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Executive Summary 
This report considers the potential urban design outcomes that may result from the suite of 
provisions aimed at the future management of Flood Hazard Areas, Depression Areas, Overland 
Flow Paths and Flood Extent Areas within Hamilton City. 

Urban design (which is primarily concerned with the design of the public environment) is a key 
component in shaping a city that is functional, unique and suitable for human habitation. Its 
importance is acknowledged by several Council approved documents including the City Vision. 

The goal for all district plan provisions is the creation of well-functioning urban environments. 
One aspect of this is the provision of quality housing. This includes the provision of a range of 
housing types, located close to the places people need to access and that include affordable 
options. 

The report identifies that the proposed provisions could result in the following outcomes: 

1. Reduced accessibility 
2. Reduced streetscape activation and visual connectivity 
3. Poor quality overall design 
4. Increased cost and uncertainty 

The above concerns will likely impact the front of properties including the streetscape as the 
character an area is impacted by the design of buildings that front the road corridor. 

The report considers the proposed provisions and makes several recommendations that should 
be considered to help overcome the above matters. These include: 

1. The inclusion of a new policy related to the consideration of universal access and 
design. 

2. A change to the definition of ‘Ancillary residential structure’ to include ramps. 
3. Changes to the Matters of Discretion and Assessment Criteria that would apply. 
4. The addition of a new assessment criteria to F (Hazards and Safety) with suggested 

wording. 

It is considered that the recommendations could/should potentially only apply to properties 
where the flood provisions have resulted in the finished ground floor level having to be raised or 
elevated by 120cm or more thereby helping to reduce the physical and spatial separation that 
this would cause. 
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1. Introduction 
Plan Change 14 – Flood Hazards (PC14) proposes the introduction of several measures and 
provisions regarding the future management of Flood Hazard Areas, Depression Areas, 
Overland Flow Paths and Flood Extent Areas. 

Central to this is the consideration of elevated freeboard levels. Freeboard is not a new 
concept in New Zealand and is the term given for an allowance in floor levels above a certain 
modelled flood level, which allows for modelling inaccuracies, construction tolerances, 
network failures and natural environmental factors. 

This approach, already applicable to flood hazard areas in the Operative District Plan (ODP), is 
now proposed to apply to developments within Depression Areas. (Note - the ODP provisions 
only cover approximately 14% of the city for flood hazards and do not include depression 
areas). In some instances, properties may have to contend with the dual challenge of both flood 
hazards and flood depressions. 

Depression Areas are similar to the existing ‘Culvert Blockage Flood Hazard Layer’ in the ODP 
and are to be defined as: “That part of any land affected by potential ponding as a consequence 
of blocked downstream stormwater infrastructure (such as a pipe or culvert), overwhelmed 
infrastructure, or the absence of infrastructure during a 1% AEP rainfall event. This is the 
maximum extent of flooding before water overtops the topographical or constructed feature 
that forms the embankment ”. 

Currently, sites that are within a Flood Hazard Area are required to raise floor levels to meet a 
minimum freeboard level. The following standards (extract only) are included within Chapter 22 
(Natural Hazards) of the ODP: 

Building use Min freeboard height 
1. Residential buildings (including attached 

garages) 
0.5m 

2. Commercial and Industrial buildings 0.3m 
3. Non-habitable residential buildings and garages 0.2m 

With the exception that in the low flood hazard area 1 and 2 do not apply to: 
• Habitable extensions and alterations to existing residential buildings, which 

instead shall be no lower than the floor level of the existing building. 
• Non-habitable extensions and alterations to existing residential buildings. 
• Detached garages and accessory buildings. 

Note - The building act provisions regarding minimum floor levels and freeboard will 
continue to apply for all buildings. Minimum freeboard heights shall be measured from the 
top water level of the 1% annual exceedance probability design storm to whichever is 
applicable of the following: 

1. Building platform level 
2. The underside of the floor joists, or 
3. Underside of the floor slab. 

As an alternative to the minimum freeboard heights contained above, the recommended 
freeboards of a site-specific flood risk assessment report prepared in accordance with 
Information Requirements in Volume 2, Appendix 1.2.2.9, can be used. 
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2. Purpose 
This report provides an overview of the plan change provisions, highlighting some of the 
potential impacts from an urban design perspective. The focus is on residential properties only. 

