7.5.1.2 THAB development criteria
The second stage in calculating capacity on a parcel in the THAB zone takes into account
development criteria. These provisions include:


Height: to a maximum of four levels (unless five or six levels are enabled by an additional
building height overlay); see also minimum 30 metre frontage requirements, less any
volcanic viewshaft limitations.



Building setbacks: three to five metres from site boundaries depending on the adjoining
zone and level. Common wall provisions may also apply. Larger lake and riparian setbacks
also apply. These setbacks were not built into the modelling process as they do not cover
more than 40 per cent of any parcel in the THAB zone. Because of this, these limitations are
avoidable by locating the building footprint elsewhere on the site. In addition, the rules
themselves state that the control "does not apply on boundaries where a common wall exists
or is proposed" (Auckland Council, 2013a). We can therefore assume that a common wall is
proposed. This means that yards and setbacks have little practical impact on the modelled
capacity, given the considerable constraint imposed by the 40 per cent building coverage
maximum.



Yards: the same as for building setbacks, a 2.5 metre road frontage exists - this is easily
encompassed within the 60 per cent area of a site not otherwise covered by buildings. Other
water based yards are considered to be avoidable or 'consentable' and are of limited
25
relevance in the highly urbanised locations the THAB zone applies .



Minimum site frontage: 25 metres for up to four levels, 30 metres for greater than four
levels, also dependent on presence of additional building height overlay allowing for this 26.



Building coverage: maximum of 40 per cent.



Minimum gross dwelling floor area: minimum of 40 square metres for a studio style
dwelling, 45 square metres for a one bedroom dwelling. A minimum storage area and
minimum outdoor space is also required, including eight square metres for balconies which
will be part of building coverage, yards and etc.) 27.



Dwelling mix: If the development is to have more than 20 dwellings, then no more than 70
per cent can be studio/one bedroom. This aspect has been incorporated into the average
gross dwelling floor area.

The next section outlines how these assumptions have been translated into modelling.

7.5.1.3 Description of THAB development calculations on intensive development sites
Sites that meet the criteria for intensive THAB (re)development are covered here. For single dwelling
candidate sites (those vacant sites that do not meet multi-unit development criteria), all relevant design
and bulk and location criteria are simply assumed to be met (for example if a parcels attributes means
that it falls within the ‘white’ area of the graph, and its dwelling count is equal to zero, they its capacity
yield would be equal to one (1)). The process is as follows:
1. Development parcels selected
2. Calculate maximum building coverage area. This also equals the maximum ground floor
area.
3. Apply formula:
Maximum building coverage area = area of selected parcel × building coverage maximum
(Maximum building coverage area = 0.4 or 40%)

25

Future improvements to the model could incorporate building setbacks and yards as cross checks to ensure that the
calculated area of each floor is less than the net area after these factors have been considered, particularly if the building
coverage limitation were to be relaxed from 40 per cent.

26

Note: no minimum site area applies.

27

See comments on average gross apartment floor area below (See section 7.5.1.5: Gross apartment floor area (THAB)).
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4. Calculate maximum number of levels, based on site frontage and the presence of certain
overlays.
A custom THAB height overlay layer is used, which combines PAUP additional height
overlays (allowing bonus levels and height restrictions) and volcanic viewshaft (converted to
storeys and used as a restriction only), to calculate the maximum number of levels per
parcel. This is done on a point on polygon basis, where a parcels maximum height in storeys
is determined by the max storey height overlay value at the parcel centroid. This is both
simple to model but also appropriate given the THAB building could be any location on the
site and the building is imputed mathematically rather than physically 28. This is based on a
combination of site frontage length and overlays as per Table 13 and Figure 24.
Table 13: THAB Site Type and Maximum Height relationships
Site frontage type
(Colours reflect frontage diagram
Figure 24)

Height
overlays
considered

Maximum modelled potential number
of levels

(bonus and
constraints)

No

N/A
(Only a single dwelling permitted, so
height of that dwelling is not considered
relevant for this calculation).

No

3*
(*As per MHU style development)

> 25 metres frontage
(Blue)

Yes

4
(Additional height overlay does not
enable additional height if site has < 30
metres frontage)

> 30 metres
(Orange)

Yes

4, 5 or 6,
(dependent on presence of and height
value in additional height overlay)

Single dwelling sites
(White)

> 20 metres, < 25 metres
frontage and > 1200 m² area
(Green)

5. Calculate the parcels maximum gross building floor area
Maximum building gross floor area
= maximum building coverage area × maximum number of levels

6. Calculate potential additional number of dwellings

Potential additional number of dwellings
Maximum building gross floor area
= �
� − existing dwellings
Gross apartment floor area

7.5.1.4 Visual representation of THAB development calculations on intensive development sites
The series of diagrams in Table 14 below illustrates visually the modelling of THAB development used
in the model on sites with over 25 metres in frontage and assists to explain the steps outlined
mathematically above. The images below are conceptual process guides rather than model outputs.
The model does not actually 'draw' or 'design' the development, but uses spatial relationships between
parcel size, frontage and overlays to discern which combination of these values are relevant then
undertakes the development calculations mathematically to produce a numerical dwelling yield rather
than graphical outputs.
28

