Pre-Application Consenting Memo
Pre-Application No. PRR00036062
Date of request

14th October 2020

Customer

Urban Resort Limited

Contact details

Phone

Jim Castiglione: 021 464 516

Email

Jim Castiglione: jim@urbanresort.co.nz

Site addresses

49-51, 53, 53A, & 55 Omahu Road, Remuera, Auckland 1051; &
224 Great South Road, Remuera; Auckland 1051

Proposal

To undertake a comprehensive site redevelopment to construct a
series of new buildings, which vary between four – eight storeys,
including approximately 200 units and ground floor commercial
activity, and all associated site preparatory works.

Plans and information

Plans prepared by Warren and Mahoney, dated November 2020.

Please note that there may be hyperlinks throughout the memo which are underlined.
Please click on the highlighted text for further information.
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Resource Management Documents
Auckland Unitary Plan Zoning
(Operative in part)

Residential – Terrace Housing and Apartment
Building Zone

Precinct

-

Overlays

Notable Trees Overlay – 322, Pohutakawa

Controls

Macroinvertebrate Community Index – Urban

Designations

Airspace Restriction Designations – ID 1102,
Protection of aeronautical functions – obstacle
limitation surfaces, Auckland International
Airport Ltd
Designations – 1618, Road Widening,
Designations, Auckland Transport

Appeals

-

Plan Changes

Plan Change 29 – Notable Trees, Notable Trees
Overlay, Proposed, 15/08/2019

Regional Plans

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

National
Environmental
Standards

National Environmental Standards for Assessing and Managing
Contaminants in Soil to Protect Human Health (2011) Regulations
(“NESCS”)

National Policy
Statements
Other Relevant Acts

National Policy Statement for Freshwater Management 2020
Hauraki Gulf Marine Park Act

Property Information
Legal Descriptions

Lot 2 DP 146628, Lot 2 DP 53665, Lot 3 DP 53665, Lot 1 DP 53665,
& Lot 1 DP 146628., Lot 4 Deeds Reg 308, Lot 5 Deeds Reg 308

Certificate of Title

This has not been viewed, so there may be easements, building line
restrictions and other restrictions that need to be taken into account
in preparing any development proposal. If the title is ‘limited as to
parcels’, you may need to get this surveyed, particularly where
some of the controls, are reliant on accuracy being insured.

Relevant Consenting
History

It is understood that there are a number of approved resource
consents identified on Auckland Council’s property file which may be
of relevance in consideration of this proposal. The applicant is advised
to check the conditions of any underlying consents, including any tree
consents, to confirm whether there are any additional restrictions to
the proposal.
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Site constraints Type

Y

N

Site constraints Type

Y

N

(Potential) Contaminated Land

☒

☐

Coastal Erosion

☐

☒

Land Instability

☐

☒

Coastal Storm Inundation

☐

☒

Floodplain

☐

☒

Coastal Storm Inundation (plus
1m sea level rise)

☐

☒

Overland flow paths
(ephemeral/intermittent/permanent
stream)

☒

☐

Cultural Heritage Inventory

☐

☒

Flood Sensitive

☐

☒

Combined Network

☐

☒

Arterial Roads

☒

☐

Building Frontage Control

☐

☒

Vehicle Access Restriction Control

☒

☐

Geology (rock breaking)

☒

☐

Meeting Record
Meeting Record
Date and Time

03/09/2021
2:00PM – 3:30PM

Council Officers

Masato Nakamura (MN) – Principal Project Lead, Resource Consents
Ainsley Verstraeten (AV) – Principal Landscape Architect, Design
Review Unit
Chris Butler (CB) – Team Leader, Design Review Unit

Customer

Jim Castiglione (JC) – Centauri, Applicant
Will Smith (WS) - Centauri, Applicant
Michael Campbell (MC) – Planning Consultant, Campbell Brown
Planning Ltd
Michelle Kemp (MK) - Planning Consultant, Campbell Brown Planning
Limited
Richard Archbold (RA) – Architect, Warren Mahoney
Shannon Joe (SJ) – Architect, Warren Mahoney
Chris Kerr (CK) - Architect, Warren Mahoney
Rachel de Lambert (RL) – Landscape Architect, Boffa Miskell
Yoko Tanaka (YT) - Landscape Architect, Boffa Miskell

Relevant matters
Process:

The proposal is accepted for the Fast Track process under the Covid 19
Recovery Act (Fast-Track Consenting). The timing for the lodgement of
the application is expected end of September.
This meeting is for the purpose of further discussions on urban design,
landscape and planning. The design of the development has progressed
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since the referral process when the proposal was last reviewed by the
Council.
The application made to the EPA would encompass the total package for
the proposal. The consenting of the proposal will not be staged.
Three of the buildings within the development has bee developed.
Furthermore, the basement areas have been further developed including
the allocation of storage and waste management.
Landscaping

Conceptually, YT outlined that the proposal needed to respond to different
conditions and interfaces to design to:
•

Interface with transport corridor (railway and Stage Highway 1)

•

Interface to Great South Road

•

Interface with Omahu Road

•

Public through route

•

Interface with private neighbours

The design of the proposal is to aim for spaciousness across the site, with
the hierarchy of open spaces. The hierarchy of spaces range from:
•

public areas with the through rate and café’s, with the highlight
being the central park which will operate as the heart of the
community.

•

Semiprivate spaces that are not accessible from the public but
perform a communal function.

•

Environmental realm, being the landscaped and planted areas
along perimeter and some closer to central buildings.

•

The selection of planting will correspond to these differing
functions of these spaces.

Related to the central park, the intention is to design a more seamless
height transition from the through route to the central park. This reduces
the overall height of the platform that looks over to the transport corridor
but is still elevated with a 4m drop to the corridor level.
This is to reduce the prospect of the 3m in height of steps when coming
into the central park. Lost some of the elevation, but still elevated. With
mounds by landscaped areas.
YT also noted the following in relation to the front yards of ground floor
residential units.
•

For the motorway interface, these areas will be heavily vegetated
to create an appropriate buffer between the development and the
corridor.

•

The proposal is in development of ground floor outdoor space
interface with common space.

PRR00036062: Urban Resorts – Omahu

•

The front yard area at the ground floor of semi-public spaces is set
at 4m. This creates a landscaped buffer between the space and
the dwelling.

•

A reduced depth (2.5m) has been proposed for more private
spaces within the development.

•

In response AV confirmed support for this approach of different
landscaped buffer treatments that respond to the nature of the
spaces the dwellings face. The increased depth for the semi-public
spaces is supported, as well as the ‘funnelling’ idea to manage thr
different thresholds.

•

As a general feedback from CB and AV, it is important to balance
the activation and suitability of interface, and how to translate
between public access through site and resident

•

AV recommends that there is direct access from units to the
communal / public space.

•

YT outlined that the play areas needed to be natural rather than a
boxed or fenced environments.

Post meeting comments from AV:
While I am generally supportive of the direction of the buffers from
apartments onto semi-private and communal courtyards, I do wonder
whether there is a need for greater height in the planting (where no trees
are proposed) or whether terracing needs to be an option in some
locations to assist in providing privacy. This will become clear once the
architectural plans (elevations and perspectives) include the proposed
landscape treatment.
Western boundary – I question why there is no path between the boundary
and the northern end of Building G in this location or whether the 4m buffer
is necessary. From previous schemes I understand there was a cut
retaining in this location, but I am unclear on whether this is still proposed.
Either way there seems to be an opportunity to either include a loop path
or some kind of ground floor outdoor living along this edge.
I understand the recommendation from the noise engineers is to have a
10m setback from the boundary with the rail track. It is unclear whether
this is proposed and if it isn’t what is proposed as mitigation instead. I was
very supportive of the bunding previously proposed along the interface
between the rail line and the motorway which had a purpose of noise
attenuation. It is unclear whether this is still being proposed but I am glad
to see there is still decent widths available for dense, in ground planting
along this edge.
It was unclear what the ground treatment was for the entrance from Great
South Road, whether this is ramped, and grade separated from pedestrian
access. Careful consideration of this space needs to ensure the throughlink is as inviting and open as possible. It is unclear whether this has been
achieved yet.
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Built Form

The developed proposal was outlined by SJ. In particular, the buildings
that have been developed.
Building F
•

SJ acknowledged that there was a lot of glass that was proposed
in the images developed to date. SJ outlined that this has now
been tracked back to increase solidness and to achieve balance.
The buildings will still maintain some of the glazing, including the
circulation core.

•

Screened off balconies will be proposed in some locations.

•

There will be a variety of offerings within the developments
including build to rent and build to sell.

•

Planter boxes are proposed on the apartments, that would have
connections to hydroponics.

•

CB confirmed support for the proposed design of the building,
highlighting the circulation core as most positive. The glazed
circulation core allows for the bulk of the building to be broken up,
and to reduce its presence.

Building A
•

SJ outlined that the proposed building is intended to be six storeys
in height. Options have been explored between 5 storeys and 6
storeys.

•

Noting the location, the design team has landed on this height to
provide a variance in presence and roof form. When viewed from
Great South Road.

•

This change in approach will result in an increase in the height
infringement closer and visible from the street.

•

The Council accepts that the variance in height along Great South
Road is a positive. Further, the officers appreciate the width of
Great South Road is likely to be able to accommodate the
increased scale and built form at the street frontage.

•

It is important to ensure that the increased height does not detract
from the appreciation and legibility of the entrance into the subject
site. For the success of the development, the lane must be a draw
into the subject site

•

Based on the review of the shading analysis, the shading from
Building A does not impact adjacent persons to a significant
degree.

•

It is recommended that the optioneering of the heights is outlined
in the application package to demonstrate the benefits of this
approach.
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Post meeting comments from AV:
A thorough assessment will need to be provided for this extra heigh
infringement. This includes cross sections between the neighbouring site,
across Great South Road and visual simulations demonstrating the
potential effects of this increased infringement so a thorough assessment
can be made.
Activities

Related to the activities proposed, SJ and JC outlined the ground floor
activities. Specifically the ground floor activities for Building C will be
proposed to have an option built in, with a commercial option and
residential option proposed. This will be adopted pending the demand
available.
CB noted that the activities proposed at the ground floor will influence the
design of the landscaped interface. This is reflecting the difference in the
interface required between these activities, as well as for the location of
Building C lending towards commercial activities rather than residential at
the ground floor.

Planning and Next
Steps

From a planning perspective, the current design of buildings A and F
reflect a more residential appearance, compared to the previously shown
images that appeared more commercial with the extent of concrete and
glazing used.
It is understood that the application will be supported with an economic
assessment that captures the distributional effects onto the nearby
centres, economic benefit assessment reflecting the requirements of the
COVID recovery legislation. The assessment will also outline the options
on Building C (Res v Non Res options) , as well as an assumption of worst
case scenario with the proposed spaces being fully utilised for commercial
activities.
The Council supports an ongoing discussion between related to the
design component of the proposal, and are open to arranging further
meetings to discuss any matters as they arise.

Resource Consent Strategy
Application
A good quality application starts with a good quality proposal, one that
Documentation
includes all relevant information and documentation required for us to
process your consent smoothly. This will help to reduce confusion,
delay and cost, as we do not accept applications which have missing
information.
We recommend you engage a professional (architect or consultant) to
prepare your application, as the requirements are technical.
It is important that your application accurately identifies all of the
reasons that your project will require resource consent. This may also
include any Overlays, Precincts or other features such as flooding or
instability, there will be other rules that apply to your site and you will
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need to demonstrate that you comply with these or state that you are
applying for consent.
Your consent application must include an Assessment of Environmental
Effects (AEE). An AEE is a written statement identifying the effects of
your proposed activity on the environment, and information on how you
might negate or modify these effects.
Specialist
Assessments

You may need to provide written specialist report(s) to support your
application, depending on the scale and significance of your proposal.
As described above, in this case the following is considered necessary.
However, it is acknowledged that an exhaustive assessment has not
been undertaken at this point in time:
•
•
•
•
•
•
•
•
•
•

Visual Impact Assessment
Geotechnical Report (Incl. supporting groundwater assessment)
Acoustic Report
Infrastructure Report
Arborist Report
Integrated Traffic Assessment
Economic Impact Assessment
Contamination Report which includes a Preliminary Site
Investigation and Detailed Site Investigation.
Construction Traffic Management Plan
Construction Management Plan

Important Note: The specialist assessments required above are
advised based on the proposal provided for the pre-application meeting,
should the nature and extent of proposal change, further specialist
assessments may be required.
How to apply

You can required to apply online as part of the Premium consenting
process. Please tick the “Premium box” and refer to pre-app #
PRR00036062.

Fees and deposit

You must include the relevant lodgement deposit with your resource
consent application, to cover initial application processing costs.
If the actual cost is less than the deposit amount, we will refund the
difference.
If the actual cost exceeds the deposit amount, which happens in most
cases, we will invoice you for the additional costs.
The deposit calculator gives an estimate of the deposit required.
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General Information
Auckland Design
Manual

The Auckland Design Manual (ADM) provides a resource for everyone
involved in design, building and development to either share their great
design stories with others, or to seek inspiration, tools and best practice
advice from those who have already been successful. Auckland's
planning rulebook, the Auckland Unitary Plan will articulate the rules for
the future growth, whilst the ADM illustrates how to achieve the quality
outcomes sought by the AUP (OP).
The Auckland Design Manual provides advice on design elements such
as site layout, privacy, outdoor spaces and designing for the sun.
o
o
o

Development
Contributions

Auckland Design Manual detached house guide
Auckland Design Manual terraced housing guide
Auckland Design Manual apartments guide

Development contributions are the fees charged by the council for extra
community and network infrastructure needed as a result of development
projects. You will pay development contributions for residential and
commercial development such as new houses, and subdivisions. The
money collected from development contributions pays for the cost of
public infrastructure that is needed to meet the additional demand from
growth. This includes network infrastructure such as stormwater and
transport, open space reserves and community facilities. To get an
indication of the contribution please use the Development Contributions
Estimator.
Water supply and wastewater services are not included in the
Development Contribution. This is covered in the infrastructure growth
charge. This charge is administered by Watercare.

Important Information

The purpose of a pre-application is to facilitate communication between applicants and the council
so that the applicant can make informed decisions about applying for consents, permits or licences.
The views expressed by council staff in or following a pre-application are those officers’ preliminary
views, made in good faith, on the applicant’s proposal. The council makes no warranty, express
or implied, nor assumes any legal liability or responsibility for the accuracy, correctness,

PRR00036062: Urban Resorts – Omahu

completeness or use of any information or views communicated as part of the pre-application
process.
The applicant is not required to amend their proposal to accommodate the views expressed by
council staff. Further, it remains the applicant’s responsibility to get their own professional advice
when making an application for consents, permits or licences, and to rely solely on that advice, in
making any application for consents, permits or licences.
The council acknowledges that the confidential nature of pre-application meetings is important to
encourage future applicants to engage with the council and attend pre-application meetings. By
attending a pre-application meeting, both parties expect that the meetings are held in confidence
and the intention is that the associated information that is provided to the council at these meetings,
and the meeting minutes, will remain confidential. However, under the Local Government Official
Information and Meetings Act 1987 any person may request any information that is provided to,
and held by, the council. The council can only withhold requested information where there is a
good reason and it is in the public interest. This is assessed on a case by case basis.”

All consent applications become public information once lodged with council. Please note that
council compiles, on a weekly basis, summaries of lodged resource consent applications and
distributes these summaries to all local boards and all mana whenua groups in the Auckland
region. Local boards and mana whenua groups then have an opportunity to seek further details of
applications and provide comment for council to take into account.
Prepared by:
Name:

Masato Nakamura

Title:

Principal Project Lead, Resource Consents

Signed:

Date:
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Pre-Application Consenting Memo
Pre-Application No. PRR00036062
Date of request

14th October 2020

Customer

Urban Resort Limited

Contact details

Phone

Jim Castiglione: 021 464 516

Email

Jim Castiglione: jim@urbanresort.co.nz

Site addresses

49-51, 53, 53A, & 55 Omahu Road, Remuera, Auckland 1051; &
224 Great South Road, Remuera; Auckland 1051

Proposal

To undertake a comprehensive site redevelopment to construct a
series of new buildings, which vary between four – eight storeys,
including approximately 200 units and ground floor commercial
activity, and all associated site preparatory works.

Plans and information

Plans prepared by Warren and Mahoney, dated November 2020.

Please note that there may be hyperlinks throughout the memo which are underlined.
Please click on the highlighted text for further information.
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Resource Management Documents
Auckland Unitary Plan Zoning
(Operative in part)

Residential – Terrace Housing and Apartment
Building Zone

Precinct

-

Overlays

Notable Trees Overlay – 322, Pohutakawa

Controls

Macroinvertebrate Community Index – Urban

Designations

Airspace Restriction Designations – ID 1102,
Protection of aeronautical functions – obstacle
limitation surfaces, Auckland International
Airport Ltd
Designations – 1618, Road Widening,
Designations, Auckland Transport

Appeals

-

Plan Changes

Plan Change 29 – Notable Trees, Notable Trees
Overlay, Proposed, 15/08/2019

Regional Plans

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

National
Environmental
Standards

National Environmental Standards for Assessing and Managing
Contaminants in Soil to Protect Human Health (2011) Regulations
(“NESCS”)

National Policy
Statements
Other Relevant Acts

National Policy Statement for Freshwater Management 2020
Hauraki Gulf Marine Park Act

Property Information
Legal Descriptions

Lot 2 DP 146628, Lot 2 DP 53665, Lot 3 DP 53665, Lot 1 DP 53665,
& Lot 1 DP 146628., Lot 4 Deeds Reg 308, Lot 5 Deeds Reg 308

Certificate of Title

This has not been viewed, so there may be easements, building line
restrictions and other restrictions that need to be taken into account
in preparing any development proposal. If the title is ‘limited as to
parcels’, you may need to get this surveyed, particularly where
some of the controls, are reliant on accuracy being insured.

Relevant Consenting
History

It is understood that there are a number of approved resource
consents identified on Auckland Council’s property file which may be
of relevance in consideration of this proposal. The applicant is advised
to check the conditions of any underlying consents, including any tree
consents, to confirm whether there are any additional restrictions to
the proposal.

PRR00036062: Urban Resorts – Omahu

Site constraints Type

Y

N

Site constraints Type

Y

N

(Potential) Contaminated Land

☒

☐

Coastal Erosion

☐

☒

Land Instability

☐

☒

Coastal Storm Inundation

☐

☒

Floodplain

☐

☒

Coastal Storm Inundation (plus
1m sea level rise)

☐

☒

Overland flow paths
(ephemeral/intermittent/permanent
stream)

☒

☐

Cultural Heritage Inventory

☐

☒

Flood Sensitive

☐

☒

Combined Network

☐

☒

Arterial Roads

☒

☐

Building Frontage Control

☐

☒

Vehicle Access Restriction Control

☒

☐

Geology (rock breaking)

☒

☐

Meeting Record
Meeting Record
Date and Time

31/08/2021
1:00PM – 3:00PM

Council Officers

In Attendance:
Masato Nakamura (MN) – Principal Project Lead, Resource Consents
Paul Venter (PV) – Qualified Partner/Key Account Lead, Resource
Consents
Jin Lea (JL) – Senior Development Engineer, Regulatory Engineering
Tarso Girio TG– Technical Lead Engineer – Major Developments, WSL
Chris Allen (CA) - Network Strategy Manager – Planning, WSL
Sarah Jaff (SJ) – Principal Development Planner, Auckland Transport
Jacques Jansen Van Rensburg – Team Leader Development Planning,
Auckland Transport
Alice Monk (AM) – Consultant Specialist, Healthy Waters
Post Meeting Comments:

Customer

Jim Castiglione (JC) – Applicant, Centauri
Michael Campbell (MC) – Planning Consultant, Campbell Brown
Planning Ltd
Michelle Kemp (MK) - Planning Consultant, Campbell Brown Planning
Limited
Colin Cranfield (CC) – Engineering Consultant, GWE Consulting
Engineers
Leo Hills (LH) – Leo Hills, Commute Transportation Consultants
Will Smith (WS) – Applicant, Centauri
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Richard Archbold (RA) – Architect, Warren Mahoney
Chris Kerr (CK) - Architect, Warren Mahoney

Relevant matters
Process:

The proposal is accepted for the Fast-Track process under the Covid 19
Recovery Act (Fast-Track Consenting). The timing for the lodgement of
the application is expected end of September.
This meeting is for the purpose of further discussions on engineering
matters including transport, wastewater, stormwater, flooding, water
supply and earthworks.

Wastewater and
Water

In terms of wastewater and water supply considerations, the following
points were raised at the meeting:
•

CC outlined the proposal and the assessment to date related to
wastewater. The current proposed wastewater arrangement
proposes the extended public line to enter the site from the north
and exiting the south. A diversion of the line is proposed to ensure
that this does not conflict with the location of building platforms and
basement levels. The line is proposed to align along the perimeter
to the east, along the boundary that adjoins Kiwirail land and the
transport corridor. The hydraulics work with this scheme. Beyond
the site, the line will connect into the 225mm -diameter pipe to the
south, with an additional manhole proposed.

•

The location of this proposed public line will likely sit within 3m of
the basement level, although it is of great depth. It is proposed to
directionally drill this line.

•

Asset survey assessment is yet to be completed as a result of Alert
Level 4 settings, which does not allow for field tests to occur. As a
result of this a final conclusion has not be drawn on capacity and
conditions of this line, with the gaps in the data available. The
intention is to proceed without this survey assessment.

•

Alternative arrangements given the restrictions is being explored
between the applicant team and WSL.

•

The assessment to date has identified capacity issues down
stream of the subject site. The proposal at present will include a
pump station on site to buffer the flow rate to control the peak flows
generated from the subject site.

•

TDG confirmed that the use of private wastewater pump station is
not the preference for WSL. There are numerous examples where
such an approach was tested and did not work, and this option is
often unfeasible. The preference from WSL is that alternatives are
explored. Further discussions around timing will be continued
between WSL and the applicant team.

•

Related to the capacity assessment, the expectation from WSL is
that the wastewater capacity assessment is undertaken for the
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entire length of the downstream wastewater network up to the
nearest 300mm diameter pipe.

Stormwater

•

With regards to the proposed wastewater line extension, WSL
confirmed that the arrangement is the most simple and feasible.
This is subject to detail review. Given the location of this proposed
line, the vibration from the train tracks onto the asset should be
considered.

•

CA also provided comments around operation and maintenance.
Access considerations should be given for cleaning and
maintenance, with the length being 50-75m. A 3m width corridor
should be maintained as much as possible.

•

There are no issues with the water main upgraded as proposed.

•

For water supply, a key focus for the applicant team is
sustainability, and in particular, water conservation. As a result,
there will be some departures from the Code of Practice, but
subject to details, it would be accepted.

•

Hydrate testing was originally proposed to be undertaken post
consent (via consent conditions), but this position is revisited, and
it is anticipated that testing will occur prior to consent lodgement.

•

JL noted that in terms of distances for the fire hydrants, this should
be located in a place that covers all parts of the site within a 135m
distance. Section 5.3 of the submitted report only takes the
distance of the hydrant to the site boundary and not the proposed
developments which will not be representative of their ability to
provide firefighting serviceability as hoses need to be able to reach
the buildings to protect them in the event of a fire. Engineering
Plans should show new hydrant onsite for firefighting
serviceability. It will need to be clarified whether the new proposed
private hydrant provided by Building B provide the minimum 135
m to the rear of Building G.

•

JC advised that they will be seeking input from NZ Fire Service.

In terms of flooding and stormwater considerations, the following points
were raised at the meeting:
•

CC outlined that stormwater mitigation for the proposal will
respond to a range of stormwater conditions. Downstream flooding
and network capacity constraints are identified, and detention and
attenuation will be provided to ensure that these impacts are not
exacerbated.

•

Blue Roof are proposed which allows for slow release of
stormwater into the network.

•

The percentage of permeable areas / permeable paving across the
site should be show, including the different between the proposed
and existing. It is expected at this that the proposal will result in
approx. 80% impervious area, where it is in the low 60% at
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present. Noting that the zoning limit is 70% impervious, so it needs
to be shown that the effect of this is mitigated.

Earthworks

•

Diversions of the OLFP on the subject site will occur, which does
not raise concerns from Council. It is anticipated that there will be
some changes to the exit points of the flow path. A Hazard Risk
Assessment as required by E36.9 is required. The format of this is
not an issue and can be included in the infrastructure report.

•

Onto short access road Great South Road. Change in exit point minor. Managed internally. Details should be provided. Integrated
Water Management / water re-use. Harvested rainwater to irrigate
landscaping across the site, which approximately saves 63% of
stormwater.

•

Related to water conservation, the proposal is still at concept stage
at the moment. The stormwater run-off will be discharged to the
piped network. Some new sections of public lines are proposed to
support this. These new sections of pipes will not cross Great
South Road or enter into the area under the Road widening
designation.

•

Rain gardens are proposed along with detention on roof. Based on
the current proposal, any high contaminant generating activity is
within the basement level, and not exposed to stormwater.

•

The proposal will incorporate pervious paving. It is clarified here
that the use of pervious paving is not the first preference from
HWD, given the maintenance issues. Any proposal with the use
pervious pavers must be supported by a robust assessment on
why this is appropriate in this instance, as well as a detailed
maintenance program. This can be secured through consent
conditions. The maintenance on site will be undertaken by a
private operator.

•

All other drainage not shown on the plans will be provided as
private.

•

The development will require a Stormwater Management Plan to
be approved by Healthy Waters, being classified as ‘Brownfield
Large.’ It is anticipated that this will be prepared as part of the
application package.

In terms of Earthworks considerations, the following points were raised at
the meeting:
•

As a general premise, it is evident that the proposed earthworks
are substantial, both in terms of volume and area. The earthworks
will involve 5.5 m cut and 1.0 m fill depths.

•

The application will need to be supported by geotechnical
reporting and an erosion sediment control plan. These need to be
updated with the most recent information, acknowledging that
these are in draft form.
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Transport

•

In addition, the geotechnical reporting is still being updated with
groundwater commentary and assessment. Earthworks Plan is
available now so Geotech reporting needs to reference this to
ensure that the reporting captures the proposed works and risks.

•

A draft construction management plan should also be provided.
Early engagement related to contractors is undertaken, and final
construction management plans would be required as part of
fulfilling consent conditions.

•

The submitted Geotech report specifies that global stability is to be
confirmed during design. In this regard, Council has identified
areas of the site (along the northeast and northwest boundaries)
that meets the definition of ‘land which may be subject to land
instability.’ As a result, global stability assessment is required as
part of the resource consent and cannot be deferred to detailed
design/Building Consent.

•

Related to the above, the geotechnical reporting will need to
provide appropriate slope stability assessment in accordance with
the Auckland Council Code of Practice for Land Development and
Subdivision (2013) for the existing and proposed slopes for
assessment under E36 and E12.8.2(1)(i) such that the risk with
natural hazards are reduced or not increased.

•

You will need to provide preliminary construction methodology and
sequence for the proposed excavations and retaining wall
construction for compliance with E12.6.2(2) and E12.8.2(1)(c) for
stability offsite.

•

Please provide an assessment of effects on the potential effects
of the proposed excavations on the existing footpath and
neighbouring buildings, structures and services. This should
include calculations of deflection/induced (mechanical) settlement
for the temporary and permanent retaining structures with
considerations to depth, age and construction type of the public
infrastructure.

In terms of transport considerations, the following points were raised at
the meeting:
•

SJ noted no updated transport information/report was provided for
review. LH confirmed the transport assessment is still in progress
and will be sent through shortly

•

LH provided some commentary on the proposal. The main access
for vehicles will be off Omahu Road to the basement level parking,
and the Great South Road access will be for the purpose of
mobility parking, service vehicles, and emergency vehicles. The
proposed parking spaces are proposed to be reduced from the 315
spaces originally proposed, down 260-280 spaces.

•

LH noted that there is no disagreement from the applicant team
regarding the preparation of the ITA or any of the comments made
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previously by AT. JC noted all comments were taken on board in
the assessment.
•

SJ confirmed the support for reduction in the parking spaces. The
reduced number will contribute to a reduction in traffic generation,
better uptake of active modes relative to the location of existing
public transport options. LJ also confirms support of this.

•

Clarification was sought (SJ) around how the proposed Great
South Rd access would be utilised as intended and the type of
commercial and retail activities proposed, as this will influence the
traffic generation effects anticipated from the proposal. LH
confirmed assessment for the accessways will be included in ITA.
JC confirmed that the scale and type of commercial activities will
primarily be for the development and the residents within, rather
than a wider catchment. Activities will include gyms, spa pool,
dining, hair salons, medical clinics, home office spaces and café.

•

Related to the above, SJ confirmed that the ITA should highlight
where the demand for traffic generation comes from including any
required mitigation. Further, the allocation of parking for these
activities should also be specified. It is noted here that Council and
AT are not looking for strict rule compliance around parking
requirements given the location and available PT in the area. SJ
highlighted the importance of assessing effects on user safety,
including pedestrian amenity across Omahu Road. Consideration
into pedestrian facilities for the additional crossing demand at this
location. This was noted by LH.

•

Increase in the demand for turning trips and the effects thereof at
the Omahu Road / Great South Road intersection with relation to
user safety and operations must be captured in the ITA. LH
confirmed this will be captured and he noted potential for signals
but also noted that the pedestrian crossing at Great South Road
is good, does not want to see any changes to this.

•

Related to the construction activity, given the increased length it is
expected that a Construction Traffic Management Plan is provided
in draft for review. As highlighted in comments earlier, there is a
clear requirement that the construction activity does not impact
onto the operation of the public transport network on Great South
Road and safety of users.

•

AT welcomed the opportunity to provide input into the forthcoming
ITA prior to lodgement.

•

AT requested the proposed Stormwater Management Plan and
assessment also be obtained for review once available as
previous comment was made on the OLFP and how this would
affect the transport network. The SMP will also be reviewed by AT.

The following post meeting comments were provided by Vinh Bui,
Council’s Principal Traffic Engineer.
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•

The traffic report from Commute dated 15 April 2021 did not
assess the following:

•

Provide an assessment on parking space dimensions,
manoeuvring dimensions, vertical clearance and associated
gradients of the proposed parking spaces. Provide 85th percentile
car tracking curves for end parking spaces and parking spaces
with non-compliance manoeuvring dimensions.

•

Commute provided an assessment of visitor bicycle parking
spaces however they did not assess secured bicycle parking
requirements and did not show these bicycle spaces on the plans.
Provide an assessment on secure bicycle parking requirement and
show these spaces on the plans.

•

Provide an assessment on disabled parking for commercial/office
activities and show these parking spaces on the plan.

•

Confirm how many loading spaces are required for the
development and show truck tracking curves.

•

Provide an assessment on vehicle crossing widths and vehicle
access widths on Great South Road and Omahu Road.

•

Provide an assessment on vehicle access gradients on Great
South Road and Omahu Road.

•

Provide an assessment on the number of vehicle crossings along
the site frontage and the separation distance.

•

Provide an assessment on vehicle access restriction.

•

Provide an assessment on lighting.

Resource Consent Strategy
Application
A good quality application starts with a good quality proposal, one that
Documentation
includes all relevant information and documentation required for us to
process your consent smoothly. This will help to reduce confusion,
delay and cost, as we do not accept applications which have missing
information.
We recommend you engage a professional (architect or consultant) to
prepare your application, as the requirements are technical.
It is important that your application accurately identifies all of the
reasons that your project will require resource consent. This may also
include any Overlays, Precincts, or other features such as flooding or
instability, there will be other rules that apply to your site and you will
need to demonstrate that you comply with these or state that you are
applying for consent.
Your consent application must include an Assessment of Environmental
Effects (AEE). An AEE is a written statement identifying the effects of
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your proposed activity on the environment, and information on how you
might negate or modify these effects.
Specialist
Assessments

You may need to provide written specialist report(s) to support your
application, depending on the scale and significance of your proposal.
As described above, in this case the following is considered necessary.
However, it is acknowledged that an exhaustive assessment has not
been undertaken at this point in time:
•
•
•
•
•
•
•
•
•
•

Visual Impact Assessment
Geotechnical Report (Incl. supporting groundwater assessment)
Acoustic Report
Infrastructure Report
Arborist Report
Integrated Traffic Assessment
Economic Impact Assessment
Contamination Report which includes a Preliminary Site
Investigation and Detailed Site Investigation.
Construction Traffic Management Plan
Construction Management Plan

Important Note: The specialist assessments required above are
advised based on the proposal provided for the pre-application meeting,
should the nature and extent of proposal change, further specialist
assessments may be required.
How to apply

You can required to apply online as part of the Premium consenting
process. Please tick the “Premium box” and refer to pre-app #
PRR00036062.

Fees and deposit

You must include the relevant lodgement deposit with your resource
consent application, to cover initial application processing costs.
If the actual cost is less than the deposit amount, we will refund the
difference.
If the actual cost exceeds the deposit amount, which happens in most
cases, we will invoice you for the additional costs.
The deposit calculator gives an estimate of the deposit required.

General Information
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Auckland Design
Manual

The Auckland Design Manual (ADM) provides a resource for everyone
involved in design, building and development to either share their great
design stories with others, or to seek inspiration, tools and best practice
advice from those who have already been successful. Auckland's
planning rulebook, the Auckland Unitary Plan will articulate the rules for
the future growth, whilst the ADM illustrates how to achieve the quality
outcomes sought by the AUP (OP).
The Auckland Design Manual provides advice on design elements such
as site layout, privacy, outdoor spaces and designing for the sun.
o
o
o

Development
Contributions

Auckland Design Manual detached house guide
Auckland Design Manual terraced housing guide
Auckland Design Manual apartments guide

Development contributions are the fees charged by the council for extra
community and network infrastructure needed as a result of development
projects. You will pay development contributions for residential and
commercial development such as new houses, and subdivisions. The
money collected from development contributions pays for the cost of
public infrastructure that is needed to meet the additional demand from
growth. This includes network infrastructure such as stormwater and
transport, open space reserves and community facilities. To get an
indication of the contribution please use the Development Contributions
Estimator.
Water supply and wastewater services are not included in the
Development Contribution. This is covered in the infrastructure growth
charge. This charge is administered by Watercare.

Important Information

The purpose of a pre-application is to facilitate communication between applicants and the council
so that the applicant can make informed decisions about applying for consents, permits or licences.
The views expressed by council staff in or following a pre-application are those officers’ preliminary
views, made in good faith, on the applicant’s proposal. The council makes no warranty, express
or implied, nor assumes any legal liability or responsibility for the accuracy, correctness,
completeness or use of any information or views communicated as part of the pre-application
process.
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The applicant is not required to amend their proposal to accommodate the views expressed by
council staff. Further, it remains the applicant’s responsibility to get their own professional advice
when making an application for consents, permits or licences, and to rely solely on that advice, in
making any application for consents, permits or licences.
The council acknowledges that the confidential nature of pre-application meetings is important to
encourage future applicants to engage with the council and attend pre-application meetings. By
attending a pre-application meeting, both parties expect that the meetings are held in confidence
and the intention is that the associated information that is provided to the council at these meetings,
and the meeting minutes, will remain confidential. However, under the Local Government Official
Information and Meetings Act 1987 any person may request any information that is provided to,
and held by, the council. The council can only withhold requested information where there is a
good reason and it is in the public interest. This is assessed on a case by case basis.”

All consent applications become public information once lodged with council. Please note that
council compiles, on a weekly basis, summaries of lodged resource consent applications and
distributes these summaries to all local boards and all mana whenua groups in the Auckland
region. Local boards and mana whenua groups then have an opportunity to seek further details of
applications and provide comment for council to take into account.
Prepared by:
Name:

Masato Nakamura

Title:

Principal Project Lead, Resource Consents

Signed:

Date:

07/09/2021
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Pre-Application Consenting Memo
Pre-Application No. PRR00036062
Date of request

14th October 2020

Customer

Urban Resort Limited

Contact details

Phone

Jim Castiglione: 021 464 516

Email

Jim Castiglione: jim@urbanresort.co.nz

Site addresses

49-51, 53, 53A, & 55 Omahu Road, Remuera, Auckland 1051; &
224 Great South Road, Remuera; Auckland 1051

Proposal

To undertake a comprehensive site redevelopment to construct a
series of new buildings, which vary between four – eight storeys,
including approximately 200 units and ground floor commercial
activity, and all associated site preparatory works.

Plans and information

Plans prepared by Warren and Mahoney, dated November 2020.

Please note that there may be hyperlinks throughout the memo which are underlined.
Please click on the highlighted text for further information.
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Resource Management Documents
Auckland Unitary Plan Zoning
(Operative in part)

Residential – Terrace Housing and Apartment
Building Zone

Precinct

-

Overlays

Notable Trees Overlay – 322, Pohutakawa

Controls

Macroinvertebrate Community Index – Urban

Designations

Airspace Restriction Designations – ID 1102,
Protection of aeronautical functions – obstacle
limitation surfaces, Auckland International
Airport Ltd
Designations – 1618, Road Widening,
Designations, Auckland Transport

Appeals

-

Plan Changes

Plan Change 29 – Notable Trees, Notable Trees
Overlay, Proposed, 15/08/2019

Regional Plans

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

National
Environmental
Standards

National Environmental Standards for Assessing and Managing
Contaminants in Soil to Protect Human Health (2011) Regulations
(“NESCS”)

National Policy
Statements
Other Relevant Acts

National Policy Statement for Freshwater Management 2020
Hauraki Gulf Marine Park Act

Property Information
Legal Descriptions

Lot 2 DP 146628, Lot 2 DP 53665, Lot 3 DP 53665, Lot 1 DP 53665,
& Lot 1 DP 146628., Lot 4 Deeds Reg 308, Lot 5 Deeds Reg 308

Certificate of Title

This has not been viewed, so there may be easements, building line
restrictions and other restrictions that need to be taken into account
in preparing any development proposal. If the title is ‘limited as to
parcels’, you may need to get this surveyed, particularly where
some of the controls, are reliant on accuracy being insured.

Relevant Consenting
History

It is understood that there are a number of approved resource
consents identified on Auckland Council’s property file which may be
of relevance in consideration of this proposal. The applicant is advised
to check the conditions of any underlying consents, including any tree
consents, to confirm whether there are any additional restrictions to
the proposal.
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Site constraints Type

Y

N

Site constraints Type

Y

N

(Potential) Contaminated Land

☒

☐

Coastal Erosion

☐

☒

Land Instability

☐

☒

Coastal Storm Inundation

☐

☒

Floodplain

☐

☒

Coastal Storm Inundation (plus
1m sea level rise)

☐

☒

Overland flow paths
(ephemeral/intermittent/permanent
stream)

☒

☐

Cultural Heritage Inventory

☐

☒

Flood Sensitive

☐

☒

Combined Network

☐

☒

Arterial Roads

☒

☐

Building Frontage Control

☐

☒

Vehicle Access Restriction Control

☒

☐

Geology (rock breaking)

☒

☐

Meeting Record
Meeting Record
Date and Time

9th March 2021, 1.30-pm – 2.30pm

Council Officers

Masato Nakamura – Principal Project Lead (Meeting Lead)
Nicholas Simpson – Senior Planner (Minutes)
Vinh Bui – Principal Traffic Engineer
Sarah Jaff – Auckland Transport’s Principal Development Planner
Fred Smithers – Auckland Transport Graduate (Observer)

Customer

Jim Castiglione – Applicant (Urban Resorts Ltd)
Michael Campbell – Planning Consultant (Campbell Brown Planning Ltd)
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Leo Hills – Transportation Engineering Consultant (Commute Transportation
Consultants)
Colin Cranfield – Engineering Consultant (GWE Consulting Engineers)

Additional
Information provided
at meeting

N/A

Application Background
This meeting was focused around specifically discussing traffic related matters, including further
engagement with representatives on behalf of Auckland Transport (“AT”). Subsequently, this set
of minutes should be read in conjunction with the earlier sets of meeting minutes.

Relevant matters
Traffic Matters

Extensive discussions were held around various traffic engineering
aspects of the proposal. In particular:
•

It was noted that AT maintains a designation running across the full
extent of the site’s frontage where it is adjacent to Great South
Road. At this point in time, the applicant indicated that the
application plans have not considered the designation and that the
plan is to further push back the buildings from the site’s frontage to
account for the designation. Furthermore, Council officers also
recommend that the applicant take the required front yard setback
from the edge of the designation (as per the definition of “Front
Yard” within Chapter J under the AUP(OP).

•

The applicant queried whether AT have any plans for the use of the
designation. In response, Council officers indicated that there are
plans that are underway for Great South Road involving the use of
this designation. AT’s Connected Communities team are working
through a programme that assess major arterial routes to help
inform solutions to improve existing public transport and active
mode infrastructure. Options are still be looking at, and no outcome
has been decided upon at this point in time. This arterial is on the
programme, and there are plans in place that are looking at
potentially removing the existing flush median to better
accommodate improved cycling and public transport infrastructure
alongside introducing a 24/7 bus lane. When asked about the need
for removal of the flush median, Council officers advised that this is
due to the likelihood of installing new protected cycle lanes.
Because of this planned outcome, the applicant has been advised to
take into account the removal of the flushed median as part of any
traffic impact assessment (“TIA”), and otherwise not rely upon the
existence of the flushed median as part of the supporting
assessment. The applicant was advised that an approximate
estimate of the design period for this work, which includes
consultation, would be between 2 - 4 years. Council officers
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indicated that they would continue to liaise with AT’s Connected
Communities team around this issue.
•

Concerns were raised by Council officers with respect to the vehicle
crossing proposed onto Great South Road, which indicates a
likelihood of enabling right hand turns onto the arterial. The
applicant was advised to reconsider the access strategy for the
subject site and explore design solutions such as providing for a
solid median to help regulate a left in / left out only solution where
the vehicle crossing is provided onto Great South Road and/or
investigating whether two-way movement onto Omahu Road would
be feasible. This is currently being looked into by the applicant.
Notwithstanding, concerns have also been raised by Council officers
with respect to the performance of Omahu Road & Great South
road, considering the potential for right hand turns, and associated
delays, into Great South Road from Omahu Road. This needs to be
carefully considered as part of the supporting TIA.

•

It is acknowledged that the reasonableness of the access
arrangements is anticipated to be informed by the findings of the TIA
and any associated modelling undertaken. As part of this
assessment, Council officers have recommended that the trip
generation calculations take into account the accessibility to nearby
public transport options, namely the bus corridor and rail, and
anticipated patronage.

•

Council officers highlighted that the subject site lies on a frequent
transport network for public transport. Therefore, there is a
fundamental need to ensure that any existing connections/services
are not affected by the proposal in terms of delays and levels of
service.

•

It was noted that there is an existing mid-block pedestrian crossing
located in close proximity to the proposed access off Great South
Road. AT have requested that an assessment of the adverse effects
upon the existing crossing be provided within the TIA, to help better
understand whether the proposal will exacerbate traffic or
pedestrian safety.

•

Careful consideration is required around road safety, particularly to
ensure that the proposal is designed to align with the intent of
“Vision Zero”. In this vein, a key area of concern is in relation to how
right hand turns out of the subject site will be managed.

•

Council officers queried whether there was any ability for the
applicant to improve upon the connectivity to the Remuera train
station towards the north, and to ensure that pedestrian and cyclist
movement throughout the site is carefully considered and reflected
within the design.

•

It was identified that the Great South Road frontage is key, and that
an active frontage is encouraged by AT.

•

In terms of bicycle parking, Council officers queried whether the
applicant was intending to provide the minimum required number of
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bicycle parking spaces or rather is looking at increasing this number
as a means of potentially offsetting the anticipated trip generation by
encouraging an increased patronage.

General Matters

•

The applicant was advised that any loading is required to be
undertaken within the subject site, as this cannot be accommodated
within the road network.

•

Consultation with KiwiRail is encouraged given the proximity to the
rail corridor towards the rear.

•

The applicant was advised that s176 approval would be required
from AT in relation to the works that are proposed across the Great
South Road frontage, otherwise located within the designation held
by AT.

•

Clarification was sought around whether the applicant intends to
keep the internal laneways as a private asset or if there is an intent
to publicly vest this in the Council. The applicant confirmed that the
lane is intended to be kept in private ownership.

•

In terms of positives of the development, AT have expressed that
they are excited about the development, particularly noting the
underlying zoning, the location of the site, and the implications for
supporting public transport patronage, and look forward to
continuing working with the applicant team as the proposal
progresses.

Following the concerns raised in the Asset Owner meeting with Healthy
Waters and Watercare Services Ltd, the applicant has further explored
the stormwater servicing approach. In this vein, the applicant has now
proposed to connect to the existing publicly reticulated stormwater
network that is located within the boundaries of the subject site. The
intention of this move was highlighted as having to avoid having to cross
Great South Road to connect into the downstream network.

Preliminary view on outcome and process
Whilst transport was discussed in an earlier pre-application meeting, this meeting also served to
introduce AT to the proposal to ascertain any concerns from a wider transport network perspective
and asset owner perspective. There is a reasonable amount of assessment still required prior to the
Council drawing a position on notification and/or support in terms of the proposed outcome with
respect to traffic effects. However, the applicant is advised that consideration around adverse traffic
related effects remain a key consideration of notification.
This is a preliminary view only. A final determination on whether Council can support the consent
or not can only be made upon receipt of a formal application, site visit and review.
Resource Consent Strategy
Application
A good quality application starts with a good quality proposal, one that
Documentation
includes all relevant information and documentation required for us to
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process your consent smoothly. This will help to reduce confusion,
delay and cost, as we do not accept applications which have missing
information.
We recommend you engage a professional (architect or consultant) to
prepare your application, as the requirements are technical.
It is important that your application accurately identifies all of the
reasons that your project will require resource consent. This may also
include any Overlays, Precincts or other features such as flooding or
instability, there will be other rules that apply to your site and you will
need to demonstrate that you comply with these or state that you are
applying for consent.
Your consent application must include an Assessment of Environmental
Effects (AEE). An AEE is a written statement identifying the effects of
your proposed activity on the environment, and information on how you
might negate or modify these effects.
Specialist
Assessments

You may need to provide written specialist report(s) to support your
application, depending on the scale and significance of your proposal.
As described above, in this case the following is considered necessary.
However, it is acknowledged that an exhaustive assessment has not
been undertaken at this point in time:
•
•
•
•
•
•
•
•
•
•

Visual Impact Assessment
Geotechnical Report (Incl. supporting groundwater assessment)
Acoustic Report
Infrastructure Report
Arborist Report
Traffic Impact Assessment
Economic Impact Assessment
Contamination Report which includes a Preliminary Site
Investigation and Detailed Site Investigation.
Construction Traffic Management Plan
Construction Management Plan

Important Note: The specialist assessments required above are
advised based on the proposal provided for the pre-application meeting,
should the nature and extent of proposal change, further specialist
assessments may be required.
How to apply

You can required to apply online as part of the Premium consenting
process. Please tick the “Premium box” and refer to pre-app #
PRR00036062.
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Fees and deposit

You must include the relevant lodgement deposit with your resource
consent application, to cover initial application processing costs.
If the actual cost is less than the deposit amount, we will refund the
difference.
If the actual cost exceeds the deposit amount, which happens in most
cases, we will invoice you for the additional costs.
The deposit calculator gives an estimate of the deposit required.

General Information
Auckland Design
Manual

The Auckland Design Manual (ADM) provides a resource for everyone
involved in design, building and development to either share their great
design stories with others, or to seek inspiration, tools and best practice
advice from those who have already been successful. Auckland's
planning rulebook, the Auckland Unitary Plan will articulate the rules for
the future growth, whilst the ADM illustrates how to achieve the quality
outcomes sought by the AUP (OP).
The Auckland Design Manual provides advice on design elements such
as site layout, privacy, outdoor spaces and designing for the sun.
o
o
o

Development
Contributions

Auckland Design Manual detached house guide
Auckland Design Manual terraced housing guide
Auckland Design Manual apartments guide

Development contributions are the fees charged by the council for extra
community and network infrastructure needed as a result of development
projects. You will pay development contributions for residential and
commercial development such as new houses, and subdivisions. The
money collected from development contributions pays for the cost of
public infrastructure that is needed to meet the additional demand from
growth. This includes network infrastructure such as stormwater and
transport, open space reserves and community facilities. To get an
indication of the contribution please use the Development Contributions
Estimator.
Water supply and wastewater services are not included in the
Development Contribution. This is covered in the infrastructure growth
charge. This charge is administered by Watercare.

PRR00036062: Urban Resorts – Omahu

Important Information

The purpose of a pre-application is to facilitate communication between applicants and the council
so that the applicant can make informed decisions about applying for consents, permits or licences.
The views expressed by council staff in or following a pre-application are those officers’ preliminary
views, made in good faith, on the applicant’s proposal. The council makes no warranty, express
or implied, nor assumes any legal liability or responsibility for the accuracy, correctness,
completeness or use of any information or views communicated as part of the pre-application
process.
The applicant is not required to amend their proposal to accommodate the views expressed by
council staff. Further, it remains the applicant’s responsibility to get their own professional advice
when making an application for consents, permits or licences, and to rely solely on that advice, in
making any application for consents, permits or licences.
The council acknowledges that the confidential nature of pre-application meetings is important to
encourage future applicants to engage with the council and attend pre-application meetings. By
attending a pre-application meeting, both parties expect that the meetings are held in confidence
and the intention is that the associated information that is provided to the council at these meetings,
and the meeting minutes, will remain confidential. However, under the Local Government Official
Information and Meetings Act 1987 any person may request any information that is provided to,
and held by, the council. The council can only withhold requested information where there is a
good reason and it is in the public interest. This is assessed on a case by case basis.”

All consent applications become public information once lodged with council. Please note that
council compiles, on a weekly basis, summaries of lodged resource consent applications and
distributes these summaries to all local boards and all mana whenua groups in the Auckland
region. Local boards and mana whenua groups then have an opportunity to seek further details of
applications and provide comment for council to take into account.
Prepared by:
Name:

Nicholas Simpson

Title:

Senior Planner

Signed:

Date:

1st April 2021
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Reviewed by:
Name:

Masato Nakamura

Title:

Principal Project Lead, Resource Consents

Signed:

Date:
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Pre-Application Consenting Memo
Pre-Application No. PRR00036062
Date of request

14th October 2020

Customer

Urban Resort Limited

Contact details

Phone

Jim Castiglione: 021 464 516

Email

Jim Castiglione: jim@urbanresort.co.nz

Site addresses

49-51, 53, 53A, & 55 Omahu Road, Remuera, Auckland 1051; &
224 Great South Road, Remuera; Auckland 1051

Proposal

To undertake a comprehensive site redevelopment to construct a
series of new buildings, which vary between four – eight storeys,
including approximately 200 units and ground floor commercial
activity, and all associated site preparatory works.

Plans and information

Plans prepared by Warren and Mahoney, dated November 2020.

Please note that there may be hyperlinks throughout the memo which are underlined.
Please click on the highlighted text for further information.
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Resource Management Documents
Auckland Unitary Plan Zoning
(Operative in part)

Residential – Terrace Housing and Apartment
Building Zone

Precinct

-

Overlays

Notable Trees Overlay – 322, Pohutakawa

Controls

Macroinvertebrate Community Index – Urban

Designations

Airspace Restriction Designations – ID 1102,
Protection of aeronautical functions – obstacle
limitation surfaces, Auckland International
Airport Ltd
Designations – 1618, Road Widening,
Designations, Auckland Transport

Appeals

-

Plan Changes

Plan Change 29 – Notable Trees, Notable Trees
Overlay, Proposed, 15/08/2019

Regional Plans

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

National
Environmental
Standards

National Environmental Standards for Assessing and Managing
Contaminants in Soil to Protect Human Health (2011) Regulations
(“NESCS”)

National Policy
Statements
Other Relevant Acts

National Policy Statement for Freshwater Management 2020
Hauraki Gulf Marine Park Act

Property Information
Legal Descriptions

Lot 2 DP 146628, Lot 2 DP 53665, Lot 3 DP 53665, Lot 1 DP 53665,
& Lot 1 DP 146628., Lot 4 Deeds Reg 308, Lot 5 Deeds Reg 308

Certificate of Title

This has not been viewed, so there may be easements, building line
restrictions and other restrictions that need to be taken into account
in preparing any development proposal. If the title is ‘limited as to
parcels’, you may need to get this surveyed, particularly where
some of the controls, are reliant on accuracy being insured.

Relevant Consenting
History

It is understood that there are a number of approved resource
consents identified on Auckland Council’s property file which may be
of relevance in consideration of this proposal. The applicant is advised
to check the conditions of any underlying consents, including any tree
consents, to confirm whether there are any additional restrictions to
the proposal.
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Site constraints Type

Y

N

Site constraints Type

Y

N

(Potential) Contaminated Land

☒

☐

Coastal Erosion

☐

☒

Land Instability

☐

☒

Coastal Storm Inundation

☐

☒

Floodplain

☐

☒

Coastal Storm Inundation (plus
1m sea level rise)

☐

☒

Overland flow paths
(ephemeral/intermittent/permanent
stream)

☒

☐

Cultural Heritage Inventory

☐

☒

Flood Sensitive

☐

☒

Combined Network

☐

☒

Arterial Roads

☒

☐

Building Frontage Control

☐

☒

Vehicle Access Restriction Control

☒

☐

Geology (rock breaking)

☒

☐

Meeting Record
Meeting Record
Date and Time

26th February 2021, 11.30-am – 12.30pm

Council Officers

Masato Nakamura – Principal Project Lead (Meeting Lead)
Nicholas Simpson – Senior Planner (Minutes)
Paul Venter – Qualified Partner/Key Account Lead (By Skype)
Tarso Girio – Watercare Services Ltd’s (“WSL”) Development Engineer
Maree Gleeson – Healthy Waters Consultant (Gleeson & Associates on behalf of
Auckland Council)

Customer

Jim Castiglione – Applicant (Urban Resorts Ltd)
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Michael Campbell – Planning Consultant (Campbell Brown Planning Ltd via
Skype)
Colin Cranfield – Engineering Consultant (GWE Consulting Engineers)

Additional
Information provided
at meeting

N/A

Application Background
This meeting was focused around specifically discussing infrastructural constraints from the
respective network utility operators, and other considerations under Auckland Council’s Healthy
Waters’ (“ACHW”) Network Discharge Consent (“NDC”). Subsequently, this set of minutes should
be read in conjunction with the earlier sets of meeting minutes.

Relevant matters
WSL Commentary

Healthy Waters
Commentary

In terms of wastewater and water supply considerations, the following
points were raised at the meeting:
•

With respect to wastewater, Council officers identified that the
downstream network is significantly under capacity. At this point in
time further investigation is required in this space. The applicant has
been advised that an internal discussion is currently underway with
WSL’s planning team in order to ascertain where there may be
constraints within the network.

•

In terms of water supply, the applicant queried whether WSL has any
existing fire hydrant testing that could be relied upon for the purposes
of this application. Council officers confirmed that there are no
existing fire hydrant tests that have been undertaken within the
locality, and that it is the applicant’s responsibility to undertake their
own testing to ascertain whether there is sufficient pressure and flow
to cater for the proposed development. Notwithstanding, Council
officers also indicated that there may be issues towards the west of
the subject site where the applicant proposes to connect into an
existing bulk supply point (“BSP”). The applicant has been advised
that WSL are looking to undertake the preparation of a calibration
model, and subsequently a working model, over the next few months
to better understand the availability within the water supply network.

•

On both accounts, Council officers are keen in further collaborating
with the applicant around a catchment analysis for the locality to help
inform the infrastructure assessment.

In terms of flooding and stormwater considerations, the following points
were raised at the meeting:
•

It was noted that there are overland flow paths both contained within
the subject site and off-site. Council officers acknowledged that these
overland flow paths appear to feed into a downstream property that is
containing the 1 per cent annual exceedance probability (“AEP”)
floodplain. Therefore, careful consideration is required around
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ensuring that the proposed development will not exacerbate the flood
characteristics of the downstream environment. The applicant was
advised that there is an existing flood hazard model available for the
site, particularly in relation to the Ellerslie catchment, which would be
useful to be utilised in conjunction with the assessment to be
provided by the applicant.
•

Discussions were held around the 1 in 10-year storm event. Council
officers indicated that there are capacity issues within the
downstream stormwater network. In response, it was highlighted that
detention would be required in order to mitigate any additional
stormwater runoff. The applicant subsequently indicated that
detention is proposed to be incorporated into the design of the
proposal in order to achieve pre-development levels. As part of this
assessment, Council officers requested further assessment to
establish the pre-development situation, notably an assessment
around confirming the extent of any existing impervious areas across
the site, to help inform the detention volumes required to reduce any
additional stormwater runoff to pre-development.

•

The applicant indicated that they are intending to cross Great South
Road to install a new stormwater pipe. From within the initial
infrastructure appraisal, it is suggested that this extension is
proposed to be private. However, the applicant clarified that this is
not the case and that the extension is proposed to be a public.
Notwithstanding the proposal to increase the capacity within the
existing network by way of the additional pipe length, given the
issues with the downstream environment the applicant was advised
that it would likely require a mix retention and detention devices onsite.

•

Council officers advised the applicant that there are requirements of
Auckland Council’s Network Discharge Consent (“NDC”) that are to
be complied with. In this regard, it was noted that the proposal would
fall under the “Brownfield – Large” category under the NDC, and that
there would likely be a requirement for stormwater treatment devices
prepared in accordance with GD01. Council officer identified that
they would be looking for a draft Stormwater Management Plan
(“SMP”) for the site at the resource consents stage. Given the scale
of the proposal, and the implications for the stormwater strategy,
Council officers strongly encourage the approach of ensuring that
matters pertaining to the NDC are resolved throughout the course of
processing this resource consent application.

•

The applicant queried whether Healthy Waters would be interested in
the adoption of the principles surrounding water conservation, which
is being explored as part of this development. In response, Council
officers outlined that re-use, by way of swales or raingardens or other
retention device(s), is being frequently more utilised in this space.
This led onto a discussion surrounding the use of permeable paving,
which Council officers noted can present challenges around ensuring
the long-term functionality of these devices. Over time, these devices
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can often be ineffective as suitably attenuating stormwater runoff due
soil compression and clogging of the device(s).

General Matters

•

Council officers highlighted that they would be interested in
understanding how the effectiveness of any proposed stormwater
device(s) will be maintained. In this vein, the applicant indicated that
a draft Operation and Maintenance Plan will be provided as part of
the application.

•

The applicant has outlined that a unit title subdivision is proposed for
the development, and that a body corporate would be established to
ensure that common elements are suitably managed and maintained.

In addition to the commentary that was discussed surrounding the
stormwater servicing approach to the site, Council officers raised
additional concerns around the implications of possibly extending the
publicly reticulated stormwater network across Great South Road to the
subject site and the methodology(ies) that would be required to facilitate
the installation of any required infrastructure. In this regard, the applicant
was advised that construction effects, specifically relating to the potential
closure of Great South Road, would be a matter for consideration as part
of this assessment noting that consent would be required in order to
exceed the 24-month construction duration outlined under Section E40 –
“Temporary Activities”. Whilst it is acknowledged that there are third
party process, such as Auckland Transport’s Corridor Access Request
(“CAR”), that the applicant is required to pursue, it is expected that a
reasonably comprehensive assessment, inclusive of a draft Construction
Traffic Management Plan (“CTMP”), be provided with the application
upon lodgement. Additionally, given the significance of Great South
Road as an arterial and the anticipated adverse effects of its potential
closure (partial or otherwise), Council officers have further expressed
that notification of the application may be likely.

Preliminary view on outcome and process
As outlined earlier, this meeting was another high-level introduction to two further components of
the proposal. No formal resolution was reached on the issues that were raised, as this is pending
receipt of further supporting specialist assessments.
This is a preliminary view only. A final determination on whether Council can support the consent
or not can only be made upon receipt of a formal application, site visit and review.
Resource Consent Strategy
Application
A good quality application starts with a good quality proposal, one that
Documentation
includes all relevant information and documentation required for us to
process your consent smoothly. This will help to reduce confusion,
delay and cost, as we do not accept applications which have missing
information.
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We recommend you engage a professional (architect or consultant) to
prepare your application, as the requirements are technical.
It is important that your application accurately identifies all of the
reasons that your project will require resource consent. This may also
include any Overlays, Precincts or other features such as flooding or
instability, there will be other rules that apply to your site and you will
need to demonstrate that you comply with these or state that you are
applying for consent.
Your consent application must include an Assessment of Environmental
Effects (AEE). An AEE is a written statement identifying the effects of
your proposed activity on the environment, and information on how you
might negate or modify these effects.
Specialist
Assessments

You may need to provide written specialist report(s) to support your
application, depending on the scale and significance of your proposal.
As described above, in this case the following is considered necessary.
However, it is acknowledged that an exhaustive assessment has not
been undertaken at this point in time:
•
•
•
•
•
•
•
•
•
•

Visual Impact Assessment
Geotechnical Report (Incl. supporting groundwater assessment)
Acoustic Report
Infrastructure Report
Arborist Report
Traffic Impact Assessment
Economic Impact Assessment
Contamination Report which includes a Preliminary Site
Investigation and Detailed Site Investigation.
Construction Traffic Management Plan
Construction Management Plan

Important Note: The specialist assessments required above are
advised based on the proposal provided for the pre-application meeting,
should the nature and extent of proposal change, further specialist
assessments may be required.
How to apply

You can required to apply online as part of the Premium consenting
process. Please tick the “Premium box” and refer to pre-app #
PRR00036062.

Fees and deposit

You must include the relevant lodgement deposit with your resource
consent application, to cover initial application processing costs.
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If the actual cost is less than the deposit amount, we will refund the
difference.
If the actual cost exceeds the deposit amount, which happens in most
cases, we will invoice you for the additional costs.
The deposit calculator gives an estimate of the deposit required.

General Information
Auckland Design
Manual

The Auckland Design Manual (ADM) provides a resource for everyone
involved in design, building and development to either share their great
design stories with others, or to seek inspiration, tools and best practice
advice from those who have already been successful. Auckland's
planning rulebook, the Auckland Unitary Plan will articulate the rules for
the future growth, whilst the ADM illustrates how to achieve the quality
outcomes sought by the AUP (OP).
The Auckland Design Manual provides advice on design elements such
as site layout, privacy, outdoor spaces and designing for the sun.
o
o
o

Development
Contributions

Auckland Design Manual detached house guide
Auckland Design Manual terraced housing guide
Auckland Design Manual apartments guide

Development contributions are the fees charged by the council for extra
community and network infrastructure needed as a result of development
projects. You will pay development contributions for residential and
commercial development such as new houses, and subdivisions. The
money collected from development contributions pays for the cost of
public infrastructure that is needed to meet the additional demand from
growth. This includes network infrastructure such as stormwater and
transport, open space reserves and community facilities. To get an
indication of the contribution please use the Development Contributions
Estimator.
Water supply and wastewater services are not included in the
Development Contribution. This is covered in the infrastructure growth
charge. This charge is administered by Watercare.

Important Information
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The purpose of a pre-application is to facilitate communication between applicants and the council
so that the applicant can make informed decisions about applying for consents, permits or licences.
The views expressed by council staff in or following a pre-application are those officers’ preliminary
views, made in good faith, on the applicant’s proposal. The council makes no warranty, express
or implied, nor assumes any legal liability or responsibility for the accuracy, correctness,
completeness or use of any information or views communicated as part of the pre-application
process.
The applicant is not required to amend their proposal to accommodate the views expressed by
council staff. Further, it remains the applicant’s responsibility to get their own professional advice
when making an application for consents, permits or licences, and to rely solely on that advice, in
making any application for consents, permits or licences.
The council acknowledges that the confidential nature of pre-application meetings is important to
encourage future applicants to engage with the council and attend pre-application meetings. By
attending a pre-application meeting, both parties expect that the meetings are held in confidence
and the intention is that the associated information that is provided to the council at these meetings,
and the meeting minutes, will remain confidential. However, under the Local Government Official
Information and Meetings Act 1987 any person may request any information that is provided to,
and held by, the council. The council can only withhold requested information where there is a
good reason and it is in the public interest. This is assessed on a case by case basis.”

All consent applications become public information once lodged with council. Please note that
council compiles, on a weekly basis, summaries of lodged resource consent applications and
distributes these summaries to all local boards and all mana whenua groups in the Auckland
region. Local boards and mana whenua groups then have an opportunity to seek further details of
applications and provide comment for council to take into account.
Prepared by:
Name:

Nicholas Simpson

Title:

Senior Planner

Signed:

Date:

30th March 2021
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Reviewed by:
Name:

Masato Nakamura

Title:

Principal Project Lead, Resource Consents

Signed:

Date:

28th January 2021
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Pre-Application Consenting Memo
Pre-Application No. PRR00036062
Date of request

14th October 2020

Customer

Urban Resort Limited

Contact details

Phone

Jim Castiglione: 021 464 516

Email

Jim Castiglione: jim@urbanresort.co.nz

Site addresses

49-51, 53, 53A, & 55 Omahu Road, Remuera, Auckland 1051; &
224 Great South Road, Remuera; Auckland 1051

Proposal

To undertake a comprehensive site redevelopment to construct a
series of new buildings, which vary between four – eight storeys,
including approximately 200 units and ground floor commercial
activity, and all associated site preparatory works.

Please note that there may be hyperlinks throughout the memo which are underlined.
Please click on the highlighted text for further information.
Resource Management Documents
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Auckland Unitary Plan Zoning
(Operative in part)

Residential – Terrace Housing and Apartment
Building Zone

Precinct

-

Overlays

Notable Trees Overlay – 322, Pohutakawa

Controls

Macroinvertebrate Community Index – Urban

Designations

Airspace Restriction Designations – ID 1102,
Protection of aeronautical functions – obstacle
limitation surfaces, Auckland International
Airport Ltd
Designations – 1618, Road Widening,
Designations, Auckland Transport

Appeals

-

Plan Changes

Plan Change 29 – Notable Trees, Notable Trees
Overlay, Proposed, 15/08/2019

Regional Plans

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

National
Environmental
Standards

National Environmental Standards for Assessing and Managing
Contaminants in Soil to Protect Human Health (2011) Regulations
(“NESCS”)

National Policy
Statements
Other Relevant Acts

National Policy Statement for Freshwater Management 2020
Hauraki Gulf Marine Park Act

Property Information
Legal Descriptions

Lot 2 DP 146628, Lot 2 DP 53665, Lot 3 DP 53665, Lot 1 DP 53665,
& Lot 1 DP 146628., Lot 4 Deeds Reg 308, Lot 5 Deeds Reg 308

Certificate of Title

This has not been viewed, so there may be easements, building line
restrictions and other restrictions that need to be taken into account
in preparing any development proposal. If the title is ‘limited as to
parcels’, you may need to get this surveyed, particularly where
some of the controls, are reliant on accuracy being insured.

Relevant Consenting
History

It is understood that there are a number of approved resource
consents identified on Auckland Council’s property file which may be
of relevance in consideration of this proposal. The applicant is advised
to check the conditions of any underlying consents, including any tree
consents, to confirm whether there are any additional restrictions to
the proposal.
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Site constraints Type

Y

N

Site constraints Type

Y

N

(Potential) Contaminated Land

☒

☐

Coastal Erosion

☐

☒

Land Instability

☐

☒

Coastal Storm Inundation

☐

☒

Floodplain

☐

☒

Coastal Storm Inundation (plus
1m sea level rise)

☐

☒

Overland flow paths
(ephemeral/intermittent/permanent
stream)

☒

☐

Cultural Heritage Inventory

☐

☒

Flood Sensitive

☐

☒

Combined Network

☐

☒

Arterial Roads

☒

☐

Building Frontage Control

☐

☒

Vehicle Access Restriction Control

☒

☐

Geology (rock breaking)

☒

☐

Meeting Record
Meeting Record
Date and Time

15th February 2021, 12:30pm – 2:00pm

Council Officers

Masato Nakamura – Principal Project Lead (Meeting Lead)
Nicholas Simpson – Senior Planner (Minutes)
Chris Butler – Team Leader, Design Review Unit (Urban Design)
Ainsley Verstraeten – Principal Landscape Architect, Design Review Unit
(Landscape)

Customer

Jim Castiglione – Applicant (Urban Resorts Ltd)
Michael Campbell – Planning Consultant (Campbell Brown Planning Ltd)
Shannon Joe – Principal Architect (Warren & Mahoney)

Relevant matters
Urban Design

The following is noted from an urban design perspective:
1. Bulk and Scale
II is supported in principle the approach to centralising height within
the site. The Council also not averse to elements of the proposal
extending through the THAB 16m height plane, where it is clear
that the urban design effects of the infringement (both within the
site and on neighbouring properties) are acceptable. At this point
in the process, there is not enough analysis to form a position on
this one way or the other.
However, with the information in front of us, we remain
unconvinced with the height strategy proposed towards the Great
South Road (GSR) frontage of the site. It is suggested that further
investigation of a more stepped height that provides additional
variation of the roof line; responds more sensitively to existing
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development south of the site; and is scaled to more effectively
support the desired pedestrianisation and activation of the
adjoining public access.
2. Layout
The overall site layout, including; the alignment of buildings to the
two street frontages; the response to the motorway corridor and
orientation of building blocks to maximise solar gain and key
landscape views; the introduction of communal pocket parks to
drive separation between buildings and introduce amenity within
the site; the general alignment of the primary public access through
the site; and the setback from residential zoned boundaries. These
elements of the proposal are generally supported.
3. Access
The approach to encourage public access through the site is
supported. The site is of a scale and prominence (with two
generous street frontages) where this should be a consideration.
The extension of this thinking to provide a limited mix of nonresidential activities as a means of contributing to public life and
reinforcing a sense of ‘welcome and openness’- as a principle,
again is supported. While the extent of business GFA has not yet
been confirmed, the success of 24hr public access through the site
is heavily reliant on the ability to activate the ground level edge
condition along parts of the primary access through the site, and a
clear and robust strategy should accompany future design thinking
on how this is to be delivered regardless of the eventual use.
Entrances
4. One of the key design principles for the scheme is to incorporate
“Prominent Entries”. With reference to point 3 above, the
generosity of the entrance will in my view play a key role in
informing the legibility and use of this route by the public. The
Council would welcome further information on the spatial extents
of the entrance from GSR in the form of dimensioned cross
sections (north-south). From my initial observations, we highlight
concerns that a number of building elements could detract from a
more considerate human scale and reduce the success of this
entrance as an ‘attractor’ into the development. This includes:
-

the building height at the GSR entrance;
the commercial finishes in the form of curtain wall glazing and
prominent use of precast; and
the cantilevered building elements extending over, or to the
edges of the lane.

There is a fine balance that needs to be struck between
“being bold” as was stated by the applicant’s design team in
response to the GSR environs and being considerate to the
PRR00036062: Urban Resorts Limited – Omahu

zone character
experience.

and

the

ground

plane

pedestrian

Unit Mix
5. The Council strongly support the mix of unit types from 1-bed
through to 4-beds. This is admirable and supports a ‘broad church’
approach to achieving a successful community mix. This is also
supported by the policy context of the THAB Zone.
Landscape
6. It was noted in the meeting that the applicant had engaged Boffa
Miskell (Rachel De Lambert) to provide support in regard to
landscape and visual assessment matters. The Council
recommends that the applicant to involve their landscape
specialists early in the process to assist with design thinking around
key aspects of the proposal including the form, spatial extent, edge
conditions and legibility of the public connection through the site
and the range of pocket parks and spaces across the development.
7. The retention of the existing mature tree along Omahu Road is
strongly supported as is the intention for a spacious setback and
opportunities for surveillance and activation from directly abutting
buildings – particularly at ground level.
Landscape and Visual

The following is noted from a landscape and visual perspective:
•

The principle of locating height internally within the site and along
the motorway is supported. However, the team will need to be
convinced there aren’t any adverse visual dominance effects on
the neighbours to the north and south. Less than minor is a very
low threshold in terms of notification, particular when working at this
scale in terms of the built form.

•

The applicant is encouraged to create as wider separation along
the GSR edge to achieve a wide entranceway into the site so that
it feels inviting and ‘public’. Consideration should be given to
achieving clear sightlines into this space from GSR. A wider
separation or reduction in height in this location will ensure visual
dominance is avoided on the southern neighbour.

•

Consideration needs to be given to the scheduled trees root zone
and whether there is any conflict with the location of the access into
the basement.

•

The use of retail / commercial frontages in the locations shown as
well as the location of the threshold between public and private in
terms of the level change are supported.
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•

Consideration should be given to achieving a fine grain residential
character as much as possible, given the sites residential zoning.

•

There are a number of existing trees along the southern
boundary. Consideration / confirmation as to whether these are
being retained would be useful.

Further Information to
be included with the
Auckland Urban
Design Panel drawing
package

The following should be included drawing package for the Urban Design
Panel:
• Further analysis of the height strategy. This should include cross
sections in the locations shown on the map attached. Include the
permitted height and HIRB controls.
• Shading analysis that clearly identifies the effects of any additional
shading resulting from height that exceeds the 16m height
standard.
• Preliminary thinking on the balance of activities and distribution of
retail / commercial space across the site.
• Design principles to start informing the treatment of ground floor
frontages and thresholds that will address public or semi-public
spaces within the site. These should reflect a range of possible
outcomes.
• Outline of the basement parking to understand where in-ground
planting can occur
• Perspectives from the locations shown on the attached map
(Attachment 1)

Planning

The following is noted as it relates to the planning matters:
•

It is clarified here that the use of the Alternative Height in Relation
to Boundary standard does not constitute compliance with
standards or a permitted baseline. The use of the alternative
standard is an activity, that requires consent in itself, and there are
assessment matters to go with this. Compliance with the
alternative standard should not be relied upon heavily as a basis
for non-notification as it relates to the proposal, noting the scale,
as well as the other consenting matters involved.

•

As discussed in the previous meeting, the proposal introduces
non-residential activities in the form of office, food and beverage,
retail and other activities. This has the potential to impact onto the
viability and vitality of the commercial centres in the area. In such
an event, the zoning will no longer support the centres.

•

An economic assessment should be undertaken to inform the
exact quantum of the commercial / non-residential activities to be
introduced into the development, without impacting onto the
nearby centres.

•

In combination with the scale of the built form and the introduction
of commercial activities within the development, careful attention
needs to be paid to whether the proposal is effectively up zoning
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the site from the Residential – Terraced Housing and Apartment
Building Zone to a Business – Mixed Use Zone.
•

In terms of process, the applicant is advised that the risk for
notification is real for this application. It is also highlighted that
there is also the risk for judicial review for any non-notified
applications, particularly for applications where there is a high level
of community interest. It is anticipated that it may not be as simple
as avoiding the appeal rights of any submitters.

Preliminary view on outcome and process
Based on the feedback above, there are additional matters to be further investigated and analysed
to determine the detailed matters within the proposal. As the proposal currently stands and based
on the information available to the Council team, it is recommended that the application is lodged
a notified basis.
This is a preliminary view only. A final determination on whether Council can support the consent
or not can only be made upon receipt of a formal application, site visit and review.

Resource Consent Strategy
Application
A good quality application starts with a good quality proposal, one that
Documentation
includes all relevant information and documentation required for us to
process your consent smoothly. This will help to reduce confusion, delay,
and cost, as we do not accept applications which have missing
information.
We recommend you engage a professional (architect or consultant) to
prepare your application, as the requirements are technical.
It is important that your application accurately identifies all of the reasons
that your project will require resource consent. This may also include
any Overlays, Precincts or other features such as flooding or instability,
there will be other rules that apply to your site and you will need to
demonstrate that you comply with these or state that you are applying for
consent.
Your consent application must include an Assessment of Environmental
Effects (AEE). An AEE is a written statement identifying the effects of
your proposed activity on the environment, and information on how you
might negate or modify these effects.
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Specialist
Assessments

You may need to provide written specialist report(s) to support your
application, depending on the scale and significance of your proposal.
As described above, in this case the following is considered necessary.
However, it is acknowledged that an exhaustive assessment has not
been undertaken at this point in time:
•
•
•
•
•
•
•
•
•
•

Visual Impact Assessment
Geotechnical Report (Incl. supporting groundwater assessment)
Acoustic Report
Infrastructure Report
Arborist Report
Traffic Impact Assessment
Economic Impact Assessment
Contamination Report which includes a Preliminary Site
Investigation and Detailed Site Investigation.
Construction Traffic Management Plan
Construction Management Plan

Important Note: The specialist assessments required above are
advised based on the proposal provided for the pre-application meeting,
should the nature and extent of proposal change, further specialist
assessments may be required.
How to apply

You can required to apply online as part of the Premium consenting
process. Please tick the “Premium box” and refer to pre-app #
PRR00036062.

Fees and deposit

You must include the relevant lodgement deposit with your resource
consent application, to cover initial application processing costs.
If the actual cost is less than the deposit amount, we will refund the
difference.
If the actual cost exceeds the deposit amount, which happens in most
cases, we will invoice you for the additional costs.
The deposit calculator gives an estimate of the deposit required.

General Information
Auckland Design
Manual

The Auckland Design Manual (ADM) provides a resource for everyone
involved in design, building and development to either share their great
design stories with others, or to seek inspiration, tools and best practice
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advice from those who have already been successful. Auckland's
planning rulebook, the Auckland Unitary Plan will articulate the rules for
the future growth, whilst the ADM illustrates how to achieve the quality
outcomes sought by the AUP (OP).
The Auckland Design Manual provides advice on design elements such
as site layout, privacy, outdoor spaces and designing for the sun.
o
o
o

Development
Contributions

Auckland Design Manual detached house guide
Auckland Design Manual terraced housing guide
Auckland Design Manual apartments guide

Development contributions are the fees charged by the council for extra
community and network infrastructure needed as a result of development
projects. You will pay development contributions for residential and
commercial development such as new houses, and subdivisions. The
money collected from development contributions pays for the cost of
public infrastructure that is needed to meet the additional demand from
growth. This includes network infrastructure such as stormwater and
transport, open space reserves and community facilities. To get an
indication of the contribution please use the Development Contributions
Estimator.
Water supply and wastewater services are not included in the
Development Contribution. This is covered in the infrastructure growth
charge. This charge is administered by Watercare.

Important Information

The purpose of a pre-application is to facilitate communication between applicants and the council
so that the applicant can make informed decisions about applying for consents, permits or licences.
The views expressed by council staff in or following a pre-application are those officers’ preliminary
views, made in good faith, on the applicant’s proposal. The council makes no warranty, express
or implied, nor assumes any legal liability or responsibility for the accuracy, correctness,
completeness or use of any information or views communicated as part of the pre-application
process.
The applicant is not required to amend their proposal to accommodate the views expressed by
council staff. Further, it remains the applicant’s responsibility to get their own professional advice
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when making an application for consents, permits or licences, and to rely solely on that advice, in
making any application for consents, permits or licences.
The council acknowledges that the confidential nature of pre-application meetings is important to
encourage future applicants to engage with the council and attend pre-application meetings. By
attending a pre-application meeting, both parties expect that the meetings are held in confidence
and the intention is that the associated information that is provided to the council at these meetings,
and the meeting minutes, will remain confidential. However, under the Local Government Official
Information and Meetings Act 1987 any person may request any information that is provided to,
and held by, the council. The council can only withhold requested information where there is a
good reason and it is in the public interest. This is assessed on a case by case basis.”

All consent applications become public information once lodged with council. Please note that
council compiles, on a weekly basis, summaries of lodged resource consent applications and
distributes these summaries to all local boards and all mana whenua groups in the Auckland
region. Local boards and mana whenua groups then have an opportunity to seek further details of
applications and provide comment for council to take into account.

Prepared by:
Name:

Nicholas Simpson

Title:

Senior Planner

Signed:

Date:

03/03/2021

Reviewed by:
Name:

Masato Nakamura

Title:

Principal Project Lead, Resource Consents

Signed:

Date:

02/03/2021
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ATTACHMENT 1: SECTION / PERSPECTIVE LOCATIONS
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Pre-Application Consenting Memo
Pre-Application No. PRR00036062
Date of request

14th October 2020

Customer

Urban Resort Limited

Contact details

Phone

Jim Castiglione: 021 464 516

Email

Jim Castiglione: jim@urbanresort.co.nz

Site addresses

49-51, 53, 53A, & 55 Omahu Road, Remuera, Auckland 1051; &
224 Great South Road, Remuera; Auckland 1051

Proposal

To undertake a comprehensive site redevelopment to construct a
series of new buildings, which vary between four – eight storeys,
including approximately 200 units and ground floor commercial
activity, and all associated site preparatory works.

Plans and information

Plans prepared by Warren and Mahoney, dated November 2020.

Please note that there may be hyperlinks throughout the memo which are underlined.
Please click on the highlighted text for further information.
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Resource Management Documents
Auckland Unitary Plan Zoning
(Operative in part)

Residential – Terrace Housing and Apartment
Building Zone

Precinct

-

Overlays

Notable Trees Overlay – 322, Pohutakawa

Controls

Macroinvertebrate Community Index – Urban

Designations

Airspace Restriction Designations – ID 1102,
Protection of aeronautical functions – obstacle
limitation surfaces, Auckland International
Airport Ltd
Designations – 1618, Road Widening,
Designations, Auckland Transport

Appeals

-

Plan Changes

Plan Change 29 – Notable Trees, Notable Trees
Overlay, Proposed, 15/08/2019

Regional Plans

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

National
Environmental
Standards

National Environmental Standards for Assessing and Managing
Contaminants in Soil to Protect Human Health (2011) Regulations
(“NESCS”)

National Policy
Statements
Other Relevant Acts

National Policy Statement for Freshwater Management 2020
Hauraki Gulf Marine Park Act

Property Information
Legal Descriptions

Lot 2 DP 146628, Lot 2 DP 53665, Lot 3 DP 53665, Lot 1 DP 53665,
& Lot 1 DP 146628., Lot 4 Deeds Reg 308, Lot 5 Deeds Reg 308

Certificate of Title

This has not been viewed, so there may be easements, building line
restrictions and other restrictions that need to be taken into account
in preparing any development proposal. If the title is ‘limited as to
parcels’, you may need to get this surveyed, particularly where
some of the controls, are reliant on accuracy being insured.

Relevant Consenting
History

It is understood that there are a number of approved resource
consents identified on Auckland Council’s property file which may be
of relevance in consideration of this proposal. The applicant is advised
to check the conditions of any underlying consents, including any tree
consents, to confirm whether there are any additional restrictions to
the proposal.
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Site constraints Type

Y

N

Site constraints Type

Y

N

(Potential) Contaminated Land

☒

☐

Coastal Erosion

☐

☒

Land Instability

☐

☒

Coastal Storm Inundation

☐

☒

Floodplain

☐

☒

Coastal Storm Inundation (plus
1m sea level rise)

☐

☒

Overland flow paths
(ephemeral/intermittent/permanent
stream)

☒

☐

Cultural Heritage Inventory

☐

☒

Flood Sensitive

☐

☒

Combined Network

☐

☒

Arterial Roads

☒

☐

Building Frontage Control

☐

☒

Vehicle Access Restriction Control

☒

☐

Geology (rock breaking)

☒

☐

Meeting Record
Meeting Record
Date and Time

21st January 2021, 11.00am – 12.00pm

Council Officers

Masato Nakamura – Principal Project Lead (Meeting Lead)
Nicholas Simpson – Senior Planner (Minutes)
Jin Lee – Development Engineer
Vinh Bui – Principal Traffic Engineer
Paul Venter – Qualified Partner/Key Account Lead

Customer

Jim Castiglione – Applicant (Urban Resorts Ltd)
John Giles - Applicant (Urban Resorts Ltd)
Michael Campbell – Planning Consultant (Campbell Brown Planning Ltd)
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Colin Cranfield – Engineering Consultant (GWE Consulting Engineers)
Leo Hills – Traffic Engineering Consultant (Commute Transportation Consultants)
Alex Jacob – Acoustic Consultant (Earcon Acoustics Ltd)
Fadia Sami – Acoustic Consultant (Earcon Acoustics Ltd)

Additional
Information provided
at meeting

N/A

Application Background
The primary focus of this meeting was another high-level introduction to the project for Council’s
Development Engineer & Traffic Engineer. Some issues were touched on at the meeting, however
limited information was available, outside of the application plans, to discuss these issues in any
depth. Subsequently, this set of minutes should be read in conjunction with the first set of
meetings minutes associated with the meeting held on 25th November 2020.

Relevant matters
General Matters

Discussions were held around various aspects of the proposal, including
the following:
•

Having acknowledged the scale of development, Council officers
questioned whether the works were proposed to be staged. The
applicant confirmed that staging would be undertaken, and that
each stage is likely to be comprised of two – three buildings. This is
anticipated to take approximately 36 months overall. In response,
the applicant was advised that resource consent would be required
as a restricted discretionary activity under Rule E40.4.1(A24), as the
total duration is in the excess of the permitted activity threshold of
24 months. The applicant was advised to ensure that the supporting
specialist reports, inclusive of any supporting draft management
plans, reflects the staging of works.
Whilst not necessarily highlighted at the meeting, Council officers
hold concerns around the duration of construction from the
perspective of establishing the adverse effects of the proposal. It is
appreciated that components of construction might be addressed
individually as part of the forthcoming assessment (i.e., construction
traffic, dust generation, odour, noise etc), but when considering the
degree of nuisance experienced by any neighbouring person(s),
possibly even the degree of impact upon the wider network, over
that period of time it is difficult to conclude that this would equate to
a threshold that is “less than minor” particularly in the absence of
knowing the sensitivity of surrounding receptors (for example the
individual circumstances of nearby residential activities and/or the
various commercial activities along Great South Road).

•

Discussions were held around the operational noise component of
the proposal. The applicant expressed that they were confident that
the activity mix, specifically in regard to the commercial component,
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could be designed to comply with the relevant operational noise
standard being E25.6.2
•

Further discussions were raised around the construction noise and
vibration aspects to the proposal. As part of geotechnical
investigations undertaken to date, it has been found that there is
underlying solid basalt that lies approximately 21m below ground
level (“BGL”). Consequently, the applicant is not anticipating having
to undertake rock breaking, but they have indicated to take into the
account the likelihood that basalt fragments may be found in the
upper soils of the site given the geology of the locality. The
applicant has clarified that they will outline a series of
methodologies that could be undertaken should basalt be
encountered, which include the likes of chemical expansion and/or
the lifting of fractured basalt, to help substantiate the conclusion
that this aspect of the proposal can comply with the relevant limits
within the AUP(OP). Notwithstanding, Council officers raised
concern around the potential for piling and the anticipated levels of
construction noise and vibration that this activity would generate.
This is in particular with the construction of a double storey
basement near property boundaries. Similarly, the applicant
clarified that they are generally comfortable that they can design a
construction methodology, inclusive of a range of acoustic
mitigation measures, to comply with the relevant limits. As part of
the consideration of the construction methodology, Council officers
also suggested that the applicant consider the noise levels that are
anticipated with concrete pumping to the upper floors, construction
of the steel frames, and any type of machinery that is required for
this work. Given the scale of works and sensitivity of the
surrounding environment, a draft Construction Noise and Vibration
Management Plan (“CNVMP”) is requested to be provided with the
lodged application.

Whilst it is appreciated that the applicant has undertaken a lot of
consideration in the noise and vibration space, an acoustic specialist
was not engaged for this meeting and the technical specifics of this
discussion were not able to be explored in any real depth between
experts. Therefore, it is considered that a future specialist focused
meeting would be of high value for both Council’s and the applicant’s
specialists to agree upon various aspects of the proposal and/or
highlight areas of contention (including, but not limited to, acoustics).
Development
Engineering Matters

Discussions were held around the development engineering aspect of
the proposal. In particular:
•

With respect to water supply, Council officers queried whether the
applicant has undertaken hydrant testing. The applicant clarified
that they have not yet undergone hydrant testing and are hoping for
Watercare Services Ltd (“WSL”) to come back and confirm whether
any recent testing has been undertaken for the locality that could be
relied on for the purposes of this application. Council officers
indicated that applicants are typically required to undertake their
own testing, which would be supplied as part of an assessment
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package that would be forwarded to WSL upon lodgement. This
should be supported by WSL’s Wastewater (“WW”) / Water Supply
(“WS”) assessment form). Additionally, it was noted that the
applicant may need to consider the use of boosters to ensure that
there is adequate pressure/flow available to cater for the
development having had regard to the nature and scale of
development.

Traffic Engineering
Matters

•

The applicant confirmed that a capacity assessment has been
undertaken for each of the three waters. Additionally, it was noted
that the development may have a build over requirement for the
existing public lines that traverse the site. Council officers
requested that the applicant confirm within the application material
that this has been factored into the overall bulk and form of the
development as to avoid the need for further assessment down the
track by way of a s127 process or new resource consent(s).

•

The flooding aspect was touched on at the meeting, which Council
officers anticipate that a detailed flood report, establishing the
relevant on-site and off-site flood characteristics including any
supporting plans/cross sections, would be provided with the
application. The applicant was advised that this should include a
hazard risk assessment prepared in accordance with the
requirements outlined within E36.9.

•

Given the scale of development and nature of the issues that the
site presents, the applicant was requested to provide a draft
Construction Management Plan (“CMP”) within the lodged
application documents. Council officers are interested in
understanding how the works will be managed, particularly given
earlier comments surrounding the duration aspect of the proposal.

•

Regarding earthworks, the applicant was advised to provide a
detailed assessment against the relevant assessment matters
outlined in Section E12 – “Land Disturbance – District”. Having
acknowledged that there is anticipated to be substantial
excavations required to facilitate the construction of the buildings,
which includes basement car parking, concerns were raised around
whether this might have any flow on effect upon any building(s)
and/or structure(s) external to the site. Careful consideration is
required around matters relating to geotechnical and stability.

•

Clarification was sought around whether a subdivision component
is proposed as part of the application. The applicant clarified that
they have not confirmed an ownership structure just yet, however it
is likely to involve a unit title for the apartments. If a subdivision is
proposed, the applicant has been advised to ensure that the
proposed allotments, if this is to be freehold, have been considered
with respect to infrastructure and servicing.

Discussions were held around the traffic engineering aspect of the
proposal. In particular:
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Actions

•

Council officers are interested in understanding the effects on
pedestrian connectivity, noting that there is an existing pedestrian
crossing located outside the subject site along the Great South
Road frontage, near the proposed vehicle crossing.

•

The applicant clarified that the traffic engineering aspect of the
proposal is still early days, and closer consideration will be held
around the Vehicle Access Restriction (“VAR”) noting that Great
South Road is identified an arterial road. At this stage, it appears
that two-way movement will be enabled onto Great South Road,
with an exit only vehicle crossing proposed onto Omahu Road. This
has been proposed due to the anticipated queuing within the road
reserve of Great South Road and within the site should only one
accessway be proposed. Council officers highlighted that the
effects upon the transport network remains a key concern that
requires further exploration, in consultation with Auckland Transport
(“AT”) who will be required to be engaged given the use of the VAR
and trip generation thresholds. The Council officer’s welcome
further discussion between technical experts regarding key areas of
assessment, including the undertaking of SIDRA intersection
analysis.

•

Another key concern relates to construction traffic, and how this is
to be managed throughout the course of works. The applicant
confirmed that they are intending to provide a draft construction
traffic management plan (“CTMP”) upon lodgement. This should set
out establishing the number of vehicle movements and how the site
will be managed with respect to the surrounding network.

•

In terms of the receiving environment, the applicant queried
whether there were any known larger developments within the
locality that could have an implication to the development
(particularly from a construction traffic and management
perspective). Council officers suggested that there is one new
development of Market Road, which might be of relevance in
consideration of managing the timing of works.

•

The applicant was advised that consent would be required under
Rule E27.4.1(A3) due to an exceedance to the trip generation
standards set out in Standard E27.6.1.

•

As part of the considerations around the reasonableness of the site
access, Council officers suggested that the applicant take a closer
look at the positioning of the notable Pohutakawa tree to establish
whether there are consequent issues around sight lines and
achieving a reasonable degree of visibility for exiting traffic.

The following actions have been taken, or has been taken by the
Council:
•

Urban Design Panel is confirmed for the 18th March.

•

Specialists have been confirmed for Urban Design, Landscape,
Development Engineering and Traffic.
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•

The project is yet to be allocated to the asset owners. However,
this is the next step of allocations to take place noting the
appointment of the engineering specialists are complete.

•

The applicant is encouraged to provide any preliminary
engineering assessments for the Council’s review and allocation.

•

Meetings have been organised for January and February, with a
view to arrange another meeting between the two meetings for
the design elements.

The following actions are recommended:
•

The Council officers recommend that any draft material and
reporting is shared with the Council for preliminary review
(infrastructure / traffic /noise) This will avoid any potential issues
during the processing of the application.

•

To contact the project lead or the reporting planner for any
issues, questions or changes to the anticipated project timelines.

Preliminary view on outcome and process
As outlined earlier, this meeting was another high-level introduction to two components of the
proposal. No formal resolution was reached on the issues that were raised, as this is pending receipt
of further supporting specialist assessments. However, one key outcome that came out of this
discussion was surrounding the staging of works and anticipated during of construction. As per the
earlier comments, this aspect of the proposal remains a key consideration of notification.
This is a preliminary view only. A final determination on whether Council can support the consent
or not can only be made upon receipt of a formal application, site visit and review.

Resource Consent Strategy
Application
A good quality application starts with a good quality proposal, one that
Documentation
includes all relevant information and documentation required for us to
process your consent smoothly. This will help to reduce confusion,
delay and cost, as we do not accept applications which have missing
information.
We recommend you engage a professional (architect or consultant) to
prepare your application, as the requirements are technical.
It is important that your application accurately identifies all of the
reasons that your project will require resource consent. This may also
include any Overlays, Precincts or other features such as flooding or
instability, there will be other rules that apply to your site and you will
need to demonstrate that you comply with these or state that you are
applying for consent.
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Your consent application must include an Assessment of Environmental
Effects (AEE). An AEE is a written statement identifying the effects of
your proposed activity on the environment, and information on how you
might negate or modify these effects.
Specialist
Assessments

You may need to provide written specialist report(s) to support your
application, depending on the scale and significance of your proposal.
As described above, in this case the following is considered necessary.
However, it is acknowledged that an exhaustive assessment has not
been undertaken at this point in time:
•
•
•
•
•
•
•
•
•
•

Visual Impact Assessment
Geotechnical Report (Incl. supporting groundwater assessment)
Acoustic Report
Infrastructure Report
Arborist Report
Traffic Impact Assessment
Economic Impact Assessment
Contamination Report which includes a Preliminary Site
Investigation and Detailed Site Investigation.
Construction Traffic Management Plan
Construction Management Plan

Important Note: The specialist assessments required above are
advised based on the proposal provided for the pre-application meeting,
should the nature and extent of proposal change, further specialist
assessments may be required.
How to apply

You can required to apply online as part of the Premium consenting
process. Please tick the “Premium box” and refer to pre-app #
PRR00036062.

Fees and deposit

You must include the relevant lodgement deposit with your resource
consent application, to cover initial application processing costs.
If the actual cost is less than the deposit amount, we will refund the
difference.
If the actual cost exceeds the deposit amount, which happens in most
cases, we will invoice you for the additional costs.
The deposit calculator gives an estimate of the deposit required.

General Information
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Auckland Design
Manual

The Auckland Design Manual (ADM) provides a resource for everyone
involved in design, building and development to either share their great
design stories with others, or to seek inspiration, tools and best practice
advice from those who have already been successful. Auckland's
planning rulebook, the Auckland Unitary Plan will articulate the rules for
the future growth, whilst the ADM illustrates how to achieve the quality
outcomes sought by the AUP (OP).
The Auckland Design Manual provides advice on design elements such
as site layout, privacy, outdoor spaces and designing for the sun.
o
o
o

Development
Contributions

Auckland Design Manual detached house guide
Auckland Design Manual terraced housing guide
Auckland Design Manual apartments guide

Development contributions are the fees charged by the council for extra
community and network infrastructure needed as a result of development
projects. You will pay development contributions for residential and
commercial development such as new houses, and subdivisions. The
money collected from development contributions pays for the cost of
public infrastructure that is needed to meet the additional demand from
growth. This includes network infrastructure such as stormwater and
transport, open space reserves and community facilities. To get an
indication of the contribution please use the Development Contributions
Estimator.
Water supply and wastewater services are not included in the
Development Contribution. This is covered in the infrastructure growth
charge. This charge is administered by Watercare.

Important Information

The purpose of a pre-application is to facilitate communication between applicants and the council
so that the applicant can make informed decisions about applying for consents, permits or licences.
The views expressed by council staff in or following a pre-application are those officers’ preliminary
views, made in good faith, on the applicant’s proposal. The council makes no warranty, express
or implied, nor assumes any legal liability or responsibility for the accuracy, correctness,
completeness or use of any information or views communicated as part of the pre-application
process.
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The applicant is not required to amend their proposal to accommodate the views expressed by
council staff. Further, it remains the applicant’s responsibility to get their own professional advice
when making an application for consents, permits or licences, and to rely solely on that advice, in
making any application for consents, permits or licences.
The council acknowledges that the confidential nature of pre-application meetings is important to
encourage future applicants to engage with the council and attend pre-application meetings. By
attending a pre-application meeting, both parties expect that the meetings are held in confidence
and the intention is that the associated information that is provided to the council at these meetings,
and the meeting minutes, will remain confidential. However, under the Local Government Official
Information and Meetings Act 1987 any person may request any information that is provided to,
and held by, the council. The council can only withhold requested information where there is a
good reason and it is in the public interest. This is assessed on a case by case basis.”

All consent applications become public information once lodged with council. Please note that
council compiles, on a weekly basis, summaries of lodged resource consent applications and
distributes these summaries to all local boards and all mana whenua groups in the Auckland
region. Local boards and mana whenua groups then have an opportunity to seek further details of
applications and provide comment for council to take into account.
Prepared by:
Name:

Nicholas Simpson

Title:

Senior Planner

Signed:

Date:

27th January 2021

Reviewed by:
Name:

Masato Nakamura

Title:

Principal Project Lead, Resource Consents

Signed:

Date:

28th January 2021
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Pre-Application Consenting Memo
Pre-Application No. PRR00036062
Date of request

14th October 2020

Customer

Urban Resort Limited

Contact details

Phone

Jim Castiglione: 021 464 516

Email

Jim Castiglione: jim@urbanresort.co.nz

Site addresses

49-51, 53, 53A, & 55 Omahu Road, Remuera, Auckland 1051; &
224 Great South Road, Remuera; Auckland 1051

Proposal

To undertake a comprehensive site redevelopment to construct a
series of new buildings, which vary between four – eight storeys,
including approximately 200 units and ground floor commercial
activity, and all associated site preparatory works.

Plans and information

Plans prepared by Warren and Mahoney, dated November 2020.

Please note that there may be hyperlinks throughout the memo which are underlined.
Please click on the highlighted text for further information.
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Resource Management Documents
Auckland Unitary Plan Zoning
(Operative in part)

Residential – Terrace Housing and Apartment
Building Zone

Precinct

-

Overlays

Notable Trees Overlay – 322, Pohutakawa

Controls

Macroinvertebrate Community Index – Urban

Designations

Airspace Restriction Designations – ID 1102,
Protection of aeronautical functions – obstacle
limitation surfaces, Auckland International
Airport Ltd
Designations – 1618, Road Widening,
Designations, Auckland Transport

Appeals

-

Plan Changes

Plan Change 29 – Notable Trees, Notable Trees
Overlay, Proposed, 15/08/2019

Regional Plans

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

National
Environmental
Standards

National Environmental Standards for Assessing and Managing
Contaminants in Soil to Protect Human Health (2011) Regulations
(“NESCS”)

National Policy
Statements
Other Relevant Acts

National Policy Statement for Freshwater Management 2020
Hauraki Gulf Marine Park Act

Property Information
Legal Descriptions

Lot 2 DP 146628, Lot 2 DP 53665, Lot 3 DP 53665, Lot 1 DP 53665,
& Lot 1 DP 146628., Lot 4 Deeds Reg 308, Lot 5 Deeds Reg 308

Certificate of Title

This has not been viewed, so there may be easements, building line
restrictions and other restrictions that need to be taken into account
in preparing any development proposal. If the title is ‘limited as to
parcels’, you may need to get this surveyed, particularly where
some of the controls, are reliant on accuracy being insured.

Relevant Consenting
History

It is understood that there are a number of approved resource
consents identified on Auckland Council’s property file which may be
of relevance in consideration of this proposal. The applicant is advised
to check the conditions of any underlying consents, including any tree
consents, to confirm whether there are any additional restrictions to
the proposal.
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Site constraints Type

Y

N

Site constraints Type

Y

N

(Potential) Contaminated Land

☒

☐

Coastal Erosion

☐

☒

Land Instability

☐

☒

Coastal Storm Inundation

☐

☒

Floodplain

☐

☒

Coastal Storm Inundation (plus
1m sea level rise)

☐

☒

Overland flow paths
(ephemeral/intermittent/permanent
stream)

☒

☐

Cultural Heritage Inventory

☐

☒

Flood Sensitive

☐

☒

Combined Network

☐

☒

Arterial Roads

☒

☐

Building Frontage Control

☐

☒

Vehicle Access Restriction Control

☒

☐

Geology (rock breaking)

☒

☐

Meeting Record
Meeting Record
Date and Time

25th November 2020, 9.30am – 10.30am

Council Officers

Masato Nakamura – Principal Project Lead (Meeting Lead)
Nicholas Simpson – Senior Planner (Minutes)

Customer

Jim Castiglione – Applicant (Urban Resorts Ltd)
Michael Campbell – Planning Consultant (Campbell Brown Planning Ltd)

Additional
Information provided
at meeting

N/A
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Outcome of Planning Provisions
The Residential – Terrace Housing and Apartment Buildings Zone is a
Terraced Housing
high-intensity zone enabling a greater intensity of development than
and Apartment
previously provided for.
Buildings (“THAB”)

Zone

The zone is predominantly located around metropolitan, town and local
centres and the public transport network to support the highest levels of
intensification.
The purpose of the zone is to make efficient use of land and
infrastructure, increase the capacity of housing and ensure that
residents have convenient access to services, employment, education
facilities, retail and entertainment opportunities, public open space and
public transport. This will promote walkable neighbourhoods and
increase the vitality of centres.
The zone provides for the greatest density, height, and scale of
development of all the residential zones.
This form of development will, over time, result in a change from a
suburban to urban built character with a high degree of visual change.
The objectives and policies reflect this purpose and are reflected
through a combination of development standards, matters of discretion
and assessment criteria.
The plan has considered the need for increased density and height and
has weighted this against the amenity of on-site residents and the
amenity of adjoining sites. This is the reason why, unlike the lower
scale residential zones, the THAB zone has a different approach to the
amenity of adjoining sites.
In THAB, all dwellings require consent therefore every consent should
look at the matters for discretion found in H6.8.1(2). These matters
allow a level of assessment which is greater than the matters set out in
H6.8.1(5) and therefore all applications for dwellings in THAB should
consider visual dominance, attractiveness and safety of the street and
overlooking and privacy as set out in H6.8.1(5) but should also assess
daylight in accordance with H6.8.1(2)(a) and policy H6.3(5).
Standards are applied to all buildings and resource consent is required
for all dwellings and for other specified buildings and activities to:
•

achieve the planned urban built character of the zone;

•

achieve attractive and safe streets and public open spaces;

•

manage the effects of development on adjoining sites, including
visual amenity, privacy and access to daylight and sunlight; and

•

achieve high quality on-site living environments.

The resource consent requirements 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.
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Notable Tree Overlay

The applicant indicated that the submitted design incorporates an a
scheduled Pohutakawa tree that is contained along the eastern portion
of the subject site. Whilst this was not discussed in depth at the
meeting, Council officers would be looking for an arborist report that
details how any site preparatory works, and the construction of any
building(s), will be undertaken to ensure that the long-term health of the
tree is maintained. It is encouraged that this aspect of the proposal is
discussed further as part of any further pre-application meeting(s).

Site Constraints/ Managing Hazards
It is acknowledged that the focus of this meeting was more of a high-level introduction for the
project, and otherwise the specifics of some of the site restrictions were not discussed in detail.
However, for the applicant’s benefit, some of the restrictions of concern have been identified
below.
Basalt

Council officers note that the subject site is likely situated on basalt.
Depending on the characteristics of the underlying soils, rock breaking
may be required. A geotechnical report would be able to confirm the
characteristics of the underlying soils and will provide an indication as
to whether any basalt is anticipated to be encountered within the area
of proposed disturbance. If any rock breaking is anticipated, this should
be accompanied by a construction noise and vibration assessment,
demonstrating whether the relevant construction noise and vibration
standards identified in Section E25 can be complied with, alongside
mitigation measures to help manage any adverse noise effects.
Further, this supporting assessment should take into consideration any
piling methodology noting the overall scale of the buildings and
proposed basement construction.

Flooding

The site has been identified as being potentially subject to flooding.
Before any proposal is progressed, a full understanding of the flood
hazard will need to be provided. This means that a suitably qualified
professional will need to be engaged to assess and prepare a hazard
risk assessment. The hazard risk assessment should describe the
scale, frequency, risk, and entry / exit points that the hazard poses to
the site and surrounding environment. This information will heavily
influence any proposal, and how the flooding effects are managed and
incorporated into any proposal, e.g. the type of activity, placement and
minimum floor level of buildings, site layout, earthworks, etc. The
proposal should not exacerbate this hazard onto neighbouring
properties or the wider surroundings.
Please note the flowpath / floodplain shown on Council’s GIS Viewer is
only indicative, and specific site surveys and modelling may be
required.

Road Widening
Designation

It was noted that the subject site maintains a road widening designation
running the full extent of the Great South Road frontage at an
approximate depth of 2.5m. It is understood that the road widening
designation has been considered through the initial design. However,
for the avoidance of doubt, the applicant is advised that the required
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front yard setback, being 1.5m under Standard H6.6.9 Yards, is taken
from the edge of the road widening designation rather than from the
site’s frontage.
Early consultation with Auckland Transport is encouraged noting the
inclusion of the designation in addition to the fact that consents would
likely be required around trip generation and for the use of a Vehicle
Access Restriction (“VAR”) being an arterial road.

Relevant matters
General Matters

Discussions were held around various aspects of the proposal, including
the following:
•

The Council officers appreciates the early engagement and
discussion initiated by the applicant team. Early engagement and
discussion are always positive, so that it identifies issues early, and
allows for greater time for their resolution. There are aspects of the
proposal which are encouraging to see so early in the process,
which relates to the consideration around sustainable design, the
inclusion of generous and well-designed open spaces throughout
the site.

•

Council officers acknowledged that the applicant intends to infringe
Standard H6.6.5 Building Height up to approximately two and a half
storeys above the maximum permitted height, and that a landscape
visual assessment would be required in order to understand the
degree of change and visibility experienced from the wider public.
The applicant confirmed that this would be provided with the
application. Whilst it is appreciated that an assessment around the
bulk and location is forthcoming, Council officers wanted to ensure
that the applicant is made aware that there are concerns around
whether the built form is of a scale that is reasonably anticipated in
the zone. As presented, the height infringement(s) and proximity to
any neighbouring person(s) remains a key concern where it relates
to the outcome and notification process.

•

Discussions were held around the commercial element of the
proposal. Council officers queried whether the amount of new
commercial activity is reasonable in terms of its size and potential
economic impact upon any nearby centre(s). To this effect, the
applicant was advised that an economic report would be required to
help justify the rationale that there would not be significant adverse
effects upon any nearby centre(s). Further concerns were raised
around how this activity may have adverse effects upon the
residential amenity values of any neighbouring person(s). In this
space, there are two key considerations. The first relates to
understanding whether this activity may give rise to adverse effects
upon the aural amenity of any person(s) in closest proximity to the
proposed activity. To understand the degree of adverse noise
effects arising from the operational noise element of the proposal,
the applicant was advised that an acoustic report, assessing the
proposal against the relevant limits in Standard E25.6.2, would be
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required. Secondly, Council officers indicated that there are
concerns around general amenity and the extent to which the
proposed activity remains compatible with the surrounding activities,
notwithstanding a conclusion that compliance with the
aforementioned standard may be complied with, and whether this
may affect residential amenity values of any nearby person(s). This
issue remains a key consideration of notification.

Community Interest
and Risk

•

The applicant was advised that consideration around notification is
not solely limited to height and/or bulk and location as there remain
several factors that are in play that require further assessment, as
outlined above.

•

Given the proposed area of redevelopment, the applicant was
advised that consent would be required under Section E11 – “Land
Disturbance – Regional”, and that a detailed Erosion and Sediment
Control Plan (“ESCP”) would be required as part of the lodged.

•

The anticipated construction timetable will need to be confirmed,
supported by a Construction Traffic Management Plan (CTMP) and
a Demolition and Construction Management Plan (DCMP). Noting
the anticipated extent of the construction activity, the adverse
effects of the site remaining in construction beyond a typical
temporary period must be assessed.

In anticipation of the consenting triggers that will likely form part of the
application, Council officers recommended that the applicant engage
with Albert-Eden Local Board and mana whenua who maintain an
interest in the locality. The applicant confirmed that they intend to front
foot engagement with mana whenua, and otherwise have indicated that
they have already engaged with Ngāti Whātua Ōrākei. Additionally, the
applicant was advised that this is an area of higher sensitivity and that
there is a likelihood of concerned neighbours being involved as part of
the application process.
This general level of interest within the community should be taken into
account by the applicant team, and a shared understanding of the risk
associated with the project will be beneficial.

Actions

The following actions have been taken, or has been taken by the
Council:
•

Urban Design Panel is confirmed for the 18th March.

•

Specialists have been confirmed for Urban Design, Landscape,
Development Engineering and Traffic.

•

The project is yet to be allocated to the asset owners. However,
this is the next step of allocations to take place noting the
appointment of the engineering specialists are complete.

•

Meetings have been organised for January and February, with a
view to arrange another meeting between the two meetings for
the design elements.
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The following actions are recommended:
•

The Council officers recommend that any draft material and
reporting is shared with the Council for preliminary review. This
will avoid any potential issues during the processing of the
application.

•

To contact the project lead or the reporting planner for any
issues, questions, or changes to the anticipated project timelines.

Preliminary view on outcome and process
At this stage, the meeting was a high-level introduction to the project and otherwise any initial
feedback was generally quite high level. However, Council officers maintain several key concerns
relating to notification, as outlined above, and otherwise recommend that the applicant lodge on a
notified basis. It is understood that there are concerns on the applicant’s behalf around what the
notification process may entail, however Council officers advised that there are ways around
managing the risks associated with the notification process.
This is a preliminary view only. A final determination on whether Council can support the consent
or not can only be made upon receipt of a formal application, site visit and review.

Resource Consent Strategy
Application
A good quality application starts with a good quality proposal, one that
Documentation
includes all relevant information and documentation required for us to
process your consent smoothly. This will help to reduce confusion, delay,
and cost, as we do not accept applications which have missing
information.
We recommend you engage a professional (architect or consultant) to
prepare your application, as the requirements are technical.
It is important that your application accurately identifies all of the reasons
that your project will require resource consent. This may also include
any Overlays, Precincts or other features such as flooding or instability,
there will be other rules that apply to your site and you will need to
demonstrate that you comply with these or state that you are applying for
consent.
Your consent application must include an Assessment of Environmental
Effects (AEE). An AEE is a written statement identifying the effects of
your proposed activity on the environment, and information on how you
might negate or modify these effects.
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Specialist
Assessments

You may need to provide written specialist report(s) to support your
application, depending on the scale and significance of your proposal.
As described above, in this case the following is considered necessary.
However, it is acknowledged that an exhaustive assessment has not
been undertaken at this point in time:
•
•
•
•
•
•
•
•
•
•

Visual Impact Assessment
Geotechnical Report (Incl. supporting groundwater assessment)
Acoustic Report
Infrastructure Report
Arborist Report
Traffic Impact Assessment
Economic Impact Assessment
Contamination Report which includes a Preliminary Site
Investigation and Detailed Site Investigation.
Construction Traffic Management Plan
Construction Management Plan

Important Note: The specialist assessments required above are
advised based on the proposal provided for the pre-application meeting,
should the nature and extent of proposal change, further specialist
assessments may be required.
How to apply

You can required to apply online as part of the Premium consenting
process. Please tick the “Premium box” and refer to pre-app #
PRR00036062.

Fees and deposit

You must include the relevant lodgement deposit with your resource
consent application, to cover initial application processing costs.
If the actual cost is less than the deposit amount, we will refund the
difference.
If the actual cost exceeds the deposit amount, which happens in most
cases, we will invoice you for the additional costs.
The deposit calculator gives an estimate of the deposit required.

General Information
Auckland Design
Manual

The Auckland Design Manual (ADM) provides a resource for everyone
involved in design, building and development to either share their great
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design stories with others, or to seek inspiration, tools and best practice
advice from those who have already been successful. Auckland's
planning rulebook, the Auckland Unitary Plan will articulate the rules for
the future growth, whilst the ADM illustrates how to achieve the quality
outcomes sought by the AUP (OP).
The Auckland Design Manual provides advice on design elements such
as site layout, privacy, outdoor spaces and designing for the sun.
o
o
o

Development
Contributions

Auckland Design Manual detached house guide
Auckland Design Manual terraced housing guide
Auckland Design Manual apartments guide

Development contributions are the fees charged by the council for extra
community and network infrastructure needed as a result of development
projects. You will pay development contributions for residential and
commercial development such as new houses, and subdivisions. The
money collected from development contributions pays for the cost of
public infrastructure that is needed to meet the additional demand from
growth. This includes network infrastructure such as stormwater and
transport, open space reserves and community facilities. To get an
indication of the contribution please use the Development Contributions
Estimator.
Water supply and wastewater services are not included in the
Development Contribution. This is covered in the infrastructure growth
charge. This charge is administered by Watercare.

Important Information

The purpose of a pre-application is to facilitate communication between applicants and the council
so that the applicant can make informed decisions about applying for consents, permits or licences.
The views expressed by council staff in or following a pre-application are those officers’ preliminary
views, made in good faith, on the applicant’s proposal. The council makes no warranty, express
or implied, nor assumes any legal liability or responsibility for the accuracy, correctness,
completeness or use of any information or views communicated as part of the pre-application
process.
The applicant is not required to amend their proposal to accommodate the views expressed by
council staff. Further, it remains the applicant’s responsibility to get their own professional advice
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when making an application for consents, permits or licences, and to rely solely on that advice, in
making any application for consents, permits or licences.
The council acknowledges that the confidential nature of pre-application meetings is important to
encourage future applicants to engage with the council and attend pre-application meetings. By
attending a pre-application meeting, both parties expect that the meetings are held in confidence
and the intention is that the associated information that is provided to the council at these meetings,
and the meeting minutes, will remain confidential. However, under the Local Government Official
Information and Meetings Act 1987 any person may request any information that is provided to,
and held by, the council. The council can only withhold requested information where there is a
good reason and it is in the public interest. This is assessed on a case by case basis.”

All consent applications become public information once lodged with council. Please note that
council compiles, on a weekly basis, summaries of lodged resource consent applications and
distributes these summaries to all local boards and all mana whenua groups in the Auckland
region. Local boards and mana whenua groups then have an opportunity to seek further details of
applications and provide comment for council to take into account.
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