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1. INTRODUCTION
Providing for the changing demographic needs of Lower Hutt City within the 
wider growth framework of Wel l ington’s urban sett lement pattern has been 
a key focus of this  review of the Hutt’s  urban res ident ial  zones.   The Urban 
Growth Strategy (the Strategy) in 2012-2032 has ident i f ied the fol lowing key 
issues that need to be addressed i f  Hutt City is  to continue to provide for 
st rong bui lding blocks for further res ident ial  development which provides for:
• the opportunity for a growing populat ion; and 
• access to the types of housing the market wants to provide for the each 

part of the res ident ial  populat ion in Hutt City. 

The Strategy ident i f ied a range of targets for populat ion growth of providing 
for 11,762 people and at least 6000 new homes within the city by 2032. The 
Urban Growth Strategy also recognises that a “business as usual” approach 
wi l l  not achieve their  goal of achieving the counci l  v is ion for urban growth of:

“Hutt City is  the home of choice for fami l ies and innovative enterpr ise”

A business as usual approach is  not supported due to the current low 
populat ion growth levels of 0.55% s ince 2006 compared to the Wel l ington 
Region as a whole of 5%. General ly growth has been concentrated in a 
smal l  number of central  val ley and western hi l l  areas,  the northern suburbs 
of Taita and Naenae, and in Waiwhetu, Epuni and Water loo. Some areas of 
Wainuiomata have exper ienced substant ial  depopulat ion. In order to address 
these concerns we must address not only housing choice but economic 
development needs. However provis ion of jobs within Lower Hutt city is  also 
compl icated by the make up of res idents employment with many working 
outs ide of Hutt City,  in Wel l ington City for example.

In order to provide for housing choice, much of this  new home growth was
identi f ied as being provided for through greenf ield development at the edges
of the general  res ident ial  act iv i ty areas in Lower Hutt.  Urban intensi f icat ion 
was also ident i f ied for invest igat ion pr imari ly through:

• Targeted intensi f icat ion in Water loo and Epuni through inf i l l ;
• Invest igat ion of further areas that may be suitable for targeted 

intensi f icat ion, such as the rai lway corr idor and the per iphery of the 
Central  Bus iness Dist r ict (CBD);

• Providing for low r ise apartment developments in targeted locations;
• Providing for targeted mult i  unit  development rather than reducing lot 

s ize across the board; and
• Providing for a 40% s i te coverage rule to remove this  restr ict ion to 

mult i  unit  development,  where necessary.
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1.1 WHAT IS THE PURPOSE OF THIS STUDY?
The purpose of this  assessment is  to out l ine how res ident ial  intensi f icat ion 
can be improved within the urban l imits  of Hutt City in order to continue to 
achieve i t’s  growth object ive of being a home of choice for fami l ies and 
innovative enterpr ise in addit ion to what has already been ident i f ied within 
the exist ing dist r ict plan.  

Invest igat ion into conf i rming the viabi l i ty of potent ial  greenf ield s i tes and 
in the exist ing urban environment has been undertaken for the Urban 
Growth Strategy. A Residential  Growth Discuss ion Document was released 
for consultat ion with the community and a ser ies of targeted consultat ion 
meetings and workshops were held to understand people’s in i t ial  v iews of 
providing for res ident ial  intensi f icat ion. 

The discuss ion document also helpful ly def ines what is  meant by res ident ial 
intensi f icat ion. The def init ion is  out l ined below:

“Residential  intensi f icat ion refers to an increase in the density of dwel l ings or 
res ident ial  populat ion over the exist ing level.  Residential  intensi f icat ion can 
take a number of forms including standalone houses on smal ler lots,  semi-
detached housing, townhouses (terrace housing) and apartment bui ldings. 
Higher density can be achieved vert ical ly or hor izontal ly,  and does not always 
involve an increase in height.” 

A range of opt ions for changing the dist r ict plan was out l ined for feedback
from the community in this  document and also to inform the future assessment. 
This  document ident i f ies a planning framework for Counci l  providing for future 
housing and populat ion growth. This  growth needs to be planned and have an 
acceptable impact on exist ing communit ies. 
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1.2 APPROACH TO ASSESSMENT
A whole of city approach has been taken in spatial ly ident i fy ing where 
increased levels of intensi f icat ion may be appropr iate. Addit ional ly the test ing 
of the impacts of this  development has been assessed. The study has not just 
looked at the areas ident i f ied to date in the Urban Growth Strategy but also 
considered the al l  res ident ial  act iv i ty areas in the city.  A start ing point for 
invest igat ion of suburbs was to consider areas where suburbs al ready provide 
the fol lowing character ist ics:

• They have a suburban centre with a bus or other publ ic t ransport 
connection which can provide for further intensi f icat ion that can provide 
for walkabi l i ty;  and

• only general  res ident ial  act iv i ty areas in the dist r ict plan were considered 
for intensi f icat ion.

Whi le these are s imple cr i ter ia they f i t  into a recognised set of spatial  cr i ter ia 
for assess ing appropr iate urban form patterns of providing for people, places 
and spaces through:

Consol idat ion of act iv i ty  
Providing for intensity and interaction with communit ies; 

Integrat ion and connectiv i ty 
With movement networks and bui lding interfaces;

Divers i ty and adaptabi l i ty 
Providing for mixed use and f lexibi l i ty of spaces and bui ldings within an urban 
area;

Environmental responsiveness 
Providing for increased activ i ty within the exist ing urban footpr int providing 
for eff ic iency of networks,  whi le not further impinging on green networks and 
publ ic open space provis ion.
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The core reasons for us ing this  h igh level cr i ter ia are because res ident ial 
intensi f icat ion rel ies on services are within walkable distances and provide a 
range of opt ions for access throughout the suburb to provide for a range of 
demographics.

In general  this  has resulted in the major i ty of opportunit ies for considerat ion of 
res ident ial  intensi f icat ion occurr ing on the val ley f loor as there are only a few 
hi l l  suburbs which have a suburban centre with publ ic t ransport connections.

A range of suburbs has then been assessed, the method of which is  out l ined 
in sect ion 4 and the results  are out l ined in sect ion 5.  Overal l  each area has 
been assessed test ing whether increased height and divers i ty of uses could 
be included within the exist ing suburban centre zones and general  res ident ial 
act iv i ty areas.

Three types of uses have been assessed. The proposed mixed use zone and 
higher intensity res ident ial  zone have been selected and mapped spatial ly 
pr imari ly because i t  i s  only appropr iate to provide for these types of zones in 
selected locations.  A proposed rule change to provide for encouraging wel l 
designed comprehensive res ident ial  development is  then provided for in the 
general  res ident ial  zone.  Each suggested change has been provided as a 
way to provide a step change for development to make the most of:

• The exist ing amenity and walkable services that can already provide  
 for intensity of development in Lower Hutt;
• the exist ing wel l  used publ ic t ransport spine and bus services within   
 Lower Hutt so that future development does not need to rely    
 on high levels of vehicle use and can maximise the benefits  of t ransit   
           or iented development pr inciples.

This  step change recognises that whi le the medium density provis ions can 
current ly exist  in the dist r ict plan cover and provide for increasing res ident ial 
density,  i t  i s  a business as usual approach to development.  This  alternat ive 
approach takes account of changing development forms that are being 
implemented throughout New Zealand, accounts for a range of development 
patterns that are required for Hutt City’s growth aspirat ions and provides 
for a clear f ramework for how wel l  designed development could be further 
encouraged through the dist r ict plan over the long term. 

Each agent for change is  out l ined below:
• Mixed use
• 10m high res ident ial
• 2000m² comprehensive res ident ial  development
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FIGURE 1.1 REPORT STRUCTURE FLOWCHART
 THIS FLOWCHART OUTLINES THE STRUCTURE OF THE REPORT AND THE METHODOLOGY WHICH WAS USED TO DEVELOP ITS 

FINDINGS

REVIEW OF DEMOGRAPHIC TRENDS/DISTRICT 
PLAN REVIEW

SECTION 1 OF THIS REPORT IS A SUMMARY OF OUR 
DESKTOP STUDY AND ANALYSIS OF THE CURRENT 

DRIVERS/CONSTRAINTS FOR DEVELOPMENT IN HUTT 
CITY.  

METHODOLOGY FOR ASSESSMENT
SECTION 2 OUTLINES THE SUBURBS WHICH HAVE 

BEEN IDENTIF IED FOR CONSIDERATION FOR 
INTENSIF ICATION AND THE EVALUATION CRITERIA 

USED

URBAN CHARACTER AND SITE CAPACITY
THE EXIST ING URBAN CHARACTER OF THE CITY IS 

EVALUATED, USING A COMBINATION OF DESKTOP 
ANALYSIS AND SITE VIS ITS,  WITH INDIVIDUAL SUBURB 
EVALUATIONS COMPLETED. INFRASTRUCTURE AND 

OPEN SPACE AND PARKS CAPACITY OUTLINED.

REVIEWING THE PLANNING FRAMEWORK
THE EXIST ING PLANNING FRAMEWORK IS REVIEWED 

WITH POSSIBLE DEVELOPMENT PROVISIONS 
DEVELOPED TO BE TESTED FURTHER

TESTING OF DEVELOPMENT SCENARIOS
SECTION 5 TESTS THE POSSIBLE DEVELOPMENT 

SCENARIOS, INVESTIGATING THE EFFECT RECESSION 
PLANES HAVE ON DEVELOPMENT POTENTIAL, AND 

THEN SHADE MODELING THE DIFFERENT SCENARIOS

SITE VISIT AND SUBURB ANALYSIS

EVALUATION ASSESSMENT 
UNDERTAKEN

APPENDIX ONE - EVALUATION 
SHEETS

POTENTIAL AREAS AND 
YIELDS

CONCLUSIONS
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In order to ident i fy where future growth opportunit ies could be present we 
have completed the fol lowing assessments:

• Undertaken s i te walkovers of the main vi l lage and suburban centres 
in Lower Hutt.  These walkovers were undertaken to determine the 
current condit ion of the urban environment in terms of retai l  act iv i ty, 
condit ion of houses and amenity within each suburb.

• Areas chosen for assessment were chosen pr imari ly by:
•  Pr imari ly looking at s i tes with rai lway stat ions;
•  Secondly ident i fy ing pr imary bus routes or major bus stat ions 

which have suburban centres as the focus of an area for 
intensi f icat ion.

After complet ing s i te vis i ts ,  select ion of areas for intensi f icat ion was informed 
by us ing the fol lowing tools:

•  Walkabi l i ty assessment us ing GIS ident i fy ing walkable catchments of 
up to 400m from the publ ic t ransport node; 

•  Context maps were created ident i fy ing features associated with each 
area such as community faci l i t ies,  natural  features such as beaches, 
and educational faci l i t ies;

•  An assessment undertaken of bottom up (not v iewing how the dist r ict 
plan is  current ly zoned) and top down (us ing the exist ing zonings) to 
inform the ident i f icat ion of intensi f icat ion areas;

•  Previous work ident i fy ing reserves and open space provis ion on the 
val ley f loor was used to inform capacity for providing publ ic open 
space provis ion to support intensi f icat ion; 

• Infrastructure capacity has been invest igated and this  concludes that 
intensi f icat ion wi l l  not be suitable in al l  areas. 

Sect ion 3 descr ibes the exist ing urban character of Hutt City,  evaluat ing 19 
suburbs in terms of their  suitabi l i ty for intensi f icat ion.  These suburbs were 
selected in consultat ion with counci l  staff ,  with evaluation cr i ter ia developed 
to ‘score’ their  suitabi l i ty for intensi f icat ion as wel l  as a poss ible y ield, based 
on the scenarios out l ined in Section 4.   In order to ident i fy where areas of 
growth may be best targeted there has been a t iered approach to invest igate 
intensi f icat ion. F i rst ly targeting development where there is  exist ing or 
expected higher density development.   For example where suburbs are more 
walkable, with good levels of amenity and publ ic t ransport provis ion, near 

2. METHODOLOGY FOR ASSESSMENT

2.1 SUBURB SELECTION
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2. METHODOLOGY FOR ASSESSMENT
rai lway stat ions and bus routes so res ident ial  intensi f icat ion may have more 
local community acceptance and exist ing infrastructure levels  of service to 
cope for addit ional demand.  

Areas which have good long term potent ial  for intensi f icat ion, but with known 
high levels of community res istance to change and/or require increased 
infrastructure provis ion for intensi f icat ion are l ikely to be pr ior i t i sed for the 
next level of development intensi f icat ion i f  they are st i l l  logical areas for 
development.    In order to continue to encourage intensi f icat ion Counci l 
i s  also keen to pursue opportunit ies for the market to respond and provide 
wel l  design inf i l l  development at higher y ields where lots are larger and can 
be redeveloped comprehensively.  In summary the areas that have been 
invest igated are:

The results  of this  work are such that each centre has been individual ly 
mapped to conf i rm how much further intensi f icat ion can be supported. Each 
of these centres have then been integrated into an overal l  map of the city 
to conf i rm each how intensi f icat ion can be provided, accounting for the 
interactions of how each centre and land use in between the centre can 
support each other.  On the val ley f loor in part icular this  means that many of 
the centres and land use activ i ty co-support each other.   This  i s   why in some 
res ident ial  areas with a neighbourhood centre, such as Boulcott,  i t  would 
result  in lower levels  of targeted res ident ial  intensi f icat ion being provided 
for,  compared with an area such as Epuni which has a train stat ion, suburban 
centre and capacity for expansion around the centre which could lead to 
further res ident ial  act iv i ty being provided.

Overal l  in conf i rming whether an area is  selected for intensi f icat ion above 
us ing the proposed comprehensive general  res ident ial  proposed rule the area 
had to have a higher score than the neighbour ing centre to be conf i rmed as 
the area for intensi f icat ion. For example Epuni has been selected for targeted 
intensi f icat ion, whereas Fair f ie ld and Boulcott has not been selected but wi l l 
be inf luenced by this  targeted area for intensi f icat ion. 

• Alicetown 
• Avalon 
• Boulcott
• CBD edge
• Eastbourne 
• Epuni 
• Fair f ie ld
• Kelson
• Maungaraki

• Moera
• Naenae
• Petone
• Petone East
• Stokes Val ley
• Taita
• Wainuiomata 
• Water loo
• Woburn
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The next most important attribute of a suburb is the provision of amenities to 
create a diverse and interesting place for residents to buy everyday items as 
well as to meet and socialise. There is a wide variety of different commercial 
centres throughout Hutt City, each with its own character and influence. It 
is considered that a larger commercial centre can support greater residen-
tial intensification, and in some cases needs it to make a centre more viable. 
Some of the existing commercial centres are in decline, with empty shops and 
it would not be appropriate to provide additional commercial space over the 
next 30 year planning horizon. Other centres, however would benefit from addi-
tional capacity or the ability to cater for different businesses.

4 Commercial  centre with  more than 10 shops / off ices including a 
supermarket  and community faci l i t ies

3 Mid-s ized commercial  centre with more than 10 shops / off ices
2 Convenience store + 5-10 local shops / off ices
1 Less than 5 shops / off ices
0 No commercial  shops / off ices

SC
O

R
E

Proximity to train stations, Bus Rapid Transport (BRT) corridors or bus stations 
is considered one of the key design criteria influencing where intensification 
should occur. Train stations and BRT corridors signal to the market that these 
corridors will provide a permanent location for high frequency public transport. 
However frequent service bus transport corridors also provide for accessibility, 
but are not as strong for encouraging development due to bus routes being 
more easily changed spatially or services reduced. Overall, public transport 
choice allows for a greater number of residents while minimising the need for 
increasing road infrastructure. Intensification also helps support public transport 
provision providing for more efficient service provision. It also can attract 
people to existing suburban centres to support economic activity.   These 
suburbs have greater accessibility and connectivity, and provides choice 
for how people make journeys. People should be able to walk in 5 minutes 
(400metres) to local shops, bus stop or 10minutes to a train station

4 Train,  BRT or bus stat ions within 400m walking distance

3
Train stat ion within 400m walking distance but physical constraints 
to movement/access

2 Train stat ion within 800m
1 Major bus stop within 400m
0 No publ ic t ransport routes within 800m

PROXIMITY TO TRANSPORT MODES

ATTRIBUTES OF THE LOCAL COMMERCIAL CENTRE

2.2 EVALUATION CRITERIA USED TO CONFIRM    
APPROPRIATENESS FOR LEVELS OF INTENSIF ICATION
Each of the selected suburbs have been scored against the fol lowing cr i ter ia. 
Where a suburb receives a score above 12 then this  has been considered as 
a s i te potent ial ly appropr iate for further targeted intensi f icat ion. Scores under 
12 have resulted in the area not being considered for targeted intensi f icat ion. 
However the suburb may be inf luenced by other neigbour ing suburbs targeted 
intensi f icat ion. E.g Epuni inf luencing Boulcott.  Suburbs which scored less than 
12 have only had the comprehensive res ident ial  development rule being 
recommended as an overal l  outcome for providing increased intensi f icat ion:
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Large parcels of undeveloped or vacant land make it easier for comprehensive 
developments to occur without adversely affecting existing residential areas.  
There are a number of brownfield sites throughout the Hutt that are either 
vacant or are not developed to their full potential.  These can provide an 
opportunity for a ‘master planned area’ where good urban design principles 
can be employed.

3 Large areas of vacant land, s ingle ownership

2
Vacant land but in smal l  holdings and or large parcels of land 
that can be amalgamated, mult iple owners

1
Under ut i l i sed land, with the abi l i ty to redevelop a s i te as a 
comprehensive development. 

0
No vacant land and or bui l t  envelope of bui lding close to or at 
maximum s ite coverage, mult iple owners

AVAILABIL ITY OF LAND / OWNERSHIP

SC
O

R
E

Heritage and character overlays and notations protecting a valued area of 
the city are important to retain identity, but can have a negative effect on 
the availability of land to develop. It can also be difficult to integrate two 
very different built typologies with newer developments potentially relating 
poorly to a heritage building. Areas where there are no restrictions are seen as 
preferable for intensification.  This will build on the existing listed items identified 
within the District Plan, and also those areas with established historic residential 
activity area zoning. Possibilities exist to create an overlay for areas considered 
to be of particular interest or special character.  Where character has been 
identified in a suburb, (other than a District Plan zone or notation) and may 
require additional assessment, it has not influenced scoring. However it may 
influence the location of the boundary for targeted intensification. 

3 No over lays in or neighbour ing the ident i f ied zone

2
Some over lays but l imited in area and unl ikely to restr ict 
redevelopment to a s ingle st reet

1
More than one over lay over most of the area increasing consent 
restr ict ions

HERITAGE / CHARACTER OVERLAYS

SC
O

R
E Travel movements to schools generate the largest number of vehicle numbers 

during peak periods. By intensifying development close to existing school 
infrastructure it is likely more trips will be by foot or bicycle.

3 Pr imary and intermediate school within 1.2km
2 Pr imary school within 1.2km
1 primary school between 1.2km and 2.0km
0 No schools within 2.0km

PROXIMITY TO SCHOOLS

SC
O

R
E It is important that the perceived negative effects of intensification can be 

offset by the provision of high quality public spaces. Good public spaces 
allow people to gather, socialise and play close to their homes, and is more 
important where private amenity space has been reduced

3 Reserves,  publ ic open space and faci l i t ies within 400m walking 
distance

2 Reserves over 400m from area or l imited / undersupply of open 
space

1 Inadequate open space provis ion

RESERVES / OPEN SPACE
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As ident i f ied through the Urban Growth Strategy Hutt City has had very l imited 
populat ion growth of 0.55% s ince 2006, compared to 5% in the Wel l ington 
Region as a whole and 5.3% national ly. 

However,  overal l  th is  level  of growth has been skewed by a range of suburbs 
in part icular which has had negative growth due to a range of factors such as 
redevelopment of Housing New Zealand housing stock in Waiwhetu, Woburn,  
Epuni and Taita. Other areas in Hutt City consist ing of pr imari ly housing that 
is  associated with the val ley f loor has had s ignif icant increases,  some above 
the average populat ion increase for the Wel l ington region and national ly. 
Examples include:

• Hutt Central  (5.7%)
• Maungaraki  (6.3%)
• Alicetown (6.3%)
• Petone Esplanade (5.3%)[1]

In many of these cases this  populat ion growth has also resulted in an increase 
of occupied dwel l ings and depending on the typologies in demand has 
resulted in higher percentage increases in dwel l ings. 

For example in Petone Esplande the populat ion increase is  5.3% but the 
dwel l ing number increase is  6.2% indicating a demand for dwel l ings with lower 
occupancy, which on the Esplanade has been pr imari ly character ised by new 
bui ld,  higher end homes. Whereas in Waiwhetu South, whi le the populat ion 
increase has been below 5% there has been a 3.2% increase in populat ion 
but only a 2.4% increase in dwel l ings.  This  i s  due to the provis ion of large 3-4 
bedroom family homes providing for fami l ies.  These homes have  been spec 
bui l t  and provided on former rai lway land. 

Overal l ,  analys is  of what growth trends are occurr ing indicates there is  st i l l 
posit ive demand for housing stock across Hutt City.  Growth f igures have 
pr imari ly been affected by redvelopment of housing stock rather than large 
new areas of greenf ield development.  Some of this  growth is  also due to 
the desi rabi l i ty of suburbs act ing as employment generators changing. For 
example, Waiwhetu and Petone. 

[1] 2013 Census data

3. URBAN CAPACITY
3.1 GROWTH CONTEXT
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3.2 S ITE SENSIT IVIT IES
The fol lowing s i te sensit ives has been considered in the ident i f icat ion of 
areas.  Each are important to consider but they do not necessar i ly mean that 
development should not be considered in a part icular s i tuat ion. A range of 
responses can be considered including:

• Avoidance of intensi f icat ion in an area either temporar i ly through staging 
of development unt i l  suitable infrastructure is  in place or never developing 
an area

• Remedying or mit igat ing against the hazard or lack of service provis ion 
through design. For example providing habitable bui lding f loor levels 
above a 1/100 year f lood event.

3.2.1 HAZARDS
Residential  development needs to take into account and appropr iately respond 
to natural  hazard r isk,  and therefore hazards can dictate what areas are and are 
not appropr iate for intensi f icat ion. Some hazards such as protection of over land 
f low paths and providing protection of res ident ial  f loor levels  may also be able to 
be addressed through managing development to standards through the dist r ict 
plan. Much of Hutt City is  located on a f loodplain and large parts of the city are 
vulnerable to natural  hazards.  Natural  hazard r isks in Lower Hutt include:

• Landsl ide/s lope fai lure: Western Hi l l s ,  Eastbourne and Bays,  and   
Wainuiomata Hi l l  Road are most vulnerable.