Compared with business parcel developments which are physically modelled and vary across the parcel in response to
various constraints
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Table 14: Visualisation of the THAB development modelling process
Step

Image

Step 1:
Select sites based on road frontage
and area requirements

Step 2:
Calculate maximum building
coverage

𝑠𝑖𝑡𝑒 𝑎𝑟𝑒𝑎 𝑏𝑢𝑖𝑙𝑑𝑖𝑛𝑔 𝑐𝑜𝑛𝑣𝑒𝑟𝑎𝑔𝑒 %
× 𝑚𝑎𝑥𝑖𝑚𝑢𝑚 𝑔𝑟𝑜𝑢𝑛𝑑
𝑓𝑙𝑜𝑜𝑟 𝑎𝑟𝑒𝑎 𝑓𝑜𝑜𝑡 𝑝𝑟𝑖𝑛𝑡 𝑎𝑟𝑒𝑎

Step 3:
Resulting building footprint area
Note: this can theoretically be any shape or
location (except within yard Setbacks) on the
site, as the calculation is done mathematically.
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Step

Image

Step 4:
Find maximum number of levels
from additional building height
overlay.
Road frontage length will determine
if the additional height Ooverlay
'bonus height' is useable, or the
standard THAB zone four storey's
limit applies.

Step 5:
Add number of storeys permitted
from height overlay, with area based
on ground floor area. Sum of
storeys equals total gross building
floor area.
Note: no allowance for setbacks has been
made at this stage. Future model
improvements will be made to ensure the
maximum ground floor area is greater than
the net area available at each level. Given the
nature of the setbacks and constraint on
building coverage we have assumed
compliance.

7.5.1.5 Gross apartment floor area (THAB) Assumption
Once gross floor area has been determined, as illustrated above, the floor area figure is then
converted to an estimated of the number of dwellings. For the calculation of dwelling capacity from the
plan controlled floor space generated, a conversion factor has been created. The conversion factor
used is a regional average, and should be considered as a placeholder for a range of outcomes, and a
tool for calculating regional capacity, rather than indicating a maximum or likely number of dwellings on
a parcel by parcel basis. Individual developments will likely have very different dwelling mixes but
these cannot be known until real world applications have been made, and approved.
The only guidance provided in the plan is that dwellings are required to be larger than a certain size,
and where there are more than a certain number in a single development that they should be mixed
ratio of apartments based on bedroom count. This number of dwellings trigger has not been
incorporated, as floor space is the primary modelled output, and the area of the dwelling assumed
drives the resulting dwelling yield. There are potential infinite loop issues with assuming larger
dwelling areas where the count is over 20, as this may result in the dwellings being less than 20, and
so on. We have therefore used a single fixed average area, effectively allowing for a mix in all given
situations. Accordingly we have used this information, along with feedback and a review of existing
developments to develop a placeholder proxy.
Floor space is the primary value that is calculated based on the rules, but this is not a particularly
useful metric for reporting capacity. Conversion of the rules based floor space into dwellings requires
application of an average gross dwelling area, which is a variable assumption. The simplified
calculation below shows the key role that the dwelling size assumption plays in converting the plan
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controlled limits as applied to buildings in the THAB zone into dwellings that may exist in those
buildings:
𝑇𝐻𝐴𝐵 𝑑𝑤𝑒𝑙𝑙𝑖𝑛𝑔𝑠 = �

𝑀𝑜𝑑𝑒𝑙𝑙𝑒𝑑 𝑇𝐻𝐴𝐵 𝑓𝑙𝑜𝑜𝑟 𝑠𝑝𝑎𝑐𝑒
�
𝐺𝑟𝑜𝑠𝑠 𝑎𝑣𝑒𝑟𝑎𝑔𝑒 𝑎𝑝𝑎𝑟𝑡𝑚𝑒𝑛𝑡 𝑠𝑖𝑧𝑒

The above equation converts total building floor space into a number of dwellings. The ‘gross average
apartment size’ is the total amount of gross building area per dwelling and this includes all nondwelling space in the theoretical building as well as the physical floor space of the dwelling.
Accommodation for common areas, parking (both ground level and 'inside the building'), balconies for
dwellings above ground level (which are required to 'fit' within the building envelope), servicing and
waste, storage, building circulation areas, walls, services and other all need to be taken into account
as part of the gross average apartment size. The rules for dwelling sizes and mix are not definitive in
the plan, with only minimum dwelling size and a desired mix of sizes stipulated. Because of this we
have had to create and use a regional average for calculations.
What we do know from the rules is that the minimum THAB dwelling can be no smaller than:
40 m2 net internal area (for studio dwellings)
+ 8 m² balcony
+ (0.3 m² service and waste + 30%) = 0.39 m²
+ (4 m³ Storage / 2.55 m floor height) = 1.56 m²
= 49.95 m2

Therefore, a minimum area of just under 50 square metres for the absolute minimum net internal floor
area per dwelling permitted under the rules. This absolute minimum net floor space figure does not
include (by definition) any provision for access (stars/lifts/corridors), walls, common areas (if any),
parking within the building above ground level (if any), services etc.
An example of an attached type development floor plan can be seen in Figure 25. This plan illustrates
how the total floor area of this particular storey in this particular building is split between 'dwelling' and
'non-dwelling' floor space, in this example around 40 per cent of the building coverage of the building is
not 'net dwelling area', indicating that considerable allowance for this additional space needs to be
made.
This practical requirement for non-dwelling space within an intensive residential development is also a
major contributor to the cost and price differential between attached development and detached
dwellings of the same floor area as it is required to be paid for but purchasers don't necessarily 'own' it
in more intensive developments.
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Figure 25: Example of an apartment floor plan illustrating ratio between building footprint and
net dwelling area (floor plan image source: Meridian Hill Neighborhood Association (2011))

Based on the above examples, the PAUP minimum (considered as an absolute minimum) discussions
with the Unitary Plan Residential team, the Built Environment Unit and anecdotal evidence, a figure of
110 square metres of gross floor area per dwelling has been used as the assumption in the model.
The figure allows for a mix of dwelling types (equal to or potentially wider than specified in the dwelling
mix rule), the presumption that many dwellings in THAB zones will be larger than the minimum size
required, and adding an allowance for additional floor space required for the likes of access, common
areas, building parking, walls and services.
The average floor space per dwelling assumption is easily varied either in the model for the entire
THAB zone by amending the ‘THAB dwelling size’ parameter built into the model, or by taking the
generated floor space and using an individualised figure at any chosen geography from the parcel
scale up. This would require the creation of further dwelling size assumptions to apply, which would
not necessarily infer predictive accuracy to a certainty greater or less than a single regional average
figure 29 but it is possible to do.
It should be noted that the assumption requires that the net floor area of the average dwelling will be
less than this average gross floor area assumption figure; the internal floor space of the 'average'
THAB dwelling is assumed to be somewhat less than 110 square metres, but the form that that floor
space is arranged within the building is not constrained. The average floor space approach allows the
floor space for dwellings to be conceived in multiple ways, such as split across multiple levels (e.g. as
a three level terrace style), or have the dwelling on a single level, or any mix thereof.
Further details on the THAB modelling approach are contained within Appendix R: THAB zone
modelling code.

7.5.2 Mixed Housing Urban (MHU) zone
The Mixed Housing Urban (MHU) zone was created from the splitting and refinement of the Mixed
Housing zone as it was presented in the DAUP into two new zones (Mixed Housing Urban and
Suburban). The Mixed Housing Urban zone contains a very similar set of provisions to the original
Mixed Housing zone, but with the important addition of a permitted three storey height limitation
throughout the zone, compared to two levels in the Mixed Housing Suburban (MHS) zone (PAUP) and
the Mixed Housing zone as provisioned in the DAUP.
29

The average allows for a wide range of potential combination of sizes to be possible, while still summing to the total
generated.
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The clarification of height limits in this zone only has relevance to capacity calculation on the so called
'unlimited density' sites (parcels greater than 1200 square metres in area and greater than 20 metres
of road frontage). On the remainder of parcels in this zone the 'traditional' infill type modelling provides
all the necessary parameters as a maximum density (or dwellings per land area) is specified, so height
is not incorporated as a parameter on these ‘standard’ sites (i.e. irrespective of the number of levels,
dwellings cannot exist on these sites at a density greater than stated (without consent and therefore
falling outside the scope of our study)). In effect height on sites controlled by a density rule may be a
relevant consideration for the ultimate arrangement or form, (or economic viability) of any development
on those sites, but it does not affect the calculation of plan enabled capacity for development.
On 'unlimited density' sites, a new approach was required to be developed on the basis of site criteria
which determines the sites potential for development by development typology, but also to the
modelling of the development on those sites once they are classified. The modelling is undertaken on
existing cadastre, and amalgamation has not been considered or factored in. The potential for
amalgamation should be considered in much the same way as developments that are consented
beyond what we have modelled; as possible and welcome, but outside of scope of this study. For
further discussion of amalgamation see Appendix U.
Calculation of capacity for parcels within the MHU zone can be split into two main components:


Site selection criteria: selection of existing parcels on which MHU development can occur in
various site categories



Development criteria: application of the relevant rules to those sites that pass the site
selection criteria categories.

This approach to capacity calculation has proved to be an efficient mechanism in the management of
our modelling resources, with the process being very resource intensive.

7.5.2.1 MHU site selection criteria
The Mixed Housing Urban zone provides for a number of site 'categories' when the rules are resolved
down to the two key criteria: 1) site area, and 2) road frontage length. These two criteria are contained
in both the Mixed Housing Urban zone rules, and in the subdivision rules, with the latter only applying
as a filter post capacity calculations as a building platform constraint. The key provisions applying to
the site selection criteria in the MHU zone are (paraphrased from PUAP, Auckland Council (2013a))
are:


One dwelling per 300 square metres, or



One dwelling per 250 square metres, if the site is a front site and each dwelling has a
minimum frontage of 7.5 metres, or



Unlimited density if the site size is greater than 1200 square metres and has a frontage
greater than 20 metres and four or more dwellings are proposed.

The plan notes exceptions for developments on front sites where three or four dwellings are proposed,
these sites must have greater than 15 metres of road frontage. Sites with less than 15 metres of road
frontage are capped at a maximum of two dwellings irrespective of area.
Discussions with Unitary Plan teams and the Built Environment Unit indicate that a sites potential for
dwellings is 'capped' at two dwellings unless the road frontage is 15 metres or greater. Where the
frontage is greater than 15 metres, the number of dwellings permitted will be limited by either road
frontage (allowing one dwelling per 250 square metres) or site area (allowing one dwelling per 300
square metres), based on which ever provides the greatest number of dwellings. These rules have
been categorised and are represented in Figure 26. This diagram enables any site to be classified into
the modelling process, based on frontage and area, and enables the model to classify (and
subsequently model) sites in the same way.
Using the colours indicated on the graph in Figure 26, the capacity of blue (two dwellings maximum),
orange (three dwellings maximum) and red (four dwellings maximum) sites, are constrained by
frontage not by area. This is a key change from legacy planning provisions, and will mean some large
sites are no longer developable. However increased development potential on other smaller sites may
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offset this loss of potential. Note also the grey boxes (dwelling 1: 𝑥 m2 ) in theory continue to the right
of the graph, however the more intensive rules, supersede the ability or likelihood respectively of
the 1: 𝑥 m2 option from being utilised as they deliver greater yield, which we assume will be utilised in
preference to a lower yielding option. In effect a site’s density is a function of road frontage, with
ultimate yield controlled by site area that that density can be applied to. To put it another way, front
sites are highly developable, but rear sites are not.
Figure 26: Mixed Housing Urban zone frontage/area rule diagram

7.5.2.2 MHU development criteria
Once sites are classified into their development categories using the rules illustrated in Figure 26,
development opportunities are calculated using the limits also summarised on Figure 26 (see text
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notes in each coloured section). Capacity for dwellings in the grey, orange, red and blue development
categories (all except green; "unlimited density") are modelled as an 'infill' option, in addition to
redevelopment, as this development approach lends itself to this type of assessment, and is facilitated
by the rules.
While the infill test is used to find land suitable for an additional dwellings (for infill candidates less than
2000 square metres) and a test is undertaken on the site frontage to ensure the site complies with the
rules, there is no guarantee that the additional dwelling will be ‘at’ the street frontage, as the rules
encourage (but do not require). Instead, in our view, new PAUP controlled development that fronts
and addresses the street is more likely to result when an existing site is redeveloped rather than when
retrofitting ad hoc new ‘infill’ development in and around existing development, particularly in lower
density infill type developments, mainly as the majority of infill candidate areas are towards the rear of
most existing properties (i.e. to the rear of the existing dwelling).
The assessment of parcels for capacity in the MHU zone is similar to that undertaken for the plan's
lower density zones, although slightly complicated by the frontage and area considerations. The key
variation from most other zones and the rest of development within the zone are the 'unlimited density'
sites, where a new approach has been developed to reflect the new opportunities for development this
option provides. Essentially, these larger, long frontage sites are managed by a 'zone within a zone'
provision and have a significant 'density bonus' compared to the rest of the zone. This potential
provides a significant incentive for the aggregation of land to meet these criteria, as in effect this allows
an 'automatic rezoning' to take advantage of this increased potential, triggered by right based on the
site's characteristics. Modelling of land aggregation under such open ended opportunities raises
significant practical issues, particularly for objective and repeatable analysis. Therefore the potential
resulting from future aggregation and amalgamation is not included in the results of this study,
although it is considered to be (theoretically) significant.
Capacity under an 'unlimited density' approach is only calculated as a redevelopment or vacant site
option on sites that are larger than 1200 square metres and have a road frontage that is greater than
20 metres (as per THAB zone modelling, the rules infer full site redevelopment rather than building in
and around existing development), and other assessments are undertaken as outlined in Table 15
below.
This 'redevelopment only' approach is:


For practical modelling reasons (the nature of the infill candidate geometry generated by the
model would be non-compliant as road frontage would never comply due to the nature of
the shapes generated in the model), and



Because it would be unlikely and/or undesirable in most instances for an existing dwelling to
be 'built around' while also achieving the intentions of the rules.
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Table 15: Mixed Housing Urban zone capacity assessment
Vacant
assessment

Infill/vacant
potential
assessment

Redevelopment
assessment

Grey(s)
(area/frontage limited)







Blue
(two dwellings max area/frontage limited)







Orange
(three dwellings max area/frontage limited)







Red
(four dwellings max area/frontage limited)







Green
("unlimited density")







Frontage/size rule

7.5.2.3 Calculating MHU 'unlimited density' using gross dwelling land area
Calculation of capacity on 'unlimited density' sites requires the use of a reasonable proxy for the likely
plan enabled outcomes, based on compliance with design rules and reasonable expectations of
developable typologies in accordance with these rules. As discussed above, 'unlimited density' is an
unfortunate terminology as density is in practical effect limited by the site development controls and the
more detailed design criteria. This is a new approach for many parts of Auckland, however some
legacy councils had very similar provisions in certain zones, for example the Medium Density Housing
options in the Living Environment (zone) in Waitakere City. The provisions in this legacy zone
focussed on design criteria to drive quality built outcomes rather than relying on a blunt density
limitation, so long as they fit within a density limitation and/or bulk and location envelope. Despite the
well-known limitations of density rules as a very blunt tool to achieve 'good outcomes', such rules do
facilitate simple and accurate modelling, and provide certainly for communities, as density can be used
as a clear parameter to calculate the maximum number of dwellings on any given land area and has a
strong history and wide public understanding.
The ‘unlimited density’ provision required the creation of a proxy density value, so that the capacity for
dwellings under these new provisions can be calculated. The proxy used for the density value has
been taken from working drafts developed by Jasmax during the plan development process, as shown
in the description and images included in Table 16 in below. With three levels now permitted in the
MHU zone, three level developments are assumed to occur, particularly on the 'unlimited density' sites
where full site redevelopment is also presumed. The work by Jasmax established a proxy density
2
value of one dwelling per 103 square metres of land area (1:103 m ); this assumption has been used
in our modelling. A series of worked design examples of a potential built-form using this assumption
can be seen in Table 16 below.
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Table 16: Mixed Housing Urban zone, worked examples of three level developments (Jasmax
and Auckland Council, 2012)
Development description

Artists Impression

Three levels, 14 units
@ 1:103 m² land area

Three levels, 14 units
@ 1:103 m² land area

Three levels, 14 units
@ 1:103 m² land area
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Development description

Artists Impression

Three levels, 12 units
@ 1:120 m² land area

Three levels, 12 units
@ 1:120 m² land area

Based on this proxy value, capacity on the ‘unlimited density large sites’ is now easily calculated:
𝑀𝐻𝑈 ‘𝑙𝑎𝑟𝑔𝑒 𝑠𝑖𝑡𝑒’ 𝑑𝑤𝑒𝑙𝑙𝑖𝑛𝑔 𝑐𝑎𝑝𝑎𝑐𝑖𝑡𝑦 = (_

𝑎𝑟𝑒𝑎 𝑝𝑎𝑟𝑐𝑒𝑙 𝑐𝑎𝑙𝑐𝑢𝑙𝑎𝑡𝑒𝑑
) – 𝑒𝑥𝑖𝑠𝑡𝑖𝑛𝑔 𝑑𝑤𝑒𝑙𝑙𝑖𝑛𝑔𝑠
𝑀𝐻𝑈 𝑙𝑎𝑟𝑔𝑒 𝑠𝑖𝑡𝑒 𝑝𝑟𝑜𝑥𝑦 𝑑𝑒𝑛𝑠𝑖𝑡𝑦

Note that in contrast to the approach in the THAB zone, the floor area of these theoretical MHU
‘unlimited density large site dwellings’ may be greater than (as well as equal to or less than) the proxy
land area, depending on the design and layout of the development.

7.5.3 Mixed Housing Suburban (MHS) zone
The Mixed Housing Suburban zone was created as a result of the splitting of the Mixed Housing Zone
from the DAUP into Urban and Suburban portions. The MHS zone contains the same 'style' of
provisions as the MHU zone, but with lower density and height permitted in all cases. The key
provisions applying to the site selection criteria in the MHS zone are:


One dwelling per 400 square metres
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Maximum two level height limit (with the potential for three levels as a Discretionary Activity),
and



Maximum density of one dwelling per 200 square metres on large sites (greater than 1200
square metres and more than 20 metres of frontage)

Other than the numerical site area minimum differences the MHU and MHS zones are similar enough
that the modelling methodology used is the same. The same FME modelling workbench is used, but
with variance in the parameters used to drive the model (note the difference in the VAR_x values in the
LUTs Appendix I: Proposed Auckland Unitary Plan residential zones (CfGS zones) and assumptions).
Despite this methodological similarity, outcomes in the two zones will be quite different, as while
attached dwelling development is anticipated (such as terraced housing or duplexes), in MHS with a
maximum density of 400 square metres, or 300 square metres where frontage allows or one dwelling
per 200 square metres at the maximum end, most development will be detached in look and feel, even
30
if the dwellings happen to share the odd wall to provide a more efficient layout .
There is a discernable capacity effect under infill conditions from the reduction in setback for MHS as
the models functions in finding space is not trimmed by a buffer around existing buildings. This reveals
the implicit assumption in our modelling, that 'the neighbours agree'. We consider this a reasonable
assumption given that the infill candidate function reacts to buildings on the candidate parcel (internal
boundaries), and assumed side parcel boundaries (external boundaries) are dealt with at design stage
within the sites area as per all infill type calculations.
This small change to allow common walls may help reduce the largely wasted and wasteful 'separation
strip' found under the eaves and between the close-boarded fences typical in many recent infill
developments, with this land being able to be used more effectively and efficiently for improved
outdoor space and/or internal dwelling layouts and increased privacy.