As stated, one of the key policy aspects is the implementation of freeboard levels above the 
Flood Hazard or Depression Areas flood level. For flooding assessments across New Zealand, it 
is common to see the addition of a freeboard allowance to account for uncertainties and other 
effects above a calculated water level. It is a provision that requires buildings to be built above 
(elevated or raised) the freeboard of a 1% annual exceedance probability rainfall event.  

While the PC14 focusses on managing flood hazards, the application of good urban design 
principles should not be ignored as this helps shape the city's aesthetic and functional 
qualities. As such, this report serves the following key objectives: 

• Impact Assessment - to assess the potential impacts and consequences associated 
with the implementation of the various provisions. 

• Mitigation and Solutions - to identify and evaluate possible mitigation measures and 
solutions that can harmonise the need for freeboard levels, whilst still achieving good 
design outcomes. 

• Informed Decision Making - to equip decision-makers, urban planners, stakeholders, 
and the broader community with the information and insights necessary to make well-
informed choices regarding the adoption of specific freeboard level categories. 

3. Policy Context 
The consideration of urban design principles and elements is a long held and recognised 
approach within New Zealand. How a city looks and feels is a crucial part of its success and 
memorable cities are characterised by buildings and public spaces that are stimulating, 
comfortable and designed at a human scale. 

Hamilton can be thought of as a collection of places, each with their own character. Further, 
the city has several places that require particular care and attention including neighbourhoods 
that are unique, often based on the underlying topography, local ecology and notable 
landscape features. 

The importance of urban design is captured by several documents including: 

The City Vision 
In October 2020, Council formulated “Our Vision for Hamilton Kirikiriroa” which sets out five, 
long-term priorities for Hamilton over the next decade. These priorities are: 

1. Shaping a city that’s easy to live in. 
2. Shaping a city where people thrive. 
3. Shaping a central city where people love to be. 
4. Shaping a fun city with lots to do. 
5. Shaping a green city. 
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Of relevance to PC14 are priorities 1 and 5, with the focus falling on the following actions: 

Priority 1: 

• We’ll revitalise our existing neighbourhoods and invest in the creation of new 
neighbourhoods to make sure we have a liveable, sustainable city. 

• We’ll encourage new developments in Hamilton to include a mix of housing, including 
affordable housing options. 

Priority 5: 

• We’ll protect and restore our natural gully network and the biodiversity of the city to 
increase how green our city is making it healthier and stronger. 

• We’ll mitigate the impact of the city on the health and wellbeing of the Waikato River 
and Lake Rotoroa (Hamilton Lake). 

• We’ll plan our future as a sustainable city - balancing the natural and built environments 
so they can live in harmony. 

 

NZ UD Protocol 
The New Zealand urban design protocol was set up by the Ministry for the Environment in 2005. 
The Protocol identifies seven essential design qualities that cities should prioritise - the seven 
C’s.  

They are: 

1. Context - seeing buildings, places and spaces as part of whole towns and cities. 
2. Character - reflecting and enhancing the distinctive character, heritage and identity of 

our urban environment. 
3. Choice - ensuring diversity and choice for people. 
4. Connections - enhancing how different networks link together for people. 
5. Creativity - encouraging innovative and imaginative solutions. 
6. Custodianship - ensuring design is environmentally sustainable, safe and healthy. 
7. Collaboration - communicating and sharing knowledge across sectors, professions 

and with communities. 

Comment:  As infill and higher density housing options continue to become more 
prevalent, the pressure on natural systems and the environment may increase.  While 
managing flooding is only part of the bigger picture, it is important that a good standard of 
design is maintained, as this is a key part of building a city that is both liveable and 
sustainable and in accordance with the city vision. 
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Operative District Plan (ODP) 
A review of the District Plan began in 2009. It was notified in December 2012, was made partly 
operative in September 2016 and fully operative on 18 October 2017. 

The then Proposed District Plan was developed on the premise of providing flexibility in the 
consenting process by allowing non-compliance with rules if a good design outcome was 
achieved. The intent of the planning framework was to recognise that good design outcomes 
are not always delivered by a strict adherence to bulk and location standards. 

The ODP is a second-generation plan that signalled a change in approach - from a ‘rules-
dominated’ design response to an outcome focused ‘design-with-rules’ approach. There are 
several tools available to help ensure good design outcomes are achieved. These include 
relevant zone objectives and policies, specific rules and standards, design guidance (statutory 
and non-statutory) and assessment criteria. 

At various places within the ODP, terms such as ‘high quality urban design’, ‘good quality urban 
environments’ and ‘best practice urban design’ are used. Specifically, the following purpose 
(applicable to all residential zones) is given under 4.1.5 (Volume 1) 

“Design and layout of residential sites and buildings are critically important. 
All residential development must address potential adverse environmental 

effects and ensure a quality urban environment is achieved through high 
quality urban design”. 

 

Vista 
Vista is the City Design Guide that was developed in 2008. The guide outlines Hamilton’s 
expectations for better designed environments and highlights key urban design elements 
considered fundamental to Hamilton’s development as a dynamic, prosperous, memorable 
and sustainable city.  

These elements are: 

Comment:  While all the above qualities need to be present in a well-functioning urban 
environment, it is important that development is undertaken in a way that is 
environmentally responsible, ensuring that people are ultimately able to thrive and this is 
one of the key goals, thinking and outcomes that have informed the proposed plan 
change. 

Comment:  In terms of the proposed provisions, since each site or development 
opportunity is unique, it is important to recognise that a degree of flexibility is needed in 
the way the rules and standards are applied.  Rarely does a ‘one size fits all’ approach 
deliver good urban design outcomes.  Rather, a combination of standards, plus 
assessment criteria and design guidance, can help ensure different options and solutions 
are available to owners and developers through the consenting process. 
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1. Design Quality - Buildings and spaces should be appropriate to their purpose and 
setting, contributing to a coherent city form. 

2. Sense of Place - Development should respond to local context - natural and built. 
3. Access - Pedestrian circulation should be safe and accessible to all ages and physical 

abilities. 
4. Public Space - Development should encourage street-level activity, surveillance and 

enhance the sense of community stewardship. 
5. Lifestyle - Housing should be adaptable to accommodate a range of household types, 

abilities and ages. 
6. Sustainable Environments - Development should consider the underlying ecology and 

landscape features. 

 

Comment:  The overarching goal with all urban development strategies and plans, 
is to improve the quality of life for residents and to help ensure that over time, the 
city develops in a way that supports this goal.  This applies to PC14. 

Well-functioning urban environments generally display the following qualities: 

1. Quality Housing:  The provision of a range of housing types, located close 
to the places people need to access, that include affordable options 
suitable for different households and that incorporate sustainable, green 
and energy efficient design solutions. 

2. Easy Access:  A network of streets, walking and cycling paths, that makes 
it easy for residents to safely access homes, jobs, community facilities, 
natural and open spaces, including by way of rapid, frequent public 
transport and micro-mobility options. 

3. Legible Neighbourhoods:  Regeneration that responds to the local 
context (natural and built) and enhances the heritage and identity of the 
area, whilst providing for ongoing renewal including quality higher-density 
residential options. 

4. Quality Public Realm:  The provision of a range of public spaces, places 
and routes that are thoughtfully designed for the climate and the 
anticipated use and are designed for the enjoyment and benefit of all 
users. 

5. Healthy Communities:  Neighbourhoods that are appropriately serviced 
to support new development, that accommodate a mix of activity, 
business, people and cultures, enabling residents to provide for their 
social, economic and cultural wellbeing. 

6. Healthy Environment:  Environmentally responsive plans and policies to 
help ensure the protection, restoration and enhancement of the river, 
indigenous fauna and flora and the natural gully network allowing residents 
to appreciate and benefit from a healthy natural landscape. 
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4. Flood Proofing Approaches 
While the focus of this report is on the combined impact of the provisions (including freeboard), 
by way of context, there are three basic approaches for dealing with floodwaters within urban 
areas. These are: 

1. Dry Proofing: The goal or approach is to prevent floodwater from entering a building by 
using either permanent or temporary flood barriers. However, due to the pressure from 
flood waters, particularly where water depths are high, the risk of property damage is 
high and it is therefore not considered suitable as a flood mitigation measure. 

2. Wet Proofing: Wet proofing allows water to enter a structure through vents and 
openings so that unbalanced water levels and pressure do not cause a wall to fail or 
result in any major structural damage. It involves the use of flood resilient materials and 
construction techniques to allow flood waters to enter with a minimised chance of 
damage and moisture problems afterwards (working with water rather than against it). 
While effective, can be costly for smaller residential solutions. 

3. Elevation: This involves raising the level of the house (and services when needed) to 
help reduce damage from flood water. Piles, posts, slabs and other structures all need 
to withstand flood water flowing across the site. This does not guarantee the property 
won’t flood again in the future and homeowners must consider the future flood levels 
projected for their property when elevating the structure. This is the approach embodied 
within the PC14 provisions. 

Elevation can be done either by piling (raising the home on stilts) or by infill (recontouring of the 
land) to raise the finished floor level. In most cases, it is necessary to elevate or floodproof 
(where permitted) the first habitable floor to ensure that buildings remain structurally sound. 

Freeboard provides an added margin of safety, usually expressed in millimetres above a flood 
level, to address the uncertainties of the modelling. An example of this is shown below, where 
the house on the left (still slab-on-ground), has a raised pad and the new floor levels are high 
enough to prevent water entering in a major flood event. 

 

 

Figure 1 - An example of elevation to deal with flooding. 
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While the provisions are being updated and expanded in line with new flood modelling data and 
mapping, the approach is consistent with what has been implemented by other councils across 
New Zealand. 

For example, Dunedin City Council has previously introduced minimum floor levels for mainly 
residential buildings, including new homes, house extensions, rest homes, schools and halls 
across several low-lying parts of the city. Auckland Council follow the same approach and 
define freeboard as: “Additional clearance above estimated flood/inundation level (including 
1m sea level rise for coastal inundation) to allow for uncertainties in flood/inundation level 
estimation, wave action and localised water level variations”. 

Whakatane provide further information on the practical design and construction of the 
minimum building platform and include the following diagram showing how the building 
platform level should be designed and constructed based on the type of building foundation.  

 

Figure 2 Whakatane DP Rule 18.2.3.2 Determining building platform levels & freeboard. 

5. Urban Design Outcomes 
5.1. Defining Urban Design 

Within the local government context, urban design can be defined as: 

“The art of designing the public environment of a city, including the interface 
between private properties and the public environment”. 

The public environment is any area that is accessible to the public without control or restriction 
– mainly public spaces, malls, arcades, streets, avenues, parks, waterfronts etc. The quality of 
the public environment is important as this is what people perceive and experience when 
visiting and moving through cities, irrespective of their size. 

The make-up of the public environment is multi-faceted and consists of natural and man-made 
elements (physical characteristics) and certain intangible, or metaphysical elements. For 
example, the two spaces shown below consist of the same basic elements (footpath, building 
façade and veranda) and yet have a totally different look, feel and user experience. 



 

 

Plan Change 14 – Section 32 report 
Appendix 11 Page 11 

 
 

 

Figure 3 - The urban environment has both physical and metaphysical elements. 

5.2. Quality Outcomes 
Depending on the nature of the issue or proposal, achieving quality urban design outcomes 
requires the consideration of several aspects including: 

• Neighbourhood: What is the overall impact on the existing neighbourhood character 
and is the proposal consistent with the context? 

• Street: Does the design enhance the street and result in the creation of a safer and 
more attractive environment? 

• Site Layout: Have the new units been positioned to make the most of the sun, to 
provide privacy and to develop the property in an efficient manner, without creating the 
impression that it has been overdeveloped? 

• Vehicle/Access: Has the integration of vehicles and pedestrians been carefully 
considered with priority given to pedestrians, or has the development been designed 
solely around the vehicle? 

• Building and Landscape: Have good quality contemporary materials been used and 
have repetitive architectural styles been softened by secondary design elements 
including landscaping? 

The focus of this report is on the streetscape aspect, as the character or identity of an area is 
impacted by the building(s) that front the road corridor and the level of interaction and 
openness that is created. In this respect, the design of the interface (defined as: the area 
between the front of a dwelling and the footpath) is key. To achieve a safer and more attractive 
streetscape, consideration should be given to several elements, as illustrated in figure 4 below: 
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Figure 4 - Streetscape elements (adapted from the good solutions guide for medium density housing, North Shore 
City, 2007). 

Within the context of managing Flood Hazard and Depression Areas, one part of the response is 
to require a freeboard for certain activities and although the provisions are being updated 
(considering new available information), no change to this approach is proposed. In general, 
though, the provisions when seen as a package, are likely to make it harder to achieve quality 
streetscape outcomes and this is discussed further below. 

5.3. Current Response 
As previously stated, requiring homes that are constructed within a Flood Hazard Area to 
achieve a minimum freeboard level is not a new approach in Hamilton. As a result, there are 
several existing examples across the city. The following is a selection of those with some basic 
commentary added. 

 

Properties along the road frontage 
all located within The Low Flood 
Hazard Area. Site contouring was 
modified to raise the finished ground 
floor level. Overall, minimal impact 
or cost related to meeting the flood 
provisions. 
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Comprehensive redevelopment of 
properties within the Low Flood 
Hazard Area. The single storey units 
are on filled ground with piles and 
concrete floors on top. The two 
storey units at the front (and the 
duplex to the rear) are on piles and 
the ground is largely unmodified. All 
units were required to achieve 
minimum freeboard levels. 

  

 

Single level detached home 
requiring provision of elevated 
freeboard levels. Direct, easy access 
to front door is compromised as a 
result, with little other design 
features or elements added. 

  

 

Comprehensive redevelopment of 
the site, with all units on piles and 
the inclusion of open carports on 
ground level. Includes use of 
permeable pavers for driveway. 
Wheelchair access provided via side 
door. 
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Single level home raised off the 
ground. Design includes a street 
facing outdoor patio/deck area that 
takes advantage of the additional 
height. Overall positive outcome 
from a streetscape perspective.  

  

 

Standard terrace units. Site was 
recontoured and filled. Flood 
modelling required raised ground 
floor level and buildings have a 
stepped foundation (either halfway 
or between the last two rear units). 
Provisions meant the driveway and 
the front unit had to be raised. 
Landscaping added to soften 
outcome. 

  

 

Flood mapping was updated during 
the consent process requiring the 
footings and concrete floors to be 
raised by 500-600mm. Ground level 
kept low due to possible flood 
overflow from the neighbouring 
properties. An accessible ramp has 
been provided either side of the 
steps. 

5.4. Issues and Opportunities 
The above examples provide some insight as to how developers and their design teams have 
responded to the various district plan provisions. Further, they highlight some common urban 
design issues or concerns that can arise as a result. These include the following: 
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Reduced Accessibility 
Easy access to and from a building is crucial for lessening the risk to human life in the event of a 
flood. As far as possible, units should be designed to provide universal access, which means 
that a person, regardless of age or ability, is able to reach their destination (or activity) quickly. 
Universal design can be defined as: “The design of buildings and places to make them 
accessible to all people, regardless of age, disability, background or any other factors”. 

Achieving this is often not considered or even possible where units must achieve a prescribed 
freeboard level. 

 

Reduced Streetscape Activation and Visual Connectivity 
As discussed, an important urban design consideration is the degree to which a development 
enhances the public environment (which includes road corridors). This is a common 
assessment matter, as the character of an area is impacted by the buildings that front the 
street and the level of interaction and openness that is created. 

This aspect has often been neglected, particularly in areas where medium density housing has 
occurred and can be exacerbated by the additional requirements aimed at the management of 
flooding and overland flow paths. 

While the desired outcome is the creation of a safer environment, flood provisions may lead to: 

• Increased setbacks from the front boundary. 
• Poorer CPTED outcomes. 
• An increase in non-permeable surfaces and reduced landscaping (for example due to 

the provision of an accessible pathway or ramp). 
• A disconnect between the dwelling and the street. 

The cumulative effect can be that streets look bland and do not provide for an adequate level of 
informal or passive surveillance. Buildings with elevated ground floors can lose visual 
connection with the street. 

This scenario is worsened as the level difference or elevation (height) increases as discussed 
and illustrated below: 

Comment:  The opportunity exists to address the above through the new 
provisions and to incorporate universal design principles or elements.  This will 
impact the front interface (or transition area) between the footpath and the 
building, as additional access elements such as stairs, ramps and lifts may be 
needed.  
 
The above are key built form elements that should be appropriately scaled to 
ensure the building is connected and integrated with the streetscape.  These 
elements should also be considered early in the design process, as adding 
elements into a project as an afterthought can lead to poor outcomes. 
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• 0 to 90cm - elevated ground floors up to 90cm (approximately) are relatively 
commonplace and in this situation where two, three or more steps are needed, 
pedestrians still have good access and there is clear visual connection to the street. 

• 90 to 150cm - when flood provisions result in elevations above 90cm, issues of access 
and visual connectivity become more difficult to address – i.e. accommodating ramps 
and stairs while maintaining visual connectivity with the street. 

• 150cm and above - above this height, where the difference between the finished 
ground floor and the adjacent land is higher than 150cm, design options are increasingly 
limited, and there is a greater disconnect between the building and the public realm. 

 

 

 

 

Figure 5 - As elevation increase, contact and connection to the street decreases. 
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Poor Quality Design 
While good quality design could be considered as a subjective matter, it is also true that it 
cannot be achieved by only enforcing a set of standards. In essence, good design is timeless 
where buildings and spaces are appropriate for their setting and contribute to a coherent city 
form. There is a need to create a vibrant, attractive environment, while still satisfying all 
applicable safety standards. 

As per the examples shown, imposing additional requirements and standards due to the 
updated flood modelling, can lead to poor quality design outcomes that include: 

• Increased setbacks and units that are disconnected from the front boundary. 
• A strict adherence to standards and a resulting lack of creative design solutions for 

flood prone properties. 
• Mundane streetscapes, where many dwellings display similar characteristics and 

features. 
• Architectural elements or features that do not compliment the design of the unit itself. 

 

Comment:  A liveable and welcoming urban environment is where buildings relate to 
the human scale (senses, field of view and the dimensions and proportions of the 
human body) and it is important that this is not lost.  The opportunity therefore exists 
to encourage improved or greater levels of passive surveillance, whilst still ensuring 
the appropriate flood proof measures are implemented - also, to increase the 
amount of landscaping to help soften the built from where needed (see example 
below from Kensington Park, Orewa) 

 

 

  

  

 

 

 

 

 

Comment:  Good design should contribute to a lively and interesting streetscape and the 
various provisions should still provide flexibility and incentives for designers to respond 
where the circumstances or conditions allow. 
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Increased Cost and Uncertainty 
The addition of new district plan provisions and standards will invariably lead to an increase in 
uncertainty and cost for investors, developers and their design teams. This includes consenting 
and construction costs. This is true for the updated flood modelling and maps, particularly on 
properties where no flooding has ever occurred and it is important that the messaging is clear 
and that common sense approaches are implemented and that options are provided. 

For example, if a section is modelled as a Medium Flood Hazard Area, it is likely that the owner 
will be hesitant to redevelop and if the modelling determines a high flood risk, the development 
opportunities are effectively lost. The ongoing flood mapping also increases the building costs 
and extends consent processing timeframes as development plans must be updated and 
changed to raise ground levels and/or alter the design of the foundation. The raising or elevation 
of structures can also have a knock-on impact on the ability to meet other relevant plan 
standards for example, height recession planes. 

 

6. Key PC14 Provisions (Proposed) 
The following is an extract of the proposed plan provisions with a focus on those that have a 
direct bearing on the built environment and therefore on general urban design outcomes. 
(emphasis added in red). 

Objectives & Policies 
22.2.1  

Risks from natural hazards are managed in a way that: 

i. do not increase the potential for adverse effects to people, property and the 
environment. 

ii. where practicable reduce, risks arising from natural hazards for adverse effects on 
people, property and the environment. 

iii. increase community resilience to natural hazards including the effective and 
efficient response and recovery from the adverse effects of natural hazard events. 

Policies: 

Flood Hazard Area Risk Assessments 

22.2.1b   

When assessing flood hazard risks, consider the following matters: 

Comment:  The impact of the provisions of Chapter 22 (Natural Hazards) should be 
monitored over time to determine whether there is any impact on the number of consents 
submitted and therefore on the supply and delivery of new housing across the city. 

 



 

 

Plan Change 14 – Section 32 report 
Appendix 11 Page 19 

 
 

i. The anticipated effects of climate change on the frequency and severity of flooding up 
to and including at least the 1% AEP rainfall event flood level;  

ii. The health and safety of people;  
iii. The vulnerability or resilience of activities to the effects of flood events;  
iv. The possible need for people to be evacuated during a flood event including flood free 

access and egress; and  
v. Whether the development will accelerate or exacerbate potential effects on sites 

upstream, downstream, or adjacent to the site, including the effects of increased flood 
depths and velocities.  

Use and Development in Flood Hazard Areas 

22.2.1d 

Land use that is vulnerable to the adverse effects of flooding events (including but not limited to 
residential units, visitor accommodation, child care facilities, community centres, schools, and 
health care services) and development avoids High Flood Hazard Areas. 

22.2.1e 

Activities in Flood Hazard Areas should take steps to reduce natural hazard risk, including risks 
to other properties, to a level that is tolerable. 

22.2.1f 

Allow land uses and development within a Low and Medium Flood Hazard Area only when: 

i. The adverse effects of a flood event have been minimised and risk reduced to a level 
that is tolerable and as low as reasonably practicable; and 

ii. The activity does not create a new, or exacerbate existing, flood risks off the site. 

22.2.1.g 

Recognise that some uses and developments are more resilient to the adverse effects of 
flooding and can be carried out in Flood Hazard Areas, provided that the activity: 

i. Does not increase flood hazards off the site, and 
ii. Provides safe evacuation routes or refuges for people on the site, and 

iii. Habitable floors are above 1% AEP rainfall event flood levels. 

Freeboard (new) - “Freeboard is the vertical distance between the modelled top level of flood 
water and the underside of a concrete floor slab, or the underside of a floor joist”. 

Ancillary Residential Structure (existing): “Means a structure associated with the day-to-day 
running of a household that does not meet the definition of a ‘building’. This includes 
letterboxes, clothes lines, swimming pools and accessories, ornamental pools, fences and 
walls not exceeding 2.5m in height, steps, terraces and patios (not roofed or enclosed, and not 
exceeding 1m in height)”. 
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Assessment Criteria 
Relevant to this report, the matters of assessment (RD activities) are listed under F (Hazards 
and Safety), Volume 2 and several new criteria have been inserted as part of the PC14 process, 
including:  

F1 

a Whether there are additional flood hazard effects on properties upstream, downstream 
or adjacent to the site including greater depth, velocity or duration of flood waters. 

b How vulnerable the activity is to exposure of low-level flood hazards, including the need 
for access or egress during a flood event. 

c Whether existing flood risks can be reduced through proposed works (including raising 
floor levels of existing units and undertaking other mitigations). 

d The extent to which the development complies with the standards set out in 22.5. 

 

Comment:  While the above provisions are focussed on managing or mitigating risks 
from flooding and stormwater, they are reasonably directive in terms of where 
development should be allowed or not and this is reflected in the proposed activity 
status rules which, for example, assign a non-complying status to new buildings 
within the High Flood Hazard Area.  Ancillary residential structures are, however, 
listed as permitted activities, but the design of these is key in terms of achieving good 
urban design outcomes.  The recommendation would be that these form part of the 
matters to be assessed. 

Further, for activities within affected areas, Policy 22.2.1aa requires the consideration 
of several matters (flood hazard risk assessments) and while this includes the 
consideration of the health and safety of people, it does not specifically mention or 
embed universal design. 

The provisions are silent regarding any subsequent impact(s) on the design of the 
structure and/or any streetscape and landscaping elements. 
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7. Design Guidance & Considerations 
While the plan change is focussed on several issues directly related to the management of 
flood hazards (in many cases exacerbated by greater levels of infill and redevelopment), it is 
important that the provisions consider and encourage good quality design outcomes. 

As summarised above, the various provisions can result in developments that: 

1. Do not provide adequate levels of accessibility. 
2. Are disconnected from the street and potentially, adjacent public spaces. 
3. Do not enhance or improve the streetscape (poor quality design). 
4. Increase the cost and uncertainty for developers. 

Matters 1 – 3 are most noticeable from the front of the property and impact the front yard 
interface (defined as the area between the footpath and the unit itself – see figure 6 below). This 
area can also be referred to as the transition zone. The recommendations that follow are, 
therefore, focussed on this portion of the site. 

 

Comment:  While the above criteria do pick up on some of the key issues including the 
need to access or exit a property and elevating floor levels to minimise risk, the main 
urban design impacts or concerns, as described in the report (i.e. reduced 
accessibility, streetscape activation and visual connection), are not covered.  The 
matters of assessment could, in theory, be expanded to include the external 
appearance of the unit and landscaping. 

In terms of the approach followed by other Councils, Auckland list “the design of the 
building and the use of spaces within and under buildings” as a matter of discretion, 
but more in terms of ensuring resilience during an event, rather than the impact on the 
streetscape. 

Similarly, Christchurch are concerned with the mitigation of the effects of flooding but 
do include the following criteria applicable to new buildings or additions within the 
flood management area: “Whether there are any positive effects from the reduction in 
floor levels in relation to neighbouring buildings or streetscape”. 
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Figure 6 Front yard interface or transition area (orange) 

This area should provide for pedestrian movement and could include elements such as seating 
and landscaping. It is where steps and/or ramps would need to be built to ensure good access 
to the ground floor level. Where properties are impacted by flooding, a transition zone is needed 
and is usually located at the front of a site (either outside or inside the unit), depending on the 
site characteristics and constraints. 

The recommendations are included to help address the findings of this report. These include 
potential changes or additions to the various district plan provisions. A well-designed front yard 
is key to creating a safe, inviting environment. It is also clear that the District Plan needs to have 
a strong policy direction on the outcomes sought and then several rules that point to these 
outcomes. 

It is considered that the recommendations should potentially only apply to properties where the 
flood provisions have resulted in the finished ground floor level having to be raised or elevated 
by 120cm or more. 

The following recommendations are put forward: 

a. Provide a more flexible building envelope where needed and the ability to break certain 
standards controlling bulk and location – such as front yard setbacks, site coverage, 
building height and permeability standards. This could also apply to vehicular access 
standards. 

b. Through appropriate provisions, require applicants to consider incorporating universal 
design elements and features. 

c. Through appropriate assessment criteria, encourage the use of other architectural 
elements, such as patios, decks and canopies on the street facing elevation, to help 
protect the main entrances and ensure units engage with the street. This is to ease the 
visual disconnect between the elevated ground floor and the street. 
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d. In terms of the design of the front yard interface, to encourage the consideration of hard and 
soft landscaping elements such as terracing and steps to help soften the front and create a 
welcoming entrance. 

 

e. To encourage the development of multiple or consolidated properties and stormwater 
solutions (beyond the scale of individual sections) as a more effective way to solve the 
challenge of flood protection. This could possibly include requiring streetscape 
assessments to show how a development would fit in with the context. 

f. To encourage design solutions that consider the human scale. 

 

Note – human scale relates to ensuring developments are liveable whilst still achieving the 
required freeboard levels.  It relates to our various senses, our field of vision and the 
dimensions and proportions of the human body.  Designing for a human scale implies that 
the following typical height thresholds should be considered: 

a. 450mm to 600mm – typical seat height (sitting). 
b. 900mm to 1000mm – typical bench and balustrade (resting and leaning). 
c. 1200mm - maximum height without losing sightlines between levels. 
d. 1500mm – a level difference that creates physical and spatial separation. 

 

 

Note - Landscaping and site design solutions do not only alleviate the effects of elevated 
freeboard levels (design and accessibility), but also provide additional safety for residents.  
Landscaping and other façade treatments (articulation) are considered effective tools to 
help soften and integrate developments. 
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The above recommendations could necessitate a review of the other relevant provisions 
especially within the residential zones and these should also be cross-referenced to the 
objectives and policies from both the Strategic and the City-Wide chapters, (25.15 – Urban 
Design) so that they are able to be more effectively considered. 

Specifically, the above would require: 

1. The inclusion of a new policy related to requiring the consideration of universal access 
and design. 

2. Change to the definition of ‘Ancillary residential structure’ to include ramps. 
3. Changes to the Matter of Discretion and Assessment Criteria that would apply – 

addition of B (Design and Layout) and Landscaping 
4. Addition of a new assessment criteria to F (Hazards and Safety). Suggested wording as 

follows: F1c - The extent to which the flood hazard provisions and the subsequent 
finished floor level elevation height and building design, result in a development that: 

• Is physically disconnected from the street. 
• Does not provide for universal access opportunities. 
• Does not provide adequate opportunities for informal surveillance of any 

adjacent public spaces. 
• Does not mitigate the effects through an integrated and well considered design 

of the front interface (including through the use of landscaping, terracing, 
fences, walls, external front porch) 

  

The implication is that the design of the front interface should integrate access elements 
such as stairs, ramps and paths into the overall design, ensuring human scale is 
maintained.  Where ramps are needed, these should be visible and should not block or 
obscure other paths or elements. 

Source: City of Melbourne and City of Port Phillip (2021):  The Good design Guide for 
Buildings in Flood Affected Areas in Fishermans Bend, Arden and Macaulay 
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