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between landowners and means that significant reliance is placed on the masterplan consenting 
process.  

The current provisions enable a range of densities throughout the various neighbourhoods identified 
as part of the structure plan. These vary between 400m2 and 800m2 which will result in a more 
traditional lower density environment.  

The vision for Peacocke has changed to establish more intensive development throughout the 
structure plan area. This means a new approach is required to be established within the district plan 
to enable that outcome to be established, hence the need for the plan change.  

Figure 10. Current Peacocke Structure Plan 
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PART 2 - PROPOSED PLAN CHANGE 
The proposed plan change is a substantive shift from the existing operative provisions and has been 
driven by a diverse range of policy influences including, but not limited to, National Planning 
Standards, the National Policy Statement on Urban Development 2020, National Policy Statement on 
Freshwater Management 2020 and the significant investment received from the Crown through the 
Housing Infrastructure Fund (HIF). 

2.1 Density and Amenity 

Residential development within Peacocke will be mainly medium density residential development 
with areas of higher density taking advantage of the natural and local amenity.  

The Urban design report prepared for the Plan change (Appendix H) sets the framework for a 
sustainable and walkable community, high density development will be encouraged around the 
suburban and neighbourhood centres and along the key transport routes to support a high frequency 
public transport service. This also seeks to ensure that there is integration between land use and the 
transport network to reduce car dependence, promote and enhance access within the structure plan 
area to other parts of the City, and to promote walking and cycling. 

The proposed provisions do not stipulate minimum density requirements. Removal of density 
standards encourages a “land-use first” approach, this means land use consent occurs prior to, or 
concurrently with, subdivision, enabling a design led response to development.  

The rule framework allows for one dwelling per site as a permitted activity. Second and subsequent 
dwellings require Restricted Discretionary consent, with discretion restricted to a range of matters 
focussed on design outcomes.  

To manage the development of buildings, the plan relies on development standards relating to bulk 
and location, site coverage and outdoor living space and service areas. These standards provide the 
expected level of on-site amenity and consequently, the amount of space allocated to a dwelling. This 
response enables a range of housing typologies and sizes to be constructed as subdivision and the 
cost of land does not promote a singular approach to housing based off allotment size.  

In combination with discretion over design outcomes, it is considered that the proposed approach will 
enable development flexibility, whilst ensuring good design outcomes are able to be achieved. 

The urban design strategy for Peacocke is based on varying housing densities across the growth cell 
driven by both urban design considerations and physical factors. Variations in density create 
variations in urban form as housing typologies change spatially and also allows important natural 
features to be protected from over-development. With the existing master plan provision being ultra 
vires, new design controls are required to ensure quality urban development within the Peacocke 
area commensurate with the Peacocke Vision can be achieved.  The final density requirements and 
land uses within the revised structure plan have been considered when developing any design 
principles for Peacocke along with design guidance. 

An average density of between 22 and 30 dwellings per hectare is encouraged within the medium 
density areas increasing to an average of between 35 and 50 dwellings per hectare to support the 
local centre and public transport service. It is recognised that the topography of Peacocke may impact 
on the ability to meet certain density targets hence the proposed density range.  This also enables 
suitable building platforms to be constructed, reflecting the constraints of the landform.  

In order to enable well designed sites that provide a high level of onsite amenity for residents and 
contribute positively to the character of a neighbourhood, it is important that subdivision establishes 
a block pattern that facilitates good development. This means ensuring lot sizes and shapes are fit for 
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the intended use or are of an appropriate size and dimension to provide for a range of housing 
typologies to be located on a site.  It also means the overall block pattern is designed to establish a 
well-connected environment that is easy to navigate for pedestrians and cyclists.  

The current medium density provisions throughout the city use a range of comprehensive 
development / master plan provisions to manage development. Hamilton City has decided to move 
away from this approach in Peacocke due to the complexities associated with the implementation of 
master plans in a land area with fragmented ownership and the uncertainty associated with the vires 
of how these provisions work.  

In order to ensure good design outcomes for subdivision, a stronger policy framework, development 
standards and assessment criteria are proposed. These set a direction within the planning framework 
to:  

• Require subdivision to provide for high density land use around areas of activity, such as the 
local centre, neighbourhood centres, identified public transport routes and enable higher 
density around areas of amenity, such as public open space and the river front and gullies.  

• Establish a north/south oriented block structure, where the topography allows, that creates 
lots that front and engage with the street front and enable the provision of private rear yards 
with access to sunlight.  

• Create a block pattern that allows for ease of movement for pedestrians and cyclists by 
reducing block lengths and creating opportunities for mid-block connections.  

• Manage the street frontage to ensure that it is not dominated by parking or garage doors by 
requiring lots or dwellings with narrow frontages to be accessed via a rear lane.  

• Require connections between adjacent subdivision to avoid the creation of closed off 
developments and reinforce a walkable environment. This is particularly important in context 
of the Peacocke Structure Plan area due to the fragmented nature of land ownership in the 
area.  

• Maximise connectivity by minimising the use of cul-de-sacs and rear lots and only creating 
these where there are no practicable alternatives to respond to the topography. If these are 
used, then connections should be provided for pedestrians and cyclists.  

• Designing areas of open space to be activated by roads, providing surveillance of these areas 
and ensuring they are not hidden from view.  

As discussed above, there are no density controls proposed for residential land use. Provisions are 
however proposed to manage the size and shape of vacant allotments within the Peacocke Structure 
Plan. This will ensure that high quality outcomes are still able to be delivered through a more 
traditional development approach. The plan provisions require vacant lots to be a minimum lot size of 
300m2 with a minimum lot frontage width of 10m. 300m2 provides sufficient space to enable the 
development of a complying residential development. A 10m frontage enables dwelling to be 
established with a width of 8m once side-yard setbacks are considered.   

Subdivision also plays a part in the creation of safe and connected roads and streets. One of the 
desired outcomes for Peacocke is the creation of neighbourhood that encourages mode shift and is 
designed for walking and cycling. For this reason, subdivision is directed to ensure the safety of 
pedestrians and cyclists by minimising vehicle crossings along road corridors that provide shared 
paths or separated cycling facilities. 
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The initial subdivision pattern and layout has a strong influence on the final development outcome 
and influences outcomes such as connectivity and walkability. For this reason, controls are proposed 
that manage block size and shape.  

To achieve a walkable environment, controls are proposed relating to setting limits for a maximum 
block length of 250m and block perimeter of 750m. This scale provides an appropriate level of 
permeability for pedestrian movement, while providing flexibility in block design to enable 
development to respond to site constraints such as topography. 

An example of a rear lane typology is shown in Figure 11 below. 

 
Figure 11: Example of Terrace Dwelling-Rear Lane parking and servicing` 
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2.2 Residential Development Controls 

The Urban design report prepared for the Plan Change (Appendix H) identifies a set of overarching 
objectives for the Peacocke Structure Plan seek to establish a well-designed, high amenity 
neighbourhood that provides a high level of amenity for residents, neighbours, the streetscape, and 
areas of public open space.  

Due to the higher level of density enabled, it is important that the built form is well managed to 
provide appropriate levels of amenity. This means ensuring access to daylight, provision of outdoor 
living space, a sense of space or spaciousness, privacy, and a sense of security.  

Amenity in relation to neighbouring sites, means controlling the bulk and scale of buildings to manage 
shading, privacy so that adjacent buildings are not overbearing or dominating.  

In addition to subdivision and the road corridor cross-section, the amenity of the streetscape is 
affected by the combination of:  

- façades of dwellings 
- setbacks  
- landscaping 
- management of vehicle access and parking  
- fence and wall design and 
- the provision of passive surveillance.  

Similarly, the built form can influence the amenity of public open space through the public private 
interface and sense of surveillance provided.  

These components and how they are designed will together influence the overall quality, amenity, 
and future character of the neighbourhood. Design controls are proposed to manage each of these 
factors and in turn provide the framework for a well-designed medium density environment. 

2.3 Infrastructure 

The urbanisation of Peacocke is anticipated to occur over the next 30 years. Councils ability to secure 
funding through the Housing Infrastructure Fund (HIF) as part of the Long Term Plan 2021-31 is 
enabling the delivery of key infrastructure to allow the staged development of Peacocke. 

The securing of funds from the HIF and subsidies from Waka Kotahi New Zealand Transport Agency 
has allows for key strategic infrastructure to be provided to enable the Peacocke growth cell to be 
opened up for development. 

The funding allows for the construction of the following strategic infrastructure projects: 

• Wairere Drive Extension and a new bridge crossing the Waikato River, 

• Cobham Drive / Wairere Drive intersection and over-bridge, 

• Various wastewater pump stations and  mains, 

• A portion of urban upgrades to Peacocke Road 

• Ohaupo Road / SH3 roundabout and East-west minor arterial road, as well as 

• The purchase of land for most of the future north-south major arterial network 

 

The implementation of these infrastructure projects will bring forward the timing of the first stages of 
urban development within the Peacocke growth cell to mid-2023. A staging programme has been 
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developed to ensure urbanisation does not occur out of sequence with the delivery of key strategic 
infrastructure. 

The staging of development in Peacocke starts in the north in the vicinity of the Water Treatment 
Plant and then proceeds in a southerly direction along Peacocke Road and in the west from the newly 
completed Ohaupo Road/SH3 and East/West minor arterial roundabout. Development shall occur in 
accordance with a infrastructure staging plan. This plan aims to sets out the intended stages of 
development for Peacocke reflecting the sequenced delivery of strategic infrastructure.  

Development shall occur in accordance with the infrastructure staging plan (See Appendix AA) The 
table below sets out the intended staging of development for Peacocke, which at this as follows: 

Stage* Preceding 
stage(s) 

required** 

Strategic Infrastructure Required*** 

Transportation Wastewater Water**** Stormwater 
A     • Centralised 

stormwater 
management 
devices 
relevant to 
the sub-
catchment(s) 
and 
Integrated 
Catchment 
Management 
Plan to be 
available 

 
• Provision for 

overland 
flow paths 

B  • East-west minor arterial 
(stage 1) and Ohaupo 
Road/SH3 roundabout 

• Mains extension 
along east-west 
minor arterial 
(stage 1) and 
Ohaupo 
Road/SH3 
roundabout 

• Distribution mains 
extension along east-west 
minor arterial (stage 1) 
and Ohaupo Road/SH3 
roundabout 

C  • Waikato River Bridge, 
Wairere Drive extension, 
to the north-south major 
arterial 

• Peacocke Road urban 
upgrade to local standard 
north of intersection with 
Wairere Drive extension 

• Peacocke Road urban 
upgrade to minor arterial 
standard south of 
intersection with Wairere 
Drive extension 

• Weston Lea Drive urban 
upgrade 

• New collector road 
linkage from Plateau 
Drive to Wairere Drive 
extension (for western 
catchment) 

• N4 and N4a 
pump stations 
and connecting 
mains 

• Fitzroy Diversion 
• Waikato River 

Bridge and 
Transfer Main to 
far eastern 
interceptor at 
Gordonton Road, 
Wairere Drive, 
Crosby Road 
intersection. 

• Distribution mains along 
Peacocke Road 

• Distribution mains along 
Weston Lea Drive 

D  • East-west minor arterial 
(stage 1) and Ohaupo 
Road/SH3 roundabout 

• New collector road (if 
connecting to Hall Road 
then Hall Road urban 
upgrade to collector 
standard and upgrades to 
Hall Road/ SH3 
intersection will also be 
required) 

• N17 pump 
station 

• N4 and N4a 
pump stations 
and connecting 
mains 

• Fitzroy Diversion 
• Waikato River 

Bridge and 
Transfer Main to 
far eastern 
interceptor at 
Gordonton Road, 
Wairere Drive, 
Crosby Road 
intersection. 

• Distribution mains 
extension along east-west 
minor arterial (stage 1) 
and Ohaupo Road/SH3 
roundabout 
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Stage* Preceding 
stage(s) 

required** 

Strategic Infrastructure Required*** 

Transportation Wastewater Water**** Stormwater 
E C • East-west minor arterial 

to Peacocke Road from 
Ohaupo Road/SH3 
roundabout 

• Peacocke Road urban 
upgrade to minor arterial 
standard (from Stage F) 

• Hall Road urban upgrade 
to collector standard and 
connection to east-west 
minor arterial, and 
upgrades to Hall Road/ 
SH3 intersection 

• Peacocke Lane urban 
upgrade to collector 
standard 

• New collector road 
linkages in the south-
eastern catchment 

• Mains extension 
along north-
south major 
arterial corridor 
and east-west 
minor arterial 
(stage 2) 

• Diversion of 
flows from Stage 
D to Stage E 
network 

• N9 (and N11 for 
the western 
catchment, and 
N10 for the 
south-eastern 
catchment) 
pump stations 
and connecting 
mains 

• Distribution mains along 
Peacocke Road (from 
Stage F)  

• Distribution mains along 
East-west minor arterial 
(stage 1 and 2) to 
Peacocke Road 

• Distribution mains along 
Hall Road and 
connections to close the 
loop with Stage B and D 
mains 

F C • Peacocke Road urban 
upgrade to minor arterial 
standard 

• New north-south collector 
road  

• N3 pump station 
and connecting 
mains 

• Distribution mains along 
Peacocke Road 

G C, F • Peacocke Road urban 
upgrade to minor arterial 
standard 

• New collector road 
linkages 

• N7 (for the 
eastern 
catchment) and 
N8 (for the 
southern 
catchment) 
pump stations 
and connecting 
mains 

• Distribution mains along 
Peacocke Road 

H C, E • North-south major 
arterial (full length) and 
Cobham Drive Bridge 
upgrading 

• Peacocke Road urban 
upgrade to minor arterial 
standard (including from 
Stage F and G) 

• New collector road 
linkages including linkages 
to Hall Road 

• N12 (and N13 for 
the eastern 
catchment) 
pump stations 
and connecting 
mains 

• Distribution mains along 
North-south major 
arterial 

• Distribution mains along 
Peacocke Road 

• Distribution mains along 
Hall Road 

I C, E, H • Peacocke Road urban 
upgrade to minor arterial 
standard (including from 
Stage F, G and H) 

• New collector road 
linkages 

• Connecting 
mains to N12 
pump station 

• Distribution mains 
completing loop along 
North-south major 
arterial, Hall Road, 
Peacocke Road and 
Ohaupo Road/SH3 

* Stage boundaries take into account a range of factors including existing contours, existing and planned water and 
wastewater network sub-catchments, and transportation infrastructure networks and connectivity.  

** Strategic infrastructure from these preceding stages will be requiring, including relevant connections. 
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*** In addition, localised and on-lot infrastructure and connections will be required. This should generally not 
influence sequencing of other stages. The delivery of most strategic infrastructure is expected to be Council-led. 
However, some of the infrastructure identified, such as new and upgraded collector roads, stormwater 
infrastructure, and various pumpstations and distribution mains, are expected to be developer-delivered to 
Council specifications. 

**** A new reservoir, and associated feed lines and connecting mains, and Water Treatment Plant upgrades (e.g. High-
lift pumpstation) will be needed as the growth demands approaches the operational limits of the Hamilton South 
reservoir and plant.  

 Stormwater Management 

The stormwater devices within Peacocke determined by the draft Mangakootukutuku ICMP are 
required to manage the effects of new urbanisation on stormwater. The identified stormwater 
devices manage effects including hydrological changes which can cause erosive flows and flooding, 
and changes to water quality which can degrade the ecological function of the Mangakootukutuku 
Gully network. 

Effects or requirements specific to the Mangakootukutuku Catchment are documented in the draft 
Mangakootukutuku ICMP. The most important of these are: 

• that there is no variation in the Mangakootukutuku Stream system ecological values sufficient 
to require different or lower treatment in different locations. 

• that the stormwater treatment train needs to provide retention to support baseflow in the 
stream. 

• that the stormwater treatment train needs to meet best practice, while also proposing other 
improvements, studies and offsets to improve long term water quality outcomes. 

Design parameters that greenfield stormwater devices in Mangakootukutuku catchment are required 
to meet to manage effects are also set out in the draft Mangakootukutuku ICMP. Key design 
parameters for all greenfield sub-catchments are summarised below: 

• Water quality treatment; 

• Support terrestrial ecological function where practicable through integration of stormwater 
devices with gully reserve, while preventing fish passage into devices; 

• Provide opportunities for stormwater re-use in any locations where stormwater retention to 
ground is not required to sustain baseflow; 

• Embed access and public amenity into stormwater device design where practicable; and 

• Meet relevant design standards. 
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The sub-catchment devices are developed to a feasible concept stage, and have associated inflow and 
outflow hydrographs and information on how devices have been sized in the Mangakootukutuku 
ICMP. Detailed device sizing must be carried out at the resource consenting stage. There is some 
flexibility provided in the Means of Compliance, set out in the ICMP to rationalise sub-catchment 
boundaries at the time of development, or adjust stormwater device layouts to integrate into 
development planning so long as this does not result in the splitting of sub-catchments, and meets all 
other requirements of the ICMP including design parameters. 

 

 Transport Network 

The Integrated Transport Assessment (ITA) prepared by Gray Matter (Appendix P) identifies the 
Peacocke area as being developed in line with Hamilton’s vision for a 20-minute city, which seeks to 
provide residents access to everything they need within 20 minutes without relying on private motor 
vehicles. In a transport sense this means providing a multi-modal transport network that provides 
access to frequent public transport on key routes and a direct and accessible walking and cycling 
network, that is safe and enjoyable to use. The network will be constructed to meet best practice 
principles related to safety, coherence, directness, attractiveness and amenity which will assist in 
encouraging mode shift, in particular for shorter trips of less than 3km.  

Key transport features that distinguish Peacocke from the current District Plan provisions are: 

= Wider footpaths on local corridors; 

= Provided separated cycle lanes on the collector network; 

= Identification of public transport routes so that infrastructure can be provided at the time of 
subdivision; 

= Bus stops are to be provided in-lane to minimise delays to the public transport services; 

= Increased use of rear lanes for property access; A key objective relating to the Peacocke  

Structure Plan is the creation of a highly walkable and cyclable environment. This aligns with broader 
objectives found in Access Hamilton and Waka Kotahi’s Regional Mode shift plan. These plans seek to 
increase the number of trips taken by walking, bike, other micro-modes (i.e. e-scooters) or public 
transport to 29% of all trips by 2028. Objectives relating to short trips i.e. those less than 2km, are 
more ambitious, seeking up to 50% of all trips to be undertaken by foot.  

The Regional Mode Shift Plan in particular, identifies the need to invest in high quality and inclusive 
infrastructure that is suitable for use by all ages and builds a network of safe routes. This highlights 

Figure 12 Stormwater devices in Flagstaff that provide amenity, ecological functions and access. 
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one of the key barriers to increasing the number of active mode trips, particularly by bike - safety. 
This has been identified as a key barrier to cycling, particularly for children moving to and from school 
and for those with less experience or confidence on the road.  

In order to meet the mode shift targets and overcome the barriers to walking and cycling, the active 
mode network should be designed to maximise the users experience, providing a safe, pleasant 
journey for active mode users.  

To achieve this, an emphasis has been put on prioritising the movements of active mode users 
throughout the structure plan. This includes modifying the typical roading cross section to cater more 
towards pedestrians and people on bikes, creating low-speed safe environments. This means 
prioritising the needs of people walking and on bikes.  

The structure plan identifies the high-level network of arterial and collector corridors within the 
structure plan that will function as the key movement routes for cyclist, providing separated 
cycleways. i.e. cycleways that are physically separated from the vehicle carriageway. These will be 
supported by a range of walking and cycling paths that use the edge of the gully network. Due to 
restrictions on lighting within these areas and related safety issues, these paths are not considered 
suitable as the only routes available, particularly during winter months, where daylight is limited.  

Local roads are to be low-speed environments, with a design speed of 30km/hour. This means using 
techniques such as narrower lanes and street trees to create the perception of a narrower 
carriageway by creating vertical friction. This low speed allows cyclists to share the lane with vehicles 
and allows pedestrians to move across the road corridor safely. Parking bays should be recessed and 
alternated with street trees, planting and stormwater treatment. 

As a result of this, streets and roads within the structure plan area will be designed to create an 
environment which is survivable for all road users, including those who are most vulnerable. 
Appropriate speeds, limiting conflict points, and use of appropriate geometry in developing streets 
are all proven to provide safe urban streets. By adopting international best practice and taking an 
integrated and holistic approach to safety, risk of injury and death will be minimised, and vibrancy of 
the streets will be supported. 

All transport networks shown on the Structure Plan are considered to be key linkages and future 
developments must show how these connections are to be provided and how future integration is to 
be ensured with surrounding land parcels. The layout of the transport network is indicative and not 
intended to show exact alignments. Collector roads and key local roads in particular are shown 
conceptually to provide key linkages within and between different residential neighbourhoods. Their 
precise alignment will be largely determined as individual subdivisions are progressed. 

The transport network will be staged as development progresses within Peacocke.  

Roading Network 

The local road network is anticipated to have low traffic volumes, as well as travel speeds of 10 to 30 
km/h. They are largely residential streets with occasional commercial uses. These streets will have 
friction (trees, green infrastructure, parking, etc.) on either side of the street to slow speeds and allow 
for mix of traffic and cycling. Local streets are some of the most important street types, as this is 
where people live and play. Walking and cycling will be prioritised as the fundamental units of 
movement within the local road network by designing low traffic streets. The needs of a wide variety 
of people throughout their lifetime should be considered during the design of these streets (Universal 
Access provisions). 

The collector network serves to connect local neighbourhoods together as well as linking 
neighbourhoods to key destinations and the to the wider arterial roading network. Some flexibility is 
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anticipated in the alignment of the collector streets network shown on the structure plan, however as 
the collector roads play a key role in providing for public transport services as well as being part of a 
wider walking and cycling network, the ability to provide a direct and efficient connection between 
nodes will be an important design element when considering the collector road alignment. Cycling 
and walking facilities within the collector corridor will be separated to ensure a safe and efficient 
pedestrian and cycling network that promotes active modes of transport. 

 

The minor arterial network is characterised by high traffic volumes, with some limited destination 
types such as offices, shops and residences. Large volumes of mixed traffic are anticipated on these 
routes, including frequent public transport services. Public transport should be given priority. Safety 
of vulnerable users moving along and across the road should be ensured. Due to the high volumes of 
traffic on this network a separated cycling network will be provided along with pedestrian facilities. 

The minor arterial transport joins the neighbourhoods within Peacocke to the local centre as well as 
key areas outside of Peacocke. 

The arterial transport network (Southern Links), while connecting Peacocke to key destinations 
outside of Peacocke such as the central city, hospital, university and employment area, is part of a 
wider regional transport network that connects Hamilton to areas in the south such as the airport and 
Te Awamutu. The north-south major arterial route, which traverses through the central portion of 
Peacocke and links with Cobham Drive at the Cobham Bridge, will provide a direct route to the central 
city and hospital. This route is identified as a possible mass transit route in the future. 
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Figure 13 – Peacocke Structure Plan – Transport Network 
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The Eastern Link major arterial route which branches from the north-south route and crosses the 
Waikato River near Echo Bank Place linking with Cobham Drive and Wairere Drive, provides a direct 
route to the eastern side of the city. 

The southern links major and minor arterial transport network was established through a designation 
process confirmed in 2016. As the alignment of Southern Links was set through this designation 
process any consideration of the major and minor arterial route in terms of alignment is out of scope 
of this plan change. 

In summary, the Plan Change is well aligned with the national, regional and local strategic transport 
frameworks. These frameworks seek improvement access for all users, provide safe transport 
networks, provide for economic growth and environmental sustainability/ climate change.  

The current transport provisions of the District Plan support the strategic framework, but the 
Peacocke Plan Change seeks to go further through the objectives and policy seeking integration of 
land use and transport with a focus on higher density development near key transport corridors and 
activities nodes along with prioritising pedestrians and cyclists over vehicles. The policy framework 
providing supporting detail including requirements for the transport network to provide for public 
transport services and infrastructure, separation of cyclists from vehicles on the collector network 
and providing a continuous and safe walking and cycling network.  

Hall Road upgrade 

Hall Road is currently a local no-exit road that forms a T-intersection with Ohaupo Road (SH3). The 
current traffic volume is approximately 300veh/day with 15,300veh/day and 11% on Ohaupo Road. SH3 
is a Limited Access Road1, meaning that any vehicle crossings or intersections to SH3 need to be 
authorised by Waka Kotahi. 

The current District Plan shows Hall Road as a local corridor. The current structure plan identifies it as 
a collector with no direct connection to SH3, but connections to Whatukooruru Drive through Stage 
1B, and to and across the north-south arterial.   

Within an increase in traffic from development on Hall Road, there is a significant risk of an increase in 
crashes and delays at the intersection. Due to the topography, there are no practicable options to safety 
provide for more intensive use of the intersection. Therefore, development on Hall Road will need to 
either be delayed until other internal connections are provided, or alternative access is provided. For 
example, a left-in/left-out arrangement may be acceptable when a roundabout is in place at the SH3/ 
Raynes Road intersection.  

The proposed infrastructure staging sets out that the Hall Road upgrade needs to be dealt with as part 
of developing Stages D, E and H.  HCC does not deliver the collector network and the developer of these 
stages will need to investigate options and deliver the infrastructure are part of their development.  

 

 
1 https://maphub.nzta.govt.nz/public/?appid=d4ae73824516451cbc9000850a9a1919  

https://maphub.nzta.govt.nz/public/?appid=d4ae73824516451cbc9000850a9a1919
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 Public Transport 

The development of a conceptual public transport network by Waikato Regional Council (Appendices 
U & V) is based on the structure plan indicative land use and transport network as well as the 
following design principles: 

1. Ensure the local road network supports fast and direct public transport routes that connect to 
activity centres including retail, employment and school activities. Deviations or indirect 
routes should be avoided where possible. 

2. Ensure a connected local road network that maximises the number of people within 400m of 
a potential bus stop.  

3. Minimise road connections across the green network.  

4. Ensure road connections for a major school assumed to be located at northern end of 
Peacockes Road (north of Peacockes Lane intersection).  

5. Assume that the Ring Road Extension planned for 2023 and the North/South Arterial planned 
for 2035+ will be limited access and therefore not suitable for bus stops or for passengers to 
access public transport services. 

6. Assume that the East-West Arterial planned for 2025/26 will support significant development 
along its length and will be well integrated into the local road network.  

Delivering a public transport network means providing the most appropriate transport solution for 
the future Peacocke community while ensuring all services are connected to create an integrated 
network for the region. The following service layers are identified in the Peacocke public transport 
network: 

• Mass transit: High capacity, high quality mass transit services on core corridors with high 
quality infrastructure, limited stops and dedicated right-of-way. 

• Frequent: High capacity, high quality and direct services on core corridors with high quality 
infrastructure and extensive priority measures. 

• Connector: Regular, high quality and direct services connecting key destinations and  
residential areas with high quality infrastructure and targeted priority measures. 

• Coverage: Basic level of service that maximises coverage and accessibility with high quality 
stops and shelters. 

• Targeted: Range of targeted services including school transport, public ride-share, community 
transport, special events and total mobility services. 

 
Proposed Public Transport Network Structure 
The proposed network structure provides a “blueprint” for public transport based on Peacocke being 
fully developed. The proposed network structure includes the following key features: 

1. Core network of frequent services connecting major population and activity centres with 
high capacity, high quality and direct services. 

 
2. Supporting network of Connector services connecting key destinations and residential areas 

with high quality and direct services. 
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Figure 14 – Proposed Public Transport Network 
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2.4 Natural Environment 

The Peacocke Structure Plan will respond to the strong natural elements that are present, including 
the Mangakootukutuku Gully system, the Waikato River, and the rolling topography in the south. 

While the urbanisation of the Peacocke area will transform the existing environment, it is essential 
the natural topography of the area informs the design of urban development. 

The structure plan aims to create an interesting and distinctive urban form that acknowledges the 
underlying landform. A number of key design principles have been established to ensure that 
development enhances the key natural element of the Peacocke area. 

• The visual sensitivity of the Mangakootukutuku Gully network needs to be acknowledged. The 
heavily incised nature of the Mangakootukutuku Gully means it potentially has poor legibility 
and little visual relationship with the wider urban form, particularly if privatised and enclosed 
along its edges. To protect against this, an open space buffer running along the top of the 
banks, will allow the gully system to be legible and in turn provide definition to the 
surrounding urban form.  The open space buffer along the edge of the gully network also acts 
as an important ecological corridor for long tail bats to enable them to traverse the Peacocke 
area. 

• Conversely, local roads will be located along the gully edge in as many places as possible with 
houses on one side of the street only, or the gully edge be maintained as public reserve land. 

• It is inevitable that some roads will have to cross the gully arms to create a well-connected 
and integrated transport network. It is envisaged that collector and local roads should 
generally be routed around the gully arms to minimise modification of the landform and limit 
ecological damage. Where roads cross the gully network they should be designed and 
landscaped to ensure the continued ecological use of the gully network. 

 Retention of Natural Landform 

The Peacocke area contains extensive areas of gently undulating to rolling landform. Development on 
sloping sites provides desirable vistas and overlook, however contemporary residential development 
seeks level building sites and outdoor space. While some landform modification can be expected 
during the urbanisation process there are limitations on landform gradient that are suitable for this 
approach. 

Objectives and policies specific to earthworks are introduced that facilitate high amenity, medium-
density development where modification of SNA’s and high value land is avoided and is sympathetic 
to the existing landform. Additionally, gradients in excess of 10 degrees (20%) are typically unsuitable 
for the contemporary residential development approach and will require specific design approaches 
to be adopted. 

The proposed policy framework recognises the challenges that development in Peacocke will face, 
particularly in relation to topography and seeks to enable landform modification so that development 
is enabled, while retaining the general character of the landform.  

 

 



 

 

Assessment of Environmental Effects 

Plan Change 5 – Peacocke Structure Plan Change 
Page 39 of 122 

 

 Ecological Corridors and Habitat Enhancement for Native Bats 

The focus of much of the habitat maintenance and restoration within Peacocke is the 
Mangakootukutuku Gully     System and the western Waikato Riverbank. While the Waikato riverbank 
and large areas of the gully system have been identified as SNA and afforded proposed enhancement 
and protection from development, there remains portions of the gully system that were not identified 
as SNA. 

Although these fragmented areas currently present a depleted ecological environment, they form 
part of the gully system and through habitat enhancement will, in conjunction with the SNA’s, form a 
continuous ecological corridor. Once established the gully system will provide an extensive connected  
ecological corridor throughout the structure plan area. This ecological corridor will assist in 
supporting not  only the long tailed bat, but other indigenous flora and fauna.  

The Long-tailed Bat report prepared by 4Sight Consulting (Appendix J) explains that urbanisation has 
the potential to significantly impact on the local long-tailed bat population in a number of ways: 

• Loss and modification of habitat for foraging, commuting and roosting through removal of 
vegetation for developments. 

• Severance or partial severance of connectivity by the removal of shelterbelts and stands of 
trees currently used by bats. 

• Disturbance effects from artificial lighting and noise disturbance during construction and 
operation of urban areas. 

• Increase in predation resulting from a higher density in homes and household pets such as 
cats. 

To protect long-tailed bats from the effects of urbanisation, a number of environmental mitigations 
were recommended by 4Sight, including:  

1. Identification of the key bat habitats within and adjacent to the proposed urban areas and an 
understanding of how bats utilise those habitats. 

2. Adopting cross-discipline mechanisms and performance standards in urban design and 
construction to address direct and indirect effects on bat habitats. 

3. Implementation of vegetation removal protocols across the entirety of Peacocke and 
strategies to avoid or mitigate adverse effect of the loss of trees for bats. 

4.  Creation of ‘bat buffer zones’ adjacent to key habitats, at least 20m wide with a 5m setback 
from buildings. 

5. Performance standards relating to artificial lighting and the design, composition, density and 
height of vegetation needed to create bat habitats, buffers and corridors. 

The proposed plan change addresses the challenge presented by bats by introducing an Bat Habitat 
Overlay within the Features Map. Further, objectives and policies that manage the effects of artificial 
lighting at the boundary of the overlay and in other public spaces have been introduced, as well as 
objectives and policies that ensure habitat in the Natural Open Space is provided, protected and 
enhanced. 
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 Significant Habitat Areas 

The Mangakootukutuku Gully and Waikato River margins comprise a mixture of indigenous and exotic 
vegetation. These areas contain remnant wetlands, forest fragments, and provide important habitat 
for many indigenous bird and fish species as well as for long-tailed bats.  The ecological significance 
criteria of the WRPS do not differentiate between indigenous and exotic ecosystems as significant 
habitat for these ‘At Risk’ and ‘Threatened’ plants and animals. 

This assessment of significance of indigenous biodiversity within the Peacocke Structure Plan Area 
(PSPA) highlights several ecological management aspects which likely will require consideration at the 
policy and regulatory level for HCC in the preparation of the Peacocke Structure Plan change. These 
are: 

The Peacocke Structure Plan Area: Ecological Significance Assessment prepared by Tonkin & Taylor 
(Appendix L) recommends a much greater and wider extent of ecologically significant areas than 
previously identified in the HCC SNA report (Cornes et al. 2012). In addition, buffers and corridors are 
recommended to protect habitats for long-tailed bats. These ecologically significant areas identify 
buffer zones and future corridors to protect the functional values of key habitats for bats as the 
structure plan area becomes urbanised. Many of these habitats are dominated by exotic vegetation 
or are situated within private ownership.  

The areas for ecological significance is based on a desktop review of recent studies and databases, as 
well as review of recent aerial imagery. However, further surveys and research may provide scientific 
information which provides greater certainty as to the significance ranking of these sites. In particular, 
the wetlands identified were often valued as ‘indeterminate’ as candidate areas for ecological 
significance because of the lack of absolute certainty associated with a desktop survey. Ground 
truthing will be required to confirm the significance ranking of some of these sites. 

The identification and protection of ecological areas are important for minimising habitat 
fragmentation and allowing the bats to have continued access across the Peacocke area to key 
habitats within an urbanised landscape. As a result of this, the Peacocke Structure Plan includes a 
number of areas where it is envisioned that mitigation actions will be required to ensure bats are not 
excluded from using these Peacocke ecological areas post urbanisation. 

Consequently, habitat for long-tailed bats have been categorised into the following types and 
demonstrated in the following two images: 

1. Significant Bat Habitats: Significant Bat Habitats have been determined on the basis of known 
roost sites and/or known clearly defined habitats regularly used by bats for foraging, flyway 
navigation as identified in the Mueller et al (2021) report. These habitats include Waikato 
River and Mangakootukutuku Gully and known roost sites.  The Significant Bat Habitats also 
include areas where acoustic or radio tracking of bats indicates regular use of vegetation for 
aids to flyway navigation and/or foraging associated with these habitats. These Significant Bat 
Habitats meet criterion 3 of the WRPS significance criteria. 

2. Significant Bat Habitat Buffer: Adjacent to Significant Bat Habitats, a 20 m Significant Bat 
Habitat Buffer has been applied. Surveys show regular usage by long-tailed bats in these ‘eco-
tone’ margins (Mueller et al. 2021). This buffer area has also been applied to buffer the 
Significant Bat Habitats and protect the functional attributes of these edge habitats as bat 
foraging and commuting habitat (Mueller et al 2021). Specific planning consideration will be 
required to create and restore these buffer habitats over time as the PSPA urbanises. The 
Significant Bat Buffer areas meet Criterion 3 and Criterion 11 of the WRPS significance criteria 
(Figure 15). 
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3. Bat Corridors: Indicative Bat Corridors have been mapped. These indicate areas in the 
landscape where specific planning consideration is required to create and restore habitat 
over time which promotes flyway corridors between key Significant Bat Habitats as the PSPA 
urbanises. These are indicatively 50 m wide to allow for protection and creation of bespoke 
tree corridors and other habitat to facilitate usage by bats. The Bat Corridor areas will meet 
Criterion 3 and Criterion 11 of the WRPS significance criteria (Figure 16). 

4. Building Setback Areas: A 5 m building setback area is recommended to be applied on the 
outside of the Significant Bat Habitats Buffer and Bat Corridors.  This setback area is a 
mitigation measure for urbanisation of the PSPA, forms part of the Ecological Buffer Area and 
hence triggers Criterion 11 of the WRPS criteria.  Planning mechanisms are recommended in 
these setbacks to create bespoke measures which assist in the avoidance of adverse effects 
of land use change activities on Significant Bat Habitats, Bat Buffer Habitats and Bat Corridors, 
such as adverse effects associated with artificial lighting. 

 
Figure 15 – Bat Habitat Buffer – 20m 
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Figure 1611. Proposed bat corridor 

 

2.5 Cultural Heritage 

Historically the gullies and river were important sites for Maaori and large areas of land adjoining 
these features were inhabited. There is a significant opportunity for the reserves network along the 
Waikato River and the Mangakootukutuku Gully to contribute to the cultural value of the area 
through the re-establishment of indigenous ecosystems of the Hamilton basin. Both the river and 
gully have very strong historical associations for local iwi which can be recovered to some extent by 
restoring the physical environment. 

The Archaeological report, prepared by Warren Gumbley and Matthew Gainsford (Appendix I) 
establishes that the Peacocke Structure Plan area includes multiple identified and potential 
archaeological sites that relate to the period prior to the invasion of the Waikato and to the period of 
colonial settlement following 1864. 
 
These sites include two known paa, 20 areas of Māori horticultural practice, one identified urupaa, 
several artefact/taonga finds (including a waka tiwai in the riverbed) and three 19th Century 
homesteads identified from records. 
 
Paa are a major component of the archaeological landscape within Peacocke and there are three paa 
located within the structure plan area or just outside. Borrow pits and other archaeological features 
indicate both the river and gully were heavily occupied by Maaori. These sites should be recognised, 
protected and celebrated during the urbanisation of this area as well as educating the public of the 
historic importance to Hamilton.  The Plan Change proposes to include the following new 
archaeological sites within Appendix 8 of the Operative District Plan. 
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Site Number 
(NZAA Number*) 

Name  

Group 1 – Schedule B 

A30  (S14/47 Whatukoruru Paa 

A paa located on a peninsula in the 
Mangakotuku Stream system. Now densely 
covered in pine trees which have adversely 
affected the paa’s condition. Promontory paa 
with double-ditch and inner bank system. 
Circular depressions in interior paa. Site 
damaged by pine plantation. 

Group 2 – Schedule C* 
A124 (S14/210) Borrow Pits Sites of Māori horticultural activity offer 

valuable information regarding Māori 
horticulture and associated archaeology 
including Māori-made garden soils, borrow 
pits and potential sub-surface Māori 
domestic settlement features. 

Information value is affected by the 
condition of archaeological sites. Some 
parts of these sites have suffered only 
minimal modern modification, while others 
have been affected by modern cultivation 
or, more adversely, sand quarrying. 

Archaeological investigation should enable 
recording and identification of the specific 
nature of these sites as elements of the 
Waikato Māori horticultural complex. Data 
can be compared with other parts of the 
Waikato. 
 

A126 S14/320 Borrow Pits 

A127 S14/322 Borrow Pits 

A128 S14/243 Borrow Pits 

A129 S14/477 Borrow Pits 

A130 S14/318 Borrow Pits 

A131 S14/480 Borrow Pits 

A132 S14/64 Borrow Pits 

A133 S14/319 Borrow Pits 

A134 S14/479 Borrow Pits 

A135 S14/478 Borrow Pits 

A136 S14/321 Borrow Pits 

A137 S14/476 Borrow Pits 

A138 S14/224 Borrow Pits 

A139 S14/475 Borrow Pits 

A140 S14/327 Borrow Pits 

A141 S14/286 Borrow Pits 

*  Group 2 sites identified in the District Plan for information purposes only.  Require authority to destroy 
under Heritage New Zealand Pouhere Taonga act 2014 

The three 19th Century homesteads have been identified from records. The homesteads have been 
demolished/deconstructed. There is potential for information to be recovered through archaeological 
investigation of subsurface features. However, without identification of the locations of the 
homesteads it is not possible to understand the level of potential. The protection of the sites 
associates with these dwellings would be through Heritage New Zealand Pouhere Taonga Act 
archaeological provisions, under which archaeological sites (Pre 1900 sites) are protected and cannot 
be destroyed or modified without authority from Heritage New Zealand. It must be noted that 
developers have obtained required authorities from Heritage New Zealand to destroy a number of 
Group 2 sites of significance to Maaori under the Heritage NewZ Pouhere Taonga Act 2014.  

No buildings within the area have been recognised to date for their historic or architectural value, and 
none are currently identified as having heritage status. 
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2.6 The Local Centre 

The local centre is the main focal point for the Peacocke Community, providing a range of 
convenience, retail, employment and service activities.  The local centre is proposed to be 
approximately 4ha in size and will be zoned Business Zone 5 and be protected by a strong policy 
framework. It will be developed to become a high quality, attractive environment that incorporates 
quality urban design to establish an accessible, functional, safe and vibrant street-based local centre.  

It is anticipated that this centre will include a supermarket (2800m2 to 3800m2) and a range of other 
smaller street-based commercial activities that will provide for the needs and wellbeing of the wider 
Peacocke community. It is important that the centre is integrated into the surrounding 
neighbourhood to allowing for easy access on foot and on bike and is well serviced by public 
transport. The plan change will consider how sites, the supermarket in particular, will be designed and 
serviced and how developments will manage parking.   

Residential activity is a key component of the centre. Higher density residential development will be 
encouraged within and beside the centre. It is anticipated that this will take the form of commercial 
activity at the ground floor with residential apartments above.  

The plan change proposes to locate the centre on the eastern side of Peacocke Road with the 
supermarket integrated with the smaller, street-based commercial activities.  The aim of this is to 
reduce severance caused by the minor arterial transport route and ensure a concentrated centre that 
has good connections between retail activities, is pedestrian focused as well as having a strong link to 
the Waikato River through the proposed cycling and pedestrian network. The establishment of 
commercial activities focusing on hospitality and small boutique retail will encourage the use of the 
river esplanade and the river as a potential connection between the growth cell and the central city, 
and other key destinations in the future. 

The Peacocke Local Centre Design Concept spatially identifies the design principles intended for the 
development of the local centre. Design controls will be imposed to ensure development creates an 
active form, as well as ensuring that development enhances the interface between the centre and 
adjacent public spaces. 

The built environment should focus on pedestrians and create active street frontages that are 
universally accessible. The development of the local centre will require pedestrian access to the 
Waikato River / open space network. 

Key principles for the development of the Peacocke Local Centre are: 

• The centre should be located on the eastern side of the minor arterial road 
• Miminimises severance 
• Encourage pedestrian movement within the centre 
• Connection to amenity and Waikato River  
• The centre should have a pedestrian focus allowing of ease of movement within 

centre. 
• Good connection and pedestrian linkages between retail activities allowing the 

ability to share parking 
• Building frontage treatments to encourage pedestrian movement and create a 

human scale. 
• Limit the impact of parking areas by identifying key active frontages 
• The centre should be the location for the primary public transport hub for Peacocke 
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Local Centre Concept Plan 

   

2.7 Neighbourhood Centres 

Eight Neighbourhood Centres providing approximately 3,100m2 GFA between them have been 
identified within the Peacocke structure plan area. These are small in size and serve a local function 
only. The locations have been chosen to provide a wide distribution across the growth cell, 
maximising the amount of residential land within a five-minute walking distance of the centres. 
Location is important for neighbourhood centres, which depend on being highly accessible to their 
immediate catchments for their success and to adequately provide for community needs. The 
location enables neighbourhood centres to be comprised of approximately three to seven stores and 
provide good accessibility to the majority of the Peacocke population. 

The centres are strategically located to facilitate public transport and accessibility, and adjacent to 
neighbourhood parks or other open space. Along with apartments being incorporated into the 
development of the site it is anticipated that there will be a higher concentration of residential 
development in close proximity to these centres to encourage walking and cycling and support the 
development of a sustainable neighbourhood centre. The ground floor level will have active frontages 
facing the street, including extensive use of windows with facades designed to create visual interest 
and character. 

2.8 Public Open Space  

The areas surrounding the Peacocke area are generally well serviced by public open space and has 
connections to the Waikato River margins and gully systems, providing recreational access to the 
north. A number of parks are located near the structure plan area to support growth, particularly in 
the early phases of development which are likely to be close to existing urban areas. 

The intent of the open space network is to provide places for activity and engagement, for peace and 
enjoyment, for freedom and relief from the built environment and an opportunity to connect with 
nature and heritage.  

The riverside reserve network identified in the Peacocke Structure Plan is intended to create a 
continuous walking and cycling network along the river’s edge. A number of areas of particular 
landscape and ecological value have been identified and protected. The desired outcome is a 
vegetated and accessible riverbank corridor that provides a buffer between urban development and 
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the ecological important river edge while providing a pedestrian and cycling linkage between 
Peacocke and both the central city in the north and future development in the south. 

Recreational facilities for the area, including the parks and reserves network need to meet multiple 
functions. Thus where possible: 

• Neighbourhood reserves should be integrated with the gullies were possible, 

• Neighbourhood reserves should be integrated with cultural and heritage sites and Significant 
Natural Areas, were possible, 

• Sports parks may have natural areas, play lots and links to gullies, 

• Riverside reserves will provide for walkways/cycle ways, may have nodes that serve as 
neighbourhood parks and will incorporate protection of natural areas, 

• All parks will provide landscape amenity, and where possible will support environmental 
values, and 

• Serve as stormwater peak flow detention basins. 

Together the sports park, community park, neighbourhood parks and major features such as the gully 
network and river corridor will provide a network of recreational facilities catering for the diverse 
needs of the local community. These facilities will also make a significant contribution to the 
character and appearance of the area in line with the objectives and policies, creating public open 
space around key landscape features. 

 

 Major Sports Park 

A major sports park of approximately 14ha has been identified within the Peacocke area which will 
contain a number of sports pitches, providing for the sporting need of the future population of 
Peacocke. The sports park will also include neighbourhood park functions for the surrounding 
residential areas. While it will primarily serve the local population, it will also form part of the city-
wide network of sporting facilities. The location of the sports park has been identified and is currently 
going through the designation process under s176 RMA. 

 

 Community Park 

Along with the development of a major sports park, the need for an informal recreation facility, 
approximately 3ha in size, has been identified. The park will also act as a community hub. It is 
anticipated that a destination playground servicing the wider Peacocke community will be located in 
this park. The location of this park should aim to strengthen community nodes through locating near 
public transport routes, neighbourhood centre and the proposed gully network. 

 

 Neighbourhood Parks 

Neighbourhood parks provide a range of informal recreation opportunities, including children’s play 
areas. These will complement the range of facilities provided by the sports park and provide a smaller 
scale focal point for the local neighbourhoods. They are intended to serve a catchment area within a 
radius of approximately 500m. In order to provide appropriate levels of accessibility and an even 
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distribution of recreational facilities, each neighbourhood should be provided with a park between 
5000m² and 8000m² in size. 

Where possible, neighbourhood parks will incorporate existing natural features and be sited in 
prominent locations where there is potential for passive surveillance, outlooks and a high degree of 
accessibility. They may also act as a transitional area between different activities.  

The exact location of neighbourhood parks will be determined in consultation with landowners at the 
time of subdivision, taking into account the criteria above and the local road layout. 

The structure plan identifies the indicative location of neighbourhood parks to service the 
surrounding communities. The detail on location and size of open space and recreational area has 
been included in the Peacocke Structure Pan. Consideration also need to be had on proposed land 
uses. Proposed higher densities areas will require easy access to neighbourhood park to compensate 
for the loss of on-site amenity. 
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2.9 Proposed Changes 

Plan Change 5 makes additions, deletions and amendments to the following chapters of the Operative 
District Plan, including the introduction of Peacocke specific section in the new National Planning 
Standards. Refer to the section 32 analysis (Appendix B) and report for all of the proposed changes. 

Proposed Changes   Purpose  

Amend Chapter 3: Structure Plans and 
Section 3.4 Peacocke.  

Update the Provisions relating to the objectives and 
policies of the Peacocke Structure Plan.   

Amend Chapter 5: Special Character 
Zones to remove 
the Peacocke Character Zone 
provisions.  

Remove existing Peacocke Provisions found in the Special 
Character Zones.   

Create a new Chapter 4A Medium 
Density Zone: Peacocke Precinct 
chapter  

Establish a new planning framework to manage 
development in the Peacocke Structure Plan area in a 
format consistent with the National Planning Standards.   

Create a new Chapter 
6A: Peacocke Neighbourhood Centre 
Zone.  

Manage land use and activities and the development 
of Neighbourhood Centres within the Peacocke Structure 
plan area in a format consistent with the National 
Planning Standards.   

Create a new Chapter 
6B: Peacocke Local Centre Zone.  

Manage land use and activities and the development 
of the Peacocke Local Centre within 
the Peacocke Structure Plan area in a format consistent 
with the National Planning Standards.  

Create a new Chapter 15A: Natural 
Open Space Zone: Peacocke Precinct  
 

Manage land use and activities within the Natural Open 
Space Zone within the Peacocke Structure Plan area in a 
format consistent with the National Planning Standards. 

Create a new Chapter 15B: Sport and 
Active Recreation 
Zone: Peacocke Precinct  

Manage land use and activities within the Natural Open 
Space Zone within the Peacocke Structure Plan area in a 
format consistent with the National Planning Standards. 

Amend Chapter 23: Subdivision  Remove existing subdivision provisions relating to 
Peacocke. 

Create a new Chapter 23A 
Subdivision: Peacocke Precinct.   

Manage subdivision within the Peacocke Structure 
Plan area in a format consistent with the National 
Planning Standards.  
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