7.5.3.1 MHS Site Selection Criteria
The approach used to model the Mixed Housing Suburban zone is the same as the Mixed Housing
Urban zone, with minor variations. In particular, applied densities are lower in all situations, and there
is no 'unlimited density' on the larger sites, as it is specified as being 200 square metres by the rules
so a proxy was not needed to be developed. However the densities are applied in exactly the same
way as MHU. The other main difference is the potential height is limited to two levels, though this is
not a relevant criterion for capacity calculation in density controlled zones, it may result in different built
forms. Much of the MHU Site selection criteria discussion therefore relates equally to MHU and so is
not repeated. The MHS rules have been represented as a Frontage/Area Diagram in Figure 27. This
diagram enables any site to be classified into the modelling process, based on frontage and area, and
enables the model to classify sites in the same way.
Comparison with Figure 26 also illustrates the differences between the two zones approaches.

30

Common (shared) walls are permitted "where the neighbours agree" (Auckland Council, 2013a). On sites where infill
development occurs, the owner/developer is the neighbour for the existing and future buildings on the site and is therefore more
likely scenario that dwellings will abut the 'neighbours' under infill conditions rather than the perimeter of the original parcel. This
allows much more efficient layouts, and therefore more useable/useful outdoor space for example.
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Figure 27: Mixed Housing Suburban zone frontage/area rule diagram

7.6 Residential conversion of a dwelling into two dwellings
Provisions in the residential zones of the PAUP allow for an existing dwelling to be converted into two.
The rule requires a dwelling to exist at the time of notification of the PAUP. The rule as published
states (Auckland Council, 2013a):
3.3 The conversion of a dwelling into two dwellings:
1. Where a dwelling is proposed to be converted into two dwellings each dwelling must
have a net internal floor area of at least 40 m².
2. The second dwelling must:
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a.

have direct access to an outdoor living space. This space may be exclusive to
the dwelling or shared with the primary dwelling
b. have a common wall with the primary dwelling of no less than 3 m in length or
share a ceiling and/or floor with the primary dwelling
c. comply with the daylight and minimum dimension of principal living rooms and
principal bedrooms development controls.
3. The primary dwelling must exist on the date of notification of this Unitary Plan.
4. Parking is not required for the second dwelling.
The rules require a dwelling to exist at time of notification that is, new developments post notification
(30 September 2013), or developed under the provisions of the PAUP are not eligible for conversion
and first and second dwellings are to be equal to larger than 40 square metres, and be attached to the
existing dwelling. No parking or additional criteria are required to be met that are not otherwise
reasonably assumed to be compliable with on any site with an existing dwelling. All 'existing' dwellings
in the relevant zones are assumed to have the potential for conversion into a second dwelling.
The residential assessment LUT contains a 'second dwelling' field, by which parcels are tagged with
either 'yes' or 'no' based on whether potential for a second dwelling conversion exists within the zone.
The various sub-precincts and overlays have been assessed by the Unitary Plan team as having the
potential for conversion or not, with a number of points of clarification raised that we anticipate will be
raised in submissions.
Outlined in Table 17 below is a list of the 'Capacity for Growth Study' zones in which conversion is
Permitted, Controlled or Restricted Discretionary Activity under the PAUP, based on discussions with
the Unitary Plan Residential team. This discussion and the requirement to accurately reflect what the
plans intentions (or wording) with respect to this provision indicated that, with respect to the large
number of precincts and overlays (as opposed to base zones) it is not totally clear what the intention
with respect to this option is. The spatial extent of these areas based on Table 17 is shown in Figure
28.
Note that all business zones (including town centres) and the THAB residential zone are specifically
excluded, as are rural zones (which have their own zone specific approach to second and third
dwellings).
Table 17: Table of Capacity for Growth Study zones where conversion of a dwelling into two
dwellings is permitted
CFGS_Zone name

PAUP Type

Mixed Housing Urban

Zone

Mixed Housing Suburban

Zone

Single House

Zone

Rural and Coastal settlement

Zone

Large Lot

Zone

Residential precinct|Mangere 2|

Precinct

Residential precinct|Rosella Road|

Precinct

Residential precinct|Mangere Bridge|

Precinct

Residential precinct|Franklin sub-precinct C|Karaka South

Precinct

Residential precinct|Franklin sub-precinct F|Matakawau Point

Precinct

Residential precinct|Franklin sub-precinct H|Te Toro

Precinct

Residential precinct|Franklin sub-precinct I|Waiau Pa

Precinct

Residential precinc|Huapai North sub-precinct A|

Precinct
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CFGS_Zone name

PAUP Type

Residential precinct|Huapai North sub-precinct B|

Precinct

Residential precinct|Huapai North sub-precinct C|

Precinct

Residential precinct|Pukekohe Hill sub-precinct A|

Precinct

Residential precinct|Pukekohe Hill sub-precinct B|

Precinct

Residential precinct|Penihana North sub-precinct A|

Precinct

Residential precinct|Penihana North sub-precinct B|

Precinct

Residential precinct|Penihana North sub-precinct C|

Precinct

Residential precinct|Babich sub-precinct A|

Precinct

Residential precinct|Babich sub-precinct B|

Precinct

Residential precinct|Babich sub-precinct C|

Precinct

Residential precinct|Greenhithe sub-precinct B|

Precinct

Residential precinct|Albany 3 sub-precinct A|

Precinct

Residential precinct|Albany 3 sub-precinct B|

Precinct

Residential precinct|Albany 3 sub-precinct C|

Precinct

Residential precinct|Puhoi|

Precinct

Comprehensive precinct|Clevedon sub-precinct 1A|

Precinct

Comprehensive precinct|Clevedon sub-precinct 1B|

Precinct

Comprehensive precinct|Whitford Village sub-precinct B|

Precinct

Comprehensive precinct|Silverdale North sub-precinct B|

Precinct

Comprehensive precinct|Matakana 1 sub-precinct B|

Precinct

SpecialCharacter|Residential Helensville|||

Overlay

SpecialCharacter|Residential - North Shore A|||

Overlay

SpecialCharacter|Residential - North Shore B|||

Overlay

SpecialCharacter|Residential - North Shore C|||

Overlay

For purposes of capacity calculations, any site that has a dwelling (or dwellings), where the age of the
dwelling (or dwellings) is older than that of the date of plan notification (30 September 2013) is used.
Based on this the total potential for plan enabled capacity for a second dwelling is:
IF (𝑑𝑤𝑒𝑙𝑙𝑖𝑛𝑔 𝑎𝑔𝑒 < 30/09/2013) THEN, (𝑠𝑒𝑐𝑜𝑛𝑑 𝑑𝑤𝑒𝑙𝑙𝑖𝑛𝑔 𝑦𝑒𝑖𝑙𝑑 = 𝑐𝑜𝑢𝑛𝑡 𝑜𝑓 𝑒𝑥𝑖𝑠𝑖𝑡𝑖𝑛𝑔 𝑑𝑤𝑒𝑙𝑙𝑖𝑛𝑔𝑠)

Following discussions with senior leadership teams on preliminary results of the PAUP modelling, it
was agreed that in the reporting of capacity results for the second dwelling conversion capacity would
only be reported for only those sites that did not have an alternative development opportunity.
The reported potential for second dwellings is therefore:
IF (𝑐𝑎𝑝𝑎𝑐𝑖𝑡𝑦 = 0)𝑎𝑛𝑑 (𝑑𝑤𝑒𝑙𝑙𝑖𝑛𝑔 𝑎𝑔𝑒 < 30/09/2013) THEN, (𝑠𝑒𝑐𝑜𝑛𝑑 𝑑𝑤𝑒𝑙𝑙𝑖𝑛𝑔 𝑦𝑒𝑖𝑙𝑑
= 𝑐𝑜𝑢𝑛𝑡 𝑜𝑓 𝑒𝑥𝑖𝑠𝑖𝑡𝑖𝑛𝑔 𝑑𝑤𝑒𝑙𝑙𝑖𝑛𝑔𝑠)
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While the provisions to convert an existing dwelling (or dwellings) into two are new, the concept of an
allowance for second dwellings on an existing residential parcel is not. Many of Auckland's legacy
district plans provided opportunities for secondary dwellings. However in all instances, these dwellings
were intended to be subsidiary or subservient to the main dwelling, which the dwelling conversion
provisions do not require (the rules only require that the second dwelling be larger than 40 square
metres in area – there is no upper size limit). Previous capacity studies have not included calculation
of the potential for 'minor household units', subsidiary/secondary dwellings or 'granny flats' as they
have been variously termed though the legacy planning system (Gamble, 2010) despite this being a
common recommendation for further work.
Often the approach was applied to parcels smaller than the minimum qualifying size for vacant site
subdivision but larger than the minimum lot size. For example in the Waitakere City District Plan’s
Living Environment the minimum net site area for a parcel to have a Minor Household Unit (MHU) was
600 square metres, and the maximum floor area of the MHU was capped at 65 square metres but the
minimum site size was between 350 square metres and 450 square metres, requiring 700 square
metres to 900 square metres qualifying area to achieve. There were also considerable concerns with
the built form and housing suitability outcomes resulting from such development but they also played
an important role in allowing greater housing choice, supply and affordability, particularly for smaller
households and extended family situations.
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Figure 28: Map of the extent of residential CfGS_zones where conversion of a dwelling into two
dwellings is permitted (note: map extent focussed on Auckland's main urban area)

