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31/10/2023

I could not gain an advantage in trade through this submission.

I wish to be heard in support of my submission.

I reject PC 29 in its entirety, however if it is not rejected these are my submission points:

Submission Point : High Density Residential Zones (HDZ)

1. I oppose the proposed HDZ in residential areas where is no walkable access to amenities
(supermarkets, schools with safe crossing of main highway and public transport) as well  as
where there is risk of increasing natural hazards (floods and land instability).

2. I support the proposed increase in residential density in the city centre so long as it is good
quality design led intensification that provides a creative mix of housing types for a diverse
population and enables residents to have direct access to shopping and public transport
services.

3. If HDZ are approved for some areas, I particularly oppose the proposed HDZ in the
Tahunanui hills because of ongoing slope instability and 'run off' that is accelerated during high
rainful periods made worse by aging underground infrastructure on most properties. With the
increased likelihood of slips caused by intensification and more frequent weather events this is
of grave concern. The fact that there is a lack of essential amenities like a supermarket or public
transport that are given as reasons for HDZ is an additional reason for asking the Council to
make it GRZ instead.

4. I support the Council working with neighbourhood communities to design innovative and
sustainable buildings and green spaces that make far better use of areas of older state type
houses that are past their best by date and make a better use of flat land that is often on main
roads within easy walking of public transport, schools and the hospital.  Homes could be of
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varying sizes and hopefully enable mixed age groups including families to be part of a real 
commmunity that people are proud to be part of. 

Reasons for my specific opposition to the proposed Tahunanui HDZ

1. Slope instability

It seems that there was no consideration of geotechnical issues when deciding on the proposed 
zoning for the area but rather perceived benefits to do with the school and 'public transport'. At 
public meetings and at a 1:1 with a member of the planning team there was an 
acknowledgement of slope instability, springs appearing, water run off and dated and failing 
pipes all over the Tamaki hill which impact on any proposed development in the future. The 
designated high density area does not exist as separate entity. It is impacted on by everything 
above it.

Many properties in the proposed HDZ have already experienced slips. Tosswill Road the only 
exit (Tamaki having only a set of steep steps) has been frequently blocked during heavy rainfall. 
In 2021, when we began the re build of an old existing house, during the winter there was 
several months of torrential rain. Just as the excavation for garages was being undertaken water 
and debris flooded down the hill and across the road. Although we had extensive and expensive 
geotechnical and Council intervention, at one point  our neighbours were afraid they were going 
to lose their house. An under-runner from above ran under a large deciduous tree near the 
Council reserve land and we had an emergency arborist help to take it down safely and dispose 
of the rubbish (photos are available). As recent as 19 August this year, when there was 
exceptional rainfall over a 24 hour period the well- engineered overflow system was severely 
tested and there was a clean up needed.

Several homes on the periphery of Tosswill Road and Tahunanui Drive within the proposed HDZ 
are built on part of the old sea wall. Geotechnical evidence is publically available testifying to 
"the cliffs being cut in relatively weak rock with stability deceasing as weathering progresses" 
(paraphrased). Many existing properties have a Condition 1 on their titles and extensive 
foundations and block retaining walls are required even for single storey buildings. How much 
more costly would it be if six storeys were allowed? The buildings certainly wouldn't provide 
accomodation for the 700 odd families in the area living in sub standard housing. It's more likely 
a developer would hock them off to the highest bidder and that they become an expensive 
holiday home or used for AirBnB. That does not help Nelson's housing crisis!

2. Amenities
The planning team in public meetings suggested this small section of the Tahunanui hills was
chosen for proposed high density beacuse of it's closeness to amenities; the amenities being the
school and shops. There is only a dairy and a grog shop with the odd take- away but it is mostly
commercial businesses. The nearest planned supermarket will be 2km away and the medical
centre is already full. Access to the school or buses is via a steep set of steps and across State



Highway 1. These are not easily accessible for young families, the elderly, or the mobility 
impaired without a vehicle.

3. Traffic

The Tahunanui Hills is serviced by narrow, winding streets which are inappropriate to service 
higher traffic volumes which would be inevitable if the proposed HDZ goes ahead. The recently 
installed speed humps were installed in recognition of the number of incidents and near misses 
due to the very narrow roads. These are working extremely well to calm the traffic and stop the 
area being used as a quick cut through to the city centre.

The right-hand exit onto Tahunanui Drive is already problematic. Imagine how much worse it 
will be if the proposal goes ahead!

4. Sunlight, trees and gardens in the Tahunanui Hills

Most people who live here, or who aspire to live here, do so because of the beautiful trees and 
bird life along with the sun and views.  When we built we deliberately chose a mono pitch roof, 
installed photovoltaic panels and improved the views for our neighbours both across the road 
and next door. It seems witless to do other-wise. Unfortunately, developers may not share our 
green, architectural and sustainable approach to building.

The Plan Change 29 Process

In my opinion, the PC 29 process needs to be paused and re-evaluated before progressing to 
the hearing stage. This is for the following reasons:

1. I have found the lack of early public engagement and consultation on Plan Change 29
extremely stressful.  We found out only by chance when a neighbour phoned us two nights
before the meeting at the Trafalgar Centre. There was no direct communication from the NCC.
This is simply inadequate!

2. I question why the hearing panel is not made up of independent hearing commissioners for
the plan change. There is a distinct lack of trust in the having two councillors with perceived
'conflicts of interest' and that it is a Council- led plan.

3. The forecasts used by NCC for population growth which have informed the intensification
requirements are not Statistics NZ medium projections.

Given the above, I request the following:

1. That the Council withdraw PC 29 and have planning staff refine the plan desigh and follow the
proper procedure of consultation and public engagement.
2. That the Council appoint independent hearing commissioners for the plan change.
3. That the Council use Statistics NZ medium projection forecasts and amend its intensification
requirements accordingly.
4. That the Council informs all rate payers individually with emails and letters about any chnages
to their property zoning and to give each rate payer the opportunity to respond.



With my best wishes for the process going forward

Nga mihi nui

Maureen Doherty
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I could not obtain an advantage in trade competition through this submission. 
I wish to be heard in support of my submission. 

Firstly, I reject PC 29 in its entirety, but if it is not rejected then these are my submission points: 

Submission Point 1:  High Density Residential zones (HDZ) 
My key submission points on HDZ are as follows: 
I oppose the proposed HDZ Il where there is a risk of increasing natural hazards (e.g., floods and land 
instability).  

1. I oppose the proposed HDZ in residential areas where there is no walkable access to
amenities (supermarkets, schools and public transport)

2. I support the proposed increase in residential density in the inner city with mixed
residential and commercial zones as these areas provide residents with direct walkable
access to shopping and public transport services.

3. I support the inclusion of Daylight and Sunlight policy statement Para RE2.3.i: The
reception of daylight and sunlight to each household unit is a critical component of
residential amenity that provides warmth and energy efficiency and is vital for outdoor
activities such as gardening and recreation.

4. If HDZ is approved for some areas, I particularly oppose the proposed HDZ in the
Tāhunanui Hills area. I ask the Council to remove Tāhunanui Hills from the proposed
HDZ and make it GRZ because of ongoing slope instability in this area, lack of
infrastructure, lack of the essential amenities (no supermarkets or public transport) within
walking distance, and the increased likelihