto Place, as well as the rest home at 17 Upland Road, as being adjacent

properties.

[42] The Planner said that the environment against which the application'must be
assessed included permitted activities under relevant plans, Jawfully established
activities and any unimplemented resource consents. He then said the reasonably
foreseeable environment within which the adverse effectsswere to be assessed was the
MSU Zone, characterised by a planned suburban built ‘eharacter of two, storeys in a
variety of types and sizes. Within that environment, reasonably fores€eable permitted
development would result in sites modifiedsby residential dévelopment comprising
three dwellings, and the zone also previded fer'developments over three dwellings per
site, if they met the objectives, policies and assessment Criteria for the zone and
obtained resource consents. . The Planner facknowledged that the proposed
development was a notable'departure from the existing environment but said that had
to be viewed in the context of adverse effects permitted and the scale of development
anticipated in the zone*as reflécted by the objectives, policies and development
standards, He stated, “It is against the above environment to which effects have been

assessed @gainst [sic].”

[43], The Plariner saidvhe had also undertaken the assessment in the context of
relevant objectivessand policies of the AUP. He said the purpose of the MSU Zone
was to enable intensification while retaining suburban built character and said that
while the existing built character may differ significantly from what is proposed in
terms_of intensity, the zone’s purpose directed assessment against the planned
character only. The Planner said the change in built character and intensity would be
a significant departure from the existing environment, but the zone specifically did not
seek to control density and that in itself was not an adverse effect that would warrant
notification. The Planner stated that it was also appropriate to consider the type of
development that could reasonably be anticipated within the zone and that it was

conceivable that a building could be constructed based on the relevant development



standards — maximum height, height in relation to boundary and yard setbacks — and
that these were a useful guideline for establishing the envisaged built form of the

planned suburban character.

[44]  Under the heading “Adverse amenity, character and streetscape effects”, the
Planner said the proposed development represented a typology, attached housing; that
could reasonably be anticipated to occur within the zone, achieved the/two-storey
height limit through general compliance with development standards, and was of a
height, bulk and form within the anticipated building envelope,He considered that
the modulation of building form and articulation through glazing,smaterials and reof
forms, combined with a comprehensive planting scheme, ‘ensured the design and
appearance of the development would be well within levels envisaged by the zone.
He also considered that building separation, lowafencing and planting; combined with
the variety in form and materials, would result in an‘adequately attractive streetscape.
The Planner concluded that, “Overally“for:the reasonsaboyey it is considered that

adverse effects on the environment‘relating to the built form will be less than minor.”

[45] The Planner noted the’comments received from the OLB, which included a
statement that the applicantiand its consultants had ignored existing neighbourhood

character and residentiahamenity: The Rlanner then stated:?

In“tesponse*to Local Beard’s,comments, I firstly recognise that compliance
with the developmentistandards does not automatically equate to less than
miner effects. [Yalso acknowledge that the matters for discretion, notably
H4.8.1(2)(a)(b)sywhich pertain to effects on the surrounding residential
environment ‘resulting from bulk, scale and intensity, effectively restates
policy H3:3(2). “In light of this, I consider that outline of the plan context and
adverse'effeCts assessment above addresses Local Board’s comments on the
scalé and intensity of the proposed development, noting in particular that the
context to which effects are to be primarily assessed against [is] the future
planned environment over the existing.

[46] The Planner then considered adverse infrastructure effects, adverse land
disturbance effects, adverse traffic effects, adverse contamination effects and
subdivision effects and concluded that any adverse effects on the environment would

be minor.

2 Ttis apparent that the reference to policy H3.3(2) was intended to be a reference to policy H4.3(2).



[47] With regard to traffic effects, the Planner recorded that the Council’s
development engineer generally concurred with the traffic and transport assessment
prepared by Traffic Planning Consultants for 44VL. The Planner noted that the level
of traffic generated would be low and could be safely accommodated within the
existing road network, the proposed access layout was adequate and that effects.on
pedestrian safety from the refuse collection truck and some residents having to reverse

to exit the site would be low.

[48] Under Step 4 in s 95A, the Planner concluded that there were not special
circumstances that warranted public notification. He saidywhile the proposed
development represented a significant change from the, historical zoning and the
existing low-medium density suburban built character.the zone’s objectives and
policies allowed for developments of this scale and typology to occur. He considered
that the intensity of the proposal did not=itself censtitutesaspecial circumstance

considering the development’s complianee with the majofityof the zone’s standards.

[49] In section 8, the Planner considered whetherilimited notification was required

in accordance with ss 95B and'95E — G.

[50] The Planner recorded that, in"detesmining whether a person was an affected
person, only effects\within the matters of discretion restricted under the AUP would
be considered. He also recorded that for the purposes of the assessment of whether
personsywere adversely, affected, he adopted the receiving environment as set out

3

earlier.® He stated that no persons were considered to be adversely affected by the

proposal for the reasons that followed.

[51)Under'the heading “Adverse residential amenity and character effects,” the
Planner considered the effects on persons at 42 Ventnor Road, 46 Ventnor Road, and
4 Loreto Heights in terms of visual dominance and character, shading and privacy. He
considered the effects on persons at 37 Ventnor Road and 17 Upland Road in terms of
visual dominance and streetscape effects. He noted that the development complied

with zone standards for setbacks, height, height in relation to boundary and site

I am satisfied that the reference to the earlier discussion of the receiving environment was to the
discussion in section 7 of the report.



coverage, and that effects were “within levels reasonably anticipated to occur within
the zone” or were “within levels enabled by the zone.” In all cases, he was satisfied

that the effects on persons at those addresses would be less than minor.

[52] Under the subheading “Effects on all adjacent persons”, the Planner stated:

With respect to character, as discussed in the public notification assessment
above, the proposal is consistent with the outcomes envisaged by the Zone,
being two storey attached dwellings with appropriate appearancessthat are
contained within a generally spacious setting, noting also the balance between
building and landscaped coverages achieved. Accordingly, adverse effects
relating to the planned suburban character on all adjacent persons will be less
than minor.

[53] The Planner recorded that he considered the above assessment had adequately

addressed the concerns raised by neighbours regatdingprivacy and intensity of use.

[54] With respect to adverse traffic effects, the Planner recorded that, on the basis
of 44VL’s traffic consultant’s report and the input, ofsthe Council specialist, he was
satisfied that any adverse effects:had béen minimised and managed to the extent that

no persons were adversely affécted.

[55] With regard £0°Step™4 in s 95B;.the Planner recorded that:

.. I have turned my mind specifically to the existence of any special
circamstances undef's95B(10) and conclude that there is nothing exceptional
or unusual about the application, and that the proposal has nothing out of the
ordinary run of things to suggest that notification to any other persons should
occur.

[56] Foreall(the above reasons, the Planner recommended that the application be

processed without public or limited notification.

ThexSubstantive Report

[57] The analysis in the Substantive Report was considerably shorter than that in
the Notification Report and built on the analysis in the Notification Report.

[58] In the Substantive Report, the Planner recommended that the consents be

granted. He recorded that, in accordance with s 104C of the RMA, only matters on



which the Council had restricted its discretion had been considered, including

H4.8.1(2) with respect to four or more buildings on site.

[59] The Planner stated that, in accordance with s 104(1)(a) and (ab) of the RMA,
the actual and potential effects of the proposal would be acceptable because, among

other things:

@ The proposed dwellings were of a scale and intensity £onsistent with

the planned suburban character of the zone;

(b)  The proposed front dwellings would contintie.the appearan¢e and form

“described above in relation to streetseape,”?

(© The effects in terms of visual dominance, shading and privacy were
within acceptable levels or within levels reasonably anticipated by the

Zone;

(d) With respect totraffic safety, thesprdpesed common parking area would
provide foradeqtiate manoeuvring depths and that while two vehicles®
and theyrefuse truck would have to reverse to exit the site, traffic
volumes would bé. lowy there were adequate sightlines and waste
collection would oecur only twice a week outside of peak hours,

therebysreducing the risk to the public.

[60] /' In terms. of,s“104(1)(b) of the RMA, the Planner assessed the proposal as
consistent with therelevant statutory documents as they related to the matters on which
the Couneil had restricted its discretion and discussed the effects of the development
with regard to relevant policies and objectives in H4.2 and H4.3 and to the assessment
criteria in H4.8.1(2)(b), (d), (e) and (g) concerning variety of building types, achieving
safe and attractive streets and open space, maintaining a reasonable standard of

sunlight access and privacy and minimising visual dominance to adjoining sites, and

I am satisfied that the phrase to “described above in relation to streetscape” is a reference to the
discussion of effects on streetscape in the Notification Report.

5 In fact, only one residents’ vehicle must reverse to exit the site.



the extent to which outdoor living space provided for access to sunlight and privacy

within the site.

[61] The Planner concluded that, overall, the proposal was consistent with the
relevant statutory documents and would result in acceptable effects. He recommended

that the consents be granted on the conditions recommended in the Substantive Report.

The Decisions

[62] It is apparent from the Decisions that the Duty Commissiefier adopted much
of the analysis and language of the Reports, as the Duty Commissioner acknowledged

in his affidavit.

Notification Decision

[63] The Duty Commissioner recorded that he had read-thc'application, supporting
documents, and the report and récommendations, o the~application for resource
consent and was satisfied he,had sufficient information to consider the matters

required by the RMA and miake a decision on natification.

[64] The Duty Commissioner recorded that the application would proceed without
public notification because public notification was not required under Step 1 of s 95A,
public notification was not, precluded under Step 2, and under Step 3 the activities
would-have.or were likely to have adverse effects on the environment that were no

more than minor

[65] Thereasons given for the conclusion under Step 3 included, under the heading

“Adwverse'amenity, character and streetscape effects”, that:

@ The proposal achieved the two-storey height limit and, as reflected
through general compliance with the development standards, the
proposal would be of a height, bulk and form which was within the
anticipated building envelope. Each block would be well-modulated
and articulated though glazing, varied materials and roof form which,

combined with the comprehensive panting scheme, would ensure the



design and appearance of the development would be within levels

envisaged by the zone.

(b)  With respect to the streetscape, the proposal would provide for street-
facing kitchen windows and directly accessible front entrances;
ensuring a sense of passive surveillance was achieved. The dwellings
were appropriately separated from the front boundary by.dandscaped
yards, with low fencing, hedging and specimen trees) and combined
with the variety in form and materials, would result in,an adequately.

attractive streetscape.

(© Overall, it was considered that advetse,effects on the environment

relating to the built form would bé less than minor.

[66] Under the heading “Adverse traffic effects,” the Duty Commissioner repeated,
virtually verbatim, the Planner’s ass¢ssment in the Nofification Report and concluded
that the proposal would resultfin less than minor, safety or traffic effects on the

environment.

[67] Under Step/4 in s 95A, the~Duty, Commissioner adopted the analysis and
language of .the “Notification “Repoert and concluded there were no special

circumstanees applicable for publie notification purposes.

[68] ““With regard t0 limited notification under s 95B, the Duty Commissioner said
the.application weuld proceed without limited notification because limited notification
was not_ required.under Step 1 and was not precluded under Step 2 and under Step 3,

there.were novadversely affected persons.

[69]  Inthe analysis under Step 3, the Duty Commissioner observed that the proposal
would be viewed and experienced slightly differently by various persons, but
particular regard had been made to persons at 37, 42 and 46 Ventnor Road and 4 Loreto
Heights. Under the heading “Adverse residential amenity and character effects,” the
Duty Commissioner gave a more general assessment of effects on persons at the

identified addresses than the Planner had given. However, he largely adopted the



Planner’s analysis of effects of visual dominance and character, shading and privacy
and the Planner’s assessment under the subheading “Effects on all adjacent persons”
as set out at [52] above. The Duty Commissioner concluded that overall, no persons

would be adversely affected in terms of residential amenity.

[70] The Duty Commissioner also adopted the Planner’s analysis and conclusions
in deciding there were no special circumstances warranting limited notification under
Step 4 of s 95B.

The Substantive Decision

[71] In the Substantive Decision, the Duty Commissionet also recorded thathe had
read the application, supporting documents, and the teport and recommendations on
the application and was satisfied he had sufficientiinformation to consider the matters

required by the RMA and make a decisionon the applicatiof.

[72] The Duty Commissioner noted,that under 31 04C of the RMA, only those
matters over which the Council had restricted its'consent would be considered. These
included H4.8.1(2) as well as other relevait provisions under which the Council had

restricted its consents

[73] In.givingyhis reasons for'granting the consent, the Commissioner adopted, in
most material, respects, thewPlanner’s analysis and assessment of the actual and
potential effects of the preposed development under s 104(1)(a) and (ab) of the RMA
as«described at [59] above. One difference, which the Duty Commissioner noted in
his affidayit, was that he stated that the planned suburban character of the zone enabled

two-storey multi-unit development.

[74]%The Duty Commissioner also adopted the Planner’s analysis and assessment
of the proposal under s 104(1)(b) as described at [60] above.

The alleged errors of law

[75] The applicants’ statement of claim alleges six errors of law by the Council

when making the Decisions. However, the applicants’ counsel, Mr Williams, advised



that the applicants were pursuing only the first and second alleged errors of law, which

relate to both the Notification Decision and the Substantive Decision , the third alleged

error of law, which relates to the Notification Decision only, and the fifth alleged error

of law, which relates to the Substantive Decision only.

[76] The errors of law which the applicants still allege are:

(a)

(b)

(©)

(d)

The Council failed to identify the neighbourhood, the mcighbourhood
character and residential amenity when assessing»the, cffects of ‘the
development and had inadequate information“uponswhich to ‘assess

those effects (first error of law);

The Council failed to consider the adverse effects ‘of thesintensity of
development on the neighbourhood character, residential amenity,

safety and the surrounding reSidential area(secend error of law);

The Council failed to identify affected persons (third error of law); and

The Couneil’s deCision wasaunreasonable because of the inaccuracy and

inadequacy-of informationion adverse traffic effects (fifth error of law).

Statutorysand planning context

[77] « Thealleged errors relate to the interpretation and application of:

(@)

(b)

Sections 95B and 95E of the RMA, which concern the limited
notification of applications for resource consents and the related
question of who is an affected person for the purposes of limited

notification;

Sections 104(1) and (2) and 104C(1) of the RMA, which govern the
consideration of applications for resource consents for restricted

discretionary activities; and



(© Chapter H4 of the AUP, which concerns the MHS Zone: in particular:
H4.1 Zone description; H4.2 Objectives; H4.3 Policies; H4.4 Activity
table; H4.5 Notification; H4.6 Standards; and H4.8 Assessment criteria

for restricted discretionary activities.

[78] Itis common ground that these provisions must be considered in the context of
the RMA as a whole and the AUP as a whole, as well as other relevant planning
instruments, including the National Policy Statement on Urban Development (NPS-
UD) and the Auckland Regional Policy Statement (RPS) set outrat Chapter B of the
AUP. Relevant provisions of the RMA, the NPS-UD, the RPS,and the AUP arc'set

out in Appendix 2 to this decision.

[79] For the purposes of analysis, it is appropriateitorecord the following.

[80] First, when considering an application for resource.econsent, a consent authority
must consider whether the application should be notified in.terms of the requirements
of ss 95A to 95E of the RMA and, in that connection, whether the application should
be publicly notified under s'95A or, if not, should ‘bé given limited notification under
ss 95B and 95E. In additien, the consent,authority must consider whether special
circumstances exist that warrant motification to any other persons not already
determined to be eligible for limitednotification, but excluding persons assessed under

section 95E as not being affected persons.

[82] “Im the present case,; the applicants do not argue that there should have been
public notification of the application for the resource consents in accordance with
s 95A or that'speeial circumstances existed that warranted limited notification of the
application.to them. The applicants’ case is that the Council failed to consider properly
whether they were affected persons and should have been given limited notification

under ss 95B(9) and 95E.

[82] Section 95B relevantly provides:

(D) A consent authority must follow the steps set out in this section, in the
order given, to determine whether to give limited notification of an
application for a resource consent, if the application is not publicly
notified under section 95A.



[83]

Step 3: if not precluded by step 2, certain other affected persons must be

notified

(7
®)

©)

In the case of any other activity, determine whether a person is an
affected person in accordance with section 95E.

Notify each affected person identified under subsections (7) and (8)
of the application.

Section 95E relevantly provides:

(1

2

3)

“4)

For the purpose of giving limited notification,of an application for a
resource consent for an activity to a persomyunder section, 95B(4) and
(9) (as applicable), a person is an“affected person if the consent
authority decides that the activity’s adverse effects.on the person are
minor or more than minor (but are not less than minor):

The consent authorityy in‘assessing an activity’s adverse effects on a
person for the purpose of.this section,—

(a)

(b)

(©)

may disregard an adverse effect of the activity on the person
if%a rulé or a nationalseénvitonmental standard permits an
activity with that effect; and

must, if the activity is a controlled activity or a restricted
discretionary’ activity, disregard an adverse effect of the
activity omtthe‘person if the effect does not relate to a matter
for which.a rule or a national environmental standard reserves
control'or restricts discretion; and

A'person is not an affected person in relation to an application for a
resource consent for an activity if—

(a)

(b)

the person has given, and not withdrawn, approval for the
proposed activity in a written notice received by the consent
authority before the authority has decided whether there are
any affected persons; or

the consent authority is satisfied that it is unreasonable in the
circumstances for the applicant to seek the person’s written
approval.

Subsection (3) prevails over subsection (1).



[84] Secondly, where, as here, the application is for a restricted discretionary
activity, the application must be considered in accordance with ss 104 and 104C of the
RMA. In accordance with the definition of “restricted discretionary activity” in s 2
and s 76A(3) of the RMA, a consent authority’s power to decline a consent for a
restricted discretionary activity, or to grant a consent and to impose conditions on.the
consent for a restricted discretionary activity, is limited to the matters over which

discretion is restricted.

[85] Section 104 relevantly provides:

(D When considering an application for a resource'consent and,any
submissions received, the consent authoritysmust, subject to Part\2,
have regard to—

(a) any actual and potential €ffects on the envitonment of
allowing the activity; and

(ab)
(b) any relevant proyvisions of—
@
(i) other regulations:
(i)™ a nationakpolicy statement:
(iv)
v) a“regional policy statement or proposed regional
policy statement:
(vi) a plan or proposed plan; and
(c) any other matter the consent authority considers relevant and
reasonably necessary to determine the application.
2) When forming an opinion for the purposes of subsection (1)(a), a

consent authority may disregard an adverse effect of the activity on
the environment if a national environmental standard or the plan
permits an activity with that effect.

[86] Section 104C relevantly provides:

(D When considering an application for a resource consent for a
restricted discretionary activity, a consent authority must consider
only those matters over which—



(a) a discretion is restricted in national environmental standards
or other regulations:

(b) it has restricted the exercise of its discretion in its plan or
proposed plan.
2) The consent authority may grant or refuse the application.

[87] Thirdly, where, as here, the application concerns an activity in the MHS*Zone,

that application must be considered in accordance with Chapter H4©f the AUP.

[88] Under Table H4.4.1, four or more dwellings per site is a restricted discretionary
activity. The standards to be complied with in respect’of'that activity are: Standard
H4.6.4 Building height; Standard H4.6.5 Height inrelation to boundary;” Standard
H4.6.6 Alternative height in relation to boundaryjand Standard H4.6.7 Yards.

[89] H4.8.1(2) provides that, when" assessing a restricted ‘discretionary activity
resource consent application for four or more buildings per site, the Council will

restrict its discretion to:

(a) the effects on'the neighbourhood character, residential amenity, safety
and thessurrounding residential area from all of the following:

6))] building intensity,.scale, location, form and appearance;
(i1) traffie; and
(iii)  loeation and design of parking and access.

(b) all of the following standards:

@) Standard H4.6.8 Maximum impervious areas;

(viii)  Standard H4.6.15 Minimum dwelling size.

[90] H4.8.2(2) provides that, for four or more dwellings on a site, the Council will
consider the following assessment criteria:
(a) the extent to which or whether the development achieves the purpose

outlined in the following standards or what alternatives are provided
that result in the same or a better outcome:



(b)

(d)

(e)

S

(2)

(1) Standard H4.6.8 Maximum impervious areas;

(viii)  Standard H4.6.15 Minimum dwelling size.

The extent to which the development contributes to a variety of
housing types in the zone and is in keeping with the neighbourhood’s
planned suburban build character of predominantly two storey
buildings (attached or detached) by limiting the height, bulk and form
of the development and managing the design and appearance as'well
as providing sufficient setbacks and landscaped areas.

The extent to which development achieves attractive and safe streets
and public open space by:

6))] providing doors, windows and/or balconies facing the stréet
and public open space;

(vi)  minimising the.visual dominance of garage'doors, walkways
or staircases to. upper level dwellings, and carparking within
buildings as viewedfrom streets 0r public open spaces.

The extent to whichythe height, bulk ‘and location of the development
maintains¢a reasonable standard' of sunlight access and privacy and
minimises'visual"dominance_ to adjoining sites.

The€xtent to which,dwellings:

() Orientatesandy, locate windows to optimise privacy and
encourage natural cross ventilation within the dwelling;

(iv). © fProvide the necessary waste collection and recycling facilities
in locations conveniently accessible and screened from streets
and public open spaces.

The extent to which outdoor living space:
(1) Provides for access to sunlight;
(i) Provides privacy between the outdoor living space of adjacent

dwellings on the same site and between outdoor living space
and the street.



Submissions by counsel for the applicants
First and second errors of law

[91] Mr Williams submits that, when making the Notification Decision and the
Substantive Decision, the Council failed to consider and assess the effects of-the
development on the existing environment as required by the RMA, and failed.to
consider and assess the building intensity of the development on the existing
neighbourhood character and residential amenity of the Ventnor Réad environment,.as
required by the AUP. He says that, instead of considering the/effects on the jactual

environment, the Planner and the Duty Commissioner wrongly assumed that:

@) Whatever level of building intensity eouldsbe achieved within the bulk
and location controls of the AUPayould have minor effects at worst on
adjoining properties and the*neighbourhood character and residential

amenity;

(b)  The MHS Zone«does not seek to/control the density of development;

and

(©) Theeffects of building intensity of the development should be assessed
only against the future planned suburban built character of the Zone

rather than the existing character of the neighbourhood.

[92] “Mr Williams'notes that in H4.8.1(2)(a), the Council reserved its discretion with
respeéct to the effects,on neighbourhood character, residential amenity, safety and the
surrounding residential area from building intensity, scale, location, form and
appearance. He submits that because the Assessment Criteria in H4.8.2, which relate
to "developments covered by H4.8.1(2), do not have a criterion that specifically
addresses building intensity, there is a gap in the AUP but that gap does not absolve
the Council from its responsibility to consider that matter when assessing the effects

of the proposed development.

[93] Mr Williams submits that the Council failed to engage its discretion over the

intensity of the development and, in particular, did not consider what the effects would



be from the building intensity of 13 terraced houses on a single site within a
neighbourhood that contains nothing like the proposed development. He says that
level of intensity is more appropriate to urban rather than suburban form, and contrasts
the policies and rules of the MHS Zone with those of other residential zones in the
AUP, in particular the MHU Zone and the THAB Zone. He also says the Council
failed to consider whether a development of lesser intensity would retain the suburban

built character which is the express purpose of the MHS Zone.

[94] Mr Williams says the Council failed to identify adequately“the'neighbourhoed
of the development, which he says was a necessary first step to considering the effects
of the development on neighbourhood character and residential amenity. He refers to
the evidence of Stephen Brown, an experienced planner, on what constitutes the
neighbourhood of the development, the impacts on the character’and residential
amenity of that neighbourhood, and the assessment of effects that Mr Brown considers
the Council failed to undertake. Mr Williams-also refersito'theisize and extent of the
MHS Zone, and the diversity of environments within that Zone, and says it would be
untenable to assume a consistent or coherent chatacter across all land within the MHS
Zone as a reference point for€onsidering the effects of a development within a given
neighbourhood. He draws attention to the consequences for the Zone if the Council’s

approach in the present ¢ase wer€ to be applied more generally.

[95] Mr Williams submits that the errors regarding neighbourhood character and
reside¢ntial “amenity affected the Notification Decision as well as the Substantive
Decision because theassessment of the development’s effects on the character of the
neighbourhood and residential amenity were a necessary consideration of effects for

the purposes of.the Notification Decision.

Third error of law

[96] With respect to the third error of law, Mr Williams submits that, because the
Council failed to identify and define the existing neighbourhood, it wrongly assumed
that the only parties to be considered as being potentially affected by the development
for the purposes of notification were the owners and occupiers of properties adjacent

to the development. Mr Williams says that if the Council had approached the issue



correctly, others would have been, or may very well have been, identified as adversely
affected as persons to whom the application should have been notified because the
effects from building intensity on the neighbourhood in which they live would be

minor or more than minor.

[97] Mr Williams also submits that, with respect to adjacent owners and occupiers,
the Council confined its consideration to effects associated with built form and scale
(such as privacy, shading and visual dominance) and failed to have regard to the

mandatory consideration of effects from building intensity.

Fifth error of law

[98] Mr Williams says the Council lacked adequate informationsupon” which to
make a reasonably informed decision that the adyerse traffic-related effects of the
development, including of residents’ vehi¢les and the refusé truck reversing onto the
street, would be less than minor. In‘particular, he says'the traffic assessment report
was prepared on the basis of an eightsyear old survey and without consideration of
existing traffic volumes or=assessment of .vehicle speeds and daily pedestrian

movements.

Submissions by ¢ounsel for the Council

[99] Ms Hartley and MsyBughanan, counsel for the Council, say that the relevant
effects Jof**the development, including the effects of building intensity on
n€ighbourhood ¢haragterand residential amenity, were assessed by the Council with
regard to the receiving environment and the relevant objectives and policies of the
AUP. They also say the Council had sufficient information upon which to assess the
leyel ofieffects. They argue that the applicants’ challenge to the Decisions is really a

challenge to the merits of the kind of development envisaged in the MHS Zone.

First errvor of law

[100] Counsel for the Council submit that there is no requirement on the Council to
exactly delineate the boundaries of the neighbourhood of the development and say

that, on the basis of the material before him, including the Architectural Design



statement included with the AEE and the Reports, the Duty Commissioner had a
sufficient understanding of the collective qualities or characteristics of the area where
the development site is located and the relevant effects of the development. They also
say that it was sufficient and appropriate for the Duty Commissioner to consider the
relevant effects of the development having regard to and in the context of the zone
statement, policies and development standards of the MHS Zone. They say,the
Decisions are not amenable to being set aside just because the applicants and their
expert, Mr Brown, have a different view of the neighbourhood: character and the

effects of the development.

Second error of law

[101] Counsel note that there is no definition of<‘building intensity™in the AUP but
submit that “building intensity” refers to built intensity and is related to the scale,
location, form and appearance of buildings and encompasses matters such as the
height and bulk of buildings, whether they are attached ot detached, site coverage and
setbacks. They submit that the assessment criteriain H4.8:2(2) indicate that the matter
of discretion reserved under H4:8:1(2)(a)(i) is focused on built form and built character
and say there is no gapn‘those criteria. Theyinote that the assessment criteria were
introduced into the/AWP“through a_decision of the Environment Court which also
removed the density controls from, the.MHS Zone, as had been recommended by the

Independent Hearings Panel 6n thé.proposed AUP.®

[102] < Counsel for theiCouncil submit that the key objectives and related policies for
the, MHS Zone.anticipate an increase in housing capacity, intensity and choice for
developments, that'are in keeping with the neighbourhood’s planned suburban built
characteriof predominantly two-storey buildings; the effects of which are controlled
by limiting height, bulk and form of building development and managing design and
appearance and requiring sufficient setbacks. The zone provisions give effect to the
residential growth provisions in the Regional Policy Statement (RPS) in Chapter B of

the AUP, which are also focused on planned built character.

6 Adams v Auckland Council [2018] NZEnvC 8.



[103] Counsel say the “broader scale” effects of building intensity that were not
addressed in the Notification Decision were not relevant to the assessment of the
development under H4.8.1(2)(a). They also say the effects identified by the applicants
in their affidavits and in the evidence of Mr Brown were either not required to be

addressed or were adequately addressed in the Decisions.

Third error of law

[104] Counsel for the Council submit that, when making the Notification Decision,
the Duty Commissioner correctly identified the range of potential’adverse effects on
the environment arising in relation to the matters he had te,decide and that there was
no failure to consider the effects of building intensity on neighbourhood/haraeter and
residential amenity. It was open the Duty Commissioner to determinethat the adverse
effects on others were less than minor and, as a result, to determine that there were no

adversely affected persons to be notified.

Fifth error of law

[105] Counsel say thatthe/Council had adequate,information to assess the traffic and
parking effects of the development, that those effects were the subject of discussion
with 44VL after further information had been requested and that the consent conditions
were adjusted as a consequences, They say the Commissioner was entitled to rely on
the information that had been provided and that it was open to the Commissioner to

conclude that the traffic'effects were less than minor.

Submissions by counsel for 44VL

[106] Mr Deutit submits that to understand the legality of the Decisions, it is
necessary to consider the full context in which they were made and that includes the

objectives and policies of the MHS Zone, the RPS, the NPS-UD and the RMA itself.

First and second errors of law

[107] Mr Loutit notes that the development complies with all height, bulk and
location controls which are how effects on streetscape, neighbourhood character,

sunlight, privacy, visual dominance and residential amenity are managed and how the



planned suburban built character of the MHS Zone is achieved. He accepts that an
assessment of effects on the environment was required but says that assessment had to
be done in the context of the AUP, including the fact the development complied with
height, bulk and location controls. He says the controls give strong guidance on the

likely level of effects that needed to be considered and the level of scrutiny required.

[108] Mr Loutit says that the number of buildings or “building intensity” does not
create any relevant effects or, if it does, that these were carefully considered.” He says
the applicants have failed to describe what the effects alleged to arise from the number.
of buildings on site are and submits that there are no effectsibeyond those addressed

through the development standards

[109] He says the applicants oppose the proposal because it amounts t6 change but
the changes to which the applicants refer are.not controlled bysthe RMA or the AUP.
He notes that the purpose of the RMA ssustainable management, is forward looking.
So too are district plans, particularly the,AUP, which.has the"purpose of providing for

Auckland’s housing demand ovér the next 30 yeafts.

[110] Mr Loutit submits that the applicants’ approach ignores the context of the rule
permitting three dwellings on a_site’inithe MHS Zone. He says the three dwelling
threshold simply establishes the point beyond which effects must be assessed through
the resouree,consent process. He notes that, under the AUP and the MHS Zone, three
dwellinigs can be constructed as of right on sites in the vicinity of 44 Ventnor Road
that would result inflots similar in size to those in 44VL’s development. He says that

18,d"Clear indication of what the AUP envisages.

[113}=Mr, Loutit says there was more than sufficient information before the
Commissioner to assess the scale of likely effects of the development. He says the
neighbourhood and neighbourhood character were addressed in the AEE and the
Architect’s Design Statement and that notifying the neighbours would not have
provided the Commissioner with additional relevant information on effects or affected

persons.



[112] Like the Council’s counsel, Mr Loutit says the matters identified by the
applicants as relevant concerns were either outside the scope of the RMA and AUP or
were adequately assessed in the documents considered in the development standards
and in the documents before the Commissioner or are permitted under the AUP. He
says the applicants have failed to identify any specific relevant effects arising from.the

number of dwellings that were not properly considered.

Third error of law

[113] Mr Loutit says the alleged failure to consider potentially=affected parties, has
no substance because, under H4.5 of the AUP, the Council was requiredito consider
the application on a non-notified basis because it complied with all’the teélevant
standards in the AUP. Even putting that “Rule” aside, he says there wasmno reviewable
error in the Council’s consideration of whether persons such as the applicants were

likely to be adversely affected by the developnient.

Fifth error of law

[114] Mr Loutit says the evidence of Mr Langwell of Traffic Planning Consultants,
which was not challenged by the applicants, establishes that the traffic solutions
proposed by 44VL and agreed to’by the Council were based on adequate and reliable

information.

Analysis
Approach to applications for judicial review
[115] @As'the Court of Appeal said in Pring v Wanganui District Council:’

It is well established that in judicial review the Court does not substitute its
own factual conclusions for that of the consent authority. It merely determines,
as a matter of law, whether the proper procedures were followed, whether all
relevant, and no irrelevant, considerations were taken into account, and
whether the decision was one which, upon the basis of the material available
to it, a reasonable decision-maker could have made. Unless the statute
otherwise directs, the weight to be given to particular relevant matters is one
for the consent authority, not the Court, to determine, but, of course, there
must have been some material capable of supporting the decision.

7 Pring v Wanganui District Council [1999] NZRMA 519, (1999) ELRNZ 464 at [7].



[116] The Court went on to note that where neighbours and other users of adjacent
streets are affected by a decision whose merits they cannot challenge — in that case a

certificate of compliance:®

... the Court will scrutinise what has occurred more carefully and with a less
tolerant eye when considering whether the decision was one open to the
consent authority on the material before it than it will do in a case where the
decision which is being questioned required the balancing of broad policy
considerations and there was less direct impact upon the lives of individual
citizens ...

[117] At the same time, it is important to recall that the Court of Appeal has also
made it clear that non-notification decisions do not require a‘'more intensive standard

of review than would otherwise be appropriate for a Cotirt:

[118] For present purposes, I adopt the approach re-affirmed by the’Court of Appeal
this year in O’Keeffe v New Plymouth District Council that,"in an application for
judicial review of Council decisions not=to require/ limited notification of an

application and to grant a resource consént:

It is not the Court’s rol€ toreview the meritsiof the Council’s decision. Rather,
the focus is on whether the Council hadyadequate information to make its
decision, and whether\that decision” was lawfully made under the relevant
provisions of the\RMA.

[119] It is axiomatic that theseference to the RMA must include plans made under

the RMA¢such as the AUP.

Questions for determination

[120] The, case.Mr Williams advanced in relation to the first and second alleged

errors, was, omtwo fronts:

@) First, the Council failed to consider the effects of the development on
the existing environment as required by s 104(1)(a) of the RMA and
instead, considered the effects of the development only by reference to

the “planned environment” as envisaged under the AUP; and

8 TIbid.
9 Far North District Council v Te Runanga-a-iwi o Ngati Kahu [2013] NZCA 221 at [56].
10 O’Keeffe v New Plymouth District Council [2021] NZCA 55, (2021) 22 ELRNZ 506 at [59].



(b)

Secondly, the Council failed to assess the effects of the development’s

building intensity on the neighbourhood character and residential

amenity of the locality as required by H4.8.1(2)(a) of the AUP.

[121] Mr Williams says that both failures invalidate the Notification Decision and

the Substantive Decision because failing to consider the effects on the environment

and failing to assess the effects on neighbourhood character and residential ‘amenity

are relevant to whether the applicants were affected persons for the purposes of

notification and to whether the consents should have been granted:

[122] Having regard to that submission and the third and fifth alleged errors, I

consider that the questions to be determined are:

(@)

(b)

(©)

What is the “environment” for the purposes of.ss 104 and 104C, and

also for the purposes of s 95E; and did the Council apply those sections

correctly?

What was the »Council required ‘to’ consider for the purposes of

H4.8.1(2)(a)of'the AUP?_In that regard:

(i)

(i)

(iii)

(iv)

Is it necessary to identify the neighbourhood, the
neighbourhoed character and the residential amenity of the area

in which,the proposed development is to take place?

Did the Council have adequate information to assess effects on

neighbourhood character and residential amenity?

What is building intensity?

Do the assessment criteria in H4.8.2 provide a sufficient basis
for assessing the effects of building intensity on neighbourhood

character and the residential amenity?

Did the Council appropriately assess the effects of building intensity on

neighbourhood character and residential amenity?



(d)  Did the Council appropriately consider the effects of the development

for the purposes of determining who were affected persons?

(e Did the Council have adequate information upon which to assess the

traffic effects of the development?

What was the Council required to take into account for the purposes of ss 104
and 104C and what is the “environment” for the purposes of those sections?

[123] Under s 104(1), a consent authority must have regard, amiong ‘ether things,'te
any actual and potential effects on the environment of allowiig thé-activity for which
consent is sought. On the other hand, s 104C(1) provides,that, when considering an
application for a resource consent for a restricted«discretionary .activity, a consent
authority must consider only those matters overswhich it has restricted the exercise of

its discretion in its plan.

[124] Itis plain that the two provisiens'must be readtogether and that, when the Duty
Commissioner was considering the substantive @pplication he was required to have
regard to the effects of the development on.the environment, but only with respect to
effects relevant to the matters on which'the,Council had restricted its discretion. In
other words, s 104C(1) limits thescope of the assessment of effects on the environment
under s 104(1)(a) to'those effeets that relate to the matters on which the Council has
reserved its discretion. That isisettled by the Supreme Court’s decision in Auckland
Counil'v, Wendco (NZWLtd,** and reaffirmed by the Court of Appeal in Speargrass
Holdings Ltd v van Brandenberg.*?

[125] AsMrWilliams says, it has been recognised in Tasti Products Ltd v Auckland
Conncilythat matters relevant for consideration of whether to grant a consent under
s104(1)sare also relevant to the assessment that of whether a person is an affected
person in terms of s 95E.** While Tusti Products was concerned with the relevance of
objectives and policies in a proposed plan to a notification decision, it must be the case

that effects of a development on the environment are relevant to the assessment of

Y Auckland Council v Wendco (NZ) Ltd [2017] NZSC 113, [2017] 1 NZLR 1008 at [37].
12 Speargrass Holdings Ltd v van Brandenberg [2019] NZCA 564 (2019) 21 ELRNZ 466 at [55].
18 Tasti Products Ltd v Auckland Council [2016] NZHC 1673, [2017] NZRMA 22 at [82].



whether a resident in the area of the development was an affected person. However,
as the Court of Appeal made clear in Speargrass Holdings, an eftfect cannot be taken
into account for the purposes either of a decision about notification or a decision on
whether to grant consent if the consent authority has restricted its discretion in a way
that excludes that effect from consideration.’* That is consistent with s 95E(2) which
provides that, in making the assessment of whether a person is affected in relation to
a restricted discretionary activity, a consent authority must disregard any adverse
effects that do not relate to a matter for which the consent authority has restricted its

discretion.

[126] In the present case, under H4.8.1(2) the Council has restricted its discretion to
the effects of building intensity, scale, location, formh and.appearance, as well as the
effects of traffic and the design and location of parking and access, on neighbourhood
character, residential amenity, safety and thessurrounding residential area. It follows
that only effects concerning thoseqmatters=are relevant to the assessment of the
development’s effects on the environment under s 104(1)(a) and to the assessment of
who may be affected persons under s 95E. This/means that the Council was required
not to undertake the corhprehéngive assessment of the development’s external effects
argued for by Mr Brown, and was specifically required by ss 104C(1) and 95E2 to
limit the scope of its,assessment©f effects to the matters on which it had restricted its

discretion under,H4.8.1(2).

[127)" As to what constitutes “the environment,” as Mr Williams acknowledges, the
Court, of Appeal*has held; in Queenstown Lakes District Council v Hawthorn Estate
Ltd, that the Wword “‘environment” as used in s 104(1)(a) is not limited to the
environment as,it exists at the time of a decision but also embraces the future state of
the” environment as it might be modified by the utilisation of rights to carry out
permitted activity.® In its analysis leading to that conclusion, the Court of Appeal
considered the definition of “environment” in s 2, the purpose of the RMA in s 5, the
period within which consents can be exercised in accordance with s 125 and the

duration of land use consents under s 123. The Court then stated:®

14 Speargrass Holdings Ltd v van Brandenberg, above n 12, at [58].

5 Queenstown Lakes District Council v Hawthorn Estate Ltd [2006] NZRMA 424 at [84].
18 At[57).



In summary, all of the provisions of the Act to which we have referred lead to
the conclusion that when considering the actual and potential effects on the
environment of allowing an activity, it is permissible, and will often be
desirable and even necessary, for the consent authority to consider the future
state of the environment, on which such effects will occur.

[128] However, the Court of Appeal also made it clear that, for the purposes of the
assessment to be made under s 104(1)(a), the effects of activities for which resource
consents that might be granted in the future should not be brought into ac€ount when
considering the future state of the environment. The Court of Appeal specifically held
that the High Court Judge, whose decision was the subject of @ppeal, had etred in
holding that the effects of future consents might be brought inito'acedunt.’’” The Court
of Appeal endorsed the approach of the Environment €eurt*which had rejected an
argument that there could be a reasonable expectation ‘that the council,would grant
consent to subdivisions that matched the intensity of other subdivisiofis in the area for

which consent had been granted.8

[129] While subdivision was a diseretionary activityin ‘Hawthorn Estate, 1 do not
consider that the Court of Appeal’s decision applies.only to the effects of discretionary
activities or that a diffetent conclusion can.be reached with respect to the effects of
restricted discretionary ‘activities for which eonsent is required. Even in the case of a
restricted discretionaryvactivityy al consent authority is required to exercise its
discretion, albeit within the boundsief the matters on which the consent authority has
restrictedsts'discretion, anditheigrant of consent is not a foregone conclusion. That is
confifmed by s 104C(2),which makes it clear that a consent authority may grant or

réfuse an application for a restricted discretionary activity.

[130] It follows that there can be no certainty that a future environment may include
thereffectshof activities for which consent is required for restricted discretionary
activities. In that regard, I do not accept Mr Loutit’s submission that the distinction
between a permitted activity and a restricted discretionary activity is whether the
proposal is likely to require an effects assessment and evaluation against the objectives
and policies of the plan. The principal distinction is that a permitted activity can be

undertaken as of right and does not require a resource consent, while a restricted

7 At[84].
8 At[14].



discretionary activity cannot be undertaken as of right and requires a consent, even if

the parameters for consideration of the consent are restricted.

[131] For these reasons, I am satisfied that, when considering the impacts of the
development on the environment for the purposes of ss 104(1)(a) and 104C(1), and
when considering who was an affected person for the purposes of s 95E, the Council
was entitled to take into account the effects of the development on the environment as
it exists today and as it may be modified by activities that are permittedias of right
under the AUP and under any consents already granted, but was™not'entitled to take
into account the environment as it may be modified by futtre w€source consents.
However, for the reasons already given, that assessment must'be limited tothe matters

on which the Council restricted its discretion.

[132] It follows that, when assessing the effects of thewmdevelopment on the
environment and on the applicants,, thesrelevant adverse~effects which the Council
could take into account were effectsion neighbourhooed'character, residential amenity,
safety and the surrounding residential area fromi building intensity, scale, location,

form and appearance, and traffie and location and d€sign of parking and access.

[133] It also follows that effects suChvasithe removal of trees and other vegetation,
the scale and maturity of gardens, whether residents of the proposed development are
owners ortenants of the units, ‘and parking on the street, which were among the issues
identiffed in-the affidavits of the applicants and in the evidence of Mr Brown, are not
relevanteffects for the’purposes of the assessment of effects on the environment or on
the“applicants. /(Because removal of trees and other vegetation, renting of property and
parkingon(the, street are either not controlled or are permitted under the RMA and
AUP, effects relating to those matters are part of the environment as it exists or as it

may, be modified as of right.

[134] It further follows that other effects not caused by building intensity, scale,
location, form and appearance, traffic and location and design of parking spaces are
not relevant effects for the purposes of the assessment of effects on the environment
or on the applicants because they do not relate to matters on which the Council has

restricted its discretion.



What assessment did the Council make of the environment?

[135] It is clear from the Reports and the Substantive Decision that the Planner and
the Duty Commissioner understood that their assessments were limited to the matters
on which the Council had restricted its discretion. In all three documents it was stated
that the assessments they contained were limited to those matters. To that extent,
therefore, the Council made no error and did not incorrectly apply ss 104¢l)(a) and

104C(1) of the RMA in that respect.

[136] The position is less straightforward in terms of the Couneil’s interpretation of:
the relevant environment. That analysis is contained in.the Notification Report in
which the Planner discussed the receiving environment. The Plannep’adopted that
analysis in the Decision Report. The Duty Commissioner did motyundertake any
separate analysis of the relevant environment but adopted, the Planner’s
recommendations based on the Planner’s analysis. It follows®that the Planner’s

analysis informed and underpinned,the Decisions by the Duty Commissioner.

[137] In the initial section efhis,analysis, the Planner accurately reflected the Court
of Appeal’s decision in-Hawthorn Estate! He stated that the environment against
which the adverse gffects<of the application must be assessed included permitted
activities under “they relevant plans,/ lawfully established activities, and any

unimplemented résource consents'that are likely to be implemented.

[138] /In' the next paragraph, the Planner observed that under the AUP, permitted
development would Tesult in existing sites modified by residential development
comprising three dwellings, either detached or attached. That is correct and within the
scope of Hawthorn Estate. However, he then stated that the MHS Zone provides for
development over three dwellings, provided the development meets the objectives,
policies and assessment criteria for the zone and activity and obtains consent. He
mcluded that possible development in the environment against which effects must be
assessed. That is wrong as a matter of law, for the reasons discussed above. It also
misunderstands why resource consent is required. As discussed below, it is clear from
the history of the AUP that one of the reasons for requiring consent for four or more

buildings on a site in the MHS Zone was to enable an assessment of the effects of that



more intense use of the site. It is illogical, therefore, to assess the effects of that more
intense use against the effects of activities that also entail a more intense use than is

permitted under the AUP.

[139] I have considered whether this error can be considered a minor misstatement

that does not affect the overall analysis. I have concluded that it cannot be.

[140] First, it is inconsistent with the Court of Appeal’s decision in Hawthorn Estate.

[141] Secondly, the error is compounded by the Planner’s further analysis of adverse
effects. The Planner recognised that the proposed development would bera notable
departure from the existing environment but then said that must be viéwedinot only
against what is permitted but also against the scale“of development antieipated in the
MHS Zone as reflected in the zone’s objectives, policies and development standards.
That statement is also inconsistent with Hawthorn Estate.if itincluded activities that

require consent, even if consistent Withithe MHS Zeoné’s objectives and policies.

[142] 1t is, of course, entir€ly appropriate forthe. Council to take into account the
AUP’s objectives andspolicies under s*104¢1)(b) and, indeed the policies and
objectives of the NPS-UD and the RPSywhen deciding whether or not to grant consent.
However, those considerations are,scparate from the assessment of the effects on the
environment required undeér s'104(1)(a) and from the assessment of effects on persons

required,under s 95E.

[143} Thirdly,while the Planner accurately states that the purpose of the MSU Zone
i$ to enable.intensification while retaining suburban built character, his statement that
the zene’s\putpose directs assessment against only the planned character is not correct.
The zone description in H4.1 makes it clear that while the zone enables intensification,
resource consent is required for four or more dwellings on site not only to achieve the
planned suburban built character of the zone but also to manage the effects of
development on neighbouring sites. That is, an assessment of effects on neighbouring
sites is required as well as an assessment against planned character. The zone
description also states that the resource consent requirement enables the design and

layout of the development to be assessed because the need to achieve a quality design



is increasingly important as the scale of development increases. In other words, an
assessment of the effects of scale is inherent in the assessment to be made in the

resource consent process.

[144] In these various respects, therefore, the Council made errors of law in its
assessment of effects on the development on the environment and, therefore, ‘in its

assessment of whether persons were affected by the development.

[145] There is a further error in the Planner’s analysis, namely that'density in itself
is not an adverse effect that would warrant notification. I discuss this‘error below. ‘For
now, I note that there is a difference between density per.se;which the AUP does not
seek to control, and the effects of intensity of development, of which the AUP directs

consideration in the MHU Zone.

What was the Council required to consider for the purposes of H4.8.1(2)(a) and
H4.8.2 of the AUP?

[146] It is common ground that because the Couneil had restricted its discretion to
the matters in H4.8.1(2);,an asséssment was,required of the development’s effects of
building intensity, scale, location, form “and appearance on the neighbourhood
character, residential amenity, gaféty and the surrounding residential area. The
questions_in centention relatestowidentification of neighbourhood character and
residential amenity, the adequacy of the Council’s information on those matters, what
is meant by “building intensity”, and whether the Council was required to have regard

to matters other than the assessment criteria in H4.8.2.

Is it nécessary. to identify the neighbourhood, the neighbourhood character and
residential amenity of the area of the proposed development?

[147}+The terms “neighbourhood” and “neighbourhood character” are not defined in

the AUP. The term “amenity values” is defined in s 2 of the RMA but in terms that

require an evaluation of an activity in its context.®

19 Section 2 of the RMA defines “amenity values” to mean “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.”



[148] I do not accept Mr William’s submission that, in order to carry out the
assessment required by H4.8.1(2)(a), it was a necessary first step to identify the
neighbourhood affected by the development. I agree that identification of the relevant
neighbourhood could usefully inform the assessment required under H4.8.1(2)(a).
However, I do not consider that identification of the particular neighbourhood was a
necessary step in the process. First, H4.8.2(2)(a) is concerned with effects, on
neighbourhood character, not the neighbourhood itself. Secondly, bearingin mind the
size and diversity of development within the MHS Zone, as recognised in the Zone
description in H4.1, and bearing in mind that activities in the”MHS, Zone are net
controlled on a neighbourhood basis, it is apparent that the MHS Zone provisions'do
not assume that there will be a relevant neighbourhood“er relevant neighbourhood
character in all cases. That conclusion is supported*by the language of Policy
B2.4.2(4) of the RPS, which provides that theré'should be lower residential intensity
in a suburban area with an existing neighbetithood ¢haracter! Itiis also supported by
Policy B2.4.2(8) which provides that\‘¢xisting and plannéd* neighbourhood character

should be recognised and provided for through the use of place-based planning tools.

[149] I consider that what isqfequired by H4:8.1(2)(a) is an assessment of the building
intensity, scale, location, ferm and appearance of a proposed activity on such
neighbourhood character and residential amenity as are found to exist in the location
of the activity for which consent isirequired. To undertake that assessment, what is
required is an,adequate description of the area of the proposed activity, including any
neighbourhood characternand residential amenity that may be in that area, in sufficient
detailjto enable an,asseéssment to be made of the effects on those matters caused by the

building intensity, scale, location, form and appearance of the proposed development.

Did the, Council have adequate information to assess effects on neighbourhood
character and residential amenity?

[150] The Architect’s Design Statement prepared by Novak + Middleton, and filed
with the application and AEE, considered the neighbourhood both generally in
Remuera and in the immediate vicinity of Ventnor Road, which is the entry street for
and address of the proposed development. With regard to streetscape, the Design

Statement said:



The Ventnor Road streetscape is characterised by a wide two lane quiet
suburban road that connects Lucerne Road with Upland Road. It has footpaths
and grass berms either side of the street. It also has well established trees and
planting.

The properties either-side of the site generally have driveways leading to each
dwelling or set back garages. The houses are typically two storeys. The houses
themselves are typically set back slightly from the road boundary and
generally the garage[s] address the street.

There is a mixture of screening. Some houses have large hedges whilst ethers
have low or no fencing to the street. Parking is typically at the front ef'sidetof
the site.

[151] With regard to neighbourhood character, the Design Statement said:

The neighbourhood character is consistent with the streetscape chatacter
Buildings are typically setback slightly from the boundary, often.by around3-
5 metres or more. Buildings are predominantlyatwe storeys. Dwelling,types
are eclectic in style, ranging from; weatherboard or brick, with concrete tile
of metal long-run hip or gable roofs typical of mid-century New Zealand
residential housing to more recent andmodern contemporaryshouses of all
styles.

The houses in the neighbourhoodiappear well maintained and are generally of

high quality.
[152] Novak + Middleton described the'streectscape and neighbourhood character
principally by referefice to'the size and location of houses, their relationship to the
street and house design which it:€onsidered to be “eclectic in style.” It is apparent
from those, descriptions that<Novak + Middleton did not consider that there was a
particularly distinctive neighbourhood character in the location of the proposed

develepment.

[153] Itds notifor the Court, on an application for judicial review, to pronounce on
the merits and accuracy of the above descriptions. I am satisfied, however, that the
descriptions adequately identified the neighbourhood character and residential
amenity in the area of the proposed development. While the descriptions are focused
on Ventnor Road and do not address the neighbourhood character and residential
amenity of Loreto Heights, part of which is overlooked by the development, it is
noteworthy that most of the applicants are residents of Ventnor Road and that no
affidavit has been filed by the one applicant who is resident in Loreto Heights. It is

reasonable to infer, therefore, that the effects of the development on Ventnor Road are



of most concern and that an assessment of the streetscape and neighbourhood of
Ventnor Road are of principal relevance. In addition, it is apparent from the Planner’s
description of the surrounding environment in section 3 of the Notification Report that
the Planner took into account the character and amenity not only of Ventnor Road but
also of adjacent streets, including Loreto Heights. The Planner’s description is_also

consistent with the Novak + Middleton assessment.

[154] T am satisfied, therefore, that the Council had adequate (information to
undertake the assessment of effects on neighbourhood character “and residential

amenity.

What is building intensity?

[155] “Building intensity” is also not defined in,the AUP. In accordance with the
Court of Appeal’s decision in Powell v Dunedin City Counéil, when deciding what a
provision of a plan means it is appropriateito have régard to the plain meaning of the
words themselves but regard must alse,be had to the immediate context in which they

O For that reason,

are used, including the objeetives and policies/ of the plan.?
definitions of “intensity™,and<*‘density”’taken from the Concise Oxford English

Dictionary, as offered'by*Mr Williams, are of limited assistance.

[156] Aswnoted above, the Couneil’s position is that building intensity refers to built
intensity ‘and is related to the,scale, location, form and appearance of buildings and
encompagses matters=such as the height and bulk of buildings, whether they are

attached or detached, ‘site coverage and setbacks.

[157] As a'matter of drafting, it would seem odd for “building intensity” to include
the scale, location, form and appearance of buildings in the context of H4.8.1(2). As
Mr Williams says, H4.8.1(2)(a)(i) lists building intensity as a consideration separate
from scale, location, form and appearance. In addition, given that the standards for
height, bulk and location, as well as yards, are excluded from consideration when the
Council is deciding whether and how to exercise its discretion under H4.8.1(2), it

would seem anomalous to include those matters for consideration in the exercise of

20 Powell v Dunedin City Council [2004] 3 NZLR 721 at [35].



that discretion. However, issues of scale, location, form and appearance, as well as
height, bulk and location, are brought into account through the assessment criteria in
H4.8.2. For that reason, I do not exclude these matters from being relevant to an

assessment of building intensity, simply for reasons of drafting.

[158] However, I do not accept that “building intensity” is principally concerned with
matters of scale, location, form and appearance, even if those matters may/be relevant
to assessing the effects of building intensity. I consider that “buildifig intensity” as
used in H4.8.1(2) was intended to include the density of buildings and the effects\of

the activities in those buildings, including the numbers of residents+fi those buildings.

[159] As Mr Loutit says, building density relates to,themumber of buildings'on a site.
Mr Loutit notes that the pre-AUP planning framework used to inelude maximum
density rules which prescribed a minimum.net site area peradwelling and thereby
limited the number of dwellings. By limiting/the number-of dwellings, the pre-AUP
planning framework also put constraints; albeit imptecise, on the number of people on
a site, even if the planning rules did not addressthat matter directly. In other words,
building density was a way of managing the' effects of the number of people on site
and, thus, of managing the intensity of the use of the site by controlling the number of

buildings on site.

[160] I censider, therefore, that the effects of building intensity include the effects of
the numbers-0f buildings on site and the effects of the activities within those buildings,
including their use and occupation by people. That interpretation is consistent with
the"RPS, which informs the whole of the AUP, and in which intensification of the
urban areaidin order to accommodate Auckland’s growing population is a predominant

theme.“That 1s illustrated by:

(@) B2.1 Issues, which refers to the increasing demand for housing caused
by Auckland’s growing population and the need for growth be provided

for that optimises the efficient use of the existing urban area;

(b)  Objective B2.2.1(2), which provides that urban growth is to be

primarily accommodated within the urban area 2016, which extends



from Albany in the north to Papakura in the south and includes all of

Remuera and the suburbs to its east, south and west;

(c) Policy B2.2.2(4), which promotes urban growth and intensification.in

urban area 2016;

(d)  Objective B2.4.1(3), which seeks an increase in housing capagity and
the range of housing choice which meets the varied needs and lifestyles

of Auckland’s diverse and growing population;

(e Policy B2.4.2(1), which is to provide a range,of residentiabzones that
enable different housing types and ‘intensity appropriate to the

residential character of the area;

U] Policy 2.4.2(3), which is to ptovide for medium residential intensities
in areas that are within\moderate walking, distance to centres, public

transport, social facilities and opensspace:

[161] There can be littlendoubt that Policy B2.4.2(3) is directed to the MHS Zone
given the graduation; in terms of envisaged intensity, in the housing zones, particularly

the SH Zone, the MHS Zone, the MHU.Zone and the THAB Zone.

[162] In ,summary, thereforey ['am satisfied that “building intensity” is intended to
includé¢ the effects of the'number of buildings and activities within those buildings
because it is the buildings and the use of those buildings that establish the intensity of

use on the site.

Do the assessment criteria in H4.8.2 provide an adequate basis for assessing the
effeets of building intensity on neighbourhood character and the residential amenity?

[163] A central point of difference between the applicants and the respondents is
whether, in assessing the effects of building intensity on neighbourhood character and
residential amenity, it is sufficient to consider the development against the assessment

criteria in H4.8.2 of the AUP.



[164] When interpreting H4.8.2 it is important to note the following. First, the
provision states that the Council will consider the assessment criteria “to the extent
relevant to the proposal.” It follows that it is open to the Council to conclude that
some of the assessment criteria may not be relevant. Secondly, H4.8.2(2)(a) requires
an assessment of “the extent to which or whether the development achieves.the
purpose of” the identified standards or whether alternatives are provided that result in
the same or a better outcome. That requires an evaluative assessment ofawhether the
proposal meets the purposes of the standards or whether alternatives have been
proposed that produce the same or a better result. Compliance #with the standardsiis
relevant but not necessarily sufficient. The primary focus shouldbe on whether the
proposed activity meets the purpose of the standards, having regard to the'nature of
the activity. Thirdly, paragraphs (b), (d), (e), (f) and (g) reéquire evaluative,assessments

of the matters addressed in those paragraphs.

[165] It follows that consideration,of*whether the development complies with the
development controls in the standards specified in H4(8.2(2)(a) would not be sufficient

to assess the effects of the development.

[166] The more difficult question is whether appropriate consideration of all of the
matters in H4.8.2(2) would be suffic¢ient to assess the effects of building intensity or
whether there i$,a gap in the plan because there is no specific direction in H4.8.2(2) to
consider theweffects of building,intensity on the character and residential amenity of

the area.

[167] As Mr Williams says, there is nothing in H4.8.2(2) equivalent to that which is
provided for in H4.8.2(1), which sets out the assessment criteria for supported
residential'care, boarding houses, dairies, care centres and other facilities covered by
H4.8.1(1). H4.8.2(1)(b)(1) specifically requires that, when giving consent for any of
the facilities covered by H4.8.1(1), the Council must consider whether the intensity
and scale of the activity, as well as the building location, form and appearance, are
compatible with the character and residential amenity provided for within the zone

and compatible with the surrounding residential area.



[168] There is no easy comparison between the scope and effect of planning controls
for the relatively small number of activities covered by H4.8.1(1) and the scope and
effect of controls that apply to all residential sites in the MHS Zone as provided for in
H4.8.2(2). Itis clearly relevant, however, that the assessment criteria in H4.8.2(1) are
less numerous and less specific than those in H4.8.2(2) and do not mandate assessment
in terms of the development standards and other matters identified in H4.8.2(b),(d),
(e), (f) and (g). That is hardly surprising. The activities covered by H4.8.1(1) are
relatively specialised. An assessment of their effects is likely+to fequire a more
individual assessment than that required for general residential development. Itis also
relevant that one of the purposes of the MHS Zone is to enCourage a level“of
intensification, albeit within the parameters set in Chapterd of the AUP, and,that one
means of achieving that intensification is by providing asstandardset ofiumeasures by

which the effects that are to be considered can be assessed.

[169] For these reasons, I do not acceptithatsthere is a gaptin H4.8.2(2) just because
H4.8.2(2) does not include a provisionisimilar to ‘that'in "H4.8.2(1)(b)(i). Nor do I
accept that the effects of building intensity on neighbourhood character and residential
amenity cannot be adeéquately’ assessed by an, appropriate consideration of the

assessment standards in H4.8.2(2).

[170] It is comvenient at this,point to address Mr Williams’ contention that the
Council has'mistakenly assumed that the MHS Zone does not seek to control density.
In that regard, he refersito the Planner’s statement in the Notification Report that the
MHZ,zone specifically does not control density and that density would not be an effect

that warranted/motification.

[174] “To respond to that submission, I consider it useful to refer to what happened in
they evolution of the AUP by reference to the Council’s decisions on the
recommendations of the Independent Hearings Panel (IHP) and relevant Environment
Court decisions. Although Mr Williams objected to the admissibility of this history, I
am satisfied that that material is both appropriate and admissible, having regard to the
principle in s 7 of the Evidence Act 2006 that all relevant evidence is admissible,
except to the extent the evidence is inadmissible or excluded under the Evidence Act

or any other Act. While Mr Lala, the planner for 44VL, refers to the history of the



AUP’s evolution in his affidavit, I have had regard principally to the decisions of the
IHP and the Council, and the decision of the Environment Court in Adams v Auckland
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Council= as it bears on those decisions. These are matters of record.

[172] The IHP was the mechanism by which the many submissions on the Proposed
Auckland Unitary Plan were considered. In its Overview Report, the IHP made it clear
that it considered the removal of the density provisions in the major residéntial zones
as a key element to enable development to meet future forecast demand for housing in
Auckland.? In its report to the Council on Residential zones, theslHR recommended
that all density provisions be removed from the MHS Zone,the MHU Zone and ‘the
THAB Zone and that the development standards, such assheight, height intelation to
boundary, yards and building coverage, and the resguree.consenting process should
determine the appropriate level of developmént.? *The IHP cofisidered that a
combination of permitted activities, develepmentistandards; “consenting processes
(mainly for restricted discretionary<activities) and notification would achieve good

quality outcomes and would negate the heed for any.density provisions.?*

[173] The IHP recommendations included that*up to four dwellings should be
permitted as of right i the,MHS Zong"and the MHU Zone and that five or more
dwellings should require a restrieted diseretionary activity consent in the MHS Zone

and the MHU Zone.?®

[174]~The-€ouncil accepted all of the IHP recommendations on the residential zones,
except'that the Council decided that only up to two dwellings should be permitted as
of fight in the MHS Zone and that a restricted discretionary activity consent should be
fequired fof thre€ buildings or more.?® Among the reasons given for amending the

threshold “tecommended by the IHP were that the recommended development

21
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Adams v Auckland Council, above n 6.

Auckland Unitary Plan Independent Hearings Panel Report to Auckland Council Overview of
recommendations on the proposed Auckland Unitary Plan (22 July 2016) at 7 — 8 and 10.
Auckland Unitary Plan Independent Hearings Panel Report to Auckland Council Hearing topics
059 — 063 Residential zones (July 2016) at 16.
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% Auckland Council Decisions of the Auckland Council on recommendations by the Auckland
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standards did not manage quality residential outcomes such as the interrelationship
between a number of amenity values including safety, daylight, privacy, functionality

and visual amenity associated with multi-unit development.?’

[175] The Council’s decision to allow only two dwellings per site as of right in _the
MHS Zone was appealed to the Environment Court. That appeal was decided by the
Environment in Court in Adams v Auckland Council, where the Court decidedithat up

to three dwellings would be permitted as of right in the MHS Zone.?®

[176] Adams did not involve any reconsideration of the ‘matters on whichuthe
Council’s discretion would be restricted on applications for dwellings in excess of the
permitted threshold of three dwellings per site. The @ppeal did address; however, the
role of assessment criteria for considering applications for resourcesconsent. In its
decision, the Environment Court made it clear that the assessment criteria were not to
be regarded as checklists but were intended. to create matters for consideration. The

Court stated:?°

We therefore proceedson ‘the basis that, thé criteria are intended to be
informative and for guidafce, but are,mot rules; nor is every criteria to be
complied with in€very application. /Their purpose is to provide flexibility in
approach to achieving the various standards in the relevant sections. We
proceed on the basis that the €riteria*can be resolved with minor wording
changes.

[177] The assessment criteriazwere later finalised in accordance with the Court’s

directions.

[L78] In the light ofithe above history, I am satisfied that the AUP does not, and was
not intehded toy control density directly. That does not mean, however, that the AUP
dogs notiseek to control the effects of building density and intensity of use as generated
by the nuimbers of buildings on site. Rather, in accordance with the recommendations
of the IHP and with the decisions of the Council and the Environment Court, the effects

of density and intensity are to be assessed by application of the assessment criteria

2T At 49.
B Adams v Auckland Council, above n 6, at [81].
2 At[16].



which require evaluative assessments of the matters set out in the criteria, to the extent

they are relevant.

[179] For that reason, I am satisfied that there is no gap in the AUP when it comes.to
assessing the effects of building intensity of four dwellings or more on neighbourhood
character and residential amenity just because the assessment criteria do not address
that matter specifically. The assumption of the AUP is that the effects o0f building
intensity can be adequately assessed by appropriate application, of(the assessment

criteria.

[180] However, consistently with the Environment Court’s'decision in Add@ms, when
assessing the effects of matters on which the Couné€il'reserved its discretion under
H4.8.1(2)(a) by application of the assessment criteria it H4.8.2, the Couticil must use
the criteria as a guide in undertaking the task.it is required to perform. ‘Since the effects
of building intensity are one of the matters _on which thesCouncil has restricted its
discretion, it follows that in applying the criteria, the Couneil must consider whether
the effects of building intensity on neighbourhogd eharacter and residential amenity
have been adequately addre§sed and mitigated. Thatis, the Council must turn its mind
to the issue of building intensity and canfiot'simply assess whether a proposed activity

complies with the Standards in H4.8:2(a) and addresses the matters in H4.8.2(b), (d),
(e), (f) and (g):

Did ,the “Council properly assess the effects of building intensity on
neighbourhood charaeter and residential amenity?

[181] It issapparent‘that the Council did not turn its mind to the effects of building

intensity whenundertaking the assessments required under ss 95E and 104C(1).

[182] _n the Notification Report, the focus of the Planner’s consideration was on
whether the proposed development was consistent in typology and form with
development that could reasonably be anticipated to occur within the zone and
complied with the development controls, and whether its design and appearance were
within levels envisaged by the zone. In other words, the Planner’s focus was on the
form and appearance of the buildings and on what could be built as of right under the

development controls.



[183] That is confirmed by:

@ The Planner’s reference to the comparator of a permitted single
building that complied with the development controls as a useful
guideline for establishing the envisaged built form of the planned

suburban character of the zone; and

(b)  The Planner’s conclusion under the heading “Adverse “amenity,
character and streetscape effects” that, overall, adverse ¢ftects on ‘the

environment relating to the built form would be'less.than minor.

[184] In this analysis, the Planner did not consider the effects of the number of
dwellings, more than four times the number permittedvas of right in theeMHS Zone,
nor the effects of the activities of those occupying the buildings, nor the extent to

which those effects were addressed by the‘assessment criteria:

[185] In his consideration of whetherlimited notification was required, the Planner
did consider a number of the'matters identified in/the assessment criteria, notably
visual dominance, shading, privacy and"streetscape effects, as well as bulk and
appearance. However;,this assessment, was in relation to form and design only, by
reference to levels enabled or reasonably anticipated to occur within the zone. He did
not consider the relevancéof those matters to the number of buildings and activities
on site=Imiconsideringumattersridentified in the assessment criteria, the Planner made
ne-distinction between the ‘effects of activities permitted as of right and the effects of
thes«activities for'which consent was required when the number of dwellings was the

reason resource consent was requir ed.

[186] In the Substantive Report, the Planner concluded that the proposed dwellings
were of a scale and intensity consistent with the planned suburban character of the
zone. However, he did not consider the effects of building intensity other than by
reference to form and appearance. He referred to visual dominance, shading and
privacy, as well as streetscape, but did not consider the relevance of those matters to

the number of buildings and activities on site.



[187] In these respects, the Planner did not turn his mind to the effects of building
intensity, did not apply correctly the assessment criteria in H4.8.2 and, therefore, did
not properly assess the effects of the development on the environment for the purposes
of ss 104(1)(a) and 104C(1) of the RMA. It follows that he did not properly assess
whether the applicants were affected persons for the purposes of s 95E of the RMA!

In these respects, the Planner also made errors of law.

[188] As already discussed, in the Decisions the Duty Commissiofier adopted the

Planner’s analysis and conclusions and, therefore, made the same-errors.

Did the Council properly consider the effects of the development for the purposes
of determining who were affected persons?

[189] As Mr Loutit says, according to H4.5 of the AUP, the appli€ation was to be
considered on a non-notified basis becausesdticomplied with all the relevant standards
in the AUP. However, leaving asideyth€question of whether H4.5 amounts to a rule,
that provision cannot qualify or derogatesfrom the Couneil’s obligations under ss 95B
and 95E of the RMA. The Council was required to/ge, through the steps in s 95B and,
in accordance with s 95B(8); was required+to consider whether any person was an

affected person in accordance with section 95E.

[190] In making its assessment under s 95E, the Council was required to consider
whether thetadverse effects,onyany person of building intensity on neighbourhood
character and residentiahamenity, being the matter on which the Council had reserved
its_discretion, were ‘minor or more than minor. Since, as I have found, the Council
made errors of law"in its assessment of the effects of the development on the
environment for the purposes of ss 104(1)(a) and 104C(1) of the RMA, it follows that
the' Councilimade errors of law in its assessment of who were affected persons for the
purpeses of s 95E. It is unnecessary for me to decide whether the Council should have
considered whether persons other than immediate neighbours may have been affected
persons. The scope of the inquiry under s 95E is necessarily dependent on the

assessment of the relevant effects of the proposed development.



Did the Council have adequate information upon which to assess the traffic
effects of the development?

[191] Mr Williams says the traffic assessment report relied on by 44VL’s traffic
consultant was prepared on the basis of an eight-year old survey and without
consideration of existing traffic volumes or assessment of vehicle speeds and daily
pedestrian movements. However, there is no evidence to rebut the assessment made
by the Planner that the level of traffic generated by the development would be low and

could be safely accommodated within the existing road network.

[192] The Court has no basis for setting aside the Council’s assessment on traffic
effects, which relates to the substantive merits of the €ouncil’s consideration of the
application, on an application for judicial review. “There”is no evidence before the
Court to justify a finding that the information“before the Court was inaccurate or

unreliable, or that the Council’s assessment of traffic’effects,wasiunreasonable.

Conclusions on applicants’ substantive case

[193] For the reasons set otit in the above analysis, A am satisfied that:

€)) The first.alleged error.of law is not made out. The Council did not fail
to ‘identify the neighbourhood, the neighbourhood character and
residential amenity'when assessing the effects of the development and

did not‘have inadequate information upon which to assess those effects.

(b)  Thesecond and third alleged errors of law are made out. The Council
did not properly consider the adverse effects of the building intensity
of the development on the neighbourhood character, residential
amenity, safety and the surrounding residential area because, in
assessing those effects on the environment and on who may be affected

persons:

() the Council considered matters which are not part of the existing
environment and which are not permitted as of right under the

AUP; and



(i)  the Council did not turn its mind to the effects of building
intensity neighbourhood character and residential amenity in its

consideration of the assessment criteria in H4.8.2 of the AUP.

(c) The fifth alleged error of law is not made out. The Council’s

assessment of traffic effects was not unreasonable.

Relief

[194] I have considered carefully the submissions of:

@ Mr Williams that, once error has been established, the Decisions and
the resource consents should be set,aside in acCerdanees with the
decision of the Court of Appeal in Waiotahi Centractors Ltd v

Murray;®® and

(b)  The Council and 44V that, even if the Council is found to have made
errors, the Courtishould exercise it§ discretion and not set aside the

Decisions:

[195] In Waiotahi Contractors{th¢ Court of Appeal upheld a decision of Elias J to
set aside_ decisions of a consent authority not to notify applications for resource
consents (o subdivide land ‘and'the resource consents that were then issued because
error§ of law had been made when deciding not to notify the applications and in issuing
the«consents.®! The Gourt of Appeal held that, because the consent authority had erred
mrlaw in its decision, the respondents in that case, who had been deprived of their
opportunityhof'being heard, were prima facie entitled to have the non-notification
decisionjand the ensuing substantive decision to grant resource consents set aside,

subjeet-fo any discretionary matters which might mitigate against such relief.*?

[196] As in Waiotahi Contactors, the principal consequence of the Notification

Decision was that the applicants were deprived of their opportunity to be heard.

80 Waiotahi Contractors Ltd v Murray [1999] NZRMA 305 (CA).
8L Murray v Whakatane District Council [1997] NZRMA 433, (1998) 3 NZLR 276 (HC).
32 Waiotahi Contractors Ltd v Murray, above n 30, at 308.



Mr Loutit disputes that that was the case. He says any reconsideration of the
application would result in the consents being granted on a non-notified basis and
subject to the same conditions. Mr Loutit invites the Court to accept that the outcome
of any reconsideration is inevitable because, among other things, the development
complies in all material respects with the MHS Zone’s development standards and.the
applicants have failed to identify any actual effects on them that are relevant or which

were not properly considered in the decisions.

[197] There is some similarity between Mr Loutit’s submissionsandithose that were
rejected by the Court of Appeal in Waiotahi Contactors. In thateease, the Courtiof
Appeal agreed with Elias J that it was simply speculative to-suggest that'the result
might have been the same if the consent authority had properly understood the scope
of its powers.® The Court of Appeal also rejected an argument that it.¢ould be satisfied
that the consents would have been granted inrany event becaus€the proposal complied
with the transitional district plan.** The*€oust' considered that'the errors of law made
in that case were material, in the sense that it was capable of influencing the ultimate

outcome and, indeed, could bedescribed as fundamental.

[198] I consider it would be similarly speculative for this Court to conclude that any

reconsideration of the Decisionsswotild lead to the same results.

[199] T agree that the policy eonsiderations in the NPS-UD, the RPS and the AUP
militatéystrongly in favour of greater intensification of residential development in
Atckland. To that extent, there is a strong policy basis for the consents to be granted,
provided that the Council is satisfied that the adverse effects of the proposal are
avoided; retneédied or mitigated in accordance with the purpose of the RMA.*® Even
soit weuld be speculative to conclude that the consents would have been granted if
the:Council had correctly understood the environment against which the development
was to be assessed and had properly applied the assessment criteria in H4.8.2(2). This
Wwas, after all, a proposal to put more than four times the permitted number of dwellings

on a site in the MHS zone, as distinct from the MHU and THAB zones which envisage

3 Ibid.
% At310.
% See s 5(2)(c) of the RMA.



a greater level of intensification than that envisaged for the MHS Zone. Mr Loutit
may well be right that the consents will be granted on the same terms on any renewed

application. However, the Court has no way of knowing that.

[200] It would be even more speculative to conclude that the application would be
considered on a non-notified basis if the Council had correctly understood, the
environment against which the development was to be assessed and had properly
applied the assessment criteria in H4.8.2(2). Except to the extent required by
s 95E(2)(a) and (b), the policy considerations in the planning instruments listed:in
s 104(1) are not part of the assessment of effects on affected petsons under s 95E."As
far as the Notification Decision is concerned, therefore,the policy impetusiin favour

of more intensive development has less relevance.

[201] Taccept that some of the objections raised bythe applicants were without merit.
The Council appropriately took no aecount’ of those matters. However, on an
application for judicial review, it 18 the,lawfulness,of'the=€ouncil’s actions that are
under review. It is not necessary for the applicants toyprove that the application should
have been notified or that the consents shouldynot have been granted, even if the

strength of their case may be relevant toitheiexercise of the Court’s discretion.

[202] The other matters which “Mt*Loutit says favour the Court exercising its
discretionnot to grant reliefare,the funds spent by 44VL in obtaining the consents and

the impacts-on innocent,purchasers of units in the new development.

[203] Quite properly, Mr Loutit does not seek to bring into account the funds spent
by 44VL after, the consents were granted. 44VL knew within days of the consents
being granted that the residents intended to challenge the consents and its counsel
cooperated in securing an urgent fixture for the hearing of the substantive review rather
than incur time and cost in seeking interim measures. For these reasons, the applicants
cannot be faulted for not seeking interim relief. The costs of 44VL after the consents
had been granted were incurred in the knowledge that the consents were to be
challenged and that there was a risk that the consents would be set aside. That was a
commercial decision by 44VL that does not carry significant weight in the

circumstances of this case.



[204] As to 44VL’s costs in obtaining consent, I am not persuaded that those costs
are wasted if there is to be a reconsideration of its application. The information filed
in the application is still relevant. What is now required is an assessment of the effects
of the building intensity of the development on neighbourhood character and
residential amenity, having regard to the environment as it is today, and may.be
modified as of right and through a proper consideration of the assessment criteria_in

H4.8.2(2).

[205] In addition, while costs incurred in obtaining consents have been considered
relevant to the exercise of the Court’s discretion on whether to”grant relief, ‘the
circumstances in the decisions to which Mr Loutit refers-are rather different from the

present.

[206] In Auckland Regional Council v Rodney District Couneil *® the applicant for
consents was caught in a dispute between, the District#Council and the Regional
Council. The Court considered that the Regional‘Council*had been slow in taking
action, had sought to preventthe exercise of the eonsent and had adopted a legal
position that the Courtsconsidered was wrongtand indefensible.®’ It was in these
circumstances that the Court,considered felevant the costs spent on the project.®

[207] The cireumstances in VidébeckV Auckland City Council,* are more analogous.
In that a case, a neighbour made,it clear to the Council before consent had been granted
that they wished to be ‘eonsulted on an application for consent to relocate a building
on Waiheke Island.( Bven so the Council proceeded to issue the consent on a non-
notified basis. /Heath J was critical of the failure of the Council’s planner to bring to
the decision-maker’s attention the fact that the neighbour had wanted to be heard on
thedpplication and of the process by which the Council’s decision had been made. He
congidered that the Council’s decision-maker had not had adequate information and

that the decision was susceptible to review.*°

%6 Auckland Regional Council v Rodney District Council [2007] NZRMA 535 (HC).
S AL[166] — [180].

% AC[181]—[187].

3 Videbeck v Auckland City Council [2002] 3 NZLR 842 (HC).

© AL[34] - [69].



[208] Heath J considered that both the applicant for consent and the neighbour were
innocent parties and that the issue for the Court was which of those innocent parties
should suffer.** He weighed “the obvious prejudice” to the applicant if the consent
should be set aside against the “moderate” effects of the consent being implemented
on a neighbour who was not a permanent resident of Waiheke and was satisfied. that

in “the peculiar circumstances” of that case relief should not be granted.*?

[209] Those circumstances do not arise in the present case. For the feasons already
discussed, I do not consider that the Council failed to provide the DutysCommissioner
with relevant information. The concerns of the neighbours andvofithe OLB were put
before the Duty Commissioner and were discussed in the Netification Report. The
errors made by the Planner and the Duty Commissionerwete errots of law and not of

process. There can be no criticism of their bonafides.

[210] The applicant was aware througheut'ofthe neighbeurs™wish to be notified and
consulted. Even before the Notification,Report and the, Substantive Report had been
written, it was known there was strong neighbourhoed interest in the application and

a strong desire on the part of theincighbours. to be notified of the application.

[211] 44VL cannet be, faulted for"Choosing to exercise its legal rights once the
consents had been granted. However, the fact it chose to take the commercial risk of
commencing, construction knowing that the consents might be set aside should not
deprivelong=term, full-time residents in the vicinity of their rights to have the question
of whether they are/adversely affected by a significant development properly
determined in/accordance with the RMA and the AUP. This also applies to the
positions of these who have purchased the units. To the extent that 44VL sold units
aftef the consents had been granted — of which there is no evidence — it took that

commereial risk.

[212] In the circumstances of the present case, I am in no position to assess the
substantive merits of the applicants’ objections. There is no evidence of what

conclusions would be reached from an assessment of the effects of building intensity

“aAL[71].
2 At[76] - [77).



on neighbourhood character and residential amenity properly carried out properly in
accordance with H4.8.2(a). I do not accept Mr Loutit’s submission that no different
conclusions would be reached from those reached by the Planner and the Duty

Commissioner.

[213] I recognise that there will be prejudice to 44VL and disappointment to the
Council that a proposal for a more intensive use of a large site in a residentializone in
Auckland is being held up when there is a strong policy impetus in the NPS-UD and
AUP for more intensive development in residential zonessandy, when central
government is looking to enable even greater intensification of certaifi residential areas
than that currently provided for in the NPS-UD.** However, the Court’stask is to
apply the law as it stands today and to ensure that prdposals that may have significant
implications for individuals are properly assessed in accordance with the RMA and

the AUP.

[214] In this case, I am not satisfied that a proposal fora’significant development
was so properly assessed. As alconsequence, the applicants may have been deprived
of their rights to be notifiedand to have their views taken into account before consents
were granted. I am satisfiedtherefore, that'the applicants should be granted relief and

that the Decisions and the resouree ¢onsents should be set aside.

Result

[215] /For all the abeve reasons:

€)) L find that, in the Decisions not to notify the application for resource
consents for the development at 44 Ventnor Road and to grant the
resource consents, the Council made the following errors of law in
assessing the effects of the development on the environment and on

who may be affected persons:

4 On 19 October 2021, after the hearing of this application, the Resource Management (Enabling

Housing Supply and Other Matters) Amendment Bill was introduced into Parliament with the
objective of enabling a greater supply of housing in urban areas.



(i) First, the Council considered matters which are not part of the
existing environment and which are not permitted as of right
under the Auckland Unitary Plan — Operative in Part and are
therefore outside the scope of s 104(1)(a) of the Resource
Management Act 1991; and

(i)  Secondly, the Council did not turn its mind to thé effects of
building intensity on neighbourhood character/and)residential
amenity in its consideration of the assessment ctiteria in H4.8.2

of the Auckland Unitary Plan as required'bythe Plan.

(b) I quash the Decisions and the resource’consents.

(© I direct the Council to reconsider the application,” subject to any
amendments the applicant may wish to make,sand to reconsider who
may be affected petsons, for the purposeswof s 95E of the Resource

Management Actt

Costs

[216] As the suecessful parties; the applicants are entitled to costs on a 2B basis. If

the parties are unable to agree ¢osts, they may submit memoranda of no more than five

pages.

[217]y Any memerandum by the applicants should be filed and served by 8 December
2021.

[218] "Anysmemorandum by the Council or 44VL should be filed and served by 22
December 2021.

G J van Bohemen J



AEE

AUP

IHP

MHS Zone

MHU Zone

NPS-UD

OLB

RMA

RPS

SH Zone

THAB Zone
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Appendix 1 Acronyms used in judgment

Assessment of Environmental Effects

Auckland Unitary Plan — Operative in part

Independent Hearings Panel

Residential — Mixed Housing Suburban Zone

Residential — Mixed Housing Urban Zone

National Policy Statement on Urban Development

Orakei Local Board

Resource Management Act 1991

Auckland RegionahPolicy Statement

Residential= Single House,Zone

Residential. — Terraced Housing and Apartment Building Zone

44 Ventnor, Ltd



Appendix 2: Relevant law and planning provisions
Resource Management Act 1991

Section 2 defines:

amenity values to mean:

those natural or physical qualities and characteristics of an area that
contribute to people’s appreciation of its pleasantnéss, {aesthetic
coherence, and cultural and recreational attributes

environment to include:

(a) ecosystems and their constituent (parts, including people and
communities; and

(b) all natural and physical resources; and
(©) amenity values; and
(d) the social, economiey aesthetic, and cultural conditions which

affect the matters stated in paragraphs (a) to (c) or which are
affected.by those matters

Section 2AA defines:

affected person to mean:

a person who, under section 95E or 149ZCEF, is an affected person in
relation toythe application or matter

limited notification to mean:

serving notice of the application or matter on any affected person
within the time limit specified by section 95, 169(1) or 190(1)

notification to mean:

public notification or limited notification of the application or matter

restricted discretionary activity to mean:

an activity described in section 87A(3)



Part 2, comprising ss 5 — 8, sets out the purpose and principles of the Act.

Section 5(1) provides that the purpose of the RMA is to promote the sustainable

management of natural and physical resources.

Section 5(2) provides that “sustainable management” means:

. managing the use, development, and protection of natural and physical
resources in a way, or at a rate, which enables people and communities to
provide for their social, economic, and cultural well-being and for theirhealth
and safety while—

(a) sustaining the potential of natural and physical resources (excluding
minerals) to meet the reasonably foreseeable “needs of future
generations; and

(b) safeguarding the life-supporting capacity *of air, water,Soil; and
ecosystems; and

(©) avoiding, remedying, or mitigatinglany adverse effects of activities on
the environment.

Section 6 sets out the matters of national importanee which persons exercising
functions and powers under{the RMA must reCognisé€ and provide for in achieving the

purpose of the Act.

Section 7 sets @ut the other matters,to*which persons exercising functions and powers
under the Act must haveSparticular regard in achieving the purpose of the Act in
relationstonmanaging the use,*development, and protection of natural and physical

resources. Among those,matters are:

(c) the maintenance and enhancement of amenity values:

® maintenance and enhancement of the quality of the environment:
Section87A(3) provides:

3) If an activity is described in this Act, regulations (including any
national environmental standard), a plan, or a proposed plan as a
restricted discretionary activity, a resource consent is required for the
activity and—

(a) the consent authority’s power to decline a consent, or to grant
a consent and to impose conditions on the consent, is
restricted to the matters over which discretion is restricted



(whether in its plan or proposed plan, a national
environmental standard, or otherwise); and

(b) if granted, the activity must comply with the requirements,
conditions, and permissions, if any, specified in the Act,
regulations, plan, or proposed plan.

Section 95B provides:

95B Limited notification of consent applications

(1

(7
®)

©)

(10)

A consent authority must follow the steps set out in this section, in the
order given, to determine whether to give limited notification of an
application for a resource consent, if the application‘is not publicly
notified under section 95A.

Step 3: if not precluded by step 2, certain other affected persons must
be notified

In the case of any other activity, determine ‘whether a person is an
affected person in accordance with section 95E.

Notify each affeeted, person identifiedunder subsections (7) and (8)
of the application.

Step 4afurther notification‘in special circumstances

Determine whethetr)$pecial circumstances exist in relation to the
application that warrant notification of the application to any other
persons notalréady determined to be eligible for limited notification
under this section (excluding persons assessed under section 95E as
not being affected persons), and,—

(a) if the answer is yes, notify those persons; and

) if the answer is no, do not notify anyone else.

Seetion9SE provides:

9SE Consent authority decides if person is affected person

(1

2

For the purpose of giving limited notification of an application for a
resource consent for an activity to a person under section 95B(4) and
(9) (as applicable), a person is an affected person if the consent
authority decides that the activity’s adverse effects on the person are
minor or more than minor (but are not less than minor).

The consent authority, in assessing an activity’s adverse effects on a
person for the purpose of this section,—



€)

4)

(a)

(b)

(c)

may disregard an adverse effect of the activity on the person
if a rule or a national environmental standard permits an
activity with that effect; and

must, if the activity is a controlled activity or a restricted
discretionary activity, disregard an adverse effect of the
activity on the person if the effect does not relate to a matter
for which a rule or a national environmental standard reserves
control or restricts discretion; and

A person is not an affected person in relation to an application for a
resource consent for an activity if—

(2)

(b)

the person has given, and not withdrawn; approval for the
proposed activity in a written notice received by the consent
authority before the authority has decided whether there are
any affected persons; or

the consent authority is satisfied that it is unreasonable in the
circumstances for the applicant.to seek thesperson’s written
approval.

Subsection (3) prevails.over subsection (1)

Section 104(1) provides:

(1

When cofisidering an applicationfor a resource consent and any
submissions_received, the consent authority must, subject to Part 2,
haveéregard to—

(a)

(ab)

(b)

any actualyand potential effects on the environment of
allowing the activity; and

any measure proposed or agreed to by the applicant for the
purpose of ensuring positive effects on the environment to
offset or compensate for any adverse effects on the
environment that will or may result from allowing the
activity; and

any relevant provisions of—

(ili)  anational policy statement:

(V) a regional policy statement or proposed regional
policy statement:

(vi) aplan...;and



(©) any other matter the consent authority considers relevant and
reasonably necessary to determine the application.

Section 104C provides:

104C Determination of applications for restricted discretionary activities

@) When considering an application for a resource consent for a
restricted discretionary activity, a consent authority must consider
only those matters over which—

(a) a discretion is restricted in national environmental standards
or other regulations:

(b) it has restricted the exercise of its discretion,in its plan or
proposed plan.
2) The consent authority may grant or refuse the,application

National Policy Statement on Urban Development

The NPS-UD came into force on 20 Atugust=2020. It réplaced the National Policy
Statement on Urban Development Capacity 2016 whichywas operative at the time the
AUP became operative. Because the NPS-UD post-dates the AUP and because it is
focused on directing lo¢al authdrities to amend ‘their regional policy statements and
plans to give effect to it, the NPS-UD is'not'directly relevant to the Decisions that are
under review. Nonetheless, theé NPS-UD is indicative of the future direction of
residential development in Augkland, subject to any amendments that may be made to

it. In that regard, it is relevant to note the following provisions of the NPS-UD.

Under cl 2.1, the"Objectives include:

Objective.1: New Zealand has well-functioning urban environments that
enable all people and communities to provide for their social, economic, and
cultural wellbeing, and for their health and safety, now and into the future.

Objective 2: Planning decisions improve housing affordability by supporting
competitive land and development markets.

Objective 4: New Zealand’s urban environments, including their amenity
values, develop and change over time in response to the diverse and changing

needs of people, communities, and future generations.

Objective 6: Local authority decisions on urban development that affect urban
environments are:

@) integrated with infrastructure planning and funding decisions; and



(b) strategic over the medium term and long term; and

(©) responsive, particularly in relation to proposals that would supply
significant development capacity.

Under cl 2.2. the Policies include:

Policy 1: Planning decisions contribute to well-functioning urban
environments, which are urban environments that, as a minimum:

(a) have or enable a variety of homes that:

) meet the needs, in terms of type, pricesandilocation,
of different households; and

(i1) enable Maori to express their Cultutal traditionsyand
norms; and
(d) support, and limit as much as possible adverse impacts on, the

competitive operation‘ofdand and development,markets;

Policy 2: Tier 1, 2, and 3 local authoritiessat, all*times, provide at least
sufficient development.eapaeity to meet expected demand for housing and for
business land overthe short term, mediwm tetm, and long term.

Policy 6: When making planning decisions that affect urban environments,
decision-makers have particularregard to the following matters:

(d) the planned urbamybuilt form anticipated by those RMA planning
documents that have given effect to this National Policy Statement

(e) that the planned urban built form in those RMA planning documents
may inVolveisignificant changes to an area, and those changes:

@® may detract from amenity values appreciated by some people
but improve amenity values appreciated by other people,
communities, and future generations, including by providing
increased and varied housing densities and types; and

(i) are not, of themselves, an adverse effect.



The Auckland Unitary Plan

Chapter B comprises the Auckland RPS.

B2.1 Issues provides:

Auckland’s growing population increases demand for housing, employment,
business, infrastructure, social facilities and services.

Growth needs to be provided for in a way that does all of the following:

(3) optimises the efficient use of the existing urban area;

B2.2. deals with urban growth and form.

B2.2.1 Objectives provides:

(1

)

3)

A quality compact urban,form,that enables all of the following:

(a) a higher-quality urbamenvironment;

Urban growthyis primarily accommodated within the urban area 2016
(as identified«n Appendix ['A).

Sufficient developmentteapacity and land supply is provided to
acecommodate residential, commercial, industrial growth and social
facilities to support growth.

B2.2:2/Palicies provides:

(1)

4)

Include sufficient land within the Rural Urban Boundary that is
appropriately  zoned to accommodate at any one time a minimum of
seven years’ projected growth in terms of residential, commercial
and industrial demand and corresponding requirements for social
facilities, after allowing for any constraints on subdivision, use and
development of land.

Promote urban growth and intensification within the urban area 2016
(as identified in Appendix 1A), enable urban growth and
intensification within the Rural Urban Boundary, towns, and rural and
coastal towns and villages, and avoid urbanisation outside these areas.



B2.4 deals with residential growth.

B2.4.1. Objectives provides:

(1
2

)

“4)

Residential intensification supports a quality compact urban form.

Residential areas are attractive, healthy and safe with quality
development that is in keeping with the planned built character of the
area.

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

An increase in housing capacity and the range of housing choice
which meets the varied needs and lifestyles of Auckland’s diverse and
growing population

B2.4.2. Policies provides

Residential intensification

(1

2

3)

4

Provide a range of residential zonessthattenable different housing
types and intensity that are appropriate'to the residential character of
the area.

Enable_higher residential intensities in areas closest to centres, the
public transport network; large social facilities, education facilities,
tertiaryy, education “facilities, healthcare facilities and existing or
proposed open spage.

Provide for medium residential intensities in area that are within
moderatewalking distance to centres, public transport, social facilities

and open,space.

Provide for lower residential intensity in areas:

(d) where there is a suburban area with an existing
neighbourhood character.

Residential neighbourhood and character

®)

9

Recognise and provide for existing and planned neighbourhood
character through the use of place-based planning tools.

Manage built form, design and development to achieve an attractive,
healthy and safe environment that is in keeping with the descriptions
set out in placed-based plan provisions



Chapter 8 provides for the zones to which specific provisions of the Chapter apply.

The Zone description of the MHS Zone in H4.1 is:

The Residential — Mixed Housing Suburban Zone is the most widespread
residential zone covering many established suburbs and some greenfields
areas. Much of the existing development in the zone is characterised by one
or two storey, mainly standalone buildings, set back from site boundaries with
landscaped gardens.

The zone enables intensification, while retaining a suburban built character.
Development within the zone will generally be two storey_detached and
attached housing in a variety of types and sizes to provide housing’choice. The
height of permitted buildings is the main difference between this'zone and the
Residential — Mixed Housing Urban Zone which generally provides for three
storey predominately attached dwellings.

Up to three dwellings are permitted as of right.subject to compliance,with'the
standards. This is to ensure a quality outeome for adjoining sites and the
neighbourhood, as well as residents within the development site.

Resource consent is required for four,orimore dwellingsand for other specified
buildings in order to:

. achieve the planned suburban built character.of the zone;
. achieve attractive and safe streets and public open spaces;
. manage the effects of development on neighbouring sites, including

visual amenity, privacyafid access to daylight and sunlight; and
. achievie high quality on-site living environments.
The resource consentyrequirements enable the design and layout of the

development to be assessed; recognising that the need to achieve a quality
design is increasingly important as the scale of development increases.

The Objectives’of the MHS Zone in H4.2 are:

(@h) Housing capacity, intensity and choice in the zone is increased.

2) Development is in keeping with the neighbourhood's planned
suburban built character of predominantly two storey buildings, in a
variety of forms (attached and detached).

3) Development provides quality on-site residential amenity for
residents and adjoining sites and the street.



The Policies of the MHS Zone in H4.3 include:

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;

(b) managing the design and appearance of multiple-unit
residential development; and

(©) requiring sufficient setbacks and landscaped areas.

4 Require the height, bulk and location of development tosmaintain a
reasonable standard of sunlight access and privacy, and to minimise
visual dominance effects to adjoining sites.

(&) Require accommodation to be designed to,meet the day(to.day needs
of residents by:

(a) providing privacy and.outlook; and

(b) providing access,to daylight andesunlightiand providing the
amenities necessary,for those residents:

®) Enable more efficient use of larger sites by providing for integrated
residential development.

As stated in H4.4 Activity table:

TableyH4.4.1 Activity, table specifies the activity status of land use and
development activities in the Residential — Mixed Housing Suburban Zone
pursuant to section'9(3) of the Resource Management Act 1991.

Under Table H4'4.1, four or more dwellings per site is a restricted discretionary

activitye The standards to be complied with in respect of that activity are:

Standard H4.6.4 Building height; Standard H4.6.5 Height in relation to
boundary; Standard H4.6.6 Alternative height in relation to boundary;
Standard H4.6.7 Yards

H4.5 Notification provides:

(D Any application for resource consent for 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) four or more dwellings per site that comply with all of the
standards listed in Table H4.4.1 Activity table

H4.6 Standards provides:

H4.6.1 Activities listed in Table H4.4.1 Activity table

(1

H4.6.4 Building height; H4.6.5 Height in relation to boundaty; .H4.6.6 Alternative
height in relation to boundary; and H4.6.7 Yards set out the'standards to be complied
with in respect of each of those matters. Other standards for maximum impervious
area, building coverage, landscaped area, outlook space, daylight, requited setbacks

for daylight, outdoor living space, front, side.and rear fences and walls, and minimum

Activities and buildings containing activities listed in Table H4.4.1
Activity table must comply with the standards listed in the coltimniin
Table H4.4.1 called Standards to be complied with.

dwelling size are also set out in Table H4.4:1 Activity table:

H4.8.1 Matters of discretion provides:

The Council will restriet.its discretion to the following matters when assessing
a restricted discretionary activity resource consent application:

(1

forsupported residéntial care accommodating greater than 10 people
per “site inclusivé “wof “staff and residents; boarding houses
accommodating,greater than 10 people per site inclusive of staff and
residents; visitor ‘accommodation accommodating greater than 10
people per site inclusive of staff and visitors; dairies up to 100m2
gross fleor area per site; care centres accommodating greater than 10
people persite excluding staff; community facilities; and healthcare
facilities-tip to 200m2 gross floor area per site:

(a) the effects on the neighbourhood character, residential
amenity, safety, and the surrounding residential area from all

of the following:

(1) building intensity, scale, location, form and
appearance;

(i1) traffic;
(iii)  location and design of parking and access; and
(iv)  noise, lighting and hours of operation.

(b) Infrastructure and servicing.



2) for four or more dwellings per site:

(a)

(b)

(c)

the effects on the neighbourhood character, residential
amenity, safety and the surrounding residential area from all
of the following:

(1) building intensity, scale, location, form and
appearance;

(1) traffic; and

(ii1) location and design of parking and aceess:
all of the following standards:

)] Standard H4.6.8 Maximum impéfvious areas;

(i1) Standard H4.6.9 Building coverage;

(i)  Standard H4.6.10 Landscaped area;

(iv)  Standard H4.6:El Outlook space;

) Standatd H4.6.12 Daylight;

(vi) Standard H4.6.13:Outdoor living space;

(vit).  Standard H4.6414 Front, side and rear fences
and walls; and

(viii)  Standard H4.6.15 Minimum dwelling size.

Infrastructure and servicing.

H4.8.2 Assessment criteriaprovides:

The Council swill “eonsider the assessment criteria below for restricted
discretionary ‘activities to the extent relevant to the proposal:

)

for supported residential care accommodating greater than 10
people per site inclusive of staff and residents; boarding
houses accommodating greater than 10 people per site
inclusive of staff and residents; visitor accommodation
accommodating greater than 10 people per site inclusive of
staff and visitors; dairies up to 100m2 gross floor area per site;
care centres accommodating greater than 10 people per site
excluding staff; community facilities; and healthcare facilities
up to 200m2 gross floor area per site:

(a) infrastructure and servicing:

(b) building intensity, scale, location, form and
appearance:



(©)

(d)

(e)

traffic:

(1)

whether the intensity and scale of the activity,
the building location, form and appearance is
compatible with the character and residential
amenity provided for within the zone and
compatible with the surrounding residential
area.

whether the activity avoids or mitigates high
levels of additional nonresidential traffic on
local roads.

location and design of parking and access:

(1)

whether adequate parkifig “and access is
provided or required.

noise, lighting and hours,0f operation:

(1)

whether noise and lighting and the hours of
operation of the activity aveids, remedies or
mitigates adverse effects on the residential
amenity.of surrounding properties, by:

. locating noisy. activities away from
neighbouring residential boundaries;

. screening or other design features;
and

. controlling the hours of operation
and operational measures.

2) for four‘or more dwellings on a site:

(a)

the extent to which or whether the development
achieves the purpose outlined in the following
standards or what alternatives are provided that result
in the same or a better outcome:

(@)
(i)
(iif)
(iv)
(v)
(vi)
(vii)

Standard H4.6.8 Maximum impervious areas;
Standard H4.6.9 Building coverage;
Standard H4.6.10 Landscaped area;
Standard H4.6.11 Outlook space;

Standard H4.6.12 Daylight;

Standard H4.6.13 Outdoor living space;

Standard H4.6.14 Front, side and rear fences
and walls; and



(b)

(c)
(d)

(e)

()

(@

(viii) ~ Standard H4.6.15 Minimum dwelling size.

The extent to which the development contributes to a variety of
housing types in the zone and is in keeping with the neighbourhood’s
planned suburban build character of predominantly two storey
buildings (attached or detached) by limiting the height, bulk and form
of the development and managing the design and appearance as well
as providing sufficient setbacks and landscaped areas.

[deleted]

The extent to which development achieves attractive and safe"streets
and public open space by:

(1) providing doors, windows and/or balconiés, facing the street
and public open space

(i1) minimising tall, visually impermeable fences

(ilf)  designing large scale development, (generally morepthan 15
dwellings) to provide for variations in building form and/or
facade design as viewed from streets and public open spaces

(iv)  optimising front yard landscaping

(v) providing safe pedestrian access to buildings from the street

(vi)  minimising'the visual dominance of garage doors, walkways
omstaircases to upper level dwellings, and carparking within
buildings‘as viewed from streets or public open spaces

Theextent to which the'height, bulk and location of the development

maintains a reasonable standard of sunlight access and privacy and

minimises visual deminance to adjoining sites

The extent to which dwellings:

(1) Orientate and locate windows to optimise privacy and
encourage natural cross ventilation within the dwelling

(i1) Optimise sunlight and daylight access based on orientation,
function, window design and location, and depth of the
dwelling floor space

(iii))  Provide secure and conveniently accessible storage for the
number and type of occupants the dwelling is designed to
accommodate

(iv)  Provide the necessary waste collection and recycling facilities
in locations conveniently accessible and screened from streets
and public open spaces.

The extent to which outdoor living space:

(1) Provides for access to sunlight



(i1) Provides privacy between the outdoor living space of adjacent
dwellings on the same site and between outdoor living space
and the street

(i) ~ When provided at ground level, is located on generally flat

land or is otherwise functional
(h) refer to Policy H4.3(7) [concerning maximum impervious area] O&
(1) infrastructure and servicing:





