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PURPOSE OF REPORT

The purpose of this report is to provide an Urban Design 
assessment for a proposed lifestyle village development 
at 16 and 38 Willowbank Avenue, Te Awa, Napier. 
The report has been prepared as part of the resource 
consent application.

This report has been prepared by Development Nous 
Pty Ltd for Durham Property Investments (DPI) in 
accordance with the City of Napier District Plan with 
specific reference to Appendix 29A the Te Awa Structure 
Plan Design Outcomes. This report has also been 
created with reference to the following:

• NZ Urban Design Protocol (Ministry for the 
Environment – March 2005)

• NCC Code of Practice for Subdivision and Land 
Development 

• National Guidelines for Crime Prevention Through 
Environmental Design in New Zealand (CPTED)

This report initially focuses on the context of the 
proposal that guides the design response, following 
on to reviews against Good Practice Urban Design 
parameters and against the District Plan conditions. The 
design responds to the following sections of the District 
Plan:

• Appendix 29A – Te Awa Structure Plan Design 
Outcomes

• District Plan Chapter 5 – Main Residential Zone - 
Rules

• District Plan Map H8 and I7

This report is to be read in conjunction with the Civil 
Engineering and Servicing reports, Traffic Report and 
Architectural design package.

BACKGROUND
To assess the urban design aspects of this project a 
multidisciplinary team have been put together who have 
knowledge of the site and its context. The team includes:

• Civil Engineering: Strata Group Consulting – 
Russell Nettlingham

• Traffic Surveyor: Traffic Solutions Ltd  
– Ian Constable

• Architecture: Innovative Architecture  
– Andrew Young

• Landscape Architecture: Development Nous - 
Gemma Guilford

• Planning: Development Nous – Matthew Holder 
and Jason Kaye

• Survey: Development Nous - Karl Carew

Engineering inputs have been sought and solutions 
developed that are environmentally responsible, which 
is encouraged by the Urban Design Protocol as an 
attribute of successful towns and cities.

While it is acknowledged that the team does not include 
specific urban design expertise it is considered that the 
design experience across the combination of disciplines 
identified above, along with the local knowledge base 
are commensurate with the site context and constraints, 
and the complexity and nature of the scheme to suitably 
assess the urban design aspects associated with the 
site and the site-specific proposal.

EXECUTIVE SUMMARY

The resource consent application is for the greenfield 
redevelopment of 2 lots of existing agricultural land in 
the suburb of Te Awa, Napier. 

The site comprises Lot 1 and 2 DP 14417, 13.8ha of 
land fronting Eriksen Road and Willowbank Avenue. The 
site is zoned Main Residential under the District Plan 
and is subject to the Te Awa Structure Plan (Appendix 
29A - District Plan).

The site lies around 3.7km south of Napier CBD. The 
redevelopment of this site is to provide Napier with a 
freehold lifestyle village comprising 181 residential lots. 
It is proposed that for the most part, all roads will be 
encapsulated within a gated style development. 

The site includes a designated stormwater drain 
(D172) that runs parallel with Willowbank Avenue to the 
western edge of the site, then dog-legs east towards 
Eriksen Road and the foreshore, connecting into 
existing stormwater systems east of the site (refer to 
NCC District Plan Maps H8 and I7). This designation is 
required to be a 40m wide drainage corridor which is to 
be vested to Council (Refer Design Outcome 14 of the 
Structure Plan). It is proposed that the development will 
be privatised with internal road reserves to be owned 
privately. Open space permeating the development edge 
will be publicly accessible. Detailed design will ensure 
that each lot has access to private outdoor space for 
recreation and utility purposes.

Appendix 29 of the District Plan contains Council’s 
Structure Plan for the area. Appendix Plan 29F shows 
the subject site is Stage 5 of the Te Awa development 
area and therefore will occur outside of the Structure 
Plan sequencing (Refer Design Outcome 4). It is 
believed that this will not directly impact upon longer 
term infrastructure planning for the area. 

In preparing the concept plan consideration has been 
given to amenity effects, ensuring that the proposal fits 
comfortably within the location and is a desirable living 
environment. Care has been given to the treatment of 
the frontage to Willowbank Avenue and Eriksen Road. 
The internal layout has been developed considering 
open space connections, road layout and orientation 
providing good urban design outcomes.

The applicant has undertaken several developments on 
a similar basis and is confident that this development will 
meet the lifestyle needs of the residents.

The following summarises the proposed development:

Total Area:  13.8ha 

Reserve area:  2641m² (4 lots)

40m Designation: 31,249m² (to be vested)

Road Reserve:  28,352m²

Total House Lots:  181 (excl. 4x reserve lots)

Total house Lot area:  75,519m² 

Average lot size:  417m²

House Type:   36 Duplex Units  
   (159m² floor area)

   126 Single Units  
   (158m² floor area)

This equates to 23.9 dwellings per hectare - which 
exceeds the structure plan minimum of 12 dwellings per 
hectare.

Average lot size is 417m² based on the 75,519m² area 
of developed lots (excl. reserve/park area and roading). 
As an average, this complies with the City of Napier 
District Plan maximum density limit  of 1 dwelling per 
350m2 (Condition 5.15).

View east over site from Kenny Road

View north along Eriksen Road

View to Marewa Walk from end of Eriksen Road

View of park along Willowbank Road

View east over site from Willowbank Road
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SITE DESCRIPTION

THE EXISTING SITE
The subject site comprises 2 existing lots covering 
13.8ha of agricultural land in the suburb of Te Awa, 
Napier. The street address for the 2 lots are 16 and 38 
Willowbank Avenue. The site is bound by Willowbank to 
the west and Eriksen Road on the eastern edge which 
runs almost parallel with Willowbank Ave. North and 
south, the site is bound by neighbouring agricultural lots.

The broader neighbourhood consists of Main Residential 
Areas to the east, west and north and Rural land to 
the south west and further south beyond the Te Awa 
structure plan area. The Napier foreshore is around 
500m to the east of the site.

Site topography could be generally termed as “flat”. 
The site varies in level about 500mm over 300m, falling 
generally from west to east from RL 12.00 to RL 11.00 
at its lowest. There is an invert/ low point running along 
the southern boundary of Lot 2 which sits at RL 11.00 
reflecting the proposed stormwater designation.

The residential area east of Eriksen Road (Stage 1 and 
2 of the Structure Plan) is currently under development 
providing established precedent for urban design and 
neighbourhood design outcomes.

EXISTING SITE CONNECTIONS
The site is removed from existing centres in terms of 
walkable neighbourhoods. The closest locality is the 
Maraenui Shops located on Bledisoe Road which is 
2.3km (a 28min walk from the Eriksen Road frontage) 
to the west of the site. The Onekawa New World and 
shopping precinct would be the next closest without 
going into the CBD itself. Onekawa, Maadi Road is 
4.1km (52min walk) and Pak n Save, Raffles Street 
Napier is 4.8km (58min walk) from the site.

The structure plan proposes a small Suburban 
Commercial node which is to be located in Stage 3 of 
the Structure Plan Development. This would provide a 
smaller shopping precinct, but major shopping would 
require further travel (refer Design Outcome 2).

Understanding the proposed demographic of the subject 
development, the travel distance to local centres would 
not be a deemed a hindrance to the future residents.

The site has great potential to provide pedestrian and 
bicycle connection to broader recreation networks such 
as shared pathways along Marine Parade, and the 
Marewa Walk just north of the site. Connection to these 
networks would add value to the lifestyle of residents in 
the area.

EXISTING ROAD HIERARCHY
The surrounding road hierarchy classification are as 
follows:

ERIKSEN ROAD - LOCAL ROAD (70KM)

Eriksen Road provides the eastern frontage to the site. 
Currently it is a moderate speed back block road with no 
road markings and low usage due to existing adjacent 
land use. It will likely get a lot busier with the current and 
proposed residential development in the area. The road 
speed may need to be reduced when the area becomes 
more populated. 

Design Outcome 12 of the Structure Plan proposed the 
following road upgrades to Eriksen Road:

• 10m carriageway with cycle lanes

• Footpaths

• Car parking/ landscaped berm areas

• Single lane roundabouts at all major intersections 
(to assist in reducing traffic speeds)

Currently the northern end of Eriksen Road is a dead-
end not connecting back onto Willowbank Avenue. 
Design Outcome 12 of the Structure Plan does describe 
future provision for a single lane round about on to 
Willowbank/ Chambers Street at this intersection, 
however this is not a part of the subject site works 
interface.

WILLOWBANK AVENUE - COLLECTOR ROAD 
(100KM)

Willowbank Ave runs along the western edge of the site. 
This is a high speed 2 lane collector road connecting the 
suburbs of Meeanee, Te Awa and Napier South.

The proposed development does not interface with 
Willowbank Avenue. Entry into the development is from 
Eriksen Road. 

The designated drainage reserve is to run the length 
of the site along the Willowbank Avenue boundary. 
This 40m wide reserve will provide separation of the 
proposed subdivision from this major road. Fencing and 
buffer planting is being provided to the development 
edge of the reserve. (Refer Design Outcome 8-11 and 
14).

EXISTING VEGETATION
Vegetation to the site is minimal, located mainly to fence 
lines and within gardens beds surrounding the existing 
residence on the northern most corner of Lot 1. There 
is potential to retain significant mature trees along the 
site boundaries and within the drainage designation if 
minimal earthworks are being undertaken and they do 
not impede proposed building footprints. 

Tree retention is to be investigated further at detail 
design.
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NEIGHBOURHOOD CONTEXT PLAN + open space network [NOT TO SCALE]
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View to Ranges from Eriksen Road - looking west View of southern lot boundary (Lot 2) from Eriksen Road 
- looking west

View to Lot 2 from Eriksen Road - looking west

Existing shed etc on Lot 2 - view from Eriksen Road 
looking west

View to boundary between Lot 1 and 2 from Eriksen 
Road - looking west

View to existing dwelling and trees on northern boundary 
of Lot 1 from Eriksen Road - north west

View south to existing trees on northern boundary of Lot 
1 from northern dogleg of Eriksen Road

Cyclists heading towards Napier - view south along 
Eriksen Road

View of existing residence from Willowbank Avenue - 
looking south east

View of existing residence from Willowbank Ave - 
looking south east

Existing lot 2 access from Willowbank Avenue - looking 
east

Existing vegetation along boundary on Willowbank Ave - 
looking south east

EXISTING SITE IMAGERY - SUBJECT SITE 

21/01/2021 Revision F  [H20180069]

Eriksen Road Lifestyle Village, Te Awa - Urban Design Report5



Eriksen Road looking north - new subdivision to the east - subject site to the left

Suburb east of Eriksen Road  - looking towards the foreshore

Suburb east of Eriksen Road  - looking towards the foreshore

Suburb east of Eriksen Road  - looking towards the foreshore

EXISTING SITE IMAGERY - EXISTING DEVELOPMENT 
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THE PROPOSAL

The proposal is for the development of 2 lots of existing 
agricultural land covering 13.8ha of agricultural land in 
the suburb of Te Awa, Napier freehold lifestyle village 
comprising approximately 181 residential lots.

In accordance with the Te Awa Structure Plan the 
development is a low to moderate density subdivision 
providing 23.9 dwellings per hectare - which exceeds 
the structure plan minimum of 12 dwellings per hectare.

Average lot size is 417m² based on the 75,519m² area 
of developed lots (excl. reserve/park area and roading). 
As an average, this complies with the City of Napier 
District Plan maximum density limit  of 1 dwelling per 
350m2 (Condition 5.15).

SITE LAYOUT
The proposed site plan shows a comprehensive freehold 
lifestyle village subdivision. The scheme proposes larger 
lots to the Eriksen Road frontage (19 x 600-700m²) with 
more densely designed lots internally (162 x lifestyle lots 
averaging 417m²). 

ROAD LAYOUT AND DESIGN 
The proposed road layout provides internal local streets 
that are orientated generally in a north-south direction. 
The main streets follow the block layout which is 
orientated in a northeast-southwest direction – parallel 
with lot boundaries and following the direction of both 
Eriksen Road and Willowbank Avenue. 

Internal east-west cross block local roads are provided 
to create a range of walkable urban blocks within the 
development. 

The 40m wide stormwater/ drainage designation located 
along the Willowbank Ave. boundary of the site has 
provided the development with an active interface with 
the broader neighbourhood. Larger lots (600-700m²) 
have been located fronting Eriksen Road to reflect the 
existing urban grain located within the Te Awa/ South 
Napier area including new development opposite the 
site.

The Eriksen Road interface will provide road profiles 
and pedestrian connection in accordance to Council 
standard and design outcomes noted in the Structure 
Plan and noted previously in this report. 

With demand in the area, the subdivision proposes 
to provide Napier with a freehold lifestyle village. It is 
proposed that for the most part, all internal roads will be 
encapsulated within a gated style development. Road 
profiles internally are as follows:

• 17.0m wide corridor (NCC Major Local Road) 
– 8.0m wide road is to meander 1.5m along 
centerline, to act as a traffic calming device and to 
provide landscaped buildouts and provide added 
amenity within long runs of roadway

• 13.5m wide corridor (NCC Minor Local Road) 
– 6.0m wide road is to meander 1.5m along 
centerline, to act as a traffic calming device. Roads 
to terminate at 16.0m diameter culdesac heads.

• 13.5m wide corridor (NCC Minor Local Road) 
- 4.8m wide private accessway’s to lots on the 
western side of the development. No through 
roads.

• Minimum pedestrian 1.4m wide footpaths to 1 side 
of every road

• Pedestrian connection to shared pathways within 
designated drainage reserve

• Landscaped berm areas including street trees

BUILT FORM
The Urban Design and Architecture team has worked 
together to create a plan that provides the best built form 
and urban design layout for the site.

Architectural design has been based on 400m² lots 
providing two building types, double garage duplex and 
double garage single dwellings with design flexibility for 
the footprint to be flipped and orientated to allow for the 
best lot aspect and solar gain.  

Built form has been located to allow best living 
conditions for the future owners. 

OPEN SPACE
The proposal incorporates a 40m wide designated 
stormwater drainage corridor (D172) which runs along 
the western edge of the subject site, following the 
Willowbank Avenue alignment, to dogleg east at the 
southern boundary of the site. The drainage corridor 
connects through to Eriksen Road and the 4.4ha 
Serpentine Pond that lies north of Waimakariri Drive, 
further discharging at the Marine Parade Foreshore 
Reserve.

The site drainage reserve comprises an area of 
31,249m². The reserve will be profiled to form an open 
mown grass lined channel to a maximum grade of 1:3. 
The channel will only contain water during major rain 
events with water draining quickly after the event. The 
area will remain dry for the bulk of the time providing 
an open space area with dual capacity to function as a 
drainage reserve and parkland, providing recreational 
area for residents and the broader community. This area 
of land is to be vested to Council. 

The drainage reserve has potential to incorporate 
elements such as pathways, bench seats, rubbish 
bins and pedestrian lighting creating a public area for 
walking, cycling and passive recreation.

Lots that back onto the reserve will have a great outlook 
onto open space, and concurrently, residents will provide 
passive surveillance for a safer community, fostering a 
local sense of ownership over the reserve.

Smaller areas of open space are proposed within the 
subdivision. The structure plan indicates an area of open 
space to be provided to the central southern boundary 
of the site connecting to the drainage designation. The 
proposed area provided in this location in the scheme 
plan is located between proposed lots 47 and 48 
where there is provision of 2059m² lot to be used as 
parkland/ open space. A pathway connection, seating 
and landscaping will be provided within this lot for 
residents of the lifestyle development. This park will be 
gated along the internal boundary to allow the residential 
village to remain secure.

Further to this 3 x 194m² lots have been incorporated 
into the scheme located at the end of east west running 
cross block roads to allow for stormwater connection 
to the designated corridor. These are located at the 
western end of proposed roads 3,5 and 7 – Refer to 
plan.

Private DEVELOPMENT

With the proposed subdivision being a gated style 
development, it is important to discuss the provision of 
fencing with relation to road frontages and connection to 
the visual and physical broader community, as well as 
CPTED and urban design principles. 

The following fencing typologies are proposed:

• 1.8m high butted paling fence - Minimal provision 
of paling fencing has been provided to the 
northern most boundary, abutting potential future 
development area, and highly trafficked areas such 
as the main entry road and the northern entry/exit 
road and parking area. This fencing is being used 
for privacy and noise/ traffic disturbance mitigation. 

• max. 1.2 high fence or low planted boundary -This 
fence type is being provided to the Eriksen Road 
frontage to provide active frontage to the broader 
community and passive surveillance both to and 
from dwellings fronting this road. 

• 1.8m high semi-transparent fence for passive 
surveillance - Semi-transparent fencing will be 
provided to lots fronting open space to allow 
for passive surveillance and provide a pleasant 
outlook for owners. This also provides a 
development that does not “turn its back” on the 
broader community.

• Planted buffer to soften long fence lines and 
provide further separation from roadway - this 
planting is to be visually permeable to retain visual 
connection between the development, open space 
and roadways. Planting is to be low shrubs and 
groundcovers with clear trunked trees to allow 
visibility below crown.
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Not to Scale
INDICATIVE FENCING DIAGRAM 

1.8m high Butted Paling  
(or approved equivalent)

LEGEND

max. 1.0m high fence or low 
planted boundary
1.8m high semi-transparent fence for 
passive surveillance
Semi-transparent pedestrian gate with key or 
swipe access
Pedestrian bridge across open swale
Planted buffer to soften long fence line and 
provide further separation from roadway - to be 
semi transparent to retain visual connection i.e. 
low shrubs and ground covers with clear trunk 
trees



21/01/2021 Revision F  [H20180069]

Eriksen Road Lifestyle Village, Te Awa - Urban Design Report8



21/01/2021 Revision F  [H20180069]

Eriksen Road Lifestyle Village, Te Awa - Urban Design Report9



0 2 10m4 6

1:100

ERIKSEN ROAD DEVELOPMENT [Concept]

Floor Plan

18/09/2018 1834
Project

Page
Drawing

Rev

Date Job No.

04
Andrew: 022 658 6211      Geoff: 027 630 8352      Email: info@innovativearch.co.nz innovative architecture ltd

c  Copyright

ENSUITE
3.0 x 1.8 m

BED 1
4.1 x 3.5 m

KITCHEN
2.8 x 3.6 m

GARAGE
5.8 x 5.8 m

BATH
3.0 x 1.8 m

W/R
3.0 x 1.6 m

BED 2
3.0 x 3.3 m

BED 3/STUDY
3.0 x 3.4 m

DINING
3.4 x 4.7 m

LIVING
4.0 x 5.7 m

BOUNDARY 16.00m

BO
U

N
D

AR
Y 

25
.0

0m

BOUNDARY 16.00m

OUTDOOR
LIVING

7.0 x 11.7 m

Floor Plan - 158m²
1:100

0 2 10m4 6

1:100

ERIKSEN ROAD DEVELOPMENT [Concept]

Floor Plan

18/09/2018 1834
Project

Page
Drawing

Rev

Date Job No.

04
Andrew: 022 658 6211      Geoff: 027 630 8352      Email: info@innovativearch.co.nz innovative architecture ltd

c  Copyright

ENSUITE
3.0 x 1.8 m

BED 1
4.1 x 3.5 m

KITCHEN
2.8 x 3.6 m

GARAGE
5.8 x 5.8 m

BATH
3.0 x 1.8 m

W/R
3.0 x 1.6 m

BED 2
3.0 x 3.3 m

BED 3/STUDY
3.0 x 3.4 m

DINING
3.4 x 4.7 m

LIVING
4.0 x 5.7 m

BOUNDARY 16.00m

BO
U

N
D

AR
Y 

25
.0

0m

BOUNDARY 16.00m

OUTDOOR
LIVING

7.0 x 11.7 m

Floor Plan - 158m²
1:100

0 2 10m4 6

1:100

ERIKSEN ROAD DEVELOPMENT [Concept]

Floor Plan

18/09/2018 1834
Project

Page
Drawing

Rev

Date Job No.

04
Andrew: 022 658 6211      Geoff: 027 630 8352      Email: info@innovativearch.co.nz innovative architecture ltd

c  Copyright

ENSUITE
3.0 x 1.8 m

BED 1
4.1 x 3.5 m

KITCHEN
2.8 x 3.6 m

GARAGE
5.8 x 5.8 m

BATH
3.0 x 1.8 m

W/R
3.0 x 1.6 m

BED 2
3.0 x 3.3 m

BED 3/STUDY
3.0 x 3.4 m

DINING
3.4 x 4.7 m

LIVING
4.0 x 5.7 m

BOUNDARY 16.00m

BO
U

N
D

AR
Y 

25
.0

0m

BOUNDARY 16.00m

OUTDOOR
LIVING

7.0 x 11.7 m

Floor Plan - 158m²
1:100

0 2 10m4 6

1:100

ERIKSEN ROAD DEVELOPMENT [Concept]

Floor Plan

7/09/2018 1834
Project

Page
Drawing

Rev

Date Job No.

04
Andrew: 022 658 6211      Geoff: 027 630 8352      Email: info@innovativearch.co.nz innovative architecture ltd

c  Copyright

KITCHEN
2.8 x 4.2 m

SCULLERY
2.4 x 1.7 m

LIVING
5.1 x 4.6 m

DINING
3.4 x 3.7 m

ENSUITE
3.0 x 1.7 m

BATHROOM
3.0 x 1.7 m

LAUNDRY

GARAGE
5.8 x 5.8 m

ENTRY
1.7 x 2.1 m

BOUNDARY 16.00m

BO
U

N
D

AR
Y 

25
.0

0m

STORE
1.8 x 1.1 m

W/R
1.8 x 2.3 m

BED 1
4.1 x 3.2 m

BED 2
3.0 x 3.4 m

BED 3/STUDY
3.0 x 3.0 m

OUTDOOR
LIVING

6.0 x 4.0 m

OPTION
Sliding Door

OPTION
Sliding Door

PARKING
2x Off-street carparks

KITCHEN
2.8 x 4.2 m

SCULLERY
2.4 x 1.7 m

LIVING
5.1 x 4.6 m

DINING
3.4 x 3.7 m

ENSUITE
3.0 x 1.7 m

BATHROOM
3.0 x 1.7 m

LAUNDRY

GARAGE
5.8 x 5.8 m

ENTRY
1.7 x 2.1 m

BOUNDARY 16.00m

BO
U

N
D

AR
Y 

25
.0

0m

STORE
1.8 x 1.1 m

W/R
1.8 x 2.3 m

BED 1
4.1 x 3.2 m

BED 2
3.0 x 3.4 m

BED 3/STUDY
3.0 x 3.0 m

OUTDOOR
LIVING

6.0 x 4.0 m

OPTION
Sliding Door

OPTION
Sliding Door

BOUNDARY 16.00m

PARKING
2x Off-street carparks

Floor Plan - 159m²
1:100

Proposed Architecture 
Not to Scale 

21/01/2021 Revision F  [H20180069]

Eriksen Road Lifestyle Village, Te Awa - Urban Design Report10



URBAN DESIGN  
ASSESSMENT CRITERIA

URBAN DESIGN PROTOCOL
The New Zealand Urban Design Protocol provides a 
platform to make New Zealand towns and cities more 
successful through quality urban design.

The Urban Design Protocol identifies seven essential 
design qualities that are collectively called the “Seven 
C’s”. They are:

Context, Character, Choice, Connections, Creativity, 
Custodianship, and Collaboration

An assessment of the proposal against the Seven C’s 
has been undertaken as follows:

Context
“Quality urban design sees buildings, places and 
spaces not as isolated elements but as part of the 
whole town or city.”

• The site is located adjacent to an existing 
fully urbanised area on the southern edge 
of Napier. This area includes a number of 
residential subdivisions of a similar urban design 
character to the proposed including currently 
under construction subdivisions to the east of 
Eriksen Road. This project aims to seamlessly 
integrate into the existing local character by 
tying in streetscape character, planting species 
and applying similar architectural typologies, 
particularly on edges interfacing existing 
residential areas. The development will blend 
seamlessly into the wider area, fitting neatly into 
the urban fringe.

Character
“Quality urban design reflects and enhances the 
distinctive character and culture of the urban 
environment, and recognises that character is 
evolving and dynamic not static. It ensures that new 
buildings and spaces are unique, are appropriate to 
their location and compliment their historic identity, 
adding value to our towns and cities by increasing 
tourism, investment and community pride.”

• The area is zoned appropriate for this type 
of development. Neighbouring lots consist of 
residential areas to the north and east with newer 
development areas directly opposite the site on 
the east of Eriksen Road through to the Foreshore. 
Older suburbs such as Maraenui lie to the west 
beyond Willowbank Avenue. Neighbouring suburbs 
are of varying age and design. The proposed 
development will integrate with the character of 
the more modern subdivisions to the east, using 
similar landscape and public realm treatments and 
building materials. 

• The rural and agricultural plains extending to 
the west and south of the site also provide a 
character common in the area, with the urban 
fringe overlapping the rural countryside. The 
proposed planting palettes for the development will 
help to integrate and tie the site in to its broader 
context. Palettes are to include vegetation that is 
appropriate to the area and in keeping with the 
both the eastern coastal character while respecting 
the existing rural/ agricultural character. 

• The character of the proposed drainage 
designation along Willowbank Ave will provide a 
continuation of the existing open space network 
within the area such as the Marewa Walk starting 
at Geddis Ave and Te Awa Park, the linear open 
space following along the western edge of 
Chambers Street. This designation will incorporate 
meandering pathways and open swale drain with 
large specimen trees and an expanse of grassed 
open space providing clear continuation of the 
existing open space network.

Choice
“Quality urban design fosters diversity and offers 
people choice in the urban form of our towns and 
cities, and choice in densities, building types, 
transport options, and activities. Flexible and 
adaptable design provides for unforeseen uses, and 
creates resilient and robust towns and cities.”

• The scale of Napier is such that there is 
considerable diversity in the type and scale of 
residential types in the area. The introduction of 
this development will contribute positively to the 
choices available around the fringes of the city.

• There is demand in region for retirement lifestyle 
developments as proposed. The development area 
is a sufficient size to service the community in this 
manner.

• The housing product proposed and size of lot 
fits with the demographic of potential buyers. 
Investigation was undertaken into providing a 
larger mix of housing products including smaller 
single garage dwellings. The applicant has 
undertaken several developments on a similar 
basis but it was deemed that this a mix of sizes 
and types was not in demand for this demographic 
and is confident that this development will meet 
the lifestyle needs of the residents.

Connections
“Good connections enhance choice, support social 
cohesion, makes place lively and safe, and facilitate 
contact among people. Quality urban design 
recognises how all networks – streets, railways, 
walking and cycling routes, services, infrastructure, 
and communication networks – connect and support 
healthy neighbourhoods, towns and cities.”

• The proposed streetscape layouts aim to connect 
cohesively to the broader network linking with the 
established neighbouring developments creating 
great walkable communities. Concept layouts have 
been explored to create a neighbourhood that 
provides maximum dwellings with street frontage 
limiting rear block and shared access.

• Internal access for both pedestrians and vehicles 
around the site will be straight forward, safe 
and attractive. There are plenty of options for 
pedestrian activity with pedestrian flows not 
compromised by vehicle movements.

• The 40m wide drainage designation proposed 
allows pedestrian and cycle connections to 
and from the site, connecting to the broader 
recreational and green space networks. Accessible 
pathways and picnic nodes should be provided 
encompassing all levels of ability. 

• Vehicle circulation is simple and easily navigated 
with no dead-ends or culdesacs. The road corridor 
has been kept to a minimum within the site to 
provide a slow speed environment with permeable 
edges and meandering roads to provide added 
amenity and interest.

• The introduction of home zone style speed control 
devices at strategic locations is considered 
important. This will identify crossing points 
which link to areas of open space within the 
development. Pedestrian access throughout the 
site is considered important along with a strong 
desire to provide linkages to the wider area. 
Connections will be emphasised by appropriate 
hard and soft landscape embellishment.

Creativity
“Quality urban design encourages creative and 
innovative approaches. Creativity adds richness 
and diversity, and turns a functional place into a 
memorable place. Creativity facilitates new ways 
of thinking, adding willingness to think through 
problems afresh, to experiment and rewrite rules, 
to harness new technology, and to visualise 
new futures. Creative urban design supports a 
dynamic urban cultural life and fosters string urban 
identities.”

• The compact living solution proposed is consistent 
with other developments of this nature.

• Restricted vehicle access to the Willowbank 
Avenue boundary means a creative solution is 
required for rear lot boundaries. This will ensure 
that the visually amenity of the road is maintained 
so a rear wall or a “back of estate” aesthetic does 
not develop. Boundary fences will be required to 
have a percentage of transparency maintaining an 
attractive open aesthetic. 

• The drainage designation has potential to provide 
the community with a vibrant, inviting open space 
area. A simple and thoughtful design is to be 
provided at the detail design phase to incorporate 
simple parkland elements and landscape 
embellishment that creates a great passive 
recreation space.

Custodianship
“Quality urban design reduces the environmental 
impacts of our towns and cities through 
environmentally sustainable and responsive design 
solutions. Custodianship recognises the lifetime 
costs of buildings and infrastructure and aims to 
hand on places to the next generation in as good or 
better condition.”

• This subject site is appropriate for the type of 
development proposed and the development is of 
a quality consistent with other similar successful 
developments undertaken by the applicant. 

• Sustainable engineering solutions have been 
sought to ensure that any negative effects on the 
site and surrounding area are minimised.

• Road widths are kept to a minimum reducing 
runoff, managing speed and providing a pedestrian 
friendly environment.

• The lots backing onto the drainage reserve will 
provide residents with a sense of stewardship, 
sense of place and will provide opportunity for 
passive surveillance for a safer community.

• As the proposed custodianship of site will be via 
a body corporate the site will be maintained to a 
consistent and high standard. Landscaping will be 
included within the streetscape and each unit by 
the applicant to ensure that each lot is provided 
with landscaping, giving a cohesive appearance to 
the whole development. Consistency in landscape 
design provides ease of maintenance and a tidy 
and comfortable living environment for future 
residents.

Collaboration

“Towns and cities are designed incrementally as 
we make decisions on individual projects. Quality 
urban design requires good communication and 
coordinated action from all decision makers: central 
government, local government, professionals, 
transport operators, developers and users. To 
improve our urban design capability we need 
integrated training, adequately funded research and 
shared examples of best practice.”

