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The site is also subject to a number of Natural and Coastal Hazard Overlays (Low, Medium and High 
Flood Hazard, Liquefaction Hazard, Medium Coastal Inundation Hazard, Low Tsunami Hazard) and 
the Specified High Trip Generator Exemption Overlay - Ava Station.  

Local Centre Zone 

The Local Centre Zone is intended to apply to medium to large commercial centres and provides for 
a wide range of activities including larger scale activities than the Neighbourhood Centre Zone and 
the Mixed Use Zone. Residential activities and development are expected in the form of apartments 
above ground level. The anticipated urban built development is described as medium or high density 
commercial buildings and intensive public spaces.  

Active Street Frontage Overlay 

The Active Street Frontage Overlay intends to protect frontages on identified streets as attractive 
pedestrian focused environments. 

Specified High Trip Generator Exemption Overlay - Ava Station 

The Specified High Trip Generator Exemption Overlay is defined as means the area shown in the 
planning maps as the Specified High Trip Generator Exemption Overlay’. It applies lower high trip 
generating activity thresholds to identified areas in close proximity to selected railway stations.  

Natural and Coastal Hazard Overlays 

The Natural Hazard and Coastal Hazard provisions apply a risk-based approach that balances 
allowing people and communities to use their property and undertake activities, while also ensuring 
that lives or significant assets are not harmed or lost as a result of a natural hazard event. 

 
Figure 3: PDP Zones, Active Street Frontage Overlay (Source: HCC GIS Viewer) 
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Figure 4: PDP Natural and Coastal Hazard Overlays (Source: HCC GIS Viewer) 

SUBMISSION 

Submission 

This submission seeks changes to the provisions of the Local Centre Zone in general and to the Active 
Street Frontage Overlay provisions in particular. These changes are outlined in more detail in 
Appendix 1 to this submission. 

In summary the proposed objectives, policies, rules and standards of the Local Centre Zone are 
considered to be overly complicated and restrictive.  

The proposed provisions do not provide a clear and precise framework that encourages and enables 
development while managing potential adverse effects as required by higher order legislation (NPS-
UD, RMA). Rather than providing a clear and easy to follow framework that enables development, 
provides certainty and guides decision making, the proposed provisions are overly restrictive, 
detailed and repetitive and thereby create uncertainty and confusion.  

The over-regulating rules and standards are backed by policies and matters of discretion that in 
themselves are confusing and sometimes even irrelevant.  

The proposed framework of the Local Centre Zone (including the Active Street Frontage Overlay) 
has the potential to discourage and deter development, rather than encourage it. The submitter 
does not consider that there is sufficient evidence to justify the proposed level of regulation.  

The intentions of the Specified High Trip Generator Exemption Overlay are acknowledged; however 
it is noted that the relevant provisions in the Transport chapter are not supported by any policies or 
explanations. 
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This submission does not seek to comment on the extent and location or the proposed provisions 
for the Coastal and Natural Hazard overlays that apply to the site. 

DECISION SOUGHT 

Pandion Ltd seek the following decision from Council: 

 Amend the proposed provisions of Local Centre Zone to provide a more enabling and 
effective framework (as outlined in more detail in Appendix 1). 

 Amend the proposed Active Street Frontage provisions to provide for greater flexibility 
while still achieving attractive streetscapes (as outlined in more detail in Appendix 1). 

 Delete the Active Street Frontage C where it applies to the Valentine Street frontage of the 
site at 444 Cuba Street. 

 Any consequential changes or alternative relief required to achieve the intended outcomes 
sought within this submission and to better provide for activities on the submitter’s land. 

 

Yours sincerely,  

 
 
Stephen Cummings 
Pandion Ltd  
Mobile:  
Email: stephen@pandion.co.nz 

 
16 April 2025 
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