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| provided a statement of evidence dated 16 September 2022 and a statement of
reply dated 22 September 2022.

| understand that the evidence has been pre-read by the Panel.

| summarise below the key points | wish to emphasise, after which | am happy to take
questions from the Panel.

Residential density

4.

| support the minimum density targets of 30 dwellings per ha (net) in the Medium
Density Residential Zone (MRZ) and 45 dwellings per ha (net) in the Increased
Height Overlay (IHO). | do not support the density target of 35 dwellings per ha (net)
in the MRZ as sought by Kainga Ora.

a. A detailed master planning exercise undertaken for Adare’s West Block
realised net densities of 29 to 31 dwellings / ha depending on the number of
narrow terraced dwelling typologies adopted.

b. This highlighted the difficulty of increasing the net density by 2 dwellings / ha
(from 29.1 to 31.1). While on its face the difference between the PC5
provision of 30 dwellings / ha and Kainga Ora’s proposed 35 dwellings / ha
seems small, this difference is significant in the context of realistically being
able to deliver a density target on land in Peacocke.

| support the spatial extent of the IHO in the notified plan change, but not the
extension of this overlay to cover part of ‘The Island’ in Amberfield, as sought by
Kainga Ora.

a. The additional land earmarked in Kainga Ora’s latest position has some very
steep and high escarpments which need to be accommodated through
engineered batters. This takes up spaces and thus has a downward effect on
density.




b. The Island also has some connectivity limitations due to the Southern Gully
and will rely on one or more bridges for its access.

c. The area sought by Kainga Ora to be subject to the IHO also includes land
set aside under the Amberfield consent for open space.

Local and Neighbourhood Centres

6.

| support the notified location and size of the LCZ. | do not support its expansion to
allow for a supermarket to be located west of Peacockes Road, as sought by
Woolworths. | consider the notified location and size of the LCZ is appropriate for the
following reasons:

a. The location east of the intersection of Peacockes Road (a minor arterial) and
the proposed east-west minor arterial (Whatukooruru Drive) will provide multi-
modal access and visibility, which will make this area suitable as a focal point
and centre of activity within Peacocke.

b. Locating the centre entirely to the east of the intersection will improve its
proximity to the river which means that open space amenity can be derived
from this setting and a true sense of place can be created.

c. The relatively flat land north and south of the LCZ has been zoned for high-
and medium-density residential development. This would assist the centre to
become a pedestrian (as opposed to a drive-to) destination for many and
encourage walking and cycling by the residents living within the walkable and
cycling catchments of these areas.

d. Peacockes Road will be developed as a minor arterial road. Locating the
centre entirely on one side will mean that this road will not bisect the centre
with through-traffic.

e. As is demonstrated through the concepts attached to my EIC and EIR, the
LCZ land is easily large enough to accommodate the projected floor spaces
for each category of Local Centre activity. Approximately 1.0 to 1.3ha of LCZ
land will be left vacant even if the centre is laid out in a conservative and
space-inefficient manner.

f. As is demonstrated through the concepts attached to my EIC and EIR, the
LCZ land allows for a centre layout with a short, direct, and easy pedestrian
connection between the supermarket or supermarkets and the mainstreet.




“With a supermarket located to the west of Peacockes Road and the rest of
the centre to the east, this relationship is much weaker due to the greater
distance and the fact that Peacockes Road needs to be crossed.

As is demonstrated through the concepts attached to my EIC and EIR
evidence, the LCZ land allows for a supermarket layout with optimum
relationships between the store, its parking, its service area, the mainstreet,
and the surrounding streetscape, taking into account active edges, visibility
and access. The comparison between the Rototuna example shown in Mr
Knott's evidence and the conceptual centre layout option attached to my EIR
is the strongest demonstration of this.

With a supermarket located to the west of Peacockes Road additional uses
are required to integrate it into the urban fabric, which would further erode the
rest of the centre, as floorspace demand is removed from the eastern part of
the centre.

Mr Knott raises questions about the landform of the area to the east of
Peacockes Road in relation to the mainstreet and connection with the open
space along the river corridor. However, the suitability of the land for a
supermarket is not in contention with any of the urban design experts. | also
consider the landform within the LCZ is well-suited to development of a

centre, including a supermarket.
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