• Subsidence: part icular ly in Moera
•  F looding: Parts  of the Hutt Val ley f lood plain could be subject to f looding 

in the event of stopbank fai lure or overtopping. Or f rom sea level r i se as a 
result  of cl imate change, increasing coastal  eros ion and storm surges.

•  Earthquake: Fault  rupture could cause catastrophic subsidence in   
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Petone, and l iquefaction in low elevation f loodplain areas.
•  Tsunami:  In i t ial  wave and ongoing wave osci l lat ion within the harbour  

(seiching) could lead to major f looding to the Hutt Val ley and    
s ignif icant damage to coastal  infrastructure. 

Seismic hazards r i sk may be able to be suff ic ient ly managed through engineer ing 
methods and planning controls .  F looding r isk f rom the Hutt River and Waiwhetu 
Stream can be largely addressed through planning structural  works and bui lding 
controls  provided for in the dist r ict plan. There is  also a tsunami r i sk in the southern 
end of the Hutt,  including the Petone/Moera general  area. This  tsunami r i sk reduces 
the more heading in land.   Al l  of these r isks have been reviewed by Geological 
Natural  Sciences (GNS) in Review of hazard information for Hutt City,  GNS Science 
Consultancy Report 2016/74 May 2016.  The key impl icat ions f rom this  review is 
discussed in the suburb evaluation sect ion. 

3.2.2 INFRASTRUCTURE
Exist ing and future infrastructure inf luences are pr imari ly designed to support 
exist ing development around central  and suburban communit ies.  These 
proposals can then support further res ident ial  development.   To provide 
further guidance in the conf i rmation of whether surban development could 
current ly be provided for f rom an infrastructure capacity perspective, 
Wel l ington Water L imited provided an infrastructure capacity assessment 
of water supply,  stormwater and waste water to conf i rm whether suff ic ient 
capacity could be provided for development without having to increase 
funding for further capex upgrades. In addit ion to the Wel l ington Water work, 
a t ransport assessment by Harr iet Fraser L imited was completed. 

The f indings of this  work was that whi le there were potent ial  infrastructure 
constraints for pr imari ly waste water services and water supply,  the major i ty of 
areas zoned for intensi f icat ion could be planned for encouraging res ident ial 
intensi f icat ion, either now or subject to further upgrades or developers 
providing for addit ional mit igat ion of their  development through design 
and or change in funding for al locating upgrades. However,  the fol lowing 
suburbs were discounted pr imari ly due to high infrastructure constraints or a 
combination of infrastructure and hazard constraints:

• Eastbourne due to waste water and water supply constraints
• Petone East due to stormwater and hazards.

In addit ion there are some projects that could potent ial ly encourage further 
res ident ial  growth through:

• Increase in the provis ion of infrastructure to improve levels of service could 
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improve qual i ty of l i fe.  For example through reducing r isk of inundation 
f rom f looding. An example of this  i s  the replacement of Mel l ing br idge 
and Stopbank. This  project in part icular could help contr ibute to the City 
Making Places Strategy to revital ise the CBD.

• Cross Val ley L ink which could improve access for commuters across the  
city but more important ly reduce the transportat ion of f reight v ia the 
esplanade. 

• Addit ional walkways/cycleways in Eastern Bays,  Hutt Val ley and 
Wainuiomata Hi l l  which not only improve access ibi l i ty but also the amenity 
and choice for res idents.

• Asset renewal projects such as Awamutu Stream which can improve   
f lood r isk– through channel improvements and pump stat ion. 

• A new rai l  network hub may be provided as part of the Greater Wel l ington 
Rai l  Strategy at the Water loo Rai lway Stat ion for a new level of t rain 
service of up to 5 t rains per hour in the AM peak.

Other projects such as potent ial  cycleway projects f rom Mel l ing to Ngauranga 
Cycleway and Petone to Grenada Link Road could also improve access ibi l i ty 
to Hutt city,  including address ing the current congest ion ident i f ied on the 
Petone Esplanade. Subsequently,  increased mult i  modal access ibi l i ty could 
provide opportunit ies for a change in land use in Petone, such as that 
ident i f ied through the Urban Growth Strategy and Nguaranga Tr iangle Study.

FIGURE 3.1 IMPRESSION OF THE ESPLANADE WITH MEDIUM DENSITY DEVELOPMENTS ALONG THE 
WATERFRONT 

 (SOURCE: RESIDENTIAL INTENSIFICATION, OPTIONS FOR EPUNI, WATERLOO AND EPD PHERIPHERY (JUL2014, HCC 
ENVIRONMENTAL POLICY)
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A range of new community and civ ic faci l i t ies are current ly being bui l t  or 
planned for to provide for future growth and employment needs within 
Hutt City.  Key projects that may encourage growth, part icular ly res ident ial 
intensi f icat ion are out l ined below: 

Avalon Park
The upgrade of the pr imary recreation park for Hutt City wi l l  provide for further 
growth of populat ion in the northern suburbs.  The park also acts as a regional 
faci l i tyfor fami l ies so wi l l  cont inue to provide a strong publ ic centre of act iv i ty

Walter Nash Sports Centre -  Taita
This  completed Centre provides a new community service and activ i ty 
node for Taita. I t  provides a high qual i ty mult i -purpose sports faci l t i ty and 
associated spaces for providing services and local connections,  providing 
vulnerable k ids with more choices and opportunit ies and giving them access 
act iv i t ies that have not always been provided in the north east suburbs of Hutt 
City. 

Stokes Val ley Community Hub
A new project wi l l  be undertaken to provide a new al l  of service community 
centre to improve access to community services in the suburb of Stokes 
Val ley. This  could potent ial ly increase the attract iveness of the suburb centre 
for local res idents.

Civic Precinct Upgrade - CBD
The Civic Precinct aims to create an excit ing community space and provide 
greater integrat ion with the counci l  administ rat ion bui lding, the Civic Gardens 
and Riddiford Gardens,  the War Memorial  L ibrary,  The Dowse Art Museum and 

3.2.3 COMMUNITY FACILITIES

While discussed above, the Cross Val ley L ink is  a project that could also have 
s ignif icant land use change as i t  connects the west and east s ides of the 
val ley alongside the rai lway l ine. This  could result  in encouraging freight off 
the Esplanade, creating opportunit ies to enhance the waterfront.  This  could 
result  in local development (mixed use) and along the Esplanade through to 
Jackson Street due to associated traff ic calming and amenity improvements. 

The L ink could create better l inkages and access for the eastern suburbs 
around the Moera area, however there may be adverse land use effects along 
Wakefield Street f rom the intensity of pass ing traff ic,  as wel l  as some impacts 
on surrounding propert ies.  This  detracts f rom res ident ial  amenity,  however may 
create opportunity for l ight industr ial  of commercial  act iv i t ies.  This  includes 
opportunit ies for industr ial/commercial  regenerat ion of the Seaview Marina 
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Publ ic reserve lands are considered to be core assets for a community due 
to their  recreational,  amenity,  social ,  stormwater management, cultural  and 
ecological benefits . 

Populat ion and demographics (chi ldren, elder ly,  ethnic divers i ty,  etc.) 
determine the how much reserve land is  required and the character/function 
of these reserves.  Where there is  medium or high density housing, there is 
increased demand on publ ic reserves due to the higher s i te coverage and 
l imited pr ivate on s i te open space. I t  i s  important to ident i fy what areas of 
Hutt City have suff ic ient reserve to cater for intensi f icat ion, and which areas 
have a short fal l . 

Hutt City Counci l  (HCC) have undertaken s ignif icant research on the 
avai labi l i ty and qual i ty of reserves in the val ley f loor.  This  review was aimed at 
understanding the publ ic open spaces on the val ley f loor and the l ikely future 
demands of these spaces. The review provides an audit  of the reserve areas 
and also out l ines the qual i t ies and character ist ics of the publ ic open spaces. 

The supplementary reports developed by PAOS Ltd look at reserves in the 
suburbs,  especial ly neighbourhood reserves.  The reports also consider the 
current and future need for reserves.  The goal i s  to have a reserve within 400 
metres or 8.5 minutes walk of any home. 

Overal l  there was 339 hectares of reserve in the val ley f loor,  197 hectares of 
which are owned by HCC. Greater Wel l ington Regional Counci l  (GWRC) owns 
142 hectares of reserve, which is  largely s i tuated along the Hutt River and is 
general ly not mult i -use. A smal l  port ion of reserve land (0.71%) is  owned by 

3.2.4 RESERVES

Dowse Square. Overal l  th is  new space could potent ial ly improve the vital i ty 
of the CBD but also inf luence the attract iveness for development of suburbs 
within walk ing distance of this  precinct,  which is  Al icetown and the CBD Edge.

Huia Pool upgrade- CBD Edge 
A dedicated Learn to Swim pool i s  being bui l t  to meet the growing numbers of 
res idents taking part in our Learn to Swim programmes, whi le a hydrotherapy 
pool wi l l  f i l l  the need for therapeutic faci l i t ies in the community.  This  faci l i ty i s 
a regional ly based faci l i ty adding addit ional services for the community 

Regional Bowls Centre -  Naenae 
A new Regional Bowls Centre based in Naenae wi l l  also soon be bui l t  on 
Walter Mi ldenhal l  Park.  The centre wi l l  have the capacity to host s ignif icant 
nat ional and international events.
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Overal l ,  there is  suff ic ient sports and recreational reserves to serve the Hutt 
under the exist ing development scenarios ant icipated in the dist r ict plan. 
However,  there is  demand for more good qual i ty neighbourhood reserves, 
especial ly in l ight of the intensi f icat ion and changing demographics under 
the operat ive dist r ict plan. There are also a number of exist ing enclosed 
val ley neighbourhood reserves with opportunit ies for enhancement,  through 
revegetat ion and improvement of faci l i t ies.   The ident i f ied short fal l s  in 
neighbourhood reserves have been taken into account with the evaluation 
of areas which could provide for further intensi f icat ion. Key areas of interest 
where there are short  fal l s  have been:
• Ava, Petone and Petone West
• West Al icetown
• CBD Edge, Avalon and Boulcott;  and 
• Fair f ie ld. FIGURE 3.2   AREAS OF SUFFICIENT RESERVES AND RESERVE SHORTFALL 

Sourced from Hutt City Council report ‘Review of Valley Floor Reserves - June 2013’

LEGEND
RESERVE AREAS

Reserve Shortage (<1 reserve within 8.5min walk)

Reserve (>1 reserve within 8.5min walk)

City / Dist r ict

Community / Suburban

Local / neighbourhood

Regional assetts 

DoC. Essent ial ly,  the GWRC and DoC land is  for conservat ion and amenity, 
but do not serve as reserves with community faci l i t ies such as sport grounds or 
play equipment.  
Neighbourhood reserves tend to have playground equipment and open 
grassed area. They are especial ly important in areas of higher density,  where 
propert ies have l imited outdoor space and vegetat ion. Neighbourhood 
reserves are also important in areas of low socio-economic status,  where 
people may not be able travel outs ide their  community easi ly. 

The val ley f loor has a number of enclosed neighbourhood reserves,  especial ly 
in the northern and eastern areas of the val ley f loor;  which are enclosed 
reserves establ ished to serve higher density housing schemes. These reserves 
are surrounded by houses as opposed to facing the street and are often low 
qual i ty,  largely due houses turning their  back on the reserves and having high 
fences, restr ict ing access and vis ibi l i ty of these spaces.  

Areas ident i f ied to date as having a shortfal l  are out l ined in f igure 3.2 below. 
Whi le this  work has been der ived us ing the exist ing medium density over lay 
the areas considered are consistent with the major i ty of areas considered 
for intensi f icat ion in this  study. For the remaining suburbs considered in this 
assessment al l  have a good range of publ ic reserve provis ion either through 
pass ive open space or formal play areas. 
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3.3 SUMMARY OF SUBURB EVALUATION
An evaluation of each suburb was undertaken to conf i rm which had a higher 
level of capacity for res ident ial  intensi f icat ion, where some levels of s i te 
specif ic for res ident ial  intensi f icat ion could be provided for:
 

 

In addit ion to these suburbs,  each suburb should exper ience at least the 
abi l i ty to provide for further comprehensive res ident ial  development within 
exist ing general  res ident ial  act iv i ty areas.

Not al l  development scenarios (descr ibed in Section 4) should be appl ied to 
every suburb or at the same scales.   Access ibi l i ty to publ ic t ransport faci l i t ies, 
with the view to creating Transport Or ientated Development was considered 
the most important aspect fol lowed by the attr ibutes 
of the local commercial  centre, and then proximity 
to high amenity areas,  open space and services in 
def ining areas that could accommodate new mixed 
use or 10m high res ident ial  zones.  Remaining areas 
would al low for encouragement of comprehensive 
res ident ial  development. 

Suburbs that had a higher abi l i ty to provide for t ransit 
or ientated development were centres that provided 
for a rai lway stat ion and local commercial  centre. 
Intensi f icat ion types A and B would be promoted in 
these areas,  general ly within a 400m walking distance 
of the stat ion. In some cases,  where there was st i l l 
s t rong access to employment and publ ic space Type 
B  was extended within 800m of the transit  node. Al l 
of the centres proposed for mixed use are al l  located 
with good transport l inks to the Hutt CBD, industr ial 
employment areas and Wel l ington City making 
them attract ive for home buyers who work in major 
employment nodes.  

Fol lowing this  evaluat ion the over lay of hazard 
impacts and abi l i ty for providing for intensi f icat ion 
within the zones f rom an infrastructure perspective 

• CBD Edge
• Stokes Val ley
• Wainuiomata
• Avalon
• Alicetown
• Taita
• Eastbourne

• Petone East
• Avalon
• Epuni
• Water loo
• Woburn
• Naenae
• Moera

EPUNI INTENSIFICATION MAP

WATERLOO INTENSIFICATION MAP
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was over laid. As a result  some of the ident i f ied 
suburbs were discounted from being recommended 
as being taken forward for further assessment in a 
future plan change.  However,  by st i l l  including these 
suburbs for intensi f icat ion i t  does not mean that in al l 
cases infrastructure and or hazards are not an issue in 
the area. Only that they could be managed through 
capital  upgrades and or design controls  in the dist r ict 
plan.

Of al l  of the centres proposed for mixed use, the 
fol lowing provide the strongest potent ial  for targeted 
intensi f icat ion through a mix of either intensi f icat ion 
type A and B:

• Epuni
• Water loo
• Naenae 
• Taita 
• Woburn/Waiwhetu

To a lesser extent intensi f icat ion types A and or B 
were recommended for the fol lowing suburbs,  but to 
smal ler degrees as they took account of the fol lowing 
character ist ics that need to be balanced in the 
suburb:

• Wainuiomata: has al l  of the character ist ics of a 
self  suff ic ient suburban town with commuter bus 
connections.  Current ly there is  l ikely to not be the 
demand for this  type of intensi f icat ion within the 
town centre. However as greenf ield development 
capacity is  f i l led over t ime further intensi f icat ion 
within the exist ing town centre should also be 
provided for to provide for choice and a range of 
housing types and to continue to strengthen and 
revital ize the exist ing centre, including provis ion 
for Mixed Use Development.   Provis ion for some 
levels of intensi f icat ion type B in addit ion to C 
was also ident i f ied to provide for future long term 
growth. 

• Stokes Val ley: i s  a self  suff ic ient suburb that has 
f requent bus connections to the Hutt CBD and a 
commuter service to Wel l ington CBD. Due to the 

NAENAE INTENSIFICATION MAP

TAITA INTENSIFICATION MAP

WOBURN INTENSIFICATION MAP

EASTBOURNE INTENSIFICATION MAP

23HUTT CITY / PLANNING FOR THE FUTURE



compact nature of the suburban centre, planned 
future community services and exist ing medium 
density res ident ial  development surrounding 
the vi l lage centre, mixed use zoning could be 
provided for long term growth and res ident ial 
intensi f icat ion Type B can be provided around 
the centre. Due to the larger land parcels within 
Stokes Val ley you can also expect a higher 
amount of comprehensive res ident ial  development 
being able to occur throughout the suburb.

• CBD Edge: is  character ized by the CBD and 
as such further mixed use development is  not 
recommended to effect ively extend the boundary 
of the CBD. However due to the high amenity and 
walkabi l i ty to the bus interchange and the CBD 
employment node, the area can cater for further 
res ident ial  intensi f icat ion to support the CBD. The 
area also has a number of schools and community 
faci l i t ies within walk ing distance, however as 
you move further north towards Boulcott there 
becomes a shortage of community reserve 
and play areas for providing for more targeted 
res ident ial  intensi f icat ion. In addit ion to this ,  whi le 
there could be potent ial  for the Type B area to 
extend further north,  this  i s  further away from 
the Queensgate and Mel l ing stat ions and away 
from the civ ic precinct which provides for place 
making.

• Avalon: has a smal l  suburban centre with a mix 
of f ine grain retai l  and convenience stores and 
a larger service centre including petrol  stat ion in 
the business zoned land.  The centre is  served by 
a bus route but res idents need to cycle or dr ive 
to reach the closest rai lway stat ion at Epuni or 
Naenae. A smal l  amount of inf i l l  development 
has been observed and some medium density 
res ident ial  development is  present as wel l  as a 
res ident ial  tower but most dwel l ings are typical ly 
on an individual sect ion. The suburban centre is 
f ragmented at the moment by res ident ial  and 
business land, but as i t  i s  central  to the suburb 

WAINUIOMATA INTENSIFICATION MAP

STOKES VALLEY INTENSIFICATION MAP

AVALON INTENSIFICATION MAP

CBD EDGE INTENSIFICATION MAP
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and close to Avalon Park and schools in the area 
a smal l  mixed use zone has been ident i f ied which 
could strengthen the centre and support l imited 
targeted intensi f icat ion within the suburb.

Of the remaining suburbs,  only comprehensive 
res ident ial  development intensi f icat ion was 
recommended around each centre due to their 
lack of connectiv i ty,  exist ing levels of intensi f icat ion 
already provided for,  or lack of walkable open space 
provis ion. In addit ion to the above cr i ter ia,  a lack of 
development space due to topography was another 
reason that inf luenced select ion. For example Maungaraki ,  but this  was not a 
consistent issue that needed to be addressed for each suburb. 
• Fair f ie ld: has a smal l  and wel l  ut i l i sed commercial  centre on Waiwhetu 

Road.  However,  due to i ts  close proximity to the Epuni intensi f icat ion 
areas,  which are served by both rai l  as wel l  as a commercial  centre on 
the western s ide the inf luence of this  centre on Fair f ie ld meant there was 
a large degree of over lap with development aspirat ions in this  area. As a 
result  i t  was not recommended for further intensi f icat ion at this  stage.

• Boulcott:  has a smal l  but wel l  patronised commercial  centre.  Given the 
centre’s close proximity to the proposed intensi f icat ion areas of Epuni, 
further res ident ial  intensi f icat ion is  provided from Epuni and over laps with 
much of the area that is  appropr iate for further intensi f icat ion in Boulcott. 
This  level  of intensi f icat ion could also support the Boulcott v i l lage centre. 
The area was not recommended for providing for further res ident ial 
intensi f icat ion in i ts  own r ight.

• Petone West:  The large number of her i tage over lays and special  amenity 
areas wi l l  affect the amount of land which is  avai lable for intensi f icat ion. 
The remaining areas of land are covered by the Petone Commercial  Zone.  
Intensi f icat ion is  al ready occurr ing in Petone due to the amenit ies the 
local retai l  area and zoning with good access to good publ ic t ransport. 

ALICETOWN INTENSIFICATION MAP
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Intensi f icat ion Cr iter ia Recommended 
Intensi f icat ion 
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A l icetown / Ava 4 0 3 3 3 2 15 x x x
Avalon 1 1 3 2 3 3 13 x x x
Boulcott 1 1 2 1 1 1 7 - - x
CBD Edge 2 0 1 4 3 3 13 - x x
Eastbourne 1 0 3 3 2 4 13 - x x
Epuni 4 3 3 2 2 2 16 x x x
Fair f ie ld 1 1 3 1 2 1 9 - - x
Mangauraki 1 1 3 2 1 2 10 - - x
Moera 3 1 3 3 2 4 16 x x x
Naenae 4 2 3 3 2 2 16 x x x
Petone East 2 1 2 4 1 2 12 - x x
Stokes Val ley 1 1 3 4 2 3 14 x x x
Taita 4 1 3 4 2 2 16 x x x
Wainuiomata 1 2 3 4 2 3 15 x x x
Water loo 4 1 3 3 3 3 17 x x x
Woburn/Waiwhetu 4 2 2 3 2 2 15 x x x

TABLE 3.3.1 THE TABLE ABOVE IS A SUMMARY OF EACH SUBURB’S SCORE AND WHAT INTENSIFICATION TYPE 
IS RECOMMENDED, PRIOR TO INFRASTRUCTURE AND HAZARDS CONSTRAINTS BEING TAKEN INTO 
ACCOUNT .
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FIGURE 3.3 SUGGESTED INTENSIFICATION MAP FOR HUTT CITY
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4.REVIEWING THE PLANNING 
FRAMEWORK
The exist ing planning framework for development in Hutt City is  establ ished 
by the Dist r ict P lan. This  sect ion provides a br ief summary of the current 
provis ions which current ly manage res ident ial  intensi f icat ion outcomes.  
Potent ial  changes to be considered to al low for changes further res ident ial 
intensi f icat ion are then out l ined. These changes provide the basis  for 
unlocking further res ident ial  development within the exist ing urban l imits . 

The Dist r ict P lan (Chapter 4) includes zoning and provis ions for res ident ial 
act iv i t ies.  The var ious res ident ial  act iv i ty areas are:

• General Residential 
• Special  Residential
• Histor ic Residential
• Hi l l  Res idential
• Landscape Protections Residential  Act iv i ty Area. 

There is  also a medium density over lay over some General  Residential  act iv i ty 
areas within the Dist r ict.  The dif ference in rules between General  Residential 
and Medium Density is  l imited to the s i te area, s i te coverage and mult i -unit 
developments standards. 

The overal l  approach for managing increased res ident ial  intensi f icat ion is  by 
control l ing the fol lowing matters:

• amenity values,  t raff ic effects and landscaping. 

Development in the Medium Density area needs to be assessed against the 
Medium Density Design Guide. The design guidel ine has the fol lowing design 
cr i ter ia for assessment:

• f i t t ing into the neighbourhood
• integrated bui ldings and spaces
• vehicles
• fences and wal ls
• s i te faci l i t ies
• privacy and safety
• landscaping and vegetat ion.

4.1 ZONING
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I f  a medium density s i te is  proposed outs ide of the medium density over lay 
then addit ional matters of discret ion are assessed:

• whether publ ic t ransport faci l i t ies and community services faci l i t ies 
which provide for res idents dai ly needs are access ible within 
reasonable walk ing distances 

• where there is  a recorded f lood r isk associated with the s i te 
• the capacity of the cit ies infrastructure to service addit ional 

development on the s i te. 

Overal l  the current dist r ict plan approach promotes a centres based 
approach to encouraging development.  This  same approach is  being 
undertaken as part of this  study as current plan provis ions are reviewed. The 
design guide is  comprehensive. I t  provides st rong guidance, but not di rect 
requirements.  Note that there is  no requirement for a design statement against 
this  Design Guide to be submitted with the consent appl icat ion. As such there 
is  no mechanism that makes developers consider the guidel ines.  However as a 
general  practice Counci l  wi l l  consider the proposal against the design guide 
in process ing the resource consent.

FIGURE 4.1 WHILE NOT A PRIMARY FOCUS OF THE STUDY A FINAL VERSION OF THE MAPS TO BE 
CREATED COULD POTENTIALLY USE SYMBOLOGY SIMILAR TO THE CURRENT DISTRICT 
PLAN TO DEFINE THE TARGETED AREAS.
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4.2 POSSIBLE DEVELOPMENT PROVISIONS
The fol lowing sect ion descr ibes poss ible development provis ions which could 
be adopted to encourage intensi f icat ion in the areas ident i f ied in sect ion 3 
of this  report.   The provis ions are then tested in Section 5,  at both a city wide 
scale and at a local ised level.

The provis ions are suggested as poss ible approaches to achieve addit ional 
intensi f icat ion within Hutt City to help meet growth targets set by the Urban 
Growth Strategy at a city wide level.   Each provis ion has benefits  as wel l  as 
potent ial  negatives which need to be evaluated and tested further as part of 
a future sect ion 32 evaluation assessment for a plan change. In developing 
each zone approach and rules for the general  res ident ial  zone understanding 
how each land use type can contr ibute to the cr i ter ia used for this  study has 
been taken into account. 

I t  i s  also important to recognise that these proposed provis ions wi l l  need to 
be assessed in conjunction with a wider review of the res ident ial  chapters 
and there may need to be review of future chapters.  For example, current ly 
land use is  a restr icted discret ionary act iv i ty and subdivis ion is  assessed as a 
discret ionary act iv i ty.  Act iv i ty status for the same anticipated activ i ty would 
need to be brought in l ine with each other to achieve the result  sought based 
on ant icipated environmental outcomes ident i f ied for the dist r ict plan.

To encourage and faci l i tate future intensi f icat ion, the fol lowing intensi f icat ion 
types have been created.

4.2.1 INTENSIFICATION TYPE A - MIXED USE
 A new mixed use suburban centre act iv i ty area wi l l  be created providing for 

mixed use development with greater permitted bulk,  including 12m height to 
al low for greater res ident ial  development capacity and var iety of bui lding 
forms.  This  type of development would only be proposed within 400m of a 
rai lway stat ion or in a suburban centre that has capacity to provide for further 
growth serviced by publ ic t ransport. 

 Type A is  general ly in areas that are current ly Suburban Commercial ,  with a 
development potent ial  up to 8m height.   Providing development to 12m caters 
for an addit ion 1-2 storeys,  which can provide for apartment l ike l iv ing above 
retai l  /  commercial  premises.  I t  i s  l ikely that development form would result 
in only some areas of the zone developing to the ful l  height parameters.  The 
purpose of this  zone is  to provide for intensi f icat ion and contr ibut ing to further 
place making consol idated in appropr iate areas.  For example, areas with 
exist ing amenit ies,  shops, publ ic t ransport and infrastructure. The ground f loor 
level and second f loor wi l l  be encouraged to provide for retai l ,  commercial 
and off ice spaces through the design guide, to ensure avai labi l i ty of bui lding 
space in suburban centres.
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encourage 
corner buildings 

to emphasis its 
positions and 
create local 

landmarks 

50% site coverage

retail / office

3.5m high

office / living

3.0m high

living
2.7m high 

(Indicative only)

living
2.7m high

no minimum lot size

shade recession 
planes and side 
yards apply if 
adjacent to Type C 
or residential

encourage on-site 
carparking to be 
located away from the 
street frontage

No or minimal setback 
to allow flexibility of 
future use and to 
create a strong, well-
defined built edge
Ground floor minimum 
height of 3.0m (floor 
to ceiling) to enable 
flexibility of use

encourage 
development of 
lanes to move 
deliveries and 
services away from 
the street frontage 
and minimise 
vehicle crossings

consolidating 
vehicle crossings 
improve walking 

continuity for 
pedestrians.  

Greater space 
available for street 
trees and on-street 

parking

10m tall 3 storey 
apartment / 

townhouse 
development 

(Type B)

no  recession plane, 
side yard setback 
between Type A and B

YIELD FOR INTENSIF ICATION TYPE A / 200M²  = Retai l   100m²
       = Off ice  100m²
       = L iv ing  200m²

FIGURE 4.2 THE SKETCH ABOVE SHOWS A 12M HIGH, 4 STOREY MIXED USE BUILLDING WHICH WOULD  
  BE A PERMITTED ACTIVITY FOR TYPE A INTENSIFICATION
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 The dif ference in provis ion for Type A and Suburban Commercial  are 
related to bulk and form. Larger bui ldings wi l l  be able to be establ ished, 
whi le meeting permitted activ i ty condit ions.  Other rules of the Suburban 
Commercial  zone are ant icipated to be adopted, where appl icable. 

 This  i s  a long term vis ion – i t  does not mean development wi l l  occur to 12m at 
the moment, but going forward planning for this  development can happen 
more easi ly,  when there becomes a market or community need.  Bui ldings are 
required to be bui l t  up to or close to the street f rontage so that they have a 
strong interface with the streetscape. I t  also enables provis ion of requir ing 
verandas in these areas.     

 Key design elements of this  typology are:
• No minimum lot s ize or s i te coverage requirement
• Height recess ion planes and s ide yards would only apply to s i tes 

adjacent to a Residential  (8m) zoned property.   No street f rontage 
recess ion plane wi l l  be required; and

• Communal carparking, the creation of laneways and the removal of 
minimum carparking provis ion would be permitted to provide for more 
f lexible approaches to res ident ial  bui lding types and functional i ty.
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 4.2.2 INTENSIFICATION TYPE B - 3 STOREY RESIDENTIAL
 Intensi f icat ion Type B is  a new res ident ial  zone that al lows a greater level of 

bulk form for bui ldings as a permitted activ i ty.  Type B is  a t ransit ional area 
between Type A mixed use and General  Residential .  Al l  Type B areas are 
within 400m (convenient walk ing distance) of a rai lway stat ion or adjacent 
to an exist ing commercial  area with publ ic t ransport provis ion which supports 
developments which do not need as many car parks.  Each area requires 
adequate provis ion of act ive and or pass ive open space provis ion. 

 Type B provides for development up to 10m high, which is  in between the 
12m provided for in Type A and the 8m provided under General  Residential .  
I t  i s  ant icipated that this  type wi l l  consist  of townhouses and apartments. 
The 10m height enables an extra storey, providing for intensi f icat ion and 
consol idat ion of development within appropr iate areas – i .e.  those areas with 
exist ing amenit ies,  shops, publ ic t ransport and infrastructure. There wi l l  be 
str icter provis ions around the bui ldings bulk and location as the s i te relates to 
adjoining res ident ial  areas,  to help protect the amenity values of those areas. 
Bui ldings are required to be bui l t  close to the street f rontage so that they 
have a strong interface with the streetscape.  The transit ion f rom these areas 
to general  res ident ial  are considered to be able to be managed. An example 
of the approach is  out l ined below.  This  i s  a long term vis ion to support growth 
in the r ight areas,  when there becomes a market need.  Type B wi l l  enable 
one-two dwel l ings as of r ight on a sect ion. There wi l l  be more permiss ive bulk 
and form permitted activ i ty condit ions.

THE PHOTO ABOVE SHOWS THE TRANSITION FROM A LOW DENSITY, SINGLE STOREY BUNGALOW TO A 
MEDIUM DENSITY, THREE STOREY APARTMENT DEVELOPMENT AND THE BOUNDARY ISSUES THAT MAY RESULT.  
IN THIS EXAMPLE, ADDITIONAL MORNING SHADING IS EXPERIENCED BUT THE SETBACK REDUCES PRIVACY 
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60% site coverage

no minimum lot size

encourage on-site 
carparking to be 
located away from the 
street frontage

Minimal setback to 
allow flexibility of future 
use and to create a 
strong, well-defined 
built edge

encourage 
development of 

lanes to move 
deliveries and 

services away from 
the street frontage 

and minimise 
vehicle crossings

consolidating 
vehicle crossings 
improve walking 

continuity for 
pedestrians.  

Greater space 
available for street 
trees and on-street 

parking

10m tall 3 storey 
apartment / 

townhouse 
development 

(Type B)

no  recession plane, side yard 
setback between Type B properties

FIGURE 4.3 THE SKETCH ABOVE SHOWS A 10M HIGH, 3 STOREY RESIDENTIAL BUILLDING WHICH   
  WOULD BE A PERMITTED ACTIVITY FOR TYPE B INTENSIFICATION

 Key design elements of this  typology are: 
• No minimum lot s ize
• A 100% s i te coverage would be permitted  
• Height recess ion planes and s ide yards would only apply to s i tes 

adjacent to a Residential  (8m) zoned property.   No street f rontage 
recess ion plane wi l l  be required  

• Front setback 2m minimum - 6m maximum
• Communal carparking, the creation of laneways would be 

permitted and the removal of minimum carparking provis ion would 
be provided

• No on-s i te carparking within the front yard of a development;  and 
• A minimum outdoor l iv ing space, di rect ly access ible l iv ing space 

from internal l iv ing area of:
• 10m² with a minimum dimension of 2m regarding strata t i t le 

units ; 
• 20m², 2m wide minimum with remaining units .
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4.2.3 INTENSIFICATION TYPE C - COMPREHENSIVE RESIDENTIAL DEVELOPMENT
 Intensi f icat ion Type C provides for comprehensive res ident ial  development 

(CRD). CRD wi l l  provide for developments of on s i tes larger than 2,000m².  This 
wi l l  be provided for under a new comprehensive res ident ial  development rule 
in the General  Residential  zone, as a restr icted discret ionary act iv i ty.  This  ru le 
is  in addit ion or to replace rule 4A 2.3 regarding res ident ial  development of 3 
or more dwel l ing houses.  

 The CRD rule wi l l  have specif ic standards that apply to these s i tes,  overr iding 
some permitted activ i ty condit ions of the underly ing res ident ial  zoning, This 
i s  u l t imately to encourage wel l  designed greater levels  of density on a s i te. 
The CRD rule wi l l  not overr ide the mult i -unit  development rule on s i tes under 
2,000m².  The aim of the CRD rule is  to enable integrated design of larger 
scale res ident ial  development instead of having development occur on an 
ad hoc basis .  Creation of this  CRD rule guides the market to create this  sort 
of development and gives them the conf idence that i t  i s  deemed suitable 
by Counci l  (subject to suitable design – as per a design guide or alternat ive 
method). This  ru le caters for town houses,  in addit ion to the standard exist ing 
development already catered for in the dist r ict plan in the general  res ident ial 
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zone. This  provides more f lexibi l i ty of housing stock and types of development, 
providing for a wider audience changes in demands and needs over t ime. 

 The suggested def init ion of CRD is : 

 Comprehensive res ident ial  development:  providing for res ident ial  dwel l ings 
s i ted within a separate, cont iguous area of at least 2,000m² in the General 
Residential  zone, at a density and/or bui lding coverage that:

• Has an average net s i te area of no more than 200m2 per res ident ial 
bui lding; and

• Has a minimum net s i te area of 150m². 
 Note: The land on which the proposed res ident ial  dwel l ings are to be 

Comprehensive res ident ial  developments may include mult iple cert i f icates of 
t i t le.

  
 The design cr i ter ia out l ined below have been developed around a terrace 

house and semi-detached house typology where i t  i s  poss ible to eff ic ient ly 
ut i l i ze a relat ively smal l  lot without adverse amenity issues being created 
for res idents or neighbours.   The l imits  al low for  h igher density y ields 
to be achieved without a s ignif icant change to an exist ing res ident ial 
neighbourhood.  Typical ly the developments result  in individual t i t les being 
created as opposed to body corporates being required.

 Key design elements of this  typology are: 
• 10m+1m for addit ional roof height subject to meeting design cr i ter ia; 
• Minimum lot s ize of 150m², average lot s ize of 200m²
• A 60% s i te coverage would be permitted 
• Exist ing recess ion planes are retained with external boundaries but 

not required on the street f rontage or on internal boundaries between 
proposed dwel l ings

• Provis ion for 1 on-s i te carparking spaces (either garage, carport or 
parking spaces) for each dwel l ing

• Front yard setback 2m minimum - 6m maximum
• A minimum outdoor l iv ing space, di rect ly access ible l iv ing space from 

internal l iv ing area of 25m² with a minimum dimension of 3m;and
• Design controls  over above ground-f loor balconies within 4m of a 

boundary.
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FIGURE 4.4   THE SKETCH ABOVE SHOWS 10+1M HIGH, 3 STOREY TERRACE HOUSES WHICH WOULD BE A 
PERMITTED ACTIVITY FOR TYPE C INTENSIFICATION WHERE A SITE GREATER THAN 2,000M²   
IS DEVELOPED WITH NO SIDE YARDS OR INTERNAL RECESSION PLANES REQUIRED

no shade recession 
planes or side yards 
apply on internal 
boundaries 

10m+1m height 
subject to design 
criteria being met. 
The top of the 
gable is at 11m in 
this image 

A reduced front 
setback (2m shown in 
this illustration) on the 
south face increases 
the amount of north 
facing outdoor living 

available to each 
dwelling while creating 

a well-defined built 
each to the street

encourage 
development of 
lanes to minimise 
vehicle crossings 
and improve 
pedestrian 
continuity
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Section 4.3 out l ines the comparison of the proposed changes to the plan against the 
exist ing planning framework.  Two new activ i ty areas wi l l  need to be created and 
the standards for these are out l ined in the table. For the Comprehensive Residential 
Development approach a new rule wi l l  be required as out l ined below:

x.x Comprehensive res ident ial  development is  a Restr icted Discret ionary Activ i ty.
Note 1:  Comprehensive Residential  Development are not subject to the minimum net 
s i te area requirements of ru le4A 2.1.1(a) and s i te coverage requirements of ru le4A 
2.1.1(b).
Note 2:  There are no s ide/rear yards or bui lding recess ion planes internal ly within the 
comprehensive res ident ial  development s i te. 
Matters of discret ion and the terms of the rule are out l ined in table 4.4 below.

In developing this  revised approach we have considered how this  compares with the 
exist ing medium density over lay. As you can see from f igure 4.5 and 4.6 the revised 
targeted intensi f icat ion areas cover a much smal ler area than what is  provided for in 
the medium density over lay. Comprehensive res ident ial  development is  then able to 
occur in the general  res ident ial  zone which covers the major i ty of the remaining areas 
already ident i f ied as medium density over lay.  I t  also enables future development 
occurr ing in other centres where general  res ident ial  zoning is  present. 

Overal l  th is  approach provides a s imi lar spatial  outcome of targeting medium density 
development around centres.  However,  this  study’s approach only al lows for further 
intensity where there is  a st rong publ ic t ransport stop coupled with a suburban centre 
to help create a stronger centre for community interaction and commerce and 
encouraging design of res ident ial  developments to al low for f lexibi l i ty of t ransport 
choice. 

The current zoning al lows for much of this  to occur,  but also highl ights areas for further 
intensi f icat ion along publ ic t ransport corr idors which may not necessar i ly converge 
at a suburb or v i l lage which can l imit  the attract iveness of providing for further wel l 
designed res ident ial  intensi f icat ion. The comparison in approaches is  out l ined below.  
Overal l  after reviewing the approach a f inal  recommendation of this  study would be for 
the current medium density over lay to be removed and replaced with a new targeted 
intensi f icat ion over lay.  

F inal ly,  this  study recognises that there was previously a Comprehensive Residential 
Development rule provided in an ear l ier  vers ion of the dist r ict plan. This  new rule,  whi le 
i t  has a s imi lar t i t le,  provides a clearer certainity around the outcomes sought and as 
a result  should be promoted for re- integrat ion into the plan to provide a clearer set of 
opt ions for wel l  designed housing choice in the city.   

4 .3 HOW WOULD THIS COMPARE AGAINST THE EXIST ING              
      DISTRICT PLAN RULES?

Comprehensive residential development will be subject to the existing general residential rules and 
conditions with the exception of the terms of that rule

1
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FIGURE 4.5 THE EXISTING MEDIUM DENSITY RESIDENTIAL OVERLAY

FIGURE 4.6 THE PROPOSED INTENSIFICATION MAP FOR THE VALLEY FLOOR
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4.4 SUGGESTED PROVISION TABLE
The fol lowing table (Table 4.4) i s  a summary of the poss ible development 
scenarios in comparison with the exist ing dist r ict plan provis ions.

EXISTING PROVISIONS
GENERAL RESIDENTIAL MEDIUM DENSITY 

OVERLAY 
SUBURBAN COMMERCIAL PETONE  COMMERCIAL

Description Residential activity is 
permitted above ground 
level and at the rear of 
the ground level floor

Residential is permitted 
above ground floor

Definition

Min Site Area 400m² 300m²

Yard 
Requirements

For all buildings on the 
net site area: 

Front Yard 3.0m/5m

All Other Yards 1.0m

All buildings must be built 
up to the front boundary

Where a building 
or structure abuts a 

residential activity area:

Side yard: 3.0m
(0m when there’s a 

service lane)

Rear yard: 8m
(3 if there’s a service lane 

to the rear of the site)

Where a building 
or structure abuts a 

residential activity area:
Side yard: 3.0m 
Rear yard: 8m

(less if there’s a service 
lane to the rear of the 

site)
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EXISTING PROVISIONS
GENERAL RESIDENTIAL MEDIUM DENSITY 

OVERLAY 
SUBURBAN COMMERCIAL PETONE  COMMERCIAL

Description Residential activity is 
permitted above ground 
level and at the rear of 
the ground level floor

Residential is permitted 
above ground floor

Definition

Min Site Area 400m² 300m²

Yard 
Requirements

For all buildings on the 
net site area: 

Front Yard 3.0m/5m

All Other Yards 1.0m

All buildings must be built 
up to the front boundary

Where a building 
or structure abuts a 

residential activity area:

Side yard: 3.0m
(0m when there’s a 

service lane)

Rear yard: 8m
(3 if there’s a service lane 

to the rear of the site)

Where a building 
or structure abuts a 

residential activity area:
Side yard: 3.0m 
Rear yard: 8m

(less if there’s a service 
lane to the rear of the 

site)

PROPOSED PROVISIONS
INTENSIFICATION A  

12M MIXED USE
INTENSIFICATION B 
 10M RESIDENTIAL

INTENSIFICATION C
2,000M² LOT AMALGAMATION

Development would only be proposed with 
400m walking distance of a rail-way station 

and adjacent to exist-ing commercial areas.

3 story residential Development standards are the same as 
General Residential but a new RD rule for 

Comprehensive residential de-velopment is 
created. Design guide controls these com-

pre-hensive devel-opments
Within the com-prehensive devel-opment 

there is no internal setbacks or internal yards 
required.  (Still required on neighbours)

Development  up to 12m  of mixed use would 
only be proposed with 400m walking distance 
of a railway station and adjacent to existing 

commercial areas

Up to 10m high residential development 
anticipated

Comprehensive residential development: pro-
viding for residential dwellings sited within a 

separate, contiguous area of at least 2000m² 
in the General Residential zone, at a density 

and/or building coverage that:
• Has an average net site area of no more 

than 200m2 per residential building
• Has a minimum net site area of 150m2. 

 Note: The land on which the proposed 
residential dwellings are to be Comprehen-
sive residential developments may include 

multiple certificates of title.

No minimum lot size 

Explanation: Sites have been selected as 
suitable for intensification. No min site area 

allows for greater building diversity and 
affordability 

Site coverage and permeable surface still 
control the level of development on site.  

No minimum lot size

Explanation: Sites have been selected as suit-
able for intensification. No min site area allows 
for greater building diversity and affordability 

Site coverage and permeable surface still 
control the level of development on site.

150m²/unit

Front setback 0 to 3m

No side or rear yard requirements except 
where a site abuts a Residential Activity area.  

In these locations a 3m side yard will apply.

Front setback 2 to 6m
 

Explanation: Having a smaller front set back 
allows for outdoor living space to be maxim-
ised where it receives sunlight while maintain-

ing the flexibility for developments to alter 
their yard dimension to suit their site.

No side or rear yard requirements except 
where abuts a Residential Activity Area or a 
corner site.  In these locations a 3m side yard 

will apply 

Front setback 2m to 6m
All Other Yards 1.0m

Explanation: Having a smaller front set back 
allows for outdoor living space to be maxim-
ised where it receives sunlight while maintain-

ing the flexibility for developments to alter 
their yard dimension to suit their site.
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EXISTING PROVISIONS

GENERAL RESIDENTIAL MEDIUM DENSITY 
OVERLAY 

SUBURBAN COMMERCIAL PETONE  COMMERCIAL

Parking and 
Access

Existing units: 1 car park. 
New single units: 2 car 

parks.
Home occupation: 1 in 

addition to the dwelling.
 

Traffic generation rate 
dictates access width. 

0-30 vehicle movements 
per hour requires a 2.5-

6.0m wide access. 
31-100 movements re-

quires a 6m access.