°

Conversion of a dwelling into two dwellings is permitted
Conversion of a dwelling into two dwellings is not permitted
2010 Metropolitan Urban Area

We would expect this new provision to significantly widen the coverage for this type of development,
compared to the legacy district plans, given the permissive nature of the controls applying. Direct
comparison between plans is not possible due to the lack of historic data/information and the second
dwelling provision in the PAUP being very different to the legacy minor household unit policies.
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Discussions with the Unitary Plan team responsible for the provision suggest that their expected
outcomes for uptake of this rule will largely result in smaller, high amenity and 'invisible' dwellings
carefully and sensitively inserted into existing dwellings and neighbourhoods. However, there are no
plan provisions that provide a basis for this assumption; given that the only effective control is that the
second dwelling must be equal to or larger than 40 square metres.
The creation of a second tenantable dwelling is a major building project, as such we have assumed
that the few situations where an existing dwelling is less than 80 square metres, that the necessary
extensions or alterations would be undertaken as part of any required inter-tenancy building works as
required by the New Zealand Building Code. Given the cost of inter-tenancy fire rating (as required
under the code, which would trigger both a development contribution and a new rateable unit) we
expect that the majority of (consented) uptake of this provision will result in an increase in building bulk
and floor space to cover the cost of building works/loss of privacy/consenting costs, and maximise
rental/resale return, or will be retrospective approval for existing 'illegal' conversion.
We note that a resource consent is generally not required (the activity is permitted unless otherwise
noted), and monitoring uptake will be difficult via the building consent process as it will potentially be
an application for an addition and alteration to an existing dwelling rather than an application for a new
dwelling. As such our modelling has not included a test to verify whether existing dwelling sizes are
large enough to accommodate two dwellings (a second dwelling of at least 40 square metres and the
existing dwelling no smaller than 40 square metres being the minimum dwelling size) and only
considers that the dwelling ‘exists’ and is in the appropriate zone. All other bulk, location and design
requirements (which are minimal, particularly in contrast to the requirements applying to completely
new dwellings in the same zones) are assumed to be met.

7.7 Amalgamation of residential parcels
Both the THAB and the MHU zone (and to a lesser degree the MHS zone) could provide for
significantly more development than has been modelled, if a different cadastral pattern was created
through site amalgamation to permit it. Modelling in this study has used the existing property boundary
patterns (also known as the cadastre), and as such has not explored the possible implications of the
amalgamation of properties.
The potential amalgamation of sites to gain the 'bonus' density (from having a sufficiently large and/or
wide site) will depend on the relative difference between what can be achieved on the sites individually
and what can be achieved separately. If the step-change in development potential is sufficiently great,
and the developer is able to overcome the time, risk and costs involved, then such amalgamation may
be more likely to occur than it has historically.
There is a significant density bonus now available, for MHU and THAB large parcels in particular,
providing a strong planning signal to encourage amalgamation. Anecdotal indications from the
development community suggest that the market has already moved to secure opportunities,
particularly in higher value locations, and that the amalgamation of two sites is difficult but not
insurmountable for the average small scale developer typical of Auckland development market. This
suggests that the step-change in density may be, at least in some locations, sufficient to bridge the
‘amalgamation gap’.
Amalgamation will be driven by the intersection of economic considerations (which can be modelled)
and happy coincidence (which cannot). Despite these positive market signals, actually modelling the
possibility of amalgamation, and the resulting capacity for additional dwellings is difficult, and efforts in
undertaking this modelling to date have produced results that are questionable in their 'realiseability'
(Fredrickson, 2013a). Modelling of amalgamation and the resultant change in potential capacity for
additional dwellings has not been undertaken. Initial attempts to model potential amalgamation found
problems in selection of potential sites to be amalgamated. Outputs generated included a large
number of candidates, created parcel shapes that were unsuitable for large scale development, and in
many cases presenting an array of properties which could potentially be amalgamated in a large
number of potential combinations.
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This work does however suggest that the 'real world' potential for amalgamation is high, and could
provide a wide range of opportunities (plentiful supply) for amalgamation to occur. This in turn means
that even assuming a small proportion of these opportunities are taken up, there could be an increase
the amount of potential for new dwellings. A copy of the report outlining our initial investigations on
amalgamation possibilities is included in Appendix U.
Given the opportunities created by rules in the PAUP, it is likely that amalgamation of parcels will
become more common than it has been to date. Indications from the development community suggest
that the provisions are generally considered relatively favourably, provided the site assembly
requirements do not exceed two 'standard' parcels, as beyond two parcels the likelihood of
aggregation is low and, aggregation and holding costs increase exponentially (Fontein et al., 2011,
Fontein, 2012). Amalgamation will most likely be driven by demand, particularly in desirable living
locations such on the Auckland Isthmus.
The investigation of the conditions, criteria and motivations for amalgamation given the 'density bonus'
the THAB and MHU and MHS zones provide will be a key research question for the Research,
Investigations and Monitoring Unit after the completion of this study as the provision rolls out and the
conditions of the sites that have been amalgamated are revealed.
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