






Consultation: 

 

In the covering letter of Barker and Associates by Melissa McGrath & Alisa Neal dated 

18 November 2022, subject “The Rise Limited Public Private Plan Change Request”, 

it is stated that  

“consultation has been undertaken with ……………………… and other landowners 

within the proposed plan change area”, and essentially repeated in sub-paragraph 7.7 

Consultation and Engagement page 43 of the Private Plan Change Request (PPCR).  

This statement is misleading, the inference being drawn that such consultation was 

somewhat reasonably conducted with other landowners in the precinct. 

No consultation was received prior to the receipt of the Kaipara District 
correspondence dated 5 July 2023 regarding the public notification of PPC83 The Rise 
Ltd and Associates, by myself, land owners at numbers 76, 126, 128 (two additional 
landowners), 130, 130A, 130B, 136, 142 Mangawhai Heads Road, who are collectively 
major land owners in the precinct area. 
 
The only discussion entered into with the above mentioned land owners was initiated 
primarily by Mike Geary of 130 Mangawhai Heads Road, with Mark Rowbotham 
representing the applicant and held on 7 August 2023, after receipt of the above-
mentioned Kaipara District documentation. This was most unsatisfactory and I reject 
and object to the inference conveyed in the previously mentioned statement regarding 
“consultation”. 
 
 

Land development/Subdivision 
 

i) Baker and Associates letter on 18th of November 2022 to Kaipara District 
Council re “The Rise Private Plan Change Request” refer page 23 “Regional 
Form” states: 

 
  “changes and sense of place and character which are consistent to the 
  Mangawhai Spatial Plan………” 
 
 and  “Overall the proposal…… will result in a consolidated, high-quality  
  urban centre that is well serviced by existing infrastructure” 
 
Neither of the statements are correct. 
 

i) The Mangawhai Spatial plan recommends a minimum section size of 
600m². The PPC83 proposal seeks an average section size of 600m² with 
a minimum section size of 400m². 

 
ii) There is no existing infrastructure in the precinct area of PPC83.  

 



In addition to a minimum section size of 400m², PPC83 proposes side and rear yards 
of 1.5m (adjoining rural - 3.0m) and a 3.0m set back along Mangawhai Heads Road 
and internal streets.  
 
The Barker and Associates Private Plan Change Request (BAPPCR) page 29 
Heading “Table for ODP chapter 3A Mangawhai Structure Plan – Objective and Policy 
statement refers to: 
 
“Objective policy 34.4.1 To encourage residential development that complements the 
traditional and valued beach settlement character of Mangawhai and its consistency 
with the outcomes of the Mangawhai Structure Plan”.  
 

The Barker and Associates “Comment” response states:  
 
“The proposed plan change will result in the plan change area Residential Zone with 
a Precinct with provisions which will protect the natural and physical features within 
the plan change area. This is considered to complement the character of Mangawhai 
giving affect to the outcomes of the Mangawhai structural plan”. 
 
Barker and Associates also claim in 8.6 ”Urban Character and Density” …… the plan 
change will see a change in character within the plan change area and immediate 
surrounds 
 
and  
 
“in overall terms, it is considered that the intensity of the development is reasonable 
and the urban character and density of future development within the proposed plan 
change area will have less than minor and acceptable effects to the character and 
amenity of the surrounding residential zones”. 
 
I submit that these comments are subjective only. 
 
 
I further submit that this proposed development intensification of the precinct area is 
in total conflict with the neighbouring residential area and critically, with the valued 
beach settlement of Mangawhai. 
 
I further submit 
 

i) that the changes in space and character that PPC83 in its current form 
effects are not consistent with the Mangawhai Spatial plan and 

 
ii) that the PPC83 proposal will not in its form result in a high quality urban 

centre that is well serviced by existing infrastructure, and 
 

iii) the proposed intensive residential development outlined in the PPC83 
proposal does not compliment the traditional valued beach settlement 
character of Mangawhai and in fact, it is in total conflict with such tradition 
and character of Mangawhai, to which I strongly object, and 



 
iv) the proposed development intensification as outlined in PPC83 of the 

precinct area is in total conflict with existing residential properties on 
Mangawhai Heads Road, which have section sizes no less than 700m² in 
area – refer Appendix 8, Simon Cocker Landscape Architecture Report, 
page 10, 4.4.3 Kaipara District Operative Plan. 

 
I further submit that the proposed development intensification of the precinct in the 
PPC83 will result in an infestation of migrated, urban development concepts prevalent 
in such areas like Millwater in Silverdale, areas of Albany, Dannemora and Flat Bush 
in Auckland and is in total conflict with existing living and lifestyles in coastal 
Mangawhai. 
 
I oppose the proposed subdivision of the applicant’s land to an average of 600m² 
section size, with a minimum of section size of 400m² together with side and 
rear yard setbacks of 1.5m and front yard setbacks on Mangawhai Road of 3.0m. 
 
The section sizes should be an average of 750m² with a minimum section size 
of 650m² and all yard set back distances be consistent with Council’s existing 
yard setbacks in residential zones. 
 
 
 
 
 

Infrastructure: 
 

i) Waste water 
 
It is acknowledged that the Kaipara district Council waste water system is at, or near 
capacity. 
 
It is unknown as to what any planning is being undertaken for an extension of the 
current system’s capacity, or the establishment of another separate system, by 
Council. 
 
As such, there is some inference in the PPC83 by consultants, that future individual 
sections in their proposed development provide their own, on-site waste water 
systems, or a private system be established for the proposed subdivision of the land 
under the ownership of The Rise Ltd.  
 
As the PPC83 application is for the residential re-zoning of a total of 56.9ha, being 
inclusive of some other 28 properties totalling the major land area of the PPC83 
precinct area, I would opinion, that, as a practical measure, a comprehensive 
wastewater structure plan be created for the total precinct area, to provide for an 
integrated system for the benefit of all future residents in the precinct area and the 
Mangawhai Heads community at large. 
 



Should this not be an acceptable concept for the PPC83 applicant, perhaps the 
applicant should reapply for a separate residential zone change for its own land 
contained within the precinct area. 
 
 
 
 

ii) Stormwater 
 
Serious concerns are held by property owners in the eastern and southern areas of 
the PPC83 precinct with regard to stormwater flows down onto their and other 
properties from the proposed future development of the applicant’s land.  
 
Fuelling these concerns are the applicant’s proposal regarding impermeable surfaces, 
detailed in Part B Land Use Chapter 13 Residential: Precinct Y – The Cove Road 
North Precinct – 13.10.12 permeable surfaces. Residential Zone. 2 The Cove Road 
North Precinct stating:  
 
“Any activity is a permitted activity if: a) The area of any site by buildings and other 
impermeable surfaces is less than 60% of the net site area”  
 
This is a considerable increase of some 33.33% of the existing rule of less than 45% 
of impermeable surfaces, further expanded by the significantly smaller, 400m² 
minimum section sizes proposed. 
 
Currently, flooding of properties to the east and south of the existing “The Rise Lifestyle 
Subdivision” is experienced from stormwater run-off from that development during 
heavy rainfall. 
 
I oppose and submit that the proposal detailed in the Cove Road North Precinct 
13.10.12 Permeable Surfaces, be declined and the standard Council rule in 
Residential Zone of 45% impermeable surface coverage apply. 
 

 

The Cove Road North Concept Plan 
 
The Cove Road North Concept Plan 1 and the Access Connection 4 on the Mangawhai 
PPC83, expected catchments of indicative of internal roads 12d Model plan (copies 
attached), detail a proposed street to be situated at 128-130 Mangawhai Heads Road 
over the access driveway, extending in a north easterly direction along the boundaries 
and to the rear of both aforementioned properties into the property situated at 142 
Mangawhai Heads Road. 
 
The driveway over which this proposed street is detailed, is privately owned and 
provides access to both principle properties at 128-130 Mangawhai Heads Road, 
together with seven other properties by way of a beneficial easement to those 
properties. 
 



No consultation by the PPC83 applicant with the owners of the fee simple, private land 
and or the access easement beneficiaries regarding this proposed street was 
conducted. 
 
It is noted in the Kaipara District Council Memorandum from Kathryn Overwater KDC 
District Plan Team Leader, to Melissa McGrath (Barker and Associates) dated 
20/12/22, Attachment 1 paragraph 18 13.14.2, a request from Northland Transport 
Alliance (Vaishali Sankar 14/12/22), to remove the wording, ”in accordance with Cove 
Road North Precinct map 1 and Cove Road North Precinct Concept Plan 1” as the 
active modes connection has not been addressed completely. 
 
As a joint owner with Mr A Geary of the fee simple, private land over which the 
proposed street way has been defined, we advise that we have not and will not 
give approval to the formation of such a street over our land and together with 
the other access easement beneficiaries over the driveway land, adamantly 
oppose and object to the creation of such a street, which would have a major 
adverse effect on our environment, lifestyle, quiet enjoyment and property 
values. 
 
We therefore require the removal of such proposed street over our fee simple, 
private land from the Cove Road North Precinct Map 1, Council Road North 
Precinct Concept Plan 1, the current PPC83 application and any future planning, 
or consideration of such a street by our Kaipara District Council.  
 

 

 

Conclusion 
 
I oppose the PPC83 application as it stands on the following grounds: 
 

i) Insufficient/lack of consultation by the applicant with affected parties. 
 

ii) Proposed residential intensification of the applicant’s land in 
 

 
a) creating a subdivision of land with an average section size of 600m² and 

with a minimum section size of 400m² with primarily 1.5m side and rear 
yards and 3.0m frontage set back on Mangawhai Heads Road properties. 

 
b) Stormwater - increasing the impermeable surface areas from less than 45% 

to less than 60% resulting in increased potential for flooding on other 
properties 

 
c) Waste water – no consideration has been given to a intergrated wastewater 

scheme for the whole of the precinct included in the PPC83 plan change 
application.  
 



d) the creation of a street on fee simple, private land situated at 128 and 130 
Mangawhai Heads Road 

 

e) the intensity of development outlined in the PPC83 application is not 
reasonable, the urban character and density within the proposed plan 
change area is more than minor, in fact it is major and has unacceptable 
effects on the character and amenity of the surrounding residential zones, 
does not compliment the character of Mangawhai giving effect to the 
outcomes of the Mangawhai structure plan, is in total conflict with the 
neighbouring residential area, and will considerably affect existing living and 
lifestyles of the coastal valued beach settlement of Mangawhai. 

 
 
 
I oppose the PPC83 plan change application in its current form and it should not 
be adopted as it stands. 
 

 