• The Urban Design Report provides overarching 
design guidelines for the implementation of 
the future detail design as well as reference to 
statutory documents.

• This is a project in which a multidisciplinary team 
has been employed to ensure that appropriate 
consideration is given to the range of issues that 
will impact on the development of the site ensuring 
a credible solution for the site and wider area.

• A collaborative approach between disciplines for 
the planning, detail design and construction of the 
site is important to incorporate and acknowledge 
the contributions of different disciplines and 
perspectives creating a better long-term outcome.

• Close consultation with council also helps to 
provide outcomes that are appropriate in all 
levels of development and meet the needs of the 
community.
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PLANNING AND  
POLICY CONSIDERATIONS

The site is located in the Main Residential Zone 
with specific reference to the Te Awa Structure Plan.  
The proposed residential lifestyle proposal is zone 
appropriate. The proposal is assessed against criteria 
from:

• Appendix 29A – Te Awa Structure Plan Design 
Outcomes

• District Plan Chapter 5 – Main Residential Zone - 
Rules

Appendix 29A – Te Awa Structure Plan Design 
Outcomes

Design Outcomes of the Structure Plan not applicable 
to the Urban Design aspect of this application have 
been excluded from the following design responses 
– this report is to be read in conjunction with the Civil 
Engineering and Servicing reports.

Design Outcome 1:
Development will generally be of a low to moderate 
density. Subdivision and density requirements 
for permitted activities will be those applied in the 
Main Residential zone provided a minimum of 12 
dwellings per hectare (net of roads and reserves) is 
generally achieved and the maximum density does 
not exceed 1 dwelling per 350m². Plan.

The following summarises the proposed development:

Total Area:  13.8ha 

Reserve area:  2641m² (4 lots)

40m Designation: 31,249m² (to be vested)

Road Reserve:  28352m²

Total House Lots:  181 (excl. 4x reserve lots)

Total house Lot area:  75,519m² 

Average lot size:  417m²

House Type:   36 Duplex Units  
   (159m² floor area)

   126 Single Units  
   (158m² floor area)

This equates to 123.9 dwellings per hectare - which 
iexceeds the structure plan minimum of 12 dwellings per 
hectare.

Average lot size is 417m² based on the 75,519m² area 
of developed lots (excl. reserve/park area and roading). 
As an average, this complies with the City of Napier 
District Plan maximum density limit  of 1 dwelling per 
350m2 (Condition 5.15).

Design Outcome 4:
“Orderly and cost efficient staging will be 
achieved through the progressive construction of 
infrastructure in cells illustrated on the Structure 
Plan Map –Staging (Appendix 29F).”

Appendix 29 of the District Plan contains the indicative 
Structure Plan for the area. Appendix Plan 29F shows 
the subject site is Stage 5 of the Te Awa development 
area and therefore will occur outside of the Structure 
Plan sequencing (Refer Design Outcome 4). 

It is believed that this will not directly impact upon longer 
term infrastructure planning for the area. 

Design Outcome 5: 
Out of sequence development will be discouraged 
by: 

 - Requiring out of sequence development to be a 
Discretionary activity 

 - Requiring developers to fund the full cost of 
infrastructure 

 - Requiring out of sequence developments to 
provide at their own cost an internal buffer from 
surrounding rural landuse activities

As per Outcome 4. 

URBAN AMENITY DESIGN OUTCOMES 

Design Outcome 7:
Local streets shall be orientated north-south 
where possible. Urban blocks shall be designed 
within the range of 60 to 100m to 90 by 170m. The 
collector street network providing the structure of 
the transport network shall intersect via single lane 
roundabouts. The use of on-street traffic calming 
using cycle lanes and on-street car parking and 
berm design, together with future provision for 
public transport infrastructure on collector streets, 
shall be considered fundamental design elements of 
the street cross section.

The proposed road layout provides internal local streets 
that are orientated generally in a north-south direction. 
The main streets follow the block layout which is 
orientated in a northeast-southwest direction – parallel 
with lot boundaries and following the direction of both 
Eriksen Road and Willowbank Avenue. 

Internal east-west cross block local roads are provided 
to create a range of walkable urban blocks within the 
development. 

With demand in the area, the subdivision proposes 
to provide Napier with a freehold lifestyle village. It is 
proposed that for the most part, all internal roads will be 
encapsulated within a gated style development. Road 
profiles internally are as follows:

• 17.0m wide corridor (NCC Major Local Road) 
– 8.0m wide road is to meander 1.5m along 
centerline, to act as a traffic calming device and to 
provide landscaped buildouts and provide added 
amenity within long runs of roadway

• 13.5m wide corridor (NCC Minor Local Road) 
– 6.0m wide road is to meander 1.5m along 
centerline, to act as a traffic calming device. Roads 
to terminate at 16.0m diameter culdesac heads.

• 13.5m wide corridor (NCC Minor Local Road) 
- 4.8m wide private accessway’s to lots on the 
western side of the development. No through 
roads.

• Minimum pedestrian 1.4m wide footpaths to 1 side 
of every road

• Pedestrian connection to shared pathways within 
designated drainage reserve

• Landscaped berm areas including street trees

Design Outcome 8: 
Subdivision design shall seek to activate the street 
frontage through the orientation of dwellings to face 
the street and overlook public open space (where 
applicable) to enable passive surveillance and 
improved street amenity outcomes.

• The 40m wide stormwater/ drainage designation 
located along the Willowbank Ave. boundary of 
the site has provided the development with one 
active interface with the broader neighbourhood, 
being Eriksen Road. Larger lots (600-700 m²) have 
been located fronting Eriksen to reflect the existing 
urban grain located within the Te Awa/ South 
Napier area including new development opposite 
the site.

• The Eriksen Road interface will provide road 
profiles and pedestrian connection in accordance 
to Council standard and design outcomes noted 
in the Structure Plan and noted previously in this 
report. 

Design Outcome 9: 
Provide for the consistent landscaping treatment of 
streets and reserves (including the Serpentine Pond 
environments and open drainage channels) that 
contribute to urban amenity and landscape values 
and retains and enhances vistas through the Te Awa 
Development area.

• Landscaping to streetscapes will be provided to 
meet council standard and will include street tree 
planting where services allow (predominantly to 
northern berms) and street planting in prominent 
locations such as entries and in buildouts and 
traffic calming devices. 

Design Outcome 10: 
A consistent generously landscaped buffer strip 
of 3m will be provided along the western extent of 
the Te Awa Development area (fronting Willowbank 
Avenue) in accordance with the Te Awa Structure 
Plan Map (the 3m buffer is indicatively shown on the 
western boundary of the Te Awa Development area 
to the north and south of the open drain channel). 
This Design Outcome requires that 75% of the 
buffer setback is densely planted at the time of 
development with specimens that will reach 3-5m at 
maturity.

• A planted buffer will be incorporated along the 
drainage designation running along Willowbank 
Avenue providing separation from roadway and to 
soften the long fence line. 

• This planting is to be visually permeable to retain 
visual connection between the development, open 
space and roadways. Planting is to be low shrubs 
and groundcovers with clear trunked trees to allow 
visibility below crown. Trees will be installed in 
large container sizes to meet the mature height 
parameters.

Design Outcome 11: 
Off road pedestrian and cycle linkages (indicatively 
shown on the Te Awa Structure Plan Map) which link 
open spaces to each other, to the street network and 
the Serpentine stormwater pond shall be wide, open 
and safe and connect to one another.

• An allowance for a 2.5m wide shared pathway 
has been shown in the design within the 40m 
wide drainage designation connecting the broader 
recreation networks. 

• All other pathways proposed with the development 
are minimum 1.4m wide provided to one side of 
every road. These pathways are however not 
accessible to the public as they will be within the 
internal gated lifestyle village.

• A pedestrian pathway is proposed to the 
Eriksen Road frontage which will match existing 
connecting the existing pedestrian network
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Design Outcome 12: 
Road upgrading shall proceed in conjunction with 
staging of development within the Te Awa Development 
area. The road upgrading is shown indicatively on the 
Te Awa Structure Plan Map. The following works are 
required:

•  Eriksen Road, 10m carriageway with cycle lanes, 
footpaths, car park / landscape berm areas, 
pedestrian footpaths and verge. Eriksen Road 
will be designed and upgraded with single lane 
roundabouts at all major intersections (see below) 
with 120° deflection designed into the roundabout 
design to assist in reducing traffic speeds along 
this length of road. 

•  Street design shall provide for consistent 
landscaping treatment that contributes to urban 
amenity and landscape.

• Eriksen Road will be upgraded as noted above. 
No roundabouts are proposed in the design. 

• This project aims to seamlessly integrate into the 
existing local character by tying in streetscape 
character, planting species and applying similar 
architectural typologies and built form, particularly 
on edges interfacing existing residential areas. 
The development will blend seamlessly into the 
wider area, fitting neatly into the urban fringe.

Design Outcome 13: 
No additional collector streets are necessary 
within the Te Awa Development area. Internal 
streets shall generally comply with Napier City 
Council standards and design for local streets, 
except where Council may wish to promote with 
a developer innovative and attractive solutions 
that enhance residential amenity, safety and sense 
of place. Therefore, Council will look favourably 
on alternative subdivision concepts that achieve 
safe, pedestrian and cycle friendly streets and 
discourage through traffic.

Road profiles within the development site are as follows:

• 17.0m wide corridor (NCC Major Local Road) 
– 8.0m wide road is to meander 1.5m along 
centerline, to act as a traffic calming device and to 
provide landscaped buildouts and provide added 
amenity within long runs of roadway

• 13.5m wide corridor (NCC Minor Local Road) 
– 6.0m wide road is to meander 1.5m along 
centerline, to act as a traffic calming device. 
Roads to terminate at 16.0m diameter culdesac 
heads.

• 13.5m wide corridor (NCC Minor Local Road) 
- 4.8m wide private accessway’s to lots on the 
western side of the development. No through 
roads.

• Minimum pedestrian 1.4m wide footpaths to 1 side 
of every road

• Pedestrian connection to shared pathways within 
designated drainage reserve

• Landscaped berm areas including street trees

District Plan - Chapter 5 Main Residential Zone 
- Rules

Refer to Assessment of Environmental Effects (AEE)
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