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Plan Change 14 - Flooding
Hamilton City Council’s Proposed Plan Change 14 (PC14) introduces some 
changes to how subdivision, development and land use is managed throughout 
Hamilton Kirikiriroa in response to flood information. 

As our city grows and higher density housing becomes more common, we need to 
update the District Plan (our rulebook for development) to enhance the resilience 
of the city, protect infrastructure and communities, and ensure a safer and more 
sustainable urban environment for residents.

PC14 involves: 

•	 strengthening the objectives, policies and rules around development in areas 
affected by flooding information

•	 amending stormwater management rules

•	 removing detailed flood hazard maps from the District Plan and relying on best 
available information (currently on GIS Floodviewer maps.hamilton.govt.nz/
floodviewer).

Because the rules protect and relate to water, they come into effect on 21 January 
2025.

If you’re planning a development, subdivision, building a new house or looking 
at renovations to your property, Floodviewer will identify if there’s potential for 
flooding to occur. If there is, this document outlines the rules you need to follow 
with Plan Change 14. 

Why change the rules now? 
Climate change is happening. Research and information provided by NIWA 
highlights some of the biggest impacts of climate change have been increases 
in extreme weather events – such as storms, floods, droughts and wildfires. NIWA 
notes extreme events are going to become more frequent and more intense, and 
we need to be better prepared.

In 2023 we saw widespread flooding in Auckland and the East Coast. Parts of 
Hamilton have also been affected by flooding.

Being proactive and protecting the impact on our people, environment and 
property from flooding are at the forefront of these changes. 

The District Plan rules are guided by the best available flood maps. The maps in the 
Operative District Plan were last updated in 2012, when it was first prepared. Only 
14% of the city is currently covered by District Plan maps which creates challenges 
for effective flood hazard management. 

Now, we have 95% of the city mapped in Floodviewer, with detailed flood hazard 
and extent information and city-wide overland flow path and depression area 
layers. 
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Diving deeper into  
the changes 
Flood Mapping
We’ll rely on the best available information, currently GIS Floodviewer, to provide 
flood information for Hamilton. 

It’s a big change, but Floodviewer’s not new. For the past few years, we have been 
updating our flood mapping data and sharing this information with the community. 

Understanding this data means Hamilton City Council and the community can 
prepare for more intense rainfall, through planning where and how we build to 
help protect the wellbeing of people and property.

Floodviewer

•	 Maps the impact of very large, and rare, amounts of rain (referred to as intense 
rainfall) causing Low, Medium and High Flood Hazards and Flood Extent areas.

•	 Identifies the paths water will try to flow when our piped network becomes 
blocked, is overloaded, or where there is no piped network (known as Overland 
Flow Paths).

•	 Identifies areas that have the potential to fill with water if the stormwater network 
becomes overloaded or blocked (Depression Areas).

•	 Until now, we’ve used detailed flood hazard maps in the District Plan to model 
potential flood impacts in Hamilton. We are removing these maps from the 
District Plan and we’ll rely on the best available flood information.

Visit Floodviewer to learn more and to find an extensive list of FAQs. 

Flood Extent Area

See page 7

Depression Area

See page 5

Overland Flow 
Path

See page 6

Flood Hazard Area

See page 4
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Minimum floor level  
above the flood line

Low Flood Hazard Areas
Just because it says low, does not mean it’s safe. 

A Low Flood Hazard Area is where flood levels are between 10cm and 50cm and 
moving at 1 metre per second or less in a flood event caused by intense rainfall. 

•	 People can usually stand up in and wade through the flood water, but more 
vulnerable people (e.g. children, elderly, injured and people with a physical 
disability) may not be able to do this.

•	 Emergency vehicles will usually be able to drive through the flood water. 

•	 Damage will be more severe if the flood level is above floor level.

•	 Scour or erosion of building foundations is unlikely to occur.

We need to make sure new buildings where people live, and places that provide 
care for the vulnerable, such as healthcare and childcare facilities, in Low Flood 
Hazard Areas are better protected from intense rainfall.

We have included additional provisions to ensure new development does not 
divert or displace flood waters onto other sites. This aligns with how development 
is assessed through building consents. 

Medium and High Flood Hazard Areas
We’ve also updated the rules for Medium and High Flood Hazard Areas. Get in 
touch or check out hamilton.govt.nz/planchange14 to find out more.

This is the impact of a  
Low Flood Hazard

For your property 
If you’re doing a major renovation e.g. house extension or add-on to 
your garage and your property is in a Low Flood Hazard Area, you’ll 
need to continue to make sure you meet minimum floor levels, and 
comply with any rules for other flood impacts on your property. 
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Depression Areas
There are new rules which require new developments to consider the potential 
ponding level in a Depression Area.

Depression Areas are places that have the potential to fill up with water in rainfall 
events if the stormwater pipes or culverts are blocked or full. Imagine a bathtub 
filling from the tap – except debris and other items have plugged your plughole, 
and the tap is rainfall. They can also happen when there is too much water to flow 
through the pipe or culvert. The water will pond and then spill over, creating a 
Depression Area.

The likelihood of Depression Areas is unknown, because it requires two things 
to happen at the same time; rain which reaches the modelled volumes PLUS 
blockages to the drains and culverts.

Depression Area

This is the impact of a

For new developments
A restricted discretionary status will apply to some activities in the 
Depression Area (e.g retirement villages, hospitals, childcare).
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Overland Flow Paths 
There are new provisions for managing the impacts of Overland Flow Paths, 
including maintaining the entry and exit points of water. 

If you’re building a new house or development or making small changes to your 
property (such as a garden shed or spa pool) you’ll need to make sure it won’t 
divert the flow path of floodwater that may occur during intense rainfall. 

Overland Flow Paths are a type of flood information. They indicate the likely flow 
path of water over the ground when the stormwater network is overloaded/pipes 
become blocked, capacity is exceeded or where there is no pipe network. 

Historically, development has relied on a piped network for stormwater 
management. Limited information was available to consider what might happen if 
the piped network was exceeded or inlets became blocked.

This is the impact of an

Path
Overland Flow

For new development
If there’s an Overland Flow Path on the site, the design will need to 
ensure the entry and exit points are maintained and the amount of 
flood water leaving the site stays the same after development. 

For your property
When making small changes around your property, you need to 
make sure you’re not blocking an Overland Flow Path and causing 
water to build up on your neighbour’s property or flow onto the 
road. This could be things like a garden bed, spa pool or kids’ 
sandpit. Similar rules apply for fences – you can’t block water flowing 
across your property.
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Fences and walls
You’ll need to ensure water can pass beneath, through or 
around fences and walls during a heavy rain event in all 
Flood Hazard Areas and Overland Flow Paths.  

If you follow the rules, you won’t need resource consent. But 
if you want to do something different, you’ll need to apply for 
resource consent.  

Flood Extent Areas 
There are some parts of the city that may experience shallow 
flooding. While water in Flood Extent Areas is unlikely to be 
hazardous, Plan Change 14 introduces provisions to ensure 
new buildings are designed to consider potential flood 
impacts:

•	 Minimum floor levels for areas of the city that may 
experience shallow flooding. 

•	 Permitted activity (no resource consent needed, but rules must be followed). 

Earthworks, carparks, subdivision 
Plan Change 14 introduces some other minor changes to manage flooding from 
intense rainfall. These include:

•	 compensatory earthworks provisions to allow developers to conduct earthworks 
to retain flood water onsite and/or create a flood-free building platform

•	 car parking provisions to ensure surface car parking areas for more than 10 cars 
are away from flood hazards. These need to be in areas that won’t see more than 
300mm of water

•	 subdivision provisions to ensure newly created sites have a building platform 
free from flood hazards.

For new developments
Habitable rooms must be away from flood water. In some areas of the 
city new building design will need to be raised so habitable rooms are 
above the Flood Extent depth.

For your property
No major changes, unless you’re doing a major renovation e.g. house 
extension or add-on – then the same changes apply as for developers.

Habitable rooms: Rooms in a house you spend a lot of time in e.g. bedrooms, 
kitchens, living areas.

Non-habitable rooms: Rooms you don’t sepnd a lot of time in e.g. bathrooms, 
laundries, garages.
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How do I provide feedback?
The submission period is 21 January – 28 February 2025. 

You can find submission forms online at hamilton.govt.nz/planchange14, or pick 
up a hard copy from any Hamilton City Library or the main Council building. 

Anyone can make a submission. You don't have to be an expert, a resident or 
ratepayer of Hamilton.     

Submissions can be:  

•	 made online at  
hamilton.govt.nz/planchange14

•	 emailed to haveyoursay@hcc.govt.nz

•	 delivered to the main Council building

•	 posted to Freepost 172189, Hamilton City 
Council, Private Bag 3010, Hamilton 3240, 
Attn: Plan Change 14 Submission

If you're emailing or posting 
your submission, please 
make sure to include all the 
required details to ensure 
your submission is valid. 
Take a look at the submission 
form to see what you need to 
include.
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Summary of Changes
Chapter 22
2.	 Change approach to prioritise 

hazard avoidance and 
minimisation; give priority to non-
structural solutions; and enhance 
consideration of climate change.

3.	 List new buildings and residential 
activities in the Medium Flood 
Hazard Area as a restricted 
discretionary activity with 
additional assessment criteria 
(previously discretionary).  

4.	 Change Culvert Block Flood 
Hazard to Depression Areas and 
expand it to capture blockage 
of any stormwater infrastructure. 
Allow developments in Depression 
Areas only when a tolerable level is 
achievable.   

5.	 Restricted discretionary status for 
some activities in Depression Areas 
(e.g. retirement villages, hospitals, 
childcare).  

6.	 New provision for on-site 
compensatory earthworks to show 
how to maintain on-site floodwater 
storage capacity.

7.	 New rules managing Overland 
Flow Paths including maintaining 
the entry and exit points. 

8.	 Ensure water can pass beneath, 
through or around fences during 
1-in 100-year flood event in all 
Flood Hazard Areas and Overland 
Flow Paths (previously only 
captured medium and high flood 
hazard areas).

9.	 Include minimum floor levels 
for areas of the city that may 
experience shallow flooding 
(identified as Flood Extent Areas). 

10.	 Parking areas for 10 spaces to be 
located where flood levels do not 
exceed 300mm in 1-in 100-year 
flood event.

11.	 New rules to ensure buildings 
are built on parts of site free 
of flooding hazards (currently 
only included in objectives and 
policies). 

12.	 New rule to prevent buildings from 
making flooding worse on other 
properties.

13.	 Safe access to roads or open 
spaces be provided for vulnerable 
activities during 1-in 100-year 
flood event (access routes with 
no more than 300mm depth of 
flooding and 1.0m/s velocity).

Chapter 23 Subdivision
14.	 Include policies to avoid 

subdivision that increases the 
number of buildings in a High 
Flood Hazard Area and allow 
subdivision in Medium and Low 
Flow Hazard Areas only if it does 
not create or worsen flood hazards.  

15.	 New lots in General Residential 
Zone to include a 165m² building 
platform which is able to 
accommodate a 12.5m diameter 
circle clear of flood hazard.  

16.	 New lots in Medium Density and 
High Density Zone to include a 
720m² building platform which 
is able to accommodate a 15m 
x 20m rectangle clear of flood 
hazard.  

Chapter 25.13 Three Waters
17.	 Update non-residential stormwater 

management rules.  
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18.	 New restricted discretionary 
activity status for development 
of impermeable surfaces greater 
than 1,000m2 and requirement to 
prepare a Site-Specific Stormwater 
Management Plan. 

19.	 Require a maintenance plan for 
managing stormwater.  

20.	 Require retention of at least 10mm 
run-off depth for impermeable 
surfaces greater than 100m2 
(previously 80% detention 
required).   

21.	 Require pre-treatment of 
stormwater in the Business, Central 
City and Industrial Zones.  

Chapter 25.14 Transportation
22.	 New policy to integrate nature-

based solutions to manage 
stormwater runoff.

Appendix 1
23.	 Several new and updated 

definitions. 

24.	 Updated assessment criteria to 
include a new Hazard and Safety 
element.  

25.	 New urban design assessment 
criteria for new buildings with 
elevated floor levels in flood 
hazard area. 

26.	 New assessment criteria for 
new buildings, earthworks, and 
vulnerable uses in Medium Flood 
Hazard Areas. 

Appendix 17
1.	 Remove flood hazard maps from 

the District Plan and rely on best 
available information.
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Hamilton City Council 
Garden Place, Private Bag 3010,  
Hamilton 
	 info@hcc.govt.nz
	 /HamiltonCityCouncil
	 07 838 6699
hamilton.govt.nz

Want to know more?
For quick questions, you can email us at  
planchange14@hcc.govt.nz 

For more detailed questions or discussions, see drop-in 
session hours at hamilton.govt.nz/planchange14
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