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WARD Northern  

 

Having considered the proposal against all the relevant statutory criteria it is recommended by 
the reporting planner that the application be granted consent subject to conditions. The 
reasons for this recommendation are set out in section 11 of this report.  

Note: This report sets out the advice of the reporting planner. This report has yet to be 
considered by the Panel of Commissioners delegated by the Council to determine this 
application. The recommendation is not the decision on this application. A decision will only 
be made after the Commissioners have considered the application and heard the applicant and 
any submitters.  



 
1.0 APPLICATION AND PROPERTY DETAILS  

SITE ADDRESS:   33, 35 & 41 Matakana Valley Road, Matakana   

APPLICANT:         The Walmsley Sheat Family Trust Ltd   

LEGAL DESCRIPTION: Lot 1 DP 318076, Lot 2 DP 48836 and Lot 3 DP 48836  

SITE AREA:  Lot 1 DP 318076  812m² 
Lot 2 DP 48836  1108m² 
Lot 3 DP 48836 

 
1449m²

 

Total                    3369m²     

DISTRICT PLAN: 
ZONING: Rodney District Proposed 

Plan 2000, Operative in Part: 
Residential Medium Intensity     

Other Notations: Matakana Village Sustainable 
Development Plan  

ACTIVITY STATUS: Rodney District Proposed 
Plan 2000, Operative in Part:  

Non - Complying  

Overall: Non  Complying   

SNA: None  

OTHER RELEVANT 
CONSENTS: 

LAN 53751 

 

Consent to 
operate a physiotherapy clinic 
on Lot 1 DP 318076     

CONSENT NOTICES: Consent Notice 5515707.2 
(building restriction relating a 
sewer pipeline within Lot 1)   

 

2.0 BACKGROUND   

S93/94 Decision  

2.1 This application was notified for the following reasons:  

2.1.1 The effects of the proposal, which includes retail facilities, cafe/restaurant and an extended 
physiotherapy clinic, are considered to spread further than just the immediate neighbours and 
business.  It is therefore considered that a wider range of residents in Matakana may be 
affected by the proposal.   

2.1.2 The introduction of the proposed mixed use development may have more than minor effects 
on the character and amenity of the surrounding area, given the anticipated single residential 
use and amenity of the Medium Intensity Residential area to the west of Matakana Valley 
Road.   

2.1.3 The stage 2 development is dependent on the upgrading of the Matakana wastewater 
system.  

2.1.4 The scale of the stage 2 earthworks will involve a volume of between 1150m3 and 1250m3.  
This volume is nearly three times more than the combined permitted volume of 400m3 for Lot 
2 and 3 DP 48836 in terms of the Rodney District Proposed Plan, Operative in Part.  Although 
of a temporary nature (2 

 

3 month period), the earthworks have the potential to adversely 
effect the amenity of the area in terms of noise, dust and vibration from the construction of the 
proposed building.  

2.1.5 A volume of excavated material of approximately between 1150m3 and 1250m3 will be 
removed from Lot  2 and 3 DP 48836, which is extensively more than the combined volume of 
400m3 which may be removed from the site as of right in terms of the  Rodney District 



 
Proposed Plan, Operative in Part.  The removal of the excavated material has the potential to 
create adverse effects in terms of traffic from the exportation of between 1150m3 and 1250m3 

excavated materials from the site, as it will generate approximately 440 heavy vehicle trips to 
and from the properties concerned.  

2.1.6 The redevelopment of the site with a mixed use development comprising 5 retail units, a 
café/restaurant, the extension to the existing physiotherapy clinic on the ground floor and 7 
residential apartments (stages 1 and 2), represents significant additional temporary and 
permanent users of the subject sites, with associated vehicle movements. The use of the 
parking area with loading bay, if fully developed, may also impact adversely on neighbouring 
properties, especially during weekends, when additional traffic is attracted to Matakana from 
the surrounding area.  The traffic movements to and from the subject properties are 
accordingly considered to be more than what is currently been undertaken from the site.  This 
increase may have more than minor effects on the surrounding traffic, especially given the 
anticipated single residential use of the area.  

2.1.7 The proposal has the potential to introduce cumulative effects in the surrounding area.  The 
proposal has the potential to introduce cumulative effects in the surrounding area.  As the 
community hall, a non-residential use, is situated north-west of the subject sites, and as a 
mixed use development will be introduced into the Medium Intensity Residential area, these 
activities have the potential to introduce effects that arise over time or combine and increase 
adverse effects that may already be generated in a locality, such as noise, visual and traffic 
effects.    

Relevant Planning History  

2.2  Consent to operate a physiotherapy clinic on Lot 1 DP 318076 (LAN 53751) was granted on 
13 May 2008.  

3.0 THE PROPOSAL   

3.1 It is proposed to establish and operate a mixed use development comprising 5 retail units, a 
café/restaurant and an extension to the existing physiotherapy clinic on the ground floor with 
7 apartments above.  The development will comprise two, two storey buildings linked by a 
covered walkway.  The applicant has indicated that the buildings will also incorporate a 
covered verandah along the frontage facing Matakana Valley Road and has a staggered 
design with varying setbacks from Matakana Valley Road.  

3.2 The ground floor will comprise retail shops and a café/restaurant.  The proposal further 
involves an extension to the existing physiotherapy clinic in order to provide enhanced patient 
facilities that will include a gymnasium.  The number of consulting room will not increase.  The 
second floor will comprise of six 2 bedroom apartments, as well as one 1 bedroom apartment.  
All apartments will comprise an open plan living/dining room and kitchen with separate 
laundry.  Each apartment will also have a deck located to the front of the building overlooking 
Matakana Valley Road.  

3.3 The development will be constructed in two Stages.  Stage 1 will comprise an extension to the 
existing physiotherapy clinic, retail space and two, two bedroom apartments above.  Access 
to the rear of Stage 1 will be via an upgraded access which serves the physiotherapy clinic.  
The existing car park situated to the rear of the physiotherapy clinic will be extended to 
provide a total of 15 car parking spaces.  Stage 2 will involve the construction of the 
remaining retail space and apartments together with the formation of the remainder of the car 
parking area, access ways and service areas.  The existing two vehicle crossings on Lots 2 
and 3 will be removed and a single new vehicle crossing constructed at the eastern side of 
Lot 3 DP 48836 to serve a one-way access and parking areas (with 50 on-site parking spaces 
and a loading bay) to the rear of the proposed buildings.  An additional 14 car parking spaces 
are also proposed in Matakana Valley Road in front of the proposed buildings.  A 1.8 metre 
close boarded fence is proposed around the side and rear boundaries.  



 
3.4 The following opening hours for the retail units are proposed:   

 
Shops:  8.00am  5.00pm Monday to Sunday.  

 
Café/Restaurant:  7.00am  11.00pm Monday to Sunday 

 
The operating hours of the physiotherapy clinic will be unchanged, and will remain 
between 8.00am  5.00pm Monday to Friday.  

3.5 Certain earthworks will be required.  The only earthworks proposed for the first stage are for 
the formation of the stormwater system below the parking area, the new driveway entrance 
and the foundations of the extended building.  Earthworks in respect of stage 2 will involve 
stripping of topsoil and shaping of the building foundation footprint and pavement sub-grade.  
Earthworks will involve a volume of between 1150m3 and 1250m3, subject to the final design 
of the proposed sub-floor water tank dimensions and street frontage access.  

3.6 The applicant has requested a 10 year consent period due the uncertain economic climate 
and construction costs.    

3.7 A copy of the application as submitted is attached as Attachment A.  It is relevant to note 
that the applicant has revised the scheme plan and architectural drawing after the application 
has been notified.  The amended scheme plan, elevations and 3D images are attached to the 
report as Attachment B.   

4.0 REASONS FOR APPLICATION    

Resource Consent is required for the following reason(s)  

4.1 Rodney District Proposed Plan 2000, Operative in Part   

Land use consent is required as the proposed activity is considered to be a non-complying 
activity under Rule 8.9.2 (Activity table) in the Medium Intensity Residential Area.    

4.1.1 The use of a building as a physiotherapy clinic falls under the definition of a health and 
welfare service as it is a service that relates to the health and welfare of people. Under Rule 
8.9.2, health and welfare services are not provided for specifically, however it is considered 
that the proposal meets the standards for other activities which are provided for as 
discretionary activities under Rule 8.9.4. The extension of the physiotherapy clinic will not 
result in any significant addition to the existing activity as the clinic will continue to accord with 
the standards for other activities.  The extension of the clinic is therefore considered to be a 
Discretionary Activity.  

4.1.2 Under the activity table found in Rule 8.9.2, any activity not listed in the activity table is 
considered to be a Non-Complying Activity.  As the activity table does not provide for the retail 
units as proposed, and as retail sales are specifically excluded from the standards for other 
activities , this aspect of the proposal is considered a Non-Complying Activity.    

4.1.3 Under the activity table found in Rule 8.9.2, no provision is made for a restaurant, and due to 
the proposed operation hours of the café/restaurant, it will not achieve compliance with the 
standards for other activities .  This aspect of the proposal is regarded a Non-Complying 
Activity.  In terms of the Rodney District Proposed Plan, Operative in Part, Restaurant means 
any premises on or in which meals are primarily and regularly supplied for consumption on 
the premises with or without liquor and includes a tea room, coffee bar and fast food 
restaurant but excludes Drive-Through Activities.  

4.1.4 Under the activity table found in Rule 8.9.2, the erection of a single household unit per site is 
a permitted activity.  Integrated Residential Development, at a standard of not less than 
450m² site areas per household unit on sites meeting the standards in Rule 8.9.3.1, and 
where the development complies with the development controls, is considered to be a 
Restricted Discretionary Activity.  

4.1.5 The proposal involves the erection of between 2 and 3 apartments per site.  The form of the 
development, while there are similarities to an integrated residential development, is different 
to the proposal as a commercial component is incorporated with the residential development.  
The construction of the residential units is regarded to be a Non-Complying Activity.

  

The 
building, in addition, does further not comply with the front yard 6m setback requirement. 



 
4.1.6 Under the activity table found in Rule 8.9.2, a volume of 200m3 earthworks is permitted.  As 

earthworks in respect of Stage 2 of between 1150m3 and 1250m3 are proposed this is 
considered to be a Restricted Discretionary Activity.

   
4.1.7 In terms of Rule 18.10.3 earthworks shall not involve unretained filling within 2 metres of a 

site boundary, or excavation or filling that intercepts a line drawn at 1 vertical to 2 horizontal 
from the ground level at a site boundary, or excavation that intercepts a line drawn at 1 
vertical to 2 horizontal from the ground level above a Council service line.  As the proposed 
water tanks will be erected above an existing wastewater reticulation and rising main, this 
aspect of the application is considered a Restricted Discretionary Activity.  

4.1.8 In terms of Rule 21.10.2.1, every owner or occupier who establishes an activity on a site, 
changes the activity on, or in any land or building on any site, or constructs, substantially 
reconstruction, alters or adds to a building on any site, shall make provision for vehicles used 
in conjunction with the site.  In this regard, Appendix 21B of the Rodney District Plan 2000, 
Operative in Part, outlines the number of car parking spaces that are required to be provided 
for certain activities.  As a parking shortage of 10 on site parking space will occur, this aspect 
of the proposal is considered to be a Restricted Discretionary Activity.  

4.1.9 In terms of Rule 21.10.4 of the Rodney District Proposed Plan, Operative in Part, a two lane 
access is required where it serves 10 or more parking spaces.  Non compliance with this 
requirement is considered to be a Restricted Discretionary Activity.  As the entrance and exist 
to the proposed parking area will only be single lane, consent is required for a Restricted 
Discretionary Activity.  

Overall the application is a Non-Complying Activity.   

4.2 SITE DESCRIPTION   

4.2.1 Surrounding area

 

The subject properties are located on the south western side of Matakana Valley Road.  The 
area has a mixed use character, with a number of commercial and industrial activities which 
are established on the properties to the north east of Matakana Valley Road, opposite the 
subject sites.  The area to the south and southwest is mainly a Medium Intensity residential 
area.  A mixed commercial development is situated on the opposite side of the road and 
includes Matakana Patisserie, Matakana Butchers, ITM Building Supplies and Matakana 
Automotives.  The Matakana community hall is located immediately to the north west of the 
site.  

4.2.2 Site Description

 

The subject sites contain two residential properties and the established and approved 
physiotherapy clinic.  The buildings, as indicated by the applicant, are bungalow-styled, single 
level buildings constructed in a variety of materials including brick and tile.  The three sites 
are generally flat and contain gardens to the front and rear, with screen fencing and hedging 
forming limited sections of the respective boundaries.  The sites have a combined area of 
3369m².  



  

Aerial photo of the subject properties and surrounding area.    

4.2.3 There are no restrictions or limitations listed in the Certificate of Title for Lot 2 DP 48836, 
while Lot 3 DP 48836 is subject to a fencing agreement as stated in Transfer 659831.  Lot 1 
DP 318076 is subject to Consent Notice 5515707.2 This consent notice relates to certain 
building restriction in which it is stated that no building shall be erected over or within one 
metre of the alignment of the sewer pipelines within Lot 1 prior to the consent of the Council.     

5.0  NOTIFICATION AND SUBMISSIONS  

5.1 Notification   

The application was notified on 23 July 2009 and submissions closed on 21 August 2009. A 
summary of the submissions is set out below. A full copy of the submissions is attached as 
Attachment C.  

5.2 Submissions  

A total of five submissions were received by the close of the submission period. Of these 
three opposed the application. One has not specifically indicated support or opposition to the 
proposal, while one supported the application.   

5.3 Late Submission   

A letter from the Matakana Community Group was received on 23 October 2009, in which it is 
stated that the group would like to make a submission and would like to be heard at the 
hearing.  Certain statements were made in respect of the Matakana Sustainable Development 
Plan process, but it was not indicated if the group is for or against the development.  

5.4 Written consents  

No written consents have been provided.  

Lot 1 DP 318076

 

Community 
Hall

 
Matakana 

Valley Road

 

Mix-use 
commercial & light 
industrial activities 

Lot 2 DP 48836

 

Lot 3 DP 48836

 



 
GROUPS  

Name Address Main Concerns Relief Sought Wish to  
be heard 

Lisa Capes on 
behalf of Brick Bay 
Investment Trust. 

2 Matakana Valley 
Road 

 
Adverse effects of the 
proposal on the residential 
amenity in the area, with 
specific reference to the 
effects of the restaurant 
with opening hours at 
night time. 

   

Erosion of medium 
intensity residential land 
resource available for 
village. 

  

The proposed staged 
development could 
potentially allow for 
metamorphosis of the 
consent over time. 

  

The proposal will have 
negative effects on the 
structure of the village as 
two commercial nodes will  
be developed in the 
village. 

  

The submission is not 
based on trade 
competition. 

    
Refuse 
application 

Yes 

Penny Shelbourne 
and Tim Smyth 

234 Matakana Valley 
Road, Matakana 

 

The proposal is important 
to the village as it has 
potential effects on a large 
number of surrounding 
residents plus the many 
people that work, shop 
and recreate in the village. 

   

The development should 
be of a high quality of 
architecture and 
landscaping, consistent 
with that of the new 
cinema and shopping 
complex.  

  

The proposal has not 
been well publicised within 
the local community. 

  

Vehicle and pedestrian 
traffic, carparking, 
stormwater drainage and 
wastewater disposal is a 
key village concern. 

  

Neutral Yes  



 
Name Address Main Concerns Relief Sought Wish to  

be heard 
Graham F 
McKenzie & Ellen 
S Glazer 

1074 Leigh Road 

 
Question the integrity of 
planning processes if 
major changes don t 
require further 
consultation with the 
community. 

  
Other suitable land is 
available for further 
development. 

  

A significant percentage of 
business in Matakana is 
struggling and it is not 
appropriate to encourage 
further development at 
this stage. 

  

Were under the 
impression that the 
extension of the physio 
clinic would be for a 
Pilates studio.  If this is 
true it seems more that an 
upgrade of the Matakana 
Hall be considered.   

  
Refuse the 
application. 

No 

Philip and Ella 
Guy 

10 Torea Road, 
Matakana 

 

Are near neighbours, with 
property approximately 
20m from the corner of the 
southern boundary. 

  

Purchased their property 
with the understanding 
that the area to the north 
was zoned Residential 
Medium Intensity. 

   

The proposal is contrary 
to what was discussed 
and considered during the 
Matakana Sustainability 
Development Planning 
evenings. 

  

Would not have 
purchased their property if 
it was known that such a 
development as this was 
to be considered. 

   

Increase in traffic, with a 
lack of parking facilities 
and pedestrian sidewalks. 

  

Inadequate wastewater 
system. 

  

Noise effects - engines 
and reversing alarms and 
smell of fumes as delivery 
trucks service the retail 
units and skips are 
emptied. 

     

Refuse the 
application. 

Yes 



 
Name Address Main Concerns Relief Sought Wish to  

be heard 

 
The existing green and 
pleasant space with trees 
and a scale in keeping 
with this part of the village 
will be transformed into a 
sea of concrete, buildings 
and carparking. 

  
The side yards are not 
complied with as they 
contain carparking. 

  

Fears are expressed that 
the development may be 
sold to another party who 
may increase the intensity 
of the development in 
future. 

  

Matakana will lose some 
of its character and 
identity.  

  

Hanna Edwards 
(Active 
Physiotherapy) 

33 Matakana Valley 
Road 

The proposal will bring benefits to 
the existing Physiotherapy Clinic.  
And create more job 
opportunities. 

 

Approve 
application 

Yes 

    

Locality of properties of closest submitters    

6.0 PRE HEARING MEETING   

No pre hearing meeting has been held.  

Brick Bay Investment Trust

 

Penelope Shelbourne 
and Tim Smyth

 

Phillip and Ella Guy

 

Active Living 
Physiotherapy

 



 
6.1 REPORTS FROM OTHER OFFICERS/DEPARTMENTS/CONSULTANTS  

Reports and/or comments have been received from the persons with respect to this 
application:  

(1) Comments from Traffic Engineer, David Mitchell (see Attachment D) 
(2) Comments from Strategy and Policy Planner, Sarah Gathercole (see Attachment E) 
(3) Development Engineer s report from Cameron Ure (see Attachment F)   

7.0 STATUTORY ASSESSMENT  

7.1 The Act requires for all applications for resource consent that subject to Part 2 of the Act, the 
Council must have regard to the matters set out in section 104 of the Act.  

7.2 Section 104 (2) of the Act states that the Council may disregard an adverse effect of the 
activity on the environment if the plan permits an activity with that effect. The permitted 
baseline of effects will therefore be assessed prior to the assessment in terms of section 104 
(1) of the Act.  

7.3 Following the section 104 (1) assessment an assessment will be made in terms of sections 
104 B and 104D, as applicable, and Part 2 of the Act.   

8.0 SECTION 104 ASSESSMENT  

8.1 Permitted Activities Assessment/Existing Environment  

As indicated above, the subject sites contain two residential properties and the established 
and approved physiotherapy clinic with car park for 8 cars.  The buildings, as indicated by the 
applicant, are bungalow-styled, single level buildings constructed in a variety of materials 
including brick and tile.  The three sites are generally flat and contain gardens to the front and 
rear, with screen fencing and hedging forming limited sections of the respective boundaries.   
The sites have a combined area of 3369m².  The surrounding area has a mixed use 
character, with a number of commercial and industrial activities which are established on the 
properties to the north-east of Matakana Valley Road, opposite the subject sites.  The 
Matakana community hall is situated on the property directly to the north (Lot 1 DP 46972).  
The area to the south and southwest is mainly a Medium Intensity residential area.  

8.2 Unimplemented Consents   

There are no unimplemented consents for the subject sites.  

8.3 Activities Permitted by the Plan  

8.3.1 The permitted baseline in respect of Lot 1 is the existing approved physiotherapy clinic. 

In addition to the above, the permitted baseline is the use of the sites for residential activities. 
The following activities may be undertaken on the site as of right: 

 

Boarding House, Homestay, Hostel or Private Hotel accommodating not more than 
10 persons 

 

Childcare facilities for not more than 10 children 

 

Homes for the aged accommodating not more than 10 persons 

 

Home occupations   

Earthworks are limited to a volume of excavation or deposition of topsoil, spoil or soil up to 
200m³.  



 
8.4 Section 104(1) (a) Any Actual and Potential Effects on the Environment of Allowing the 

Activity.   

Section 3 of the Act states that the term effect includes any positive or adverse effect; 
temporary or permanent effect; past, present, or future effect; any cumulative effect and 
potential effects.   

The application is assessed against the following actual and potential effects on the 
environment that may result from the proposal:   

8.4.1 Character and visual effects  

The subject properties are situated in an area characterised by mixed land uses.  As indicated 
on the zoning map below, the area to the south-west of Matakana Valley Road is zoned as a 
Medium Intensity Residential zone, with the exception of a portion of the Village Heart zone 
situated at the corner of Matakana Valley Road and Matakana Road, which is zoned for 
Mixed Business purposes in terms of the Rodney District Proposed Plan 2000, Operative in 
Part.  An approved physiotherapy clinic is situated on one of the subject lots, with the 
Matakana community hall located directly to the north of the physiotherapy clinic.  The 
property to the south of Lot 3 DP 48836 is currently vacant.  Commercial and industrial 
activities are situated on the properties the north-east of the Matakana Valley Road, as 
described above.  The Matakana Village Centre is situated in close proximity, approximately 
140 metres and within walking distance to the south east of the subject sites.   

 

Extract from the zoning map  

The proposed buildings have been designed to comply with the development controls 
applicable to the Medium Intensity Residential Zone, with the exception of the front yard 
requirement.  The proposed buildings will therefore have a domestic scale.  In this regard it 
should be noted that the proposed buildings will be constructed within the 9 metre height 
restriction, and will have coverage of 26%, which is within the 35% requirement for the zone.    

The proposal represents a good mix of commercial and residential activities which is 
consistent with the surrounding land use activities as described above, and will form a 
suitable buffer and transition zone between the commercial properties to the north-east of 
Matakana Valley Road, and the Medium Intensity residential area to the south and south-
west.  This will further result in the sensitive and suitable transition of land use from the 
commercial area to the north east of Matakana Valley Road to the Medium Intensity 
Residential area to the south and south-west.  A residential component (7 apartments) will 
further be retained on the development site. 

Mixed business 
& light industrial 

areas 

Residential 
Medium  Intensity 

areas 

Torea Road

 

Application sites 



  
Given the existing character of the surrounding area with a mix of land uses as described 
above, as well as the close proximity of the properties concerned to the Matakana Heart and 
Service Zones as demarcated in terms of the Matakana Village Sustainable Development 
Plan (extract of plan attached below), it is agreed with the applicant that the mix use 
development as proposed will be consistent with the commercial centre of Matakana and that 
the provision of the residential accommodation above the commercial units will ensure that 
the overall development is compatible with the residential character and amenity values 
expected in the Residential Zone.  

It is the expectation that the subject properties be utilised for Medium Residential Use, which 
may include the approved physiotherapy clinic.  As indicated in section 8.3, the individual 
sites may as of right be developed with a boarding house, homestay, hostel or private hotel, 
home for the aged or child care facility, all accommodating no more than 10 persons.  Given 
this permitted baseline, and given the domestic scale of the proposal as described above, it is 
considered that the proposal compares suitably with the permitted development on the 
subject sites.  

 

Matakana Village Sustainable Development Plan   

After input from the Council Urban Design and Development Manager, and in order to 
address some of the concerns raised by the various submitters, the applicant has revised the 
scheme plan and architectural drawings submitted with the application.  The stage 2 building 
has been setback an additional 2.8m (it is now proposed approximately between 3.3 metre 
and 8.8 metres from Matakana Valley Road) to allow for more planting of significant trees 
along the street front.  A full 2m planting strip around most of the side and rear boundaries 
has also been provided, as well as more planting in the carpark.  This would allow for more 
attractive sight lines along key vistas.  The rubbish skips have also been moved away from 
the rear boundary, and the loading bay is now provided in the area that abuts the community 
hall.     

The proposed building is positioned away from the residential properties to the south and 
east, while the proposed parking area will be well screened by a 1.8 metre high acoustic 
fence and proposed landscaping trees.  Additional landscaping and trees are proposed in 
front of the development along Matakana Valley Road.  This is clearly illustrated on the 
revised scheme plan and 3D images attached to the report as Attachment B.  This will be an 
improvement to the existing streetscape along this section of Matakana Valley Road.  The 
proposed landscaping and landscape planting will furthermore soften the visual impact of the 
Matakana community hall, if viewed from Matakana Valley Road by pedestrians and motorists 
travelling in a north-western direction.  
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The Council s Urban Design and Development Manager is generally satisfied with the design 
outcome, as indicated on the revised scheme plan and architectural drawings, but still has 
concerns about the visual appearance of the building at the  north-west corner of the site 
(stage 1 building).  Unlike stage 2, it has a number of elements that create an appearance of 
weight and bulk.  For example, the west elevation indicates that it will be clad with 
weatherboard, but the perspective suggests a smooth possibly concrete or rendered surface.  
This accentuates the appearance of a smooth unarticulated wall and hence the appearance 
of weight. Because the building has no frontage setback, it cannot be softened by 
landscaping like the rest of the development and it is considered that there is a need for 
changes to the verandah, similar to the other parts of the development and possibly some 
other treatment on the western façade to improve articulation and an appearance of light, 
shade and texture.  Note that the formal comments of the Manager Urban Design and 
Development on the revised drawings will be available at the hearing.  

In addition to the above, the applicant has indicated that the proposed buildings have been 
designed to integrate with the existing commercial development in the area.  The car parking 
has been provided at the rear of the building to ensure that the building has strong visual 
presence and a direct relationship with the street.  The building will screen the car park from 
the street, and a 1.8 metre acoustics fence and additional landscape planting proposed will 
further screen the car park from the abutting residential properties to the south and west.    

It is further relevant to note, as indicated by the applicant that while a part of the building will 
be erected up to the street boundary, the buildings will incorporate a staggered setback as the 
stage 2 building will be setback approximately 5.6 metres from Matakana Valley Road.  The 
covered verandah proposed will also reflect the design and appearance of the existing retail 
development in Matakana Village.  This staggered setback proposed, together with the 
landscaping and landscape planting, will have positive effects on the streetscape as indicated 
above.    

The proposed building has been placed on the site in such a way that the main activities will 
front onto Matakana Valley Road, towards the existing commercial and industrial areas.  The 
building will also have a domestic scale as it will comply with the development controls 
applicable to the Residential Medium Intensity Zone (including the 9 metre height and 35% 
coverage requirements), with the exception of the front yard requirement of 6 metres as a 
portion of the stage 1 building (physiotherapy clinic) will be situated on the street boundary, 
while the retail section will be set back approximately 3 metres from the street boundary.  The 
stage 2 building will be set back between 3.5 and 8.8 metres from Matakana Valley Road.    

Some visual effects will be created during the earthworks phase of the project.   These effects 
will however, be temporary.  It is relevant to note that the landform, after completion of the 
construction activities, will be largely as it is at present and predominantly flat.  

Given the above, it is considered that the proposal will be consistent with the character of the 
surrounding area and will further introduce suitable landscaping elements which will improve 
the general streetscape of Matakana Valley Road.   It is therefore considered that the visual 
effect of the development within the surrounding area will be no more than minor.  

8.4.2 Amenity, Noise/Vibration and Privacy  

As indicated above, the subject sites are located opposite a mixed commercial development, 
which is situated within the Matakana Village Service zone as demarcated in terms of the 
Matakana Village Sustainable Development Plan.  Only two Residential Medium Intensity 
zoned lots abut the subject sites, namely Lot 2 DP 318076 to the west, and Lot 2 DP 318076 
to the south.  Lot 2 DP 318076 is 1.8355ha in extent, while Lot 2 DP 338735 is 1001m² in 
extent.  Lot 2 DP 318076 is developed with a dwelling house, approximately 25m from the 
physiotherapy clinic, and situated behind the community hall.  Lot 2 DP 338735 is a vacant 
metalled site, which forms part of the Matakana Heart Zone in the Sustainable Development 
Plan, where a mix of business/tourism activities with residential uses is anticipated.  

The adverse effects on residential properties will be the greatest during early morning or in 
the evening as residents of the apartments will depart to their work place, and as occupiers of 
the retail components and physiotherapy clinic arrive at their work place during the morning 
time.  Residents will return to their apartments after 5pm, while occupiers of the retail 
components and physiotherapy clinic will return to their homes after a day s work.  The 



 
proposed hours of operation of the physiotherapy clinic and shops (8am to 5pm) will aid in 
mitigating effects during this periods.   

The café/restaurant will have extended hours of operation. This facility will however be 
fronting onto Matakana Valley Road, away from the residential properties located to the south 
and south-west. The café/restaurant will further be situated in the centre of the stage 2 
development and will have a limited floor and seating area of approximately 100m² 
(approximately 40 patrons).  This will minimise adverse effects relating to noise generation 
and privacy.   In this regard it is also relevant to note that night time customers will be likely to 
park their vehicles in the parking area in front of the development, where 14 parking spaces 
are proposed.  The 14 spaces are regarded sufficient for the 100m2 café/restaurant, as the 
District Plan Requirements requires 12 spaces for this activity.  The proposed residential 
activities (which include the proposed living and balcony areas) will also front onto Matakana 
Valley Road, away from the residential area to the south and south-west.  The units are also 
situated approximately 12 metres from the south-west boundary and it is considered that 
these units will have no more than minor effects on the privacy of the abutting residential 
properties.  

It is further relevant to note that the applicant will be required to comply with the relevant noise 
restrictions listed in the Rodney District Proposed Plan 2000, Operative in Part.  The car park 
will also incorporate a 1.8 metre high acoustics fence which will result in the minimising of the 
noise effects on the residential properties to the south and south-west. This will also screen 
the car park area from these properties.  In addition to this, a 2 metre strip along the proposed 
fence along the rear side boundaries is proposed to be planted with appropriate vegetation, 
which will further soften the effect of the fence and improve the general amenity value of the 
property.  A suitable noise condition in respect of the operation of the mixed use centre has 
been imposed as a condition of approval.   

In terms of parking, the Council s Transportation Engineer (David Mitchell) has advised that 
the number of spaces proposed is sufficient to meet the needs of the activity.  As the car park 
area will be screened and sufficiently landscaped, it is considered that the proposal will not 
adversely affect the health, safety or amenity values of people in the surrounding 
environment.    

On-site amenity will be improved by the proposal, as indicated above, as the proposal will 
result in an integrated, architectural designed development, with ample elements such as 
landscaping, landscape planting, canopies and verandahs to enable a pedestrian friendly 
area along the street frontage.  As indicated by the applicant, the arrangement of the buildings 
on-site will provide connections between the proposed activities on the site, and the activities 
within the commercial centre of Matakana.    

In terms of the construction phase, the construction activities and earthworks may affect the 
amenity of the area in terms of noise, dust and vibration. As the construction effects of the 
earthworks will be temporary and recede upon completion of the works, these effects will be 
of a temporary nature.  In this regard it should be noted that it has been indicated by the 
applicant that the stage 1 earthworks will have a duration of 1 month, and the stage 2 
earthworks a duration of 2-3 months.  Suitable conditions are proposed to mitigate any 
adverse effects relating to noise, dust and vibration.    

Given the above, it is considered that the effects of the proposal on the amenity values on the 
surrounding area will be no more than minor.    

8.4.3 Traffic Effects    

The applicant has indicated that the proposal will generate traffic movements that are within 
the capacity of the surrounding roading network.  It has further been indicated that Matakana 
Valley Road is sealed to a 6 metre width and is a collector road, and that the road, where it 
abuts the subject site, comprises a straight alignment and affords good visibility in both 
directions.    

Stage 1 and 2 vehicles will enter the development in the south-eastern corner of Lot 3.  The 
exit will be the existing entrance/exit of the physiotherapy clinic.  The entrance and exit will 
only be a single lane.  In this regard it should be noted that, in terms of Rule 21.10.4 of the 
Rodney District Proposed Plan, Operative in Part, a two lane access is required where it 
serves 10 or more parking spaces.  In terms of parking, 50 spaces are provided on-site.  A 



 
further 14 spaces are proposed in front of the development along Matakana Valley Road.  In 
respect of Stage 1, as in the case of the total development, a one lane vehicle entrance is 
proposed in the north-eastern corner of Lot 1.  As for the total development, the stage 1 exit 
will be the existing entrance/exit of the physiotherapy clinic.  A total of 14 parking spaces and 
1 disabled parking space will be provided on-site for the stage 1 development.   

Parking must be provided at the following ratio in terms if the District Plan requirements:  

Use District Plan 
Requirement 

Details Car parks 
required 

Physiotherapy 
clinic 

5 for every one 
health consultant 
and 3 for the rooms 
for each subsequent 
health consultant 

Two consulting 
rooms already 
provided and no 
additional proposed 

8 

Cafe/restaurant 1 for every 4 
persons the activity 
is designed to 
accommodate, plus 
1.3 employees on 
the site 

40 customers (10 
spaces) 
3 staff (2 spaces) 

12 

Residential 
units 

2 for every unit 7 units 14 

Shops 1 for every 20m² 
GLA 

6 shops at 475m² 24 

Total   58 

 

There is a shortfall of 8 parking spaces as only 50 on-site parking spaces are provided. The 
effects of this shortfall will be mitigated by the provision of 14 angled roadside spaces in 
Matakana Valley Road, with a total of 64 parking spaces which will be available for the 
development.  It is acknowledged that the 14 road side spaces cannot specifically be 
allocated to the proposed development, but it will provide an easy short term parking option.  
The Council s Traffic Engineer has also indicated that with the on street provisions proposed, 
it will assist in controlling vehicle speeds in this area.  The overall effects of the proposal will 
continue to be mitigated in parking terms.  

The three sites currently accommodate the approved physiotherapy clinic, and two single 
dwelling houses.  The redevelopment of the site with a mixed use development comprising 5 
retail units, a café/restaurant, the extension to the existing physiotherapy clinic on the ground 
floor and 7 residential apartments (stages 1 and 2), represents significant additional 
temporary and permanent users of the properties, with associated vehicle movements. 
Although traffic movements to and from the subject properties are considered to be more than 
what is currently being undertaken from the site, the Council s Traffic Engineer has however 
indicated that it is considered that the increased traffic associated with the development can 
be accommodated by the existing road network, and the impact will be less than minor.   

As indicated above, the proposal has the potential to create adverse effects in terms of traffic 
from the exportation of between 1150m3 and 1250m3 excavated materials from the site.  It is 
estimated that the total truck movements related to the earthworks will not exceed 220 one 
way (440 entry and exit).  The Council s Development Engineer has imposed suitable 
conditions to protect the surrounding road network during the construction phase.  

The Council s Traffic Engineer has evaluated the application and has indicated that there are 
no transportation reasons why consent should not be granted for this proposal, providing the 
following recommendations are included:  

 

Driveways and vehicle crossings should be constructed according to RDC Standard 
of Engineering Design and Construction (SEDC) and should comply with Rule 21.10 
of the District Plan. 

 

All parking and loading spaces should be formed according to Rule 21.10.2 and Rule 
21.10.4 of the District Plan.  

 

The parking layout should be amended to provide three fully complying spaces for 
mobility impaired users.  



  
The stacked parking spaces shall be allocated to the residential tenancies and the 
remaining pair should be allocated to the same retail unit and reserved as staff 
parking. 

 
The applicant should liaise with the Council s Transport department on the possibility 
of removing some of the on-street spaces opposite the proposed vehicle entry to 
allow through vehicles to pass.  The plan provided should be amended to show the 
opposite side of Matakana Valley Road including the existing on street parking to 
allow manoeuvring room to be assessed. 

 
It is recommended that one proposed on-street parking space adjacent to the 
proposed northern access be removed to improve the sight distance to the south. 

 
A Construction Traffic Management plan be submitted to the Council for review and 
approval prior to the commencement of any works.  

The comments of the Traffic Engineer are attached as Attachment D.  In terms of the revised 
scheme plan, the Council s Traffic Engineer has indicated that the proposal is consistent with 
his earlier comments.  

It should be noted, as indicated on the revised scheme plan (see Attachment B), that the 
stacked parking spaces originally proposed have been removed, as well as the parking space 
adjacent to the proposed northern access to improve the sight distance to the south as 
recommended by the Council s Traffic Engineer.  

In addition to the above, the Council s Development Engineer has indicated that the RDC 
Transport Report recommends that a review of the on-street parking arrangements in the area 
of the proposed development be undertaken and the recommendations implemented to 
ensure that there is unimpeded access and egress to the site.  A condition to reflect this is 
proposed.    

The Council Development Engineer has further indicated that in respect of parking, it is 
proposed by the applicant to continue with the metalled parking area for the first stage, but 
this is not to the required standards for a commercial development and so a condition has 
been set requiring the parking area to be sealed for each stage.  

Given the above, it is considered that the traffic impacts of the proposed development on the 
surrounding road network will be no more than minor.  

8.4.4 Services  

8.4.4.1 Wastewater

  

It is important to note that the Council has a moratorium to prevent further increase in 
wastewater flows to the Council treatment and disposal facilities.  The moratorium will be in 
place until the system has been upgraded.  In this regard it should be noted that the 
upgrading of the Matakana Wastewater system is listed in the Long Term Council Community 
Plan (LTCCP) which will include the Matakana pumping station reactivation renewals, the 
Matakana wastewater reticulation reactivation renewals and the Matakana wastewater 
reticulation retrofit.    

It is proposed to stage the development in order to maintain wastewater flow generated by the 
site within the existing discharge volumes.  The applicant s engineer recommends that stage 
1 may be undertaken provided that the two residential apartments and the two dwellings on 
Lots 2 and 3 are retrofitted with standard water reduction fixtures in order to maintain total 
flows to within those currently generated.  This is indicated to be a feasible option and the 
applicant is willing to offer a condition that requires the introduction of water reduction fixtures 
within both stages.     

In respect of wastewater, the Council s Development Engineer has confirmed that the 
development is within an Urban Drainage Area, but a moratorium has been placed on further 
development due to insufficient wastewater capacity in the public system.  He has further 
commented as follows:    

 

Because of this the development will be staged, with the 1st stage requiring water 
reduction devices for both the new development and the existing dwellings at 33 & 35 
thereby restricting the sewage generated to that prior to the development. The 