3 or more dwel l ing 
units  1 per dwel l ing

As per table in Appendix 
3, Chapter 14

Building 
Recession 
Plane

2.5m + 45 degree - All buildings /structures 
which abut a residential 
activity area shall comply 
with the recession plane 
requirements of the abut-
ting residential activity 
area

All buildings /structures 
which abut a residential 

activity area shall comply 
with the recession plane 

requirements of the 
abutting residential 

activity area

Height Maximum Height of Build-
ings and Structures: 8m 

Maximum overall height: 
13m 

- 8m 10m

Site 
Coverage

35% 40% - 100%

Maximum 
Building 
Length

20m

Min 
Permeable 
Surfaces

30% - - -

Outdoor 
Living space 
requirement

Subject to the 
design guide which 
recommends 5 x3m2 
dimension

Subject to mixed use 
design guide

Balcony  
placement

Design criteria that will be added to the district plan design guide for restricted discretionary activities

Corner 
Treatment

Maximum 
Building 
length
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PROPOSED PROVISIONS
INTENSIFICATION A  

12M MIXED USE
INTENSIFICATION B 
 10M RESIDENTIAL

INTENSIFICATION C
2,000M² LOT AMALGAMATION

Communal car parking, the creation 
of laneways and removal of minimum 

carparking provision would be permitted
Parking to be located at the rear or 
underneath buildings.  Parking is not 

permitted in the front yard.

Communal car parking, the creation 
of laneways and removal of minimum 

carparking provision would be permitted
Parking to be located at the rear or 
underneath buildings.  Parking is not 

permitted in the front yard.

Provision for 1 on site carparking spaces per 
dwelling (either garage, carport or parking 

spaces for each dwelling)

Building recession planes would only apply to 
sites adjacent to residential zoned property. 
No street frontage recession plane required

Building recession planes would only apply to 
sites adjacent to residential zoned property. 
No street frontage recession plane required

Existing recession planes (for general 
residential) are retained with the exception of 
the street frontage where no recession plane 

is required.

12m high mixed use consisting of retail/office 
on the first two floors with apartments/living 

spaces on the top floors.

10m high 10m high + 1m allowance for roof height 

100% 100% 60%

20m

30% 30% 30%

A minimum outdoor living space, directly 
accessible living space from internal living 

area of:
10m² with a minimum dimension of 2m 

regarding strata title units 
 20m² , 2m wide minimum with 

remaining units 

25m², 3m minimum width 
Directly accessible living space from internal 

living area

no above ground-floor balconies within 4m of 
an external boundary

Buildings shall emphasise their corner location, 
relate to both frontages with glazing and 

detailing to reflect this.

1.0m side yard required where a building is 
located at the end of a row. of units on a 

corner site. Glazing must be provided on both 
frontages on all floors to avoid large blank 

walls facing a street

Variety of building treatments for exterior 
facades.
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5. TESTING OF DEVELOPMENT 
 PROVISIONS

The fol lowing sect ion tests poss ible development provis ions us ing bui lding 
layouts/diagrams and shade model ing to i l lustrate proposed changes.  I t  tests 
the impl icat ions of providing for dif ferent development forms in Hutt City and 
informs the f inal  recommendations around plan rules to manage future res ident ial 
development intensi f icat ion. I t  h ighl ights which provis ions could be adopted to 
encourage intensi f icat ion in the areas ident i f ied in sect ion 2 of this  report.  

A key test that has been undertaken is  shade model ing to conf i rm impl icat ions of 
changes of bui lding heights and bulk and location in res ident ial  areas. 

The shade model ing invest igates four dif ferent design scenarios which are consid-
ered to be where the largest degree of change wi l l  occur,  being:

• Intensi f icat ion Type A -  12m high mixed use development 
(Case study :  Water loo)

• Intensi f icat ion Type B -  10m high res ident ial  development 
(Case study :  Epuni)

• Intensi f icat ion Type B -  10m high res ident ial  development 
(Case study :  Eastbourne)

• Intensi f icat ion Type C - Comprehensive Development of a 2,000m² lot within 
the general  res ident ial  zone 
(Case study :  Stokes Val ley)

For each of the scenarios the effects generated from changes to recess ion planes, 
bui lding heights and boundary setbacks are invest igated, with shade diagrams 
generated to show shadows at:

Winter (21 June)  8.30am, 10am, 12pm, 3pm, 4.30pm
Summer (21 December)  8.00am, 10am, 12pm, 3pm, 5pm, 7pm
Autumn / Spr ing equinox  8.00am, 10am, 12pm, 3pm, 5pm
(21 March / 21 September)

 
Al l  sketches have been generated us ing Sketchup Pro 2015 and Geo-referenced to 
actual s i tes within Hutt City.    They also highl ight impacts on publ ic areas such as 
courtyards or st reets.  An i l lustrat ion has been prepared showing how low impact 
design solut ions can be integrated into a development,  including where carparking 
wi l l  be provided.

Development form assumptions in terms of s i te character ist ics f rom a character 
assessment perspective has been provided at a high level for each suburb in 
Appendix A but have not been assessed in this  sect ion.  There is  also a level of 
control  around character outcomes provided for in the dist r ict plan through the 
design guide. 
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5.1 DEVELOPMENT POTENTIAL V RECESSION PLANES
A ser ies of i l lustrat ions have been developed showing how recess ion planes 
have a considerable inf luence on the amount of a s i te which can be 
developed and that a 10m or 12m high l imit  may not be acheivable on many 
s i tes i f  there is  not a relaxat ion of exist ing requirements.   The sketches work 
through dif ferent scenarios,  establ ishing why certain assumptions have been 
made, and which are then tested in sect ion 5.3.

5.1.1 INTENSIFICATION TYPE A - 12M HIGH MIXED USE DEVELOPMENT 
 (CASE STUDY :  WATERLOO)

Figure 5.1.1 shows how the exist ing recess ion planes l imit  development 
potent ial  on an exist ing s i te (a real- l i fe scenario has been used with a 
10.48m wide lot).  A lot character ist ic of the local area was selected, but also 
somewhere development is  ant icipated due to i ts  proximity and prominence. 
In this  scenario,  there is  a 45o recess ion plane on al l  s ides including the street 
f rontage as per the exist ing Dist r ict P lan rules.  P lease note that the sketch 
does not take into account setbacks but is  s imply showing the bui lding 
envelope created by the exist ing recess ion planes.

With the removal of the street f ront recess ion plane in f igure 5.1.2 the s ize 
of the bui lding envelope increases but over 4m of developable f loor space 
(height) i s  not access ible.   Consol idat ion of lots would need to occur to 
access this  addit ional height which has a number of disadvantages:

• i t  reduces the f ine grain nature of neighbourhoods
• i t  could lead to an ‘ i r regular’  or scattered bui l t  form where 

development is  l imited to larger s i tes as opposed to creating a wel l -
def ined bui l t  edge along street f rontages; and

• i t  removes the potent ial  for smal ler developers to construct mixed use 
as a larger s i te is  required.

laneway

undeveloped 

sect ion

FIGURE 5.1.1 EXISTING RECESSION PLANES

Note: The illustration shows the recession plane controls and not an actual building as it does not take into 
account setback requirements.
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The recommended approach, f rom an urban design point of v iew, and to be 
able to real ise the ful l  development potent ial  of a s i te,  i s  that recess ion planes 
and s ide yards are removed from the 12m mixed use zone, except where 
they adjoin a res ident ial  act iv i ty area. The sketch above highl ights how much 
yield is  lost  and how it  would not be poss ible to develop f iner grain,  tal ler 
developments as oult ined ear l ier . 

F igure 5.1.3 then combines the proposed height and setback al lowances with 
the exist ing recess ion planes to show how much developable f loor space 
is  lost  i f  the exist ing controls  are maintained.  In sect ion 5.2,  the model l ing 
assumes no recess ion planes within the mixed use zone and compares this  with 
the exist ing provis ions,  making an analys is  of the degree of effects.

laneway

undeveloped 

sect ion

laneway

undeveloped 

sect ion

10m residential 12m mixed use

FIGURE 5.1.2 EXISTING RECESSION PLANES WITH THE REMOVAL OF THE STREET FRONTAGE RECESSION  
  PLANE

Note: The illustration shows the recession plane controls and not an actual building as it does not take into 
account setback requirements.

FIGURE 5.1.3 DEVELOPMENT POTENTIAL V RECESSION PLANES IN THE MIXED USE ZONE
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5.1.2   INTENSIFICATION TYPE B 10M HIGH RESIDENTIAL ZONE
 (CASE STUDY :  EPUNI)

The recommended approach is  that recess ion planes and s ide yards are 
removed for the 10m res ident ial  zone and where they adjoin a 12m Mixed Use 
zone, but recess ion planes and s ide yards apply where they adjoin a general 
res ident ial  zoned property. 

F igure 5.1.4 shows how the exist ing recess ion planes l imit  development 
potent ial  on an exist ing s i te (a real- l i fe scenario has been used with a 16.23m 
wide  lot) .   In this  scenario,  there is  a 45o recess ion plane on al l  s ides including 
the street f rontage as per the exist ing Dist r ict P lan rules.

F igure 5.1.5 below shows the dif ference between the current recess ion planes 
combined with no street f rontage recess ion plane versus the proposed 
removal of recess ion planes within the zone and bui lding up to 10m.  With the 
removal of the recess ion planes the s i te becomes more usable with the abi l i ty 
to ut i l i se the increased bui lding height.

FIGURE 5.1.4 EXISTING RECESSION PLANES WITH THE REMOVAL OF THE STREET FRONTAGE RECESSION  
  PLANE

Note: The illustration shows the recession plane controls and not an actual building as it does not take into 
account setback requirements.

FIGURE 5.1.5 DEVELOPMENT POTENTIAL V RECESSION PLANES IN THE 10M RESIDENTIAL ZONE
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5.1.3  INTENSIFICATION TYPE B 10M HIGH RESIDENTIAL ZONE ADJACENT 
TO A 8M RESIDENTIAL ZONE

 (CASE STUDY :  EASTBOURNE)

Figure 5.1.6 shows how the exist ing recess ion planes combined with the 3m 
s ideyard requirements wi l l  protect exist ing res ident ial  development in lower 
density zones.   The recess ion plane is  drawn on a 45o angle 2.5m above the 
s ide boundary.  Note how the end wal l  of the bui lding should be designed to 
avoid large blank wal ls . 

F igure 5.1.7 below shows the potent ial  y ield lost  by enforcing the shade and 
setback requirements.   Compared with other areas,  the loss i s  not s ignif icant 
and in many cases vehicle access to the rear of the s i te would be necessary.  
The accessway can be located in the 3m set back to further minimise any 
potent ial  loss of y ield.

The recommended approach is  for the exist ing recess ion plane requirements 
to be adopted along with a 3m s ide yard immediately adjacent to the 
res ident ial  zone.  I t  should be noted that a change in ‘ intensi f icat ion type’ 
general ly does not occur mid block to avoid adverse boundary effects.

FIGURE 5.1.6 EXISTING RECESSION PLANES AND SIDE YARD CONTROLS

FIGURE 5.1.7 DEVELOPMENT POTENTIAL V RECESSION PLANES ADJOINING 8M RESIDENTIAL ZONE
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5.1.4  INTENSIFICATION TYPE C - COMPREHENSIVE DEVELOPMENT ON A 2,000M² 
LOT WITHIN THE GENERAL RESIDENTIAL ZONES 

 (CASE STUDY :  STOKES VALLEY)
Figure 5.1.8 shows how a 2,000m² lot could be developed comprehensively i f 
internal s ide yards and recess ion planes are not required.

F igure 5.1.9 below shows how i f  the current recess ion planes were imposed 
on a comprehensive development of terrace housing and the benefits  of 
removing this  requirement.   The exist ing recess ion planes have been appl ied 
to each individual internal lot with the area in red showing where i t  would not 
be poss ible to bui ld.   I t  would largely make terrace housing imposs ible to bui ld 
above one storey.

The recommended approach is  for the exist ing recess ion planes and 
s ideyards to be removed from the internal boundaries.   This  wi l l  al low for 
the construct ion of two storey terrace houses which are an eff ic ient house 
typology.  There wi l l  be no change in the effects exper ienced by adjoing 
propert ies as the exist ing recess ion planes and s ide yard setback requirements 
wi l l  s t i l l  apply.   The shading model l ing in the fol lowing sect ion wi l l  focus on the 
impacts removing internal recess ion planes and s ide yard setbacks wi l l  have 
on outdoor l iv ing space.

FIGURE 5.1.8 COMPREHENSIVE DEVELOPMENT WITHIN HUTT CITY

FIGURE 5.1.9 COMPREHENSIVE DEVELOPMENT WITH INTERNAL RECESSION PLANE REQUIREMENTS
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5.2 TESTING OF DEVELOPMENT PROVISIONS

DEVELOPMENT SCENARIO
In the block immediately adjacent to the rai lway stat ion and bounded by 
the Cambridge Terrace, Hardy and Cressy Streets a theoret ical s imulat ion 
was created to al low 12m high mixed and 10m high res ident ial  development.  
The fol lowing sketches show how the proposed development could look in a 
s imple bulk and location form and are then tested to show how it  compares 
with shading caused by the current permitted basel ine for medium density 
development.

PROPOSED ZONING

DEVELOPMENT POTENTIAL

The sketch shows 
12m mixed use 
in red and 10m 
res ident ial  in 
orange.

The sketch shows how 
the block could look, 
purely in bulk and 
location terms, i f  i t 
were developed to 
i ts  fu l l  potent ial .   The 
12m mixed use is  in 
the foreground with 
10m behind.  The 
shading effects are 
generated to show 
12pm, lunchtime, 21 
September. 

FIGURE 5.2.10 PROPOSED INTENSIFICATION BLOCK

FIGURE 5.2.11 DEVELOPMENT POTENTIAL

5.2.1   INTENSIFICATION TYPE A - 12M HIGH MIXED USE DEVELOPMENT 
 (CASE STUDY :  WATERLOO)
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EXISTING MEDIUM DENSITY RECESSION PLANES - PERMITTED BASELINE

SCENARIO SKETCH

The sketch shows a 12m mixed use 
development next to an existing bungalow 
and how it maybe affected during a 
transistional period as intensification occurs.  

SUMMER SOLTICE
12pm, 21 December  
Times shown will be:
8.00am, 10am, 12pm, 3pm, 5pm, 7pm

AUTUMN /SPRING EQUINOX
12pm, 21 March / September
Times shown will be:
8.00am, 10am, 12pm, 3pm, 5pm

WINTER SOLTICE
12pm, 21 June 
Times shown will be:
8.30am, 10am, 12pm, 3pm, 4.30pm  

EXISTING SCENARIO The above sketch 
shows the current permitted baseline 
for medium density housing with an 8m 
maximum height and 45o shade planes 
from 2.5m above the ground on all sides

PROPOSED SCENARIO The above sketch 
shows the proposed scenario for Type A 
with a 12m maximum height, no side yard 
requirements and no recession planes

COMPARISON The above sketch shows a 
comparison between the two scenarios 
with the difference highlighted in red.  This 
shows 12pm, 21 September.

The building on the right is 12m while the 
building on the left of the image is a 10m 
high residential townhouse or apartment 
development.

SHADE DIAGRAMS

45
o
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SUMMER SOLTICE
SUMMER SOLTICE
21 December
Time shown: 8.00am

SUMMER SOLTICE
21 December  
Time shown: 10.00am

SUMMER SOLTICE
21 December
Time shown: 12.00pm
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SUMMER SOLTICE
21 December
Time shown: 3.00pm

SUMMER SOLTICE
21 December
Time shown: 5.00pm

SUMMER SOLTICE
21 December
Time shown: 7.00pm

53HUTT CITY / PLANNING FOR THE FUTURE



AUTUMN / SPRING EQUINOX
AUTUMN / SPRING EQUINOX
21 March / September 
Time shown: 8.00am

AUTUMN / SPRING EQUINOX
21 March / September  
Time shown: 10.00am

AUTUMN / SPRING EQUINOX
21 March / September
Time shown: 12.00pm
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AUTUMN / SPRING EQUINOX
21 March / September 
Time shown: 3.00pm

AUTUMN / SPRING EQUINOX
21 March / September
Time shown: 5.00pm
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WINTER SOLTICE
21 June 
Time shown: 8.30am

WINTER SOLTICE
21 June 
Time shown: 10.00am

WINTER SOLTICE
21 June 
Time shown: 12.00pm

WINTER SOLTICE
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WINTER SOLTICE
21 June 
Time shown: 3.00pm

WINTER SOLTICE
21 June 
Time shown: 4.30pm

ASSESSMENT OF SHADING FOR INTENSIFICATION TYPE A - 12M MIXED USE
The model l ing showed there wi l l  be a s ignif icant adverse effect for adjoining 
propert ies f rom Autumn through to Spr ing including the winter solst ice as the 
zone transit ions f rom a low r ise res ident ial  area into a 12m high mixed use area 
with apartments.  The diagrams show a s ignif icant increase in the amount of 
shading.  In summer the effects are less not iceable except in the late evening 
when long shadows are present.   I t  i s  considered that as the area develops, 
res idual adverse effects wi l l  reduce as bui lding typologies change to the new 
development rules.

57HUTT CITY / PLANNING FOR THE FUTURE



DEVELOPMENT SCENARIO
In the block a short distance from the Epuni Rai lway stat ion, and bounded by 
Copeland Street,  Hal l  Crescent,  and Witako Street a scenario to show how 
10m high res ident ial  development could effect shading effects was created.  
The fol lowing sketches show how the proposed development could look in a 
s imple bulk and location form and are then tested to show how it  compares 
with shading caused by the current permitted basel ine for medium density 
development.

PROPOSED ZONING

DEVELOPMENT POTENTIAL

The sketch shows 
10m residential in 
orange

The sketch shows 
how the block 
could look, purely 
in bulk and location 
terms, i f  i t  were 
developed to 
i ts  fu l l  potent ial .    
The shadows are 
generated to show 
12pm,lunchtime, 21 
September. 

5.2.2   INTENSIFICATION TYPE B - 10M HIGH RESIDENTIAL
 (CASE STUDY :  EPUNI)

FIGURE 5.12 PROPOSED INTENSIFICATION BLOCK

FIGURE 5.13 DEVELOPMENT POTENTIAL
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EXISTING MEDIUM DENSITY RECESSION PLANES - PERMITTED BASELINE

SCENARIO SKETCH

The sketch shows 
a 10m residential 
development next to 
an existing bungalow 
and how it maybe 
affected without a 
3m side yard setback 
and a 45o recession 
plane starting 2.5m 
above the internal 
boundary. 

SUMMER SOLTICE
12pm, 21 December  
Times shown will be:
8.00am, 10am, 12pm, 3pm, 5pm, 7pm

AUTUMN /SPRING EQUINOX
12pm, 21 March / September
Times shown will be:
8.00am, 10am, 12pm, 3pm, 5pm

WINTER SOLTICE
12pm, 21 June 
Times shown will be:
8.30am, 10am, 12pm, 3pm, 4.30pm  

EXISTING SCENARIO The above sketch 
shows the current permitted baseline 
for medium density housing with an 8m 
maximum height and 45o shade planes 
from 2.5m above the ground on all sides

PROPOSED SCENARIO The above sketch 
shows the proposed scenario for Type B 
with a 10m maximum height, no side yard 
requirements and no shade planes, except 
adjacent to the 8m residential zone

COMPARISON The above sketch shows a 
comparison between the two scenarios 
with the difference highlighted in red.  This 
shows 12pm, 21 September.

SHADE DIAGRAMS

45
o
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SUMMER SOLTICE
SUMMER SOLTICE
21 December
Time shown: 8.00am

SUMMER SOLTICE
21 December  
Time shown: 10.00am

SUMMER SOLTICE
21 December
Time shown: 12.00pm
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SUMMER SOLTICE
21 December
Time shown: 3.00pm

SUMMER SOLTICE
21 December
Time shown: 5.00pm

SUMMER SOLTICE
21 December
Time shown: 7.00pm
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AUTUMN / SPRING EQUINOX
AUTUMN / SPRING EQUINOX
21 March / September 
Time shown: 8.00am

AUTUMN / SPRING EQUINOX
21 March / September  
Time shown: 10.00am

AUTUMN / SPRING EQUINOX
21 March / September
Time shown: 12.00pm
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AUTUMN / SPRING EQUINOX
21 March / September 
Time shown: 3.00pm

AUTUMN / SPRING EQUINOX
21 March / September
Time shown: 5.00pm
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WINTER SOLTICE
21 June 
Time shown: 8.30am

WINTER SOLTICE
21 June 
Time shown: 10.00am

WINTER SOLTICE
21 June 
Time shown: 12.00pm

WINTER SOLTICE
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WINTER SOLTICE
21 June 
Time shown: 3.00pm

WINTER SOLTICE
21 June 
Time shown: 4.30pm

ASSESSMENT OF SHADING FOR INTENSIFICATION TYPE B - 10M RESIDENTIAL
The model l ing showed there wi l l  be a s ignif icant adverse effect for adjoining 
propert ies for most of winter as the zone transit ions f rom a low r ise res ident ial 
area into a 10m high res ident ial  area with apartments and townhouses.  The 
diagrams show a s ignif icant increase in the amount of shading which occurs 
dur ing winter but lesser degrees of change in Autumn and Spr ing.  In summer 
the effects are less not iceable except in the late evening when long shadows 
occurs.   I t  i s  considered that as the area develops,  res idual adverse effects 
wi l l  reduce as bui lding typologies change to the new development rules.
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DEVELOPMENT SCENARIO
This  scenario is  located on Marine Parade, Eastbourne to show how the 
exist ing shade recess ion planes would inf luence development which borders 
a general  res ident ial  zone.  I t  i s  posit ioned on a northwest,  habour facing 
s i te where i t  adjoins an area which would remain as a 8m res ident ial  zone.  
The exist ing shade and s ide set back requirements are maintained for the 
boundary adjoining the 8m zone but removed on al l  others.

SCENARIO SKETCH
The sketch shows a 10m residential development next 
to an existing bungalow and how it maybe affected 
with a 3m side yard setback and a 45o recession plane 
starting 2.5m above the internal boundary. 

5.2.3   INTENSIFICATION TYPE B - 10M HIGH RESIDENTIAL
 (CASE STUDY :  EASTBOURNE)

PROPOSED ZONING
The sketch shows 
12m mixed use 
in red and 10m 
res ident ial  in 
orange.  The 8m 
res ident ial  area is 
not coloured.

FIGURE 5.2.14 PROPOSED INTENSIFICATION BLOCK

FIGURE 5.15 DEVELOPMENT POTENTIAL
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EXISTING MEDIUM DENSITY RECESSION PLANES - PERMITTED BASELINE
EXISTING SCENARIO The sketch 
shows the current permitted 
baseline for medium density 
housing with an 8m maximum 
height and 45o shade planes from 
2.5m above the ground on all sides

PROPOSED SCENARIO The sketch 
shows the proposed scenario for 
Type B with a 10m maximum height, 
no side yard requirements and no 
shade planes, except adjacent to 
the 8m residential zone

COMPARISON The sketch shows 
a comparison between the two 
scenarios with the difference 
highlighted in red.  This shows 12pm, 21 
September.

45
o
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SUMMER SOLTICE
SUMMER SOLTICE
21 December
Time shown: 8.00am

SUMMER SOLTICE
21 December  
Time shown: 10.00am

SUMMER SOLTICE
21 December
Time shown: 12.00pm
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SUMMER SOLTICE
21 December
Time shown: 3.00pm

SUMMER SOLTICE
21 December
Time shown: 5.00pm

SUMMER SOLTICE
21 December
Time shown: 7.00pm
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AUTUMN / SPRING EQUINOX
AUTUMN / SPRING EQUINOX
21 March / September 
Time shown: 8.00am

AUTUMN / SPRING EQUINOX
21 March / September  
Time shown: 10.00am

AUTUMN / SPRING EQUINOX
21 March / September
Time shown: 12.00pm
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AUTUMN / SPRING EQUINOX
21 March / September 
Time shown: 3.00pm

AUTUMN / SPRING EQUINOX
21 March / September
Time shown: 5.00pm
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WINTER SOLTICE
21 June 
Time shown: 8.30am

WINTER SOLTICE
21 June 
Time shown: 10.00am

WINTER SOLTICE
21 June 
Time shown: 12.00pm

WINTER SOLTICE
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WINTER SOLTICE
21 June 
Time shown: 3.00pm

WINTER SOLTICE
21 June 
Time shown: 4.30pm

ASSESSMENT OF SHADING FOR INTENSIFICATION TYPE B - 10M RESIDENTIAL 
ADJACENT TO GENERAL RESIDENTAL

The model l ing showed there wi l l  be some adverse effects for adjoining 
propert ies for most of the year on the zone boundary between 10m and 8m. 
The 3m s ide yard set back and the 45 degree recess ion plane is  considered 
effect ive in minimis ing adverse effects caused by the increase height.   The 
results  which are most helpful  in this  s i tuat ion are the afternoon images where 
the effects are not too diss imi lar f rom the exist ing effects.   The morning images 
show the effects of no s ide yard and no set back, which are s ignif icant,  but 
these adjoin a 10m res ident ial  property.
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DEVELOPMENT SCENARIO
This  scenario is  located on Rawhit i  St reet in Stokes Val ley but could be on any 
lot within the general  res ident ial  zone which is  greater than 2,000m² in area.  
In this  example 2 lots have been combined.

SCENARIO SKETCH
The sketch shows a 10 residential dwellings on a 
2,060m² site.  A 3m side yard setback and a 45o 
recession plane starting 2.5m apply on external 
property boundaries (not street boundaries) but not on 
internal boundaries 

5.2.4   INTENSIFICATION TYPE C - COMPREHENSIVE DEVELOPMENT ON A 2,000M² 
LOT WITHIN THE GENERAL RESIDENTIAL ZONE 

 (CASE STUDY :  STOKES VALLEY)

PROPOSED SITE
The sketch shows 
the proposed s i te 
for comprehensive 
development, 
being a total  area 
of 2,060m².

FIGURE 5.2.15 PROPOSED INTENSIFICATION BLOCK

FIGURE 5.2.16 DEVELOPMENT POTENTIAL
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EXISTING MEDIUM DENSITY RECESSION PLANES - PERMITTED BASELINE
EXISTING SCENARIO The sketch 
shows the current permitted 
baseline for medium density 
housing with an 8m maximum 
height and 45o shade planes from 
2.5m above the ground on all sides

PROPOSED SCENARIO The 
sketch shows a terrace house, 
comprehensive development 
where there are no internal side 
yards or recession planes

45
o
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SUMMER SOLTICE
SUMMER SOLTICE
21 December
Time shown: 8.00am

SUMMER SOLTICE
21 December  
Time shown: 10.00am

SUMMER SOLTICE
21 December
Time shown: 12.00pm
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SUMMER SOLTICE
21 December
Time shown: 3.00pm

SUMMER SOLTICE
21 December
Time shown: 5.00pm

SUMMER SOLTICE
21 December
Time shown: 7.00pm

77HUTT CITY / PLANNING FOR THE FUTURE



AUTUMN / SPRING EQUINOX
AUTUMN / SPRING EQUINOX
21 March / September 
Time shown: 8.00am

AUTUMN / SPRING EQUINOX
21 March / September  
Time shown: 10.00am

AUTUMN / SPRING EQUINOX
21 March / September
Time shown: 12.00pm
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AUTUMN / SPRING EQUINOX
21 March / September 
Time shown: 3.00pm

AUTUMN / SPRING EQUINOX
21 March / September
Time shown: 5.00pm
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WINTER SOLTICE
21 June 
Time shown: 8.30am

WINTER SOLTICE
21 June 
Time shown: 10.00am

WINTER SOLTICE
21 June 
Time shown: 12.00pm

WINTER SOLTICE
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WINTER SOLTICE
21 June 
Time shown: 3.00pm

WINTER SOLTICE
21 June 
Time shown: 4.30pm

ASSESSMENT OF SHADING FOR INTENSIFICATION TYPE C 

The model l ing shows how the removal of s ide yards and internal recess ion 
planes can maximise the amount of developable space whi le not having an 
adverse effect on the amount of l ight a dwel l ing receives into i ts  main l iv ing 
areas and outdoor courtyards.   In al l  of the images, the pr ivate outdoor 
courtyard receives sunl ight throughout the year.   I f  the development were to 
be located on the souths ide of the road an option could be to provide the 
pr ivate courtyard on the north facing street f ront.
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For targeted areas of intensi f icat ion to be acceptable f rom an infrastructure 
and hazards management perspective, a proposed development would 
also need to conf i rm that the development could be stormwater neutral . 
For example, peak stormwater runoff  f rom the s i te wi l l  be no more than 
the exist ing s i tuat ion. In some cases this  wi l l  mean that some development 
s i tes wi l l  not be able to be developed unt i l  upgrades to exist ing stormwater 
infrastructure are in place. In other cases they wi l l  just  need in addit ion to 
stormwater upgrades, to implement low impact design solut ions into the 
development such as those out l ined below. To i l lustrate this  an example 
of the highest hard stand bui lding typology has been used to i l lustrate the 
incorporat ion of low impact design techniques into the development.  The 
fol lowing sketch shows a poss ible 12m high mixed use development and how 
low impact design solut ions could be incorporated into the bui lding design 
with a view to having a stormwater ‘neutral’  development.
 

5.3 LOW IMPACT DESIGN SOLUTIONS

THE BUILDING CONSISTS OF:
1. 6 x  1bedroom studios (35m²+10m² balcony)    270m²
2. 3 x 2 bedroom apartments (70m² + 15m² balcony)   255m²
3. 2 x 3 bedroom apartments (90m² + 20m² balcony)   220m²
4. Uti l i ty space (stai rs ,  l i f ts ,  walkways,  communal outdoor space) 268m²
5. Off ice space        600m²
6. Retai l  space (3 units)        165m²
SITE AREA  1,029m²
BUILDING HEIGHT 12m (excluding 1m parapet)
GFA   1,778m²
SITE COVERAGE 50%

RETAIL

OFFICES

RESIDENTIAL

FIGURE 5.3.1 12m HIGH MIXED USE DEVELOPMENT INCORPORATING LOW IMPACT DESIGN SOLUTIONS
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FIGURE 5.3.2 LOW IMPACT DESIGN SOLUTIONS
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To summarise the l ikely effects of dif ferent development scenarios,  us ing the 
models and i l lustrat ions previously shown, the fol lowing issues are addressed:

• Pr ivacy Effects
• Shading
• Role of large trees in providing amenity
• Carparking and a wel l -def ined bui l t  edge

PRIVACY EFFECTS
I ssues relat ing to a loss of pr ivacy (whether actual or perceived) are often 
associated with the development of higher intensi f icat ion projects.  Many 
effects are the result  of poor ly designed developments where the indoor 
l iv ing areas of one unit  look direct ly into the indoor or outdoor l iv ing area or 
an adjoining unit .   I t  can also result  where there is  insuff ic ient space between 
bui ldings,  result ing in windows from adjacent units  looking direct ly into each 
other.   Al l  of these effects can be mit igated either through bui lding design, 
s i te layout,  landscape elements or a combination of the three.  The sketch 
below is  one example of how pr ivacy can be maintained with a terrace house 
development. 

5 .4 SUMMARY OF EFFECTS 

the extension of party wal ls  passed 
the front and back wal ls  of units , 
part ial ly blocks v iews into the dwel l ing 
f rom adjacent propert ies whi le 

sol id or semi sol id fencing between units 
to a height of 1.8 to 2.0m.  S lat fencing 
can be used but s lats must be close 
enough to ensure direct v iews through 

sett ing back balconies f rom the main 
wal l  as oposed to extending the bal-
cony out forward of any party wal l

no provis ion of s ide yards or windows on 
s ide boundaries with the exception of 
the end unit  where i t  i s  recommended 

(to avoid blank wal ls)

FIGURE 5.4.1 PRIVACY EFFECTS
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SHADING
Shading effects are considered to be the largest (adverse) change to exist ing 
amenity levels .   I t  i s  recognised that there wi l l  be a considerable level of 
change as bui ldings change from a s ingle storey dwel l ing on an individual 
t i t le to up to four storey bui ldings bui l t  r ight up to the boundary.  S ignif icant 
adverse effects wi l l  be exper ienced for Intensi f icat ion Types A and B, dur ing 
the ‘t ransit ional’  per iod when there is  a mix of house typologies immediately 
adjacent to each other.   Over t ime these effects wi l l  reduce.  Intensi f icat ion 
Type C is  not considered to have adverse shading effects as the exist ing 
(current) shade recess ion planes are maintained at the s i te boundaries.  A 
descr ipt ion of the change l ikely f rom each intensi f icat ion type is  out l ined 
below.  

Intensi f icat ion Type A – 12m Mixed use
For the mixed use areas,  which are typical ly in exist ing suburban commercial 
area, the model l ing showed there wi l l  be a s ignif icant adverse effect for 
adjoining propert ies f rom Autumn through to Spr ing including the winter 
solst ice as the zone transit ions f rom a low r ise res ident ial  area into a 12m 
high mixed use area with apartments.  The diagrams show a s ignif icant 
increase in the amount of shading which occurs.   In Summer the effects are 
less not iceable except in the late evening when long shadows occurs.   I t  i s 
considered that as the area develops,  res idual adverse effects wi l l  reduce as 
bui lding typologies change to the new development rules.  Shade recess ion 
rules wi l l  s t i l l  apply where the development adjoins a res ident ial  zone.

Intensi f icat ion Type B – 10m Residential 
For the 10m res ident ial  areas the model l ing showed there wi l l  be a s ignif icant 

THIS IS AN EXAMPLE OF INITIAL PRIVACY ISSUES IN BACK YARDS AS SUBURBS TRANSITION FROM LOW 
TO MEDIUM DENSITY DEVELOPMENTS
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adverse effect for adjoining propert ies for most of winter as the zone 
transit ions f rom a low r ise res ident ial  area into a 10m high res ident ial  area with 
apartments and townhouses.  The diagrams show a s ignif icant increase in the 
amount of shading that occurs dur ing winter,  but lesser degrees of change 
in autumn and spr ing.  In summer the effects are less not iceable, except in 
the late evening when long shadows occurs.   I t  i s  considered that as the area 
develops,  res idual adverse effects wi l l  reduce as bui lding typologies change 
to the new development rules.

Where a Type B development adjoins propert ies in a Residential  Zone with 8m 
bui lding height l imit ,  the model l ing showed there wi l l  be some adverse effects 
for adjoining propert ies for most of the year.   The 3m s ide yard setback and 
the 45 degree recess ion plane is  considered effect ive in minimis ing adverse 
effects caused by the increase height.   This  i s  evident in the afternoon images, 
which show the effects are not too diss imi lar f rom the exist ing shading effects.  
The morning images show the effects of no s ide yard and no set back, which 
are s ignif icant,  but these relate to development adjoining another Type B 
res ident ial  property.

Intensi f icat ion Type C - Comprehensive Residential  Development
The model l ing shows how the removal of s ide yards and internal recess ion 
planes can maximise the amount of developable space, whi le not having 
an adverse effect on the amount of l ight a dwel l ing receives into i ts  main 
l iv ing areas and outdoor courtyards.   In al l  of the images, the pr ivate outdoor 
courtyard receives sunl ight throughout the year.   I f  the development were 
to be located on the south-s ide of the road an option could be to provide 
the pr ivate courtyard on the street f ront.   This  scenario is  considered to have 
posit ive effects in terms of amenity.

THE ROLE OF LARGE TREES
Large establ ished trees play a s ignif icant role in the amenity and character 
of a suburb.  Numerous studies and reports have been prepared highl ight ing 
the benefit  large trees can play in the social ,  economic and environmental 
aspects of a neighbourhood. In many cases this  i s  a result  of t rees in the 
publ ic realm, i .e.  road reserve and parks due to them being control led by 
Counci ls  who protect and maintain these trees,  as opposed to those trees 
in pr ivate ownership.  However,  there are st i l l  levels  of control  occurr ing on 
pr ivate property.

The Dist r ict P lan is  a key tool to control  t ree removal (on pr ivate property) 
where part icular t rees are l i s ted as s ignif icant.   This  can be added to or 
amended through the Dist r ict P lan review or a plan change. 
Amendments to the Resource Management Act on trees steer Dist r ict 
P lans away from having blanket t ree rules.  As a result ,  HCC  is  removing 
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FIGURE 5.4.2 PRUNING OF STREET TREES TO ALLOW FOR OVERHEAD INFRASTRUCTURE

protection of t rees on pr ivate land, but ident i fy ing and protecting specif ic 
l i s ted trees under proposed plan change 36: Notable Trees and Vegetat ion 
Removal.   Protected trees on pr ivate land are often view as a constraint 
to development.  However through this  process protection for notable 
trees on pr ivate property wi l l  be recognized. As a result ,  future res ident ial 
intensi f icat ion wi l l  also have to balance the amenity and character provided 
by these trees in future development decis ions. 

From our observat ions with developments,  the greatest control  over t ree 
removal (on pr ivate property) comes through the Dist r ict P lan process and 
trees being l i s ted as s ignif icant.   Many Counci ls  also reserve r ight to def ine 
any tree at the t ime of subdivis ion appl icat ion as being s ignif icant and is 
able to register a consent not ice against the t i t le.   However,  this  provides no 
protection to the tree pr ior to any appl icat ion being sought and may result 
in s i tes being clear fel led pr ior to seeking approval.   The alternative is  for a 
larger number of t rees to be l i s ted at the t ime of Dist r ict P lan review but this 
i s  often constrained by resourcing issues,  or may result  in some s i tes not be 
able to be intensi f ied and some landowners being unduly penal ized, providing 
amenity for adjacent higher density dwel l ing whi le not being able to develop 
themselves.

However,  as highl ighted above the importance of t rees in the publ ic realm 
is  of greater s ignif icance in terms of amenity.  This  i s  part icular ly so with 
promoting development to be bui l t  up to or close to the street boundary to 
create wel l -def ined, st rong edges to st reets,  as wel l  as improving the f lexibi l i ty 
for the future use of bui ldings.  Street t rees have a great impact on the 
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character of suburb, which is  especial ly important as inf i l l  development and 
high density typologies are constructed.  

Hutt City is  wel l  provided for in terms of st reet t rees with a number of wel l 
establ ished avenues. Unfortunately,  pruning by ut i l i ty providers has had a
detr imental effect of the form and habitat of a large number of t rees with the
centre being cut out.  The photo above (f igure 5.4.2) shows a typical t ree l ined 
street where the centre of al l  the trees along one s ide have been removed 
to al low for electr icity and telecommunication l ines.  Whi le not part of this 
project,  i t  i s  suggested that the pol icy regarding overhead infrastructure 
Is  reviewed as the overhead l ines are a s ignif icant detractor to an area’s 
amenity.

A s imi lar adverse effect that may ar ise f rom the provis ion of infrastructure 
relates to the posit ion of vehicle accessways into developments and the 
location of st reet t rees.   The greater number of accessways,  the greater 
l ikel ihood that there wi l l  be a clash with exist ing trees or prevent st reet t rees 
being planted in the future.  A key considerat ion in any development is 
the location of accessways with the aim to minimise the number of vehicle 
cross ings.   By either consol idat ing entrances or creating laneways i t  i s  poss ible 
to create a greater amount of space avai lable for st reet t rees as wel l  as on 
street car parking.  In al l  of the intensi f icat ion scenarios i t  i s  considered that 
the loss of vegetat ion is  l ikely to be ‘neutral’  in terms of effects and largely 
dependent on an actual design. As a result ,  whi le this  assessment is  around 
amenity impacts i t  i s  worthwhi le consider ing as part of the ongoing review 
of the dist r ict plan whether accessways,  laneways and inf luence of st reet 
parking should be addressed to manage street amenity. 

LOW IMPACT DESIGN – STORMWATER
The sketches and systems presented in Section 5.3 show how it  i s  poss ible 
for low impact design solut ions to be incorporated on-s i te to minimise runoff 
and peak f lows with a view to achieving stormwater neutral i ty or at least a 
reduction.  Al l  of the systems are cost effect ive i f  incorporated dur ing the 
design phase (as opposed to being retrof i t ted) but require maintenance to 
ensure their  effect iveness is  retained.  By implementing systems such as these 
they can reduce peak stormwater discharges reducing the impact on Counci l 
owner stormwater infrastructure, subject to on-s i te solut ions being wel l -
designed and maintained.
CARPARKING AND A WELL-DEFINED BUILT EDGE
The location of both carparking and entrances can have a s ignif icant 
effect on streetscape amenity.   I f  carparks are posit ioned at the rear of 
bui ldings or placed underneath, i t  prevents parked cars f rom dominating the 
streetscape visual ly,  or inconveniencing pedestr ians and cycl ists .   The best 
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places for off-st reet car parking are in secure rear courtyards,  where these 
are wel l  over looked.  An addit ional benefit  i s  on-street carparking can be 
increased with the consol idat ion of accessways and vehicle entrances to 
laneways and reduction of minimum carparks where you have a higher density 
development form.  Moving carparking to the rear of the s i te also al lows for 
the development of a st rong, wel l  def ined bui l t  edge which improves legibi l i ty 
and the creation of act ive f rontages to bui ldings.  As such, whi le the proposed 
changes can strengthen the design response as land use changes.

CHARACTER ENHANCEMENT
In many of the suburbs evaluated the bui lding stock var ied considerably with 
extensively renovated 1900-1920 vi l las or bungalows through to houses which 
have had poor addit ions or modif icat ions to their  f rontages, detract ing from 
the qual i ty of an area’s/street’s character.  Landscape treatment also var ied 
greatly and those dwel l ings which have either a low ( less than 1.2m in height) 
or no fence contr ibuted more posit ively to the streetscape character than 
propert ies with high fences or vegetat ion.  The dif f icult  aspect in determining 
where intensi f icat ion should occur is  looking past poor ly designed/constructed 
modif icat ions or landscape treatment to look purely at the scale, age and 
bui l t  form of the exist ing bui ldings.   General ly,  where there is  a consistent, 
smal l ,  setback combined with an open frontage, i t  results  in a strong 
relat ionship between the house and the footpath. 

I t  i s  recommended that comprehensive mapping, in addit ion to what has 
been completed for this  project and the recent Petone Spatial  P lan, of 
an area is  undertaken where there are character concerns where further 
intent isf icat ion is  proposed. This  study can highl ight what are the qual i t ies 
which should be protected. This  may be the retent ion of a consistent setback, 
the placement of garages and the posit ion of the front door relat ive to the 
street as some examples.   This  would provide greater recognit ion that exist ing 
dwel l ings may be retained adjacent to higher density developments and 
potent ial  reinstatement of recess ion planes for an area (compared to other 
areas) with the exception of the street recess ion plane. 

SUMMARY
In summary, the proposed Intensi f icat ion Types A and B wi l l  have a s ignif icant 
adverse effect on shading exist ing dwel l ings within a zone unt i l  housing 
typologies become more homogeneous in character,  setbacks and bui l t  form.  
Other effects such as increased traff ic,  reduced pr ivacy and the potent ial  for 
the losts  of large trees can al l  be mit igated through good design pr inciples 
and dist r ict plan rules. 
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To ass ist  with determining whether the proposed development scenarios 
would al low suff ic ient capacity for growth in the city,  a ‘y ield potent ial’  table 
was developed based on the areas presented in Appendix A.  Assess ing the 
‘y ield potent ial’  i s  di f f icult  as there are a large number of uncontrol lable 
var iables,  for which a number of assumptions must be made.  A minor change 
in an assumption threshold/percentage can have a dramatic inf luence on 
the number of dwel l ings which may actual ly be achieved. As a result  these 
numbers must be interpreted as a guide as opposed to a f ixed number.   The 
key outcome demonstrated by these potent ial  y ield calculat ions are that 
even i f  not al l  of these areas are taken up that there is  suff ic ient capacity 
within the Hutt City urban area to provide for the outcomes sought through 
the Urban Growth Strategy.  The fol lowing assumptions have been made:  
 
1.  TYPE A – MIXED USE
a. Assumes each bui lding wi l l  be 4 storeys in height with 50% s i te coverage.   

In calculat ing the s ize of the bui ldings,  no account has been made for 
carparking, service areas,  communal stai rwel ls  and l i f ts  etc.  They are 
s imply Gross F loor Area.  A 50% coverage was assumed although some 
s i tes may have 100% s i te coverage - this  i s  to al low for car parking, service 
areas and outdoor l iv ing space.

b.  Retai l  -  assumes retai l  can only be on the ground f loor and only occupies 
25% of the bui lding, with an average retai l  unit  of 60m²

c.  Off ice -  assumes the remainder of the ground f loor i s  off ice along with 
100% of the f i rst  f loor.  Note in many cases there could be potent ial  for 
res ident ial  act iv i t ies to occur on the f i rst  f loor as wel l . 

d.   Apartment -  assumes the remaining two f loors are apartments with an 
average apartment s ize of 80m² -  this  i s  large as a one bedroom apartment 
can be as smal l  as 30m², two bedroom 70m² and a three bedroom unit 
90m².  The average s ize of 80m² is  considered a good average to al low 
for wel l -s ized apartment units .   Other factors such as location and market 
demand wi l l  have a greater inf luence on what is  actual ly constructed.

e.  In real i ty not al l  bui ldings wi l l  be 4 storeys.   A large number wi l l  only be 
2 or 3 storeys,  largely determined by construct ion costs and whether the 
addit ional costs of going higher can be recuperated by higher sale pr ice.

2.  TYPE B - 3 STOREY DEVELOPMENT 
a. A 3 storey res ident ial  bui lding with a 50% s i te coverage and average 

townhouse s ize of 150m² (3-4 bedroom plus stai rs ,  l iv ing areas,  storage and 
poss ibly garaging.  The New Zealand average house s ize is  current ly 149m².  
We have assumed that most lots wi l l  be about 150m² in area.

6. POTENTIAL YIELD
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3.   Type C – Comprehensive Residential  Development
a. The table does not account for any growth which may result  f rom 

Comprehensive Residential  Development.   There are a number of dif ferent 
permutat ions of how this  maybe achieved, and where i t  may be achieved 
so was not included for the purposes of this  exercise.  In real i ty i t  may be 
where the greatest growth occurs in i t ial ly as i t  i s  the most ‘t radit ional’  of 
the 3 Intensi f icat ion types,  with density increasing by three fold f rom the 
current s i tuat ion.

Suburb Intensi f ication Number of 

Parcels

Sum Area 

(m²)

Type A Type B

  Retai l 

(units)

Off ice 

(m²)

Apartment

(no.)

Townhouse

(no.)

Al icetown 10m Residential 134 67,070    447

Al icetown 12m Mixed Use 52 30,103 63 26,340 241  

Avalon 10m Residential 495 313,320.1 2089

Avalon 12m Mixed Use 28 21,331 44 18,665 171

CBD Edge 10m Residential 458 376,282    2,509

Eastbourne 10m Residential 79 28,760    192

Eastbourne 12m Mixed Use 28 9,776 20 8,554 78  

Epuni 10m Residential 447 250,515    1,670

Epuni 12m Mixed Use 37 18,707 39 16,369 150  

Moera 10m Residential 87 63,557    424

Moera 12m Mixed Use 16 8,657 18 7,576 69  

Naenae 10m Residential 179 115,381    769

Naenae 12m Mixed Use 61 16,134 34 14,117 129  

Petone East 10m Residential 724 295,297    1,969

Stokes Val ley 10m Residential 53 42,884    286

Stokes Val ley 12m Mixed Use 42 8,225 17 7,197 66  

Taita 10m Residential 203 128,459    856

Taita 12m Mixed Use 34 10,996 23 9,622 88  

Wainuiomata 10m Residential 155 91768    612

Wainuiomata 12m Mixed Use 57 54,344.5 113 47,551 435

Water loo 10m Residential 236 137,903    919

Water loo 12m Mixed Use 26 21,900 46 19,163 175  

Woburn 10m Residential 94 63,520    423

Woburn 12m Mixed Use 34 10,035 21 8,781 80  

  2,849 417 183,935 1,682 13,165

Note that the Number of parcels assumes 1 house per parcel so 2849 dwel l ings 
would be lost  with the intensi f icat ion.  In real i ty they might not be lost ,  but this 
number needs to be subtracted from the TYPE A and B totals .

The table highl ights that  approximately 8,000 res ident ial  units  could be 
achieved with the proposed intensi f icat ion scenarios,  accounting for the loss 
of 2790 exist ing res ident ial  dwel l ings.   Growth is  spread throughout Hutt City 
with the greatest growth areas l ikely to be CBD edge, Epuni,  Naenae, Taita, 
and Water loo, 
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7. CONCLUSIONS
The purpose of this  assessment has been to out l ine how res ident ial 
intensi f icat ion can be accommodated within the urban l imits  of Hutt City. 
The aim of providing for further intensi f icat ion is  to continue to help achieve 
i ts  growth object ive of being a home of choice for fami l ies and innovative 
enterpr ise and increasing at least 6000 households into the city by 2032 whi le 
st i l l  providing for the urban design outcomes sought by the city.  This  can be 
achieved by providing a for a range of t radit ional through to new housing 
typologies that provide for the needs of the community,  whi le also enabl ing 
eff ic ient land use and provide opportunit ies for place making.

The approach out l ined in this  assessment is  one which is  consistent with how 
other counci ls  in New Zealand and global ly are providing for wel l -designed 
res ident ial  development that provides for housing choice for changing 
demographic needs and encouraging place making around access ible 
land use patterns that also contr ibute to providing amenity and economic 
development.  The approach has taken into account the fol lowing spatial 
cr i ter ia for assess ing appropr iate urban form patterns of providing for people, 
places and spaces through:

Consol idat ion of act iv i ty 
Providing for intensity and interaction with communit ies around transport 
or ientated development ranging from smal l  suburban centres through to 
larger suburban centres and the CBD;

Integrat ion and connectiv i ty 
With movement networks,  bui lding interfaces, providing for a range of 
st reetscapes, encouraging a range of t ransport choice for connectiv i ty;

Divers i ty and adaptabi l i ty 
Providing for a mix use uses and f lexibi l i ty of spaces and bui ldings which can 
occur when addit ional choice is  provided within an urban area; and

Environmental responsiveness 
Providing for increased activ i ty within the exist ing urban footpr int providing for 
eff ic iency of networks and not further impinging on green networks and publ ic 
open space provis ion.
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The study recognises that in order to provide for future intensi f icat ion such 
as this ,  the community wi l l  also have to accept a change in amenity values, 
in order to provide the benefits  that intensi f icat ion of landuse can provide 
including:

• New commerce through dif ferent off ice and retai l  spaces in some 
neighbourhood centres; 

• In some cases more affordable housing through townhouses and 
apartments;

• Variety in interest of the urban condit ion, subsequently dif ferent iat ing 
suburbs and Hutt City as a whole f rom other centres;  and

• Increased housing choice to provide for the dif fer ing needs within the 
city.

Overal l  th is  study, has concluded from a planning and urban and landscape 
design perspective that the effects of the proposed changes can be 
managed. Further review and integrat ion of the proposed concepts into the 
dist r ict plan would be required through a plan change and associated sect ion 
32 analys is .   The options and potent ial  outcomes out l ined now needs to be 
tested further with the community to understand people’s perceptions of 
these proposed changes and whether they are acceptable.

The next steps in the development of a plan change wi l l  now be to consider 
the fol lowing:
1.  Further test ing the costs and benefits  of planning for al l  ident i f ied areas 

to be provided for f rom an infrastructure capacity perspective. For 
example, some areas such as the suburbs of Naenae and Wainuiomata 
has exist ing infrastructure constraints that need to be budgeted for which 
are not ful ly included in annual planning due to the shorter t imeframes 
which development planning hor izons work to. Upgrades of infrastructure 
either can occur as a forward infrastructure spend to provide for 
intensi f icat ion and encourage development,  or could be developed 
as development appl icat ions are lodged with Counci l .  Alternat ively to 
manage infrastructure upgrade costs some areas be ident i f ied in a future 
plan change as being areas of pr ior i t i sat ion of development f i rst  and other 
areas could be considered post implementat ion of upgrades either lead 
by Counci l  or  a developer or jo int upgrades. 

2.  Conf i rm the appropr iateness of standards for managing natural  hazards 
where development has been assessed as being appropr iate. In part icular 
whi le Type A and B areas have been located in less susceptible or areas 
that are appropr iate for development subject to standards for managing 
hazard impacts,  the Type C CDR rule is  not spatial ly def ined other than i t  i s 
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FIGURE 6.1 THE POTENTIAL DESIRED OUTCOME FOR WATERLOO WITH A MIX OF HOUSING   
  TYPOLOGIES, RETAIL AND OFFICE SPACE

in an area where current ly the general  res ident ial  act iv i ty area is  located. 
I t  i s  l ikely that hazard over lays as wel l  as other cr i ter ia such as landscape 
or ecological may need to be considered to effect ively manage values 
where these s i tes may be located.  This  wi l l  need to be further tested 
through the plan change phase.

3.  This  report has ident i f ied new rules to be implemented. However,  the 
f inal  wording of these and the subsequent changes to design guidance 
and pol icy wi l l  need to be reviewed to provide a clear outcome. A ful l 
review of the res ident ial  and suburban centre chapters of the plan wi l l  be 
provided to give effect to the outcomes assessed in this  report.

4.  Economic viabi l i ty of res ident ial  development and l ikely demand for 
res ident ial  intensi f icat ion has not been assessed as part of this  report. 
Demographic trends have been, as wel l  as what bui lding types are coming 
to market that are producing good design outcomes. In order to be 
consistent with the draft  National Pol icy Statement on Urban Development 
Capacity (NPS)  this  assessment should be undertaken to provide 
consistency with the NPS. This  demand assessment may also inf luence 
recommendations under 1 in conf i rming whether pr ior i t i sat ions of areas for 
development can occur. 

5.  Pr ior  to the plan change being developed, the publ ic should be consulted 
on the outcomes of this  work. 

6.  Regard should be given to character and her i tage areas where local 
communit ies may value part icular elements of their  neighbourhood, 
and seek their  protect ion.  A more detai led street by street character 
assessment of Petone and Al icetown should be undertaken to conf i rm 
exist ing character and her i tage values. 
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SUBURB DESCRIPTION AND EVALUATION

ALICETOWN 
Approximate age of suburb

Housing Typology:

Qual i ty of Housing Stock:

Typical Lot S ize:

Commercial  Area Attr ibutes:

Proximity to Publ ic Transport:

Streetscape / Street Trees /
Amenity:

 Open space

1920
Pr imari ly  made up of s ingle storey bungalows, along 
with pockets of medium density dwel l ings.  Some inf i l l 
development is  also present.
Var ies but a lot of the dwel l ings have been renovated 
with extensions.
Lots typical ly 500m². Most s i tes have a s ingle dwel l ing 
apart f rom isolated lots of medium density development.
A mix of shops and off ices on the main street with a l ight 
industr ial  feel  to some bui ldings.   The busy road creates 
a dif ferent feel  to a typical suburban centre. The 
commercial  area to the south by Ava Rai lway Stat ion is 
under ut i l i sed with car yards and service centres. 
The closest t rain stat ion is  Ava, 400m away which is  not 
considered part of this  commercial  area but is  walkable 
for providing commuter publ ic t ransport.   Bus stops with 
direct l inks into the CBD and Wel l ington are provided in 
the vi l lage centre.  For some parts of the Ava, the CBD is 
also within walk ing distance.
Tree l ined streets with wel l  establ ished pohutukawas 
on streets set back from the main road on the western 
s ide, part icular ly Tui  Street.   The main road is  busy and 
creates a potent ial  barr ier  to pedestr ian movement.  On 
the eastern s ide whi le there is  not st reet t ree amenity 
the narrow nature of the streets provides an invit ing and 
walkable street network.
The Hutt River t rai l  i s  to the east of Al icetown providing 
for act ive recreation along the r iver.  The Victor ia Street 
park to the north provides for playground equipment 
and outdoor meeting space.

EVALUATION OF OPPORTUNITIES AND CONSTRAINTS
Alicetown has the potent ial  to intensi fy given i ts  close proximity to the CBD, Ava 
train stat ion and Cuba Street bus network.   Some of the streets may have l imited 
development potent ial  due to  their  exist ing character and street t rees but the main 
road corr idors are wel l  suited to high levels of mixed use development,   around 
the suburban centre .  There are also l imited opportunit ies for higher res ident ial 
development along Cuba Street.

Transport 
Proximity

Availability 
of land

Character 
Overlays

Commercial 
Centre

School 
Proximity

Amenity 
/ Open 
space

4 0 3 3 3 2

Total Score 15
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Existing character houses in 
close proximity to the railway 

station 

This commercial building has a 
strong relationship to the corner.  

This style of building should be 
replicated to provide a strong 
street edge and high level of 

glazing

A variety of different commercial 
business were observed in 

Alicetown but little foot traffic 
was observed.  The busy 

character of the road reduced 
the amenity for pedestrians.

A number of streets have well 
established street trees which 

provide a high degree of 
amenity.  

The main road heading towards 
the CBD is well served by bus 

routes
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to 
Waterloo / 
Upper Hutt

BUSINESS ZONE 
WITH GOOD 
POTENTIAL FOR 
MIXED USE

PLEASANT TREE 
(POHUTUKAWAS) LINED 
STREETS WITH 1920’S 
HOUSING STOCK

BUSY ROAD BUT 
VERY CLOSE TO 
THE CBD, 10
MINUTE WALK

THE FUTURE CROSS 
VALLEY LINK COULD 
CREATE A BARRIER 
TO PEDESTRIAN AND 
CYCLE MOVEMENT

SMALL OPEN 
SPACE WITH 

HERITAGE TREES

to 
Petone / 

Wellington

to 
Petone

STATION VILLAGE 
AND LIGHT 

COMMERCIAL 

HUTT CENTRAL 
SCHOOL 

POLYTECHNIC

KEY:

PUBLIC TRANSPORT / OPEN SPACE / CONNECTIVITY / 
CONSTRAINTS / OPPORTUNITY MAP

TREE LINED STREETS WITH HERITAGE 
CHARACTER

SECTIONS  AFFECTED BY THE WELLINGTON 
FAULTINE SPECIAL STUDY AREA

FLOODPLAIN

COMMUNITY / SCHOOLS
(DESIGNATED SITES ONLY)

EXISTING SUBURBAN 
COMMERCIAL

EXISTING BUSINESS ZONE

RECREATION ZONE

RESIDENTIAL PARCELS 
WITHIN 400M WALKING 
DISTANCE OF THE 
STATION / BUS STOP
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KEY:

THE EXTENT OF 
INTENSIFICATION 
HAS BEEN LIMITED IN 
THIS DIRECTION TO 
AVOID STREETS WITH 
GOOD EXISTING 
AMENITY

THE EXTENT OF 
INTENSIFICATION HAS 
BEEN LIMITED IN THIS 
DIRECTION DUE TO 
ITS DISTANCE FROM 
EXISTING SHOPS AND  
BUS STOPS

12M HIGH, 4 STOREY 
MIXED USE

10M HIGH APARTMENT / 
TOWNHOUSE

SUGGESTED INTENSIFICATION AREA AND POTENTIAL YIELD
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SUBURB DESCRIPTION AND EVALUATION

AVALON 
1970’s
Pr imari ly made up of s ingle story housing, however 
there is  a large tower block by the suburban centre 
and some medium density housing present. 
Var ies but there is  a range of 1970’s and above housing 
stock. 
Range in s ize f rom 300-600m²
There is  a mix of shops that are occupied and business 
commercial  land and service centre including 
community faci l i t ies.  As the centre is  close to the CBD 
there is  no supermarket present but f ine grain food 
and retai l  stores.  Overal l  there is  capacity for further 
development but the land holdings are current ly 
f ragmented and do not provide a coherent suburban 
streetscape.
The suburb is  on a major bus  route to the Hutt CBD. 
Parts  of the suburb are in walk ing distance to Epuni 
Rai lway stat ion, but not the suburban centre.
Residential  st reets are tree l ined, but with mixed levels 
of amenity on main street as there is  no coherent st reet 
scape strategy and an array of land use types.
Avalon park is  to the west of the suburb. This  i s  Hutt City 
premier park and open space area which is  current ly 
being upgraded to provide for further capacity for 
res idents.  The area is  also wel l  served by publ ic open 
spaces to the east of the suburban centre.

EVALUATION OF OPPORTUNITIES AND CONSTRAINTS
Avalon has the potent ial  to intensi fy,  around the suburban centre and out to the 
edge of Daysh Street.  The conf igurat ion of the arter ial  road and layout of housing 
backing away from the arter ial  road acts as a barr ier  to further intensi f icat ion around 
the suburban centre. However,  development around a smal l  mixed use centre can be 
provided for and supported by publ ic t ransport routes and open space, schools and 
faci l i t ies in the area. Note, the former Avalon Studios also forms a strong focal point of 
the bui l t  edge and histor ical  ident ity of the suburb. 

Transport 
Proximity

Availability 
of land

Character 
Overlays

Commercial 
Centre

School 
Proximity

Amenity 
/ Open 
space

1 1 3 2 3 3

Total Score 13

Approximate age of suburb
Housing Typology:

Qual i ty of Housing Stock:

Typical Lot S ize:
Commercial  Area Attr ibutes:

Proximity to Publ ic Transport:

Streetscape / Street Trees /
Amenity:

 Open space
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Arterial road view. No houses 
or vehicle access fronting the 

road creating a natural barrier 
to interaction. High volume road 
as well so it’s appropriate for this 
location with interaction of side 

streets

Street view showing existing 
taller residential building (in 
proposed mixed use area) 
which is opposite a recent 

medium density development.  

A medium density development 
on Park Avenue showing a 

good level of material variation 
and modulation.  The chimneys 

provide visual interest but 
the building’s relationship to 
the street could have been 

improved by directly fronting the 
street.

Street view looking north from 
southern end of suburban 
centre showing mixture of 

neighbourhood shops and 
business zoning providing larger 

scale service land use in the 
distance (Z service station and 

take away, medical centre). 

The southern end of Avalon 
Park, looking north.  Good open 

park frontage with a strong 
relationship to the street
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BOULCOTT GOLF 
COURSE

AVALON PARK

NAENAE COLLEGE

POCKET PARK

MAJOR ARTERIAL 
ROAD AND ACCESS 
TO SH2

PUBLIC TRANSPORT / OPEN SPACE / CONNECTIVITY / 
CONSTRAINTS / OPPORTUNITY MAP

EXISTING SUBURBAN 
COMMERCIAL

EXISTING BUSINESS ZONE

OPEN SPACE

RESIDENTIAL PARCELS 
WITHIN 400M WALKING 
DISTANCE OF THE 
STATION / BUS STOP

COMMUNITY / SCHOOLS
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DEVELOPMENT 
LIMITED TO ARTERIAL 
ROAD  - FUNCTION 
OR OPPOSING SIDE 
OF FAIRWAY DRIVE 
DOES NOT RELATE 
TO SOUTH AVALON.  
ROAD TRAFFIC ALSO 
ACTS AS A BARRIER 
TO PEDESTRIAN 
MOVEMENT

MIXED USE ZONE TO 
REPLACE EXISTING 
BUSINESS AND 
RESIDENTIAL ZONES 
AND TO LINK THE 
EXISTING FRAGMENTED 
SUBURBAN CENTRE. 

12M HIGH, 4 STOREY 
MIXED USE

10M HIGH APARTMENT / 
TOWNHOUSE

SUGGESTED INTENSIFICATION AREA AND POTENTIAL YIELD
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SUBURB DESCRIPTION AND EVALUATION

CBD EDGE
Approximate age of suburb

Housing Typology:

Qual i ty of Housing Stock:

Typical Lot S ize:

Commercial  Area Attr ibutes:

Proximity to Publ ic Transport:

Streetscape / Street Trees /
Amenity:

Open Space:

1920-30
Mixed character with res ident ial  dwel l ings and smal l 
off ices,  medical rooms etc.
Mixed qual i ty of housing with high qual i ty older homes 
in pockets of the CBD Edge and other  older dwel l ings 
which have been converted to f lats or are used 
as off ices.  There is  also ongoing inf i l l  development 
occurr ing. 
Sect ion s izes typical ly around 500m² with larger lots 
having been subdivided down to 300-400m².
Adjacent to CBD. There is  an abi l i ty for res ident ial 
development to further st rengthen the CBD. However 
future mixed use development should not be 
encouraged outs ide of the CBD core.
Close to major bus routes with the closest t rain stat ion 
being Mel l ing Stat ion.
Many of the streets have street t rees and a high levels 
of amenity.  Some streets have much lower levels ,  such 
as by the large format end of the CBD to the north and 
are more commercial/service centre focused.  
Open space and reserves are l imited to the north of the 
CBD edge and is  pr imari ly provided through the r iver 
corr idor,  but there are high levels of act ive and usable 
open space provided through the civ ic precinct of the 
city.  For example, Dowse Square, Riddiford Gardens.

EVALUATION OF OPPORTUNITIES AND CONSTRAINTS
The CBD edge is  al ready showing s igns of intensi f icat ion with inf i l l  development 
present.   The area is  in walk ing distance of the main commercial  areas and is  wel l 
served by bus routes.   I t  i s  less wel l  served by the train network with the closest stat ion 
being Mel l ing Stat ion and to the east i s  Water loo Stat ion. However,  the main bus 
terminal at Queensgate provides a strong publ ic t ransport focus point.  The Civic 
Precinct also provides the pr imary civ ic centre and centre for events.  This  faci l i ty 
helps support further res ident ial  intensi f icat ion around the provis ion of upgraded 
publ ic open space faci l i t ies.  This  area has a high capacity for increased res ident ial 
development but not mixed use consider ing i t  i s  so close to the exist ing CBD which is 
where commercial  act iv i ty should be focused to reinvigorate the city core.

Transport 
Proximity

Availability 
of land

Character 
Overlays

Commercial 
Centre

School 
Proximity

Amenity 
/ Open 
space

2 0 1 4 3 3

Total Score 13
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There are a number of smaller, 
heritage style shop+dwelling 

buildings close to the CBD

House typology is mixed from 
large , individual dwellings to 

multi-unit developments

Some existing houses have been 
converted into businesses

The age and style of housing 
varies, more so than other areas 

of the city  with no distinct 
character type.

Some of the smaller streets are 
tree lined with well established 

pohutukawas
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KEY:

CIVIC GARDENS AND LIBRARY 
- HIGH QUALITY PUBLIC OPEN 
SPACE

TREE LINED STREETS CLOSE TO 
CBD

PUBLIC TRANSPORT / OPEN SPACE / CONNECTIVITY / 
CONSTRAINTS / OPPORTUNITY MAP

SCHOOL/ EDUCATION 
LAND

RECREATION ZONE

RESIDENTIAL PARCELS WITHIN 400M 
WALKING DISTANCE OF THE STATION 
/ BUS STOP

108 HUTT CITY / PLANNING FOR THE FUTURE



KEY:

INTENSIFICATION 
AREAS HAVE BEEN 
EXTENDED FURTHER 
THAN 400M  OUT 
TO 500-800M DUE 
TO THE PRESENCE 
OF COMMERCIAL 
AMENITIES NEARBY.  
MELLING RAILWAY 
STATION IS ALSO 
WITHIN A 800M 
WALKING DISTANCE

INTENSIFICATION HAS BEEN 
EXTENDED TO THE SOUTH 
BECAUSE OF ACCESS TO THE 
CIVIC CENTER WHERE THERE 
IS A HIGH AMOUNT OF OPEN 
SPACE AND COMMUNITY 
FACILITIES.

INTENSIFICATION 
AREAS HAVE BEEN 
EXTENDED FURTHER 
THAN 400M  OUT 
TO 500-800M DUE 
TO THE PRESENCE 
OF COMMERCIAL 
AMENITIES NEARBY.  

SUGGESTED INTENSIFICATION AREA AND POTENTIAL YIELD

10M HIGH APARTMENT / 
TOWNHOUSE
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SUBURB DESCRIPTION AND EVALUATION

EASTBOURNE
1920
Varies with larger dwel l ings posit ioned along the beach front.  
There is  a  large 7 storey res ident ial  apartment bui lding which 
is  out of character with the rest of the suburb but three storey 
dwel l ings are not uncommon. 
General ly high with a number of modern dwel l ings us ing high 
qual i ty mater ials  and f in ishes
Range from 100m² upwards with a high level or var iety.   Some 
have long narrow sect ion, being only 9m across.
There is  a large 7 storey res ident ial  apartment bui lding which 
is  out of character with the rest of the suburb but three storey 
dwel l ings are not uncommon.
Smal l  commercial  area on Rimu Street,  immediately adjacent to 
the proposed higher density areas,  has a high level of amenity 
which is  compact and walkable. There is  potent ial  to increase 
the height and abi l i ty for new uses within this  centre to support 
further growth and place making at the centre.
Bus stops are located on Muritai  Road, less than 200m away.  
Commuter ferry comes into Days Bay, approximately 1.5km away 
to the north.
Most st reets running to the north,  north of v i l lage have l imited or 
no street t rees.  Marine parade is  f ramed by the coastal  dunes 
and open space or sea, which provides for i ts  h igh level of st reet 
amenity.  Streets to the south have higher levels  of amenity 
associated with the street t rees and qual i ty of bui lding stock.
The beach front,  swimming pool and wharf are immediately 
adjacent to the area, providing a high level of amenity.

EVALUATION OF OPPORTUNITIES AND CONSTRAINTS
Eastbourne is  a standalone dest inat ion that with i ts  i solated connections to the city requires 
i t  to be  more self  suff ic ient than other suburbs.   Residential  intensi f icat ion is  al ready 
occurr ing, especial ly on high amenity s i tes.   There is  a good mix of house typologies 
including the large apartment bui lding which is  out of character with other developments 
and not recommended as a future typology in this  location. Smal ler scale res ident ial 
developments however are, where there is  good open space provis ion nearby and within 
walk ing distance of the suburban centre. The suburban centre is  also compact and has 
capacity for providing for further commercial  and mixed use activ i ty within the exist ing 
suburban centre over t ime which could support further growth and activ i ty within this 
spatial ly smal l  coastal  sett lement. 

Transport 
Proximity

Availability 
of land

Character 
Overlays

Commercial 
Centre

School 
Proximity

Amenity 
/ Open 
space

1 0 3 3 2 4

Total Score 13

Approximate age of suburb
Housing Typology:

Qual i ty of Housing Stock:

Typical Lot S ize:

Commercial  Area Attr ibutes:

Proximity to Publ ic Transport:

Streetscape / Street Trees /
Amenity

Open Space: 
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Eastbourne has a well formed 
commercial area with good 

connectivity to the beach and 
surrounding residential areas

The majority of housing is single 
or two storey except for a 7 

storey apartment building which 
is somewhat out of character 
with the adjoining properties

There is a high level of 
landscape detailing on the main 

commercial street with traffic 
calming measures

The foreshore provides and 
beach provides a high level 

of amenity.  Views across the 
harbour to Wellington are 

possible.

Houses are typically of a 
high standard and a good 

relationship to the street
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to Petone / CBD / 
Days Bay

WELLNGTON 
HARBOUR

CL
 BISHOP

PARK      

EXISTING SMALL 
COMMERCIAL 
CENTRE WITH A 
GOOD VARIETY 
OF SHOPS AND 
LIBRARY

HIGH AMENITY 
RESIDENTIAL 
HOUSES AND 
APARTMENTS 
WITH VIEWS 
OUT OVER THE 
HARBOUR

USEABLE OPEN 
SPACE WITH 
SWIMMING 
POOL AND 
PLAYGROUND

KEY:

PUBLIC TRANSPORT / OPEN SPACE / CONNECTIVITY / 
CONSTRAINTS / OPPORTUNITY MAP

EXISTING SUBURBAN 
COMMERCIAL

OPEN SPACE

RESIDENTIAL PARCELS 
WITHIN 400M WALKING 
DISTANCE OF THE 
STATION / BUS STOP

TREE LINED STREETS 

COMMUNITY / SCHOOLS
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EXTENSION FURTHER NORTH OF THIS TYPOLOGY 
MAY IMPACT THE CHARACTER OF THESE 
RESIDENTIAL STREETS

WELLINGTON HARBOUR

KEY:

INTENSIFICATION 
DEVELOPMENT 
AREAS DO NOT 
EXTEND OUT TO THE 
FULL 400M WALKABLE 
DISTANCE, TO FOCUS 
DEVELOPMENT 
AROUND THE 
COMMERCIAL AREA 
AND ALONG THE 
FORESHORE 

12M HIGH, 4 STOREY 
MIXED USE

10M HIGH APARTMENT / 
TOWNHOUSE

SUGGESTED INTENSIFICATION AREA AND POTENTIAL YIELD
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SUBURB DESCRIPTION AND EVALUATION

EPUNI
1940-50
A mix of s ingle and two storey state housing.  Many of the 
houses are terraces or semi-detached. There are some three or 
more story bui ldings as wel l  and inf i l l  housing is  present on rear 
sect ions with long dr iveways.
General ly poor on the eastern s ide with a number of dwel l ings 
having been demol ished due to earthquake concerns.  Further 
out towards Fair f ie ld and Boulcott the qual i ty of housing 
improves. 
Lot s izes range from 300m² upwards with a large var iat ion in s ize. 
A lot of lots have been subdivided into smal ler lots,  fol lowing 
exist ing bui lding wal ls .  The shape of the lots as a result  vary 
greatly.
A smal l  commercial  area is  located on the northern s ide of the 
Epuni Stat ion which is  access ible f rom the south via a subway.
The train stat ion is  at the middle of the area with bus routes 
us ing both Oxford Terrace and Waiwhetu Road
Many of the trees are tree l ined with large, wel l  establ ished 
pohutukawas.  I t  i s  also wel l  serviced by smal l  open spaces 
although these tend to be s i ted at the rear of sect ions (as 
opposed to f ront ing streets) with long narrow entranceways
Reserves are constrained  in this  area with l imited formal 
playgrounds. P laygrounds and reserves are more l imited to the 
west of the rai lway l ine with only the Epuni community hal l  area 
and Mitchel l  Street Gardens.  The Copeland Street reserve has 
been revoked, but we understand there may be future options 
f rom development of this  that may provide for some playground 
provis ion.   However Epuni school provides some open space to 
the east of the rai lway tracks.

EVALUATION OF OPPORTUNITIES AND CONSTRAINTS
There is  a large amount of vacant land on the eastern s ide of the rai lway l ine which has 
the potent ial  to be ‘master planned’ to create a desi rable place to l ive.  The suburb has 
a  local commercial  centre which is  very access ible and could benefit  f rom more local 
res idents.   Epuni i s  also nearby exist ing shops at Boulcott to the West,  the Hospital  Precinct 
and Fair f ie ld on the eastern s ide of the rai lway tracks.   In terms of development potent ial , 
having large areas of vacant land creates def inite opportunit ies for intensi f icat ion as there 
are less boundary issues with exist ing developments.

Transport 
Proximity

Availability 
of land

Character 
Overlays

Commercial 
Centre

School 
Proximity

Amenity 
/ Open 
space

4 3 3 2 2 2

Total Score 16

Approximate age of suburb
Housing Typology:

Qual i ty of Housing Stock:

Typical Lot S ize:

Commercial  Area Attr ibutes:

Proximity to Publ ic Transport:

Streetscape / Street Trees /
Amenity

Open Space: 
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Opportunity for intensification 
due to the number of large 

empty sections available

Housing demand and 
population growth may be 

a constraint to development 
occurring

Terrace houses and duplexes 
are a common house typology 

in Epuni

A number of streets have well 
established street trees which 

provide a high degree of 
amenity.  Pruning to provide for 
overhead lines has a negative 

visual impact.

The commercial centre is small, 
with less than 10 shops but pro-
vides a variety of services and 

amenities
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to 
Waterloo

Boulcott

Fairfield

to 
Naenae / 
Upper Hutt

HUTT HOSPITAL

MITCHELL PARK

LARGE AMOUNTS OF INFILL 
HOUSING

EXISTING SMALL 
COMMERCIAL 
CENTRE 
WITH GOOD 
TRANSPORT LINKS

EPUNI SCHOOL

EPUNI 
COMMUNITY 
CENTRE

LARGE 
AMOUNTS 
OF EMPTY 
RESIDENTIAL 
ZONED LAND

KEY:

PUBLIC TRANSPORT / OPEN SPACE / CONNECTIVITY / 
CONSTRAINTS / OPPORTUNITY MAP

EXISTING SUBURBAN 
COMMERCIAL

EXISTING BUSINESS ZONE

RECREATION ZONE 

TREE LINED STREETS 

COMMUNITY / SCHOOLS
(DESIGNATED SITES ONLY)

RESIDENTIAL PARCELS WITHIN 400M 
WALKING DISTANCE OF THE STATION / BUS 
STOP
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KEY:

ZONE 
SCHOOL SITE

UNDERLYING 
ZONE SAME AS 
NEIGHBOURHOOD 
ZONE

INTENSIFICATION 
AREAS HAVE BEEN 
EXTENDED FURTHER 
THAN 400M  TO 
ENCOMPASS AN 
ENTIRE BLOCK WHERE 
POSSIBLE TO AVOID 
ZONE BOUNDARY 
ISSUES 

12M HIGH, 4 STOREY 
MIXED USE

10M HIGH APARTMENT / 
TOWNHOUSE

SUGGESTED INTENSIFICATION AREA AND POTENTIAL YIELD
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SUBURB DESCRIPTION AND EVALUATION

MOERA
1910-20
Single and two storey standalone dwel l ings,  with pockets of 
medium density up to 4 stor ies present.   Inf i l l  development 
present.
A mixture but general ly an older bui lding stock. For 
example there are a large amount of 1910 rai lway cottages 
present as wel l  as later 1960/70’s housing stock. There 
are some isolated new housing inf i l l  occurr ing.  Some 
renovation work is  being undertaken on ear ly housing stock 
part icular ly around the vi l lage centre.
Typical ly 500-600m² with the abi l i ty for intensi f icat ion
Smal l  to mid s ized, wel l  used commercial  area, but 
predominantly providing take away foods. A wel l  used 
community l ibrary and hal l  i s  in place but other shopping 
services outs ide of food and a pharmacy has to be done 
out of the area. 
The closest t rain stat ion is  Woburn Stat ion being 
approximately 800m away. However there is  a 30minute 
f requency and 15minute at peak bus services for local 
commuting across the val ley and to Wel l ington along 
Randwick road. 
Occasional st reet t rees are present,  but qual i ty of t rees 
and number provides l imited addit ional amenity.  Mixture of 
housing from the street is  var ied. 
Rivers ide reserves immediately adjacent to the area to the 
west.  This  i s  wel l  used as part of the Hutt River Cycle Trai l . 
Community park provided by the l ibrary and is  wel l  used as 
a result  of being placed by community services.  Hutt Park 
is  immediately to the South and provides for a range of 
outdoor sports and is  the pr imary indoor sports centre for 
the Hutt Val ley.

EVALUATION OF OPPORTUNITIES AND CONSTRAINTS
Moera is  al ready has a range of medium density dwel l ings and some inf i l l  housing and 
a busy, albeit  smal l ,  commercial  centre.  The distance to the train stat ion is  only 800m 
but i t  requires cross ing over a br idge and a busy intersect ion which acts as a barr ier 
to easy movement.  Conversely the area is  wel l  serviced by buses which go to the 
Hutt CBD and to the south there are connecting buses to the city.   The area has the 
benefits  of the r ivers ide reserve but l imited vacant land for development by this  due to 
the f lood way. 

Transport 
Proximity

Availability 
of land

Character 
Overlays

Commercial 
Centre

School 
Proximity

Amenity 
/ Open 
space

3 1 3 3 2 4

Total Score 16

Approximate age of suburb
Housing Typology:

Qual i ty of Housing Stock:

Typical Lot S ize:
Commercial  Area Attr ibutes:

Proximity to Publ ic Transport:

Streetscape / Street Trees /
Amenity

Open Space: 
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Moera is a narrow strip of land 
between the rail line on the 

east and the Hutt River on the 
west and a major collector road 

running through the city

Intensification and infill housing is 
already occurring in Moera

The strip of shops  serves the 
immediate community while 
a couple are destinations for 

people from throughout the city

Small, early 20th century 
bungalows are common 
in Moera along with infill 

development

The main road through Moera 
is relatively busy with vehicles  

dominating the space
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to 
Petone / 

Wellington

to 
Petone / 

Wellington

to 
Woburn

MEDIUM 
DENSITY 
DEVELOPMENT 
OCCURRING

MARAE

LARGE 
POHUTUKAWA 
STREET TREES

BUSY ROAD 
AND BRIDGE 
A BARRIER TO 
PEDESTRIAN 
ACCESS TO 
WOBURN 
STATION

THE CENTRE 
HAS A GOOD 
VARIETY OF 
SHOPS AND 
SERVICES 

KEY:

RIVER TRAIL

LIBRARY/
COMMUNITY HALL

KIWIRAIL 
WORKSHOP

PUBLIC TRANSPORT / OPEN SPACE / CONNECTIVITY / 
CONSTRAINTS / OPPORTUNITY MAP

TREE LINED STREETS 

FLOODPLAIN

COMMUNITY / SCHOOLS
(DESIGNATED SITES ONLY

EXISTING SUBURBAN 
COMMERCIAL

EXISTING BUSINESS ZONE

RECREATION ZONE

RESIDENTIAL PARCELS 
WITHIN 400M WALKING 
DISTANCE OF THE 
STATION / BUS STOP
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INTENSIFICATION AREAS 
HAVE BEEN LIMITED TO 
THE AREA SHOWN DUE 
TO THE DISTANCE TO THE 
TRAIN STATION BUT THE 
AREA IS WELL SERVED BY 
THE LOCAL COMMERCIAL 
CENTRE 

to 
Petone / 

Wellington to 
Naenae / 
Upper Hutt

KEY:

12M HIGH, 4 STOREY 
MIXED USE

10M HIGH APARTMENT / 
TOWNHOUSE

SUGGESTED INTENSIFICATION AREA AND POTENTIAL YIELD

121HUTT CITY / PLANING FOR THE FUTURE



SUBURB DESCRIPTION AND EVALUATION

NAENAE
1960
A mix of s ingle and two storey state housing along with 
some pr ivate dwel l ings.   The major i ty are standalone 
bungalows on individual t i t les with some inf i l l  development.
Var ies,  but most housing of good qual i ty i s  renovated state 
housing stock.  L imited new bui lds occurr ing.  Wel l  kept 
yards and l imited  f ront fencing.
Typical ly range from 350m² to 600m², with the abi l i ty in a 
large number of sect ions to provide an addit ional dwel l ing 
at the rear.
A large commercial  area, with bui ldings up to four stor ies, 
including  a pedestr ian mal l  and the Naenae swimming 
pool complex.  A large area of industr ial  and large format 
retai l  bui ldings to the south of the commercial  centre is  
nearby.  The supermarket has recently closed reducing the 
functional i ty of the town centre, however there are st i l l  a 
large range of shops present.   The supermarket has recently 
closed reducing the functional i ty of the town centre
Train stat ion immediately adjoining the commercial  area 
and is  wel l  serviced by bus routes to the Hutt CBD and 
Seaview.
A mix of t ree l ined streets,  although these tend to be s i ted 
at the rear of sect ions (as opposed to f ront ing streets) with 
long narrow entranceways.
The area is  wel l  serviced by smal l  open spaces outs ide of 
the vi l lage centre.  The Naenae swimming pool and counci l 
gym provides a pr imary community faci l i ty for Naenae and 
the region and there are outdoor park areas surrounding 
the pool complex. A new regional sports centre wi l l  be 
proposed to the east of the s i te,  which may also be used by 
some res idents.

EVALUATION OF OPPORTUNITIES AND CONSTRAINTS
Naenae has exist ing examples of mult i  unit  developments which are potent ial ly coming 
to the end of their  design l i fe,  creating an opportunity to intensi fy some res ident ial  areas.  
There appears to be suff ic ient commercial  space avai lable with vacant or lower end retai l 
off ices v is ible.   Both suburbs have good transport connectiv i ty and provis ion of open space 
which would also support intensi f icat ion as wel l  as provide a bigger ‘consumer’ base for 
the local retai l  bus inesses.

Transport 
Proximity

Availability 
of land

Character 
Overlays

Commercial 
Centre

School 
Proximity

Amenity 
/ Open 
space

4 2 3 3 2 2

Total Score 16

Approximate age of suburb
Housing Typology:

Qual i ty of Housing Stock:

Typical Lot S ize:

Commercial  Area Attr ibutes:

Proximity to Publ ic Transport:

Streetscape / Street Trees /
Amenity

Open Space: 
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The shopping mall is tidy and 
well kept but  the supermarket is 

no longer located here

There is a good variety of small 
shops

Housing is typically single storey 
with limited infill development

Naenae is well served by both 
train and bus services

There is a large park located 
immediately to the south of 
the shopping area and the 

swimming centre
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to 
Petone / 

Wellington

to Upper Hutt

THE CENTRE 
HAS A GOOD 
VARIETY OF 
SHOPS AND 
SERVICES 
BUT SOME 
VACANT SHOPS 
WHICH IS WELL 
CONNECTED 
TO TRANSPORT 
OPTIONS 

NAENAE COLLEGE AND 
INTERMEDIATE

NEARBY BUSINESS/ LIGHT 
INDUSTRIAL AREA TO 
PROVIDE EMPLOYMENT 
OPPORTUNITIES

COMMUNITY
SWIMMING POOL

LOW DENSITY 
HOUSING WITH LITTLE 
INFILL

KEY:

PUBLIC TRANSPORT / OPEN SPACE / CONNECTIVITY / 
CONSTRAINTS / OPPORTUNITY MAP

EXISTING SUBURBAN 
COMMERCIAL

EXISTING BUSINESS ZONE

RECREATION ZONE

RESIDENTIAL PARCELS WITHIN 400M 
WALKING DISTANCE OF THE STATION / BUS 
STOP

COMMUNITY / SCHOOLS
(DESIGNATED SITES ONLY)
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INTENSIFICATION 
STOPS WHERE THERE 
IS AN ACCESSWAY 
TO CREATE A BUFFER 
BETWEEN DENSITIES

INTENSIFICATION 
IS NOT PROPOSED 

ON THIS SIDE OF THE  
RAILWAY AS THE LINE  
FORMS A BARRIER TO  

THE COMMERCIAL 
AREA

COMMUNITY
SWIMMING POOL

KEY:

12M HIGH, 4 STOREY 
MIXED USE

10M HIGH APARTMENT / 
TOWNHOUSE

SUGGESTED INTENSIFICATION AREA AND POTENTIAL YIELD
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SUBURB DESCRIPTION AND EVALUATION

PETONE EAST
1900-20
Single storey bungalows with but some larger social 
housing complexes (three storeys) closer to Waohine Street 
and the former Uni lever s i te.   Some inf i l l  development has 
taken place. 
General ly smal ler houses,  older bui lding stock. Housing 
closer to Jackson Street and some whole blocks such 
as Patr ick Street have been wel l  renovated, consistent 
with the her i tage precinct.  Some housing stock is 
obviously being land banked to a point when they wi l l  be 
redeveloped or renovated.
400m² with l imited abi l i ty for inf i l l  development given the 
width of the lots without demol ishing the exist ing dwel l ing.  
Considerable areas of vacant land avai lable at the 
eastern end.
No retai l  of note with the closest main shopping area 
being Jackson Road.  L ight industr ial  and commercial/
large format retai l  i s  present at Waione Street.
Good bus routes but the closest t rain stat ion is  Ava, being 
1-1.4 km away.
Streets tend to be open, with minimal st reet t rees present, 
ref lect ing the coastal  nature of the suburb.
Open space is  pr imari ly provided along the esplanade 
and Petone beach which provides for a pass ive and 
active uses.  Hikoikoi  Reserve is  to the south east of Petone 
and Petone Beach playground provides the pr imary formal 
playground in the area. Aurora Street histor ic reserve 
provides an open space area for members to picnic 
in.  The f inal  open space area is  the park to the east of 
Adelaide Street,  bounded by Schof ield Street.

EVALUATION OF OPPORTUNITIES AND CONSTRAINTS
Petone East i s  at the edge of the Jackson Street precinct where the pr imary bus publ ic 
t ransport routes converge at Jackson Street and Cuba Street.  The area is  def ined 
as the start  of the Jackson Street shopping precinct and has exist ing apartment 
development and Weltec behind the precinct.  The area also has the Petone foreshore 
as a pr imary open space area nearby.  There is  an opportunity to undertake l imited 
addit ional intensi f icat ion support ing the Jackson Street precinct whi le st i l l  maintaining 
the character of the area.

Transport 
Proximity

Availability 
of land

Character 
Overlays

Commercial 
Centre

School 
Proximity

Amenity 
/ Open 
space

2 1 2 4 1 2

Total Score 12

Approximate age of suburb
Housing Typology:

Qual i ty of Housing Stock:

Typical Lot S ize:

Commercial  Area Attr ibutes:

Proximity to Publ ic Transport:

Streetscape / Street Trees /
Amenity

Open Space: 
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There is a mix of housing 
typologies in the area

Many of the houses date 
from the 1900’s to 1930’s with 

Californian bungalows common 
towards Ava

At the eastern end of the suburb 
there are a number of terrace 

houses and duplexes

Many of the houses in the area 
are single storey
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to 
Wellington

to 
Petone Rail 

Station

to Alicetown / 
CBD

THE CENTRE 
HAS A GOOD 
VARIETY OF 
SHOPS AND 
SERVICES 
BUT SOME 
VACANT SHOPS 
WHICH IS WELL 
CONNECTED 
TO TRANSPORT 
OPTIONS 

THE WATERFRONT IS A HIGH 
AMENITY AREA WHERE 
INTENSIFICATION IS ALREADY 
OCCURRING.  DESIGN 
CONTROLS MAY BE NEEDED 
TO PROTECT HERITAGE / 
CHARACTER VALUES

COMMUNITY
SWIMMING POOL

LOW DENSITY 
HOUSING WITH LITTLE 
INFILL

KEY:

SITE OF GEOLOGICAL 
SIGNIFICANCE

WELTEC

INDIVIDUALLY LISTED 
HERITAGE BUILDINGS 
ADDED

PUBLIC TRANSPORT / OPEN SPACE / CONNECTIVITY / 
CONSTRAINTS / OPPORTUNITY MAP

EXISTING SUBURBAN 
COMMERCIAL

EXISTING BUSINESS ZONE

RECREATION ZONE

RESIDENTIAL PARCELS 
WITHIN 400M WALKING 
DISTANCE OF THE 
STATION / BUS STOP

TREE LINED CHARACTER STREETS
CONSISTENT HOUSE AGE, SET BACK AND 
FORM (OLDER THAN 1940)

HERITAGE / CHARACTER BULDINGS

FLOOD PROTECTION BANK AND PRIMARY 
RIVER CORRIDOR

COMMUNITY / SCHOOLS
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INTENSIFICATION AREAS HAVE BEEN 
EXTENDED FURTHER THAN 400M  TO 
ENCOURAGE DEVELOPMENT ALONG 
THE WATERFRONT (HIGH AMENITY) 
AND TO ENCOMPASS AN ENTIRE 
BLOCK TO AVOID ZONE BOUNDARY 
ISSUES.  DEVELOPMENT MAY BE 
SUBJECT TO DESIGN CONTROLS

INTENSIFICATION AREAS 
HAVE BEEN EXTENDED 
FURTHER THAN 400M  TO 
ENCOMPASS AN ENTIRE 
BLOCK TO AVOID ZONE 
BOUNDARY ISSUES

KEY:

12M HIGH, 4 STOREY 
MIXED USE

10M HIGH APARTMENT / 
TOWNHOUSE

SUGGESTED INTENSIFICATION AREA AND POTENTIAL YIELD
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SUBURB DESCRIPTION AND EVALUATION

STOKES VALLEY
1960-70
A mix of housing types and sty les.   Some terrace 
housing close to the commercial  centre is  run down.  
Some inf i l l  present and new greenf ield s i tes on the hi l l s , 
but most of the lots are a s ingle standalone dwel l ings.
Mixed,  pr imari ly 1970’s and 80’s housing stock,some 
newer bui ld housing present.
Typical ly larger than other areas being 600-800m² in 
s ize with l i t t le var iat ion or subdivis ion.
A large commercial  area which includes a pedestr ian 
mal l  and swimming pool.    Has a New World 
supermarket.  A new community faci l i t ies bui lding 
incorporat ing the l ibrary and function space is  l ikely to 
be developed on s i te.
Bus routes along Stokes Val ley Road, which connect to 
Hutt CBD and a commuter service to Wel l ington CBD is 
provided.  The closest t rain stat ion is   Pomare Stat ion 
3km away.
L imited street t ree amenity.

 There is  a large playground and open space area 
to the south of the suburban centre. There is  also a 
swimming pool complex and views towards the bush 
clad hi l l s  and walk ing tracks into the hi l l s  f rom the 
suburb.

EVALUATION OF OPPORTUNITIES AND CONSTRAINTS
Current ly there is  a high level of capacity for further inf i l l  development and poss ibly 
Comprehensive Residential  Development in the long term. Current medium density 
housing is  provided around parts of the town centre, but is  in need of revital isat ion. 
Over t ime there could be capacity for further medium density development around 
the town centre to support further growth in the long term.

Transport 
Proximity

Availability 
of land

Character 
Overlays

Commercial 
Centre

School 
Proximity

Amenity 
/ Open 
space

1 1 3 4 2 3

Total Score 14

Approximate age of suburb
Housing Typology:

Qual i ty of Housing Stock:

Typical Lot S ize:

Commercial  Area Attr ibutes:

Proximity to Publ ic Transport:

Streetscape / Street Trees /
Amenity

Open Space: 
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The commercial centre 
appeared busy and well used 

by local residents.

The centre is sheltered with 
good vehicle accessibility

House quality is mixed with some 
of the older stock showing signs 

of disrepair

The channelised nature of the 
stream lacks amenity

The centre is well laid out 
with the local swimming pool 

adjacent to the main shopping 
area
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KEY:

COMMUNITY SPACE WITH 
PUBLIC SWIMMING POOL 

COMMERCIAL 
CENTRE WITH A 
GOOD MIX OF 
SHOPS

GOOD 
ACCESSIBILITY TO 
CENTRE BY BUS, CAR 
AND FOOT 

DELANEY PARK 

PUBLIC TRANSPORT / OPEN SPACE / CONNECTIVITY / 
CONSTRAINTS / OPPORTUNITY MAP

EXISTING SUBURBAN 
COMMERCIAL

EXISTING BUSINESS ZONE

RECREATION ZONE

RESIDENTIAL PARCELS WITHIN 400M 
WALKING DISTANCE OF THE STATION / BUS 
STOP

COMMUNITY / SCHOOLS
(DESIGNATED SITES ONLY)
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INTENSIFICATION 
AREAS HAVE BEEN 
LIMITED TO THE 
AREA SHOWN, 
RECOGNISING THE 
SMALLER URBAN 
CATCHMENT OF 
STOKES VALLEY 
COMBINED WITH ITS 
DISTANCE FROM RAIL 
LINES KEY:

12M HIGH, 4 STOREY 
MIXED USE

10M HIGH APARTMENT / 
TOWNHOUSE

SUGGESTED INTENSIFICATION AREA AND POTENTIAL YIELD
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SUBURB DESCRIPTION AND EVALUATION

TAITA
1960
Mix of house types including f lats but l imited inf i l l 
development.   Standalone s ingle storey bungalows 
are common as wel l  as large mult i  unit  blocks
Varied but with wel l  kept yards.   New development 
occurr ing at Farmers Crescent in Pomare.
Lots are typical ly 600m² in s ize with some var iat ion.
A large commercial  area which includes a 
pedestr ian mal l  and the new Walter Nash  recreation 
complex.  A large area of industr ial  bui ldings is 
located on the other s ide of the rai l  l ine.  A smal l 
supermarket and shops are also present.
Train stat ion immediately adjoining the commercial 
area. The area is  also wel l  connected by bus 
services to Hutt CBD.
Some street t rees but not consistent through the 
area.
The new Walter Nash stadium provides a pr imary 
act ive recreation centre for the community.  There 
are l imited parks in the remainder of the area.

EVALUATION OF OPPORTUNITIES AND CONSTRAINTS
There are exist ing examples of mult i  unit  developments which are potent ial ly coming 
to the end of their  design l i fe,  creating an opportunity to intensi fy some res ident ial 
areas.   There appears to be suff ic ient commercial  space avai lable with vacant or 
lower end retai l  off ices v is ible.   There is  good  t ransport connectiv i ty,  but longer t ravel 
t imes to employment dest inat ions.  Open space provis ion is  l imited, but there is  a new 
large recreation centre providing for act iv i ty and community spi r i t .

Transport 
Proximity

Availability 
of land

Character 
Overlays

Commercial 
Centre

School 
Proximity

Amenity 
/ Open 
space

4 1 3 4 2 2

Total Score 16

Approximate age of suburb
Housing Typology:

Qual i ty of Housing Stock:

Typical Lot S ize
Commercial  Area Attr ibutes:

Proximity to Publ ic Transport:

Streetscape / Street Trees /
Amenity

Open Space: 
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The railway station is easily 
accessible although the subway  
could be upgraded to improve 

CPTED issues

Connectivity to Taita is high with 
good road and rail links

The town centre is currently 
being upgraded with large 

footpaths and seating providing 
good opportunities for people 

to gather

The housing stock is generally in 
good condition, albeit getting 

old.

The newly established recreation 
centre is adjacent to the centre 

providing additional amenity.
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to 
Naenae / Epuni

to 
Silverstream / 
Upper Hutt

WALTER NASH 
STADIUM, COMMUNITY CENTRE 
AND LIBRARY

TAITA CENTRAL 
SCHOOL

SMALL HOUSES ON  
LARGE LOTS CLOSE 
TO TRANSPORT 
AND SCHOOLS 
PROVIDING 
OPPORUNITIES FOR 
INTENSIFICATION

SUBURBAN CENTRE 
WITH GOOD 
TRANSPORT LINKS

KEY:

PUBLIC TRANSPORT / OPEN SPACE / CONNECTIVITY / 
CONSTRAINTS / OPPORTUNITY MAP

EXISTING SUBURBAN 
COMMERCIAL

EXISTING BUSINESS ZONE

RECREATION ZONE

RESIDENTIAL PARCELS WITHIN 400M 
WALKING DISTANCE OF THE STATION / BUS 
STOP

COMMUNITY / SCHOOLS
(DESIGNATED SITES ONLY)
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UNDERLYING 
ZONE SAME AS 
NEIGHBOURHOOD 
ZONE

INTENSIFICATION 
AREAS LARGELY 
MIRRORS THE 
400M WALKABLE 
CATCHMENT WITH 
AREAS EXTENDED/ 
REDUCED TO 
ENCOMPASS/AVOID 
ENTIRE BLOCKS

to 
Petone / 

Wellington

to 
Naenae / 
Upper Hutt

KEY:

SCHOOL 

SUGGESTED INTENSIFICATION AREA AND POTENTIAL YIELD

12M HIGH, 4 STOREY 
MIXED USE

10M HIGH APARTMENT / 
TOWNHOUSE
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SUBURB DESCRIPTION AND EVALUATION

WAINUIOMATA
1960
Single storey bungalows with l imited  in f i l l  development 
vis ible.  Future ret i rement accommodation is  planned 
near the town centre.
Mixed standard of qual i ty but largely unmodif ied from 
the or iginal dwel l ing
Typical ly 800m² in area with the houses occupying a 
smal l  percentage of the s ize
A large commercial  area which includes a mal l  and 
big box retai l .   A large area of industr ial  bui ldings is 
located on the other s ide of the rai l  l ine.  Has a smal l 
supermarket.
Bus routes through to CBD and Petone.  No access to 
t rain.
Wel l  serviced by open space close to the commercial 
centre.
There is  a good array of parks and open space around 
the town centre and to the per iphery of the suburb 
there is  a wide range of walk ing tracks and outdoor 
act iv i t ies.

EVALUATION OF OPPORTUNITIES AND CONSTRAINTS
Wainuiomata is  unique from other suburbs in that i t  i s  a standalone sett lement in i ts 
own r ight and needs to be self-suff ic ient to minimise tr ips over the hi l l  for  day-to-day 
needs.  There is  al ready suff ic ient commercial  space avai lable and plans for future 
strengthening of the town centre with the planned ret i rement vi l lage and community 
faci l i t ies,  but current lack of development within the mal l  precinct. 

Transport 
Proximity

Availability 
of land

Character 
Overlays

Commercial 
Centre

School 
Proximity

Amenity 
/ Open 
space

1 2 3 4 2 3

Total Score 15

Approximate age of suburb
Housing Typology:

Qual i ty of Housing Stock:

Typical Lot S ize:

Commercial  Area Attr ibutes:

Proximity to Publ ic Transport:

Streetscape / Street Trees /
Amenity

Open Space: 
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Housing stock varies within 
Wainuiomata.  This house is only 

100 m from the town centre and 
is on a large section

The town centre is easily 
accessible by car and foot

There is a variety of shops in 
the centre with a strong street 

frontage

The carpark by the mall is a low 
amenity area and legibility is not 

good

Wainuiomata is served by 
large roads which provide 

good vehicle connectivity but 
tend to make pedestrian trips 

uninteresting
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to Petone / CBD

FREDERICK WISE
PARK

A LARGE, INWARD 
FACING COMMERCIAL 
AREA WITH LARGE 
AMOUNTS OF SURFACE 
CARPARKING

FINER GRAIN RETAIL 
WITH A GOOD 
RELATIONSHIP TO 
QUEEN STREET AND 
THE ADJACENT OPEN 
SPACE

PUBLIC OPEN SPACE 
WITH COMMUNITY 
LIBRARY

KEY:

PUBLIC TRANSPORT / OPEN SPACE / CONNECTIVITY / 
CONSTRAINTS / OPPORTUNITY MAP

EXISTING SUBURBAN 
COMMERCIAL

EXISTING BUSINESS ZONE

RECREATION ZONE

RESIDENTIAL PARCELS 
WITHIN 400M WALKING 
DISTANCE OF THE STATION 
/ BUS STOP
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INTENSIFICATION 
AREAS LARGELY 
MIRRORS THE 
400M WALKABLE 
CATCHMENT WITH 
AREAS EXTENDED/ 
REDUCED TO 
ENCOMPASS/AVOID 
ENTIRE BLOCKS

12M HIGH, 4 STOREY 
MIXED USE

10M HIGH APARTMENT / 
TOWNHOUSE

SUGGESTED INTENSIFICATION AREA AND POTENTIAL YIELD

KEY: 12M HIGH, 4 STOREY 
MIXED USE

10M HIGH APARTMENT / 
TOWNHOUSE
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SUBURB DESCRIPTION AND EVALUATION

WATERLOO
1950
Single and two storey standalone dwel l ings as wel l  as 
terraces and duplexes.   Some inf i l l  development has been 
completed.
General ly of a high qual i ty with houses having undergone 
renovations and extensions.
450-750m², inf i l l  development occurr ing with houses being 
constructed in the rear yard of larger sect ions.
A smal l  commercial  area, including a four square, butcher 
and al l  necessary community facult ies required for a vi l lage,  
which includes a central  town square.  Close proximity to 
the rai lway stat ion and school.  On the western s ide there is  a 
smal l  offer ing of convenience store and shops. 
Train stat ion immediately adjoining the commercial  area, 
the remaining res ident ial  area is  wel l  serviced by bus routes 
along Waiwhetu road with feeder services along r ivers ide 
dr ive, along to Water loo Road. Bus routes l ink in with rai lway 
stat ion t imetables. 
A number of t ree l ined streets with wel l  establ ished trees, 
including large pohutukawas. Smal l  town square and 
the pr imary school i s  located immediately behind the 
commercial  area.
Water loo has l imited pocket parks on each s ide of the 
rai lway tracks.  However,  there are a number of schools in the 
area which also have playgrounds and f ields at the edges of 
school grounds and are avai lable to the publ ic to use. The 
pr imary open space reserve is  the stream along Rivers ide 
Dr ive. Te Whit i  Park is  also nearby the suburb.

EVALUATION OF OPPORTUNITIES AND CONSTRAINTS
Water loo scores highly in terms of al l  aspects,  being wel l  served by a smal l  commercial 
centre, schools and train stat ion.  Some inf i l l  development has occurred but could be 
incorporated into the exist ing character without a loss of amenity.   The commercial 
centre could be developed further,  support ing the centre with further res ident ial 
development above retai l  which is  s i tuated here due to good access to community 
faci l i t ies and the commercial  centre and also wel l  s i tuated to the Hutt CBD and the 
rai l  t ransport hub in the Hutt Val ley. 

Transport 
Proximity

Availability 
of land

Character 
Overlays

Commercial 
Centre

School 
Proximity

Amenity 
/ Open 
space

4 1 3 3 3 3

Total Score 17

Approximate age of suburb
Housing Typology:

Qual i ty of Housing Stock:

Typical Lot S ize:

Commercial  Area Attr ibutes:

Proximity to Publ ic Transport:

Streetscape / Street Trees /
Amenity

Open Space: 
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There is a small set of shops on 
the western/CBD side of the 

railway line also

Waterloo is well services by 
buses  with a direct link into the 

CBD

There is a good mix of shops pro-
viding a variety of services

The commercial area has a 
strong relationship with the 

railway station and has well 
positioned public space

the commercial centre is 
small, but with a full array of 

shops/services required for the 
community. 
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to 
Petone / 

Wellington

to 
CBD

to 
Epuni / Naenae

to 
Epuni / Taita

MAJOR 
TRANSPORT HUB

A SMALL 
COMMERCIAL 
CENTRE SERVING THE 
NEIGHBOURHOOD 
WITH A GOOD LAYOUT 
FOR INTENSIFICATION 
- GOOD PUBLIC 
TRANSPORT LINKS AND 
SCHOOLS

WATERLOO SCHOOL

KEY:

PUBLIC TRANSPORT / OPEN SPACE / CONNECTIVITY / 
CONSTRAINTS / OPPORTUNITY MAP

EXISTING SUBURBAN 
COMMERCIAL

RECREATION ZONE

RESIDENTIAL PARCELS 
WITHIN 400M WALKING 
DISTANCE OF THE 
STATION / BUS STOP

TREE LINED STREETS 

COMMUNITY / SCHOOLS
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INTENSIFICATION 
AREAS LARGELY 
MIRRORS THE 
400M WALKABLE 
CATCHMENT WITH 
AREAS EXTENDED/ 
REDUCED TO 
ENCOMPASS/AVOID 
ENTIRE BLOCKS

to 
Petone / 

Wellington

to 
Naenae / 
Upper Hutt

KEY:

12M HIGH, 4 STOREY 
MIXED USE

10M HIGH APARTMENT / 
TOWNHOUSE

SUGGESTED INTENSIFICATION AREA AND POTENTIAL YIELD

145HUTT CITY / PLANING FOR THE FUTURE



SUBURB DESCRIPTION AND EVALUATION

WOBURN / WAIWHETU
1930-40
A mix of s ingle and two storey dwel l ings.    A large number of terrace 
houses and medium density dwel l ings present along with inf i l l  housing. A 
large number of new stand alone housing has been bui l t  as the Kiwirai l 
repair  yard land has been sold off  though Leighton Avenue and Mandel 
Mews. A new greenf ield development has also been developed at the 
former Waiwhetu School s i te.
A mix of qual i t ies with much of the exist ing pr ivately held housing being  
renovated.  New development that has not been inf i l l  has pr imari ly been 
tradit ional new bui ld housing, at s ingle level.  The s i te on Ludlam Crescent is 
one of the few s i tes that has recently been developed to 2 storeys,  where  
larger executive homes have been bui l t  on smal l  sect ion s izes.
Var ies greatly with a number of the ex-state houses being subdivided off 
onto their  own sect ions.  These lots can be as smal l  as 170m² but 500m² 
sect ions are also common.
A smal l  commercial  area by the Woburn rai lway stat ion that extends 
to Waiwhetu Road. The are has had recent investment of addit ional 
commercial  act iv i ty with a new community supermarket and takeaway 
store and refurbishment of some shops. Street amenity is  l imited but 
provides commercial  offer ing that is  suited to pass ing vehicle t raff ic and 
walkable and bike-able for exist ing Waiwhetu community. 
Woburn Stat ion is  immediately adjacent to the area and the bus routes to 
Lower Hutt CBD are on Ludlam Crescent and Waiwhetu road.
Street t rees and wel l  establ ished pohutukawas are common on 
neighbourhood streets.  Mid-block streets have high levels of amenity, 
including Ludlam Crescent.  Waiwhetu Road and Whitel ines East Road has 
mixed levels of amenity.
Waiwhetu/Woburn has a number of pocket parks around medium density 
housing already present.  There is  also a large area of open space on 
Ludlam Crescent and along Waiwhetu Stream. Te Whit i  Park also provides 
a large area of open space and the schools in the suburb ,  both pr ivate 
and publ ic have playground equipment and access to f ie lds open to the 
publ ic.

EVALUATION OF OPPORTUNITIES AND CONSTRAINTS
Woburn/Waiwhetu has the potent ial  for intensi f icat ion with exist ing higher density development 
present,  some of which requires repair  work.   I t  i s  wel l  served  by a smal l  commercial  area and 
a nearby train stat ion.  This  can be further enhanced by providing for l imited encouragement of 
mixed use to st rengthen the location of this  commercial  centre and support regenerat ion of medium 
density housing that is  al ready present.  There are also mult iple pr imary schools within a 15minute 
walk ing distance and good access to publ ic parks and high frequency publ ic t ransport. 

Transport 
Proximity

Availability 
of land

Character 
Overlays

Commercial 
Centre

School 
Proximity

Amenity 
/ Open 
space

4 2 2 3 2 2

Total Score 15

Approximate age of suburb
Housing Typology:

Qual i ty of Housing Stock:

Typical Lot S ize:

Commercial  Area Attr ibutes:

Proximity to Publ ic Transport:

Streetscape / Street Trees /
Amenity

Open Space: 
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Access to the railway station is 
good with two large bridges at 

either end of the platform

There is a mix of housing styles 
including some higher density 

townhouses

It has a small commercial area 
including a  small supermarket

Higher density housing is not 
uncommon in Woburn

Streets in the area are generally 
in a good condition with space 

available to improve the 
pedestrian environment
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Moera

to 
Waterloo

A SMALL 
COMMERCIAL CENTRE 
WITH A SUPERVALUE 
SUPERMARKET

OLDER STYLE, HIGHER 
DENSITY HOUSING

OLDER STYLE, HIGHER 
DENSITY HOUSING

KEY:

PUBLIC TRANSPORT / OPEN SPACE / CONNECTIVITY / 
CONSTRAINTS / OPPORTUNITY MAP

EXISTING SUBURBAN 
COMMERCIAL

EXISTING BUSINESS ZONE

RECREATION ZONE

TREE LINED STREETS 

COMMUNITY / SCHOOLS

RESIDENTIAL PARCELS WITHIN 400M 
WALKING DISTANCE OF THE STATION / BUS 
STOP
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INTENSIFICATION 
AREAS LARGELY 
MIRRORS THE 
400M WALKABLE 
CATCHMENT WITH 
AREAS EXTENDED/ 
REDUCED TO 
ENCOMPASS/AVOID 
ENTIRE BLOCKS

THE EXTENT OF 
INTENSIFICATION 
HAS BEEN LIMITED IN 
THIS DIRECTION TO 
AVOID STREETS WITH 
GOOD EXISTING 
AMENITY AND 
SPECIAL CHARACTER 
AREAS

KEY:

12M HIGH, 4 STOREY 
MIXED USE

10M HIGH APARTMENT / 
TOWNHOUSE

SUGGESTED INTENSIFICATION AREA AND POTENTIAL YIELD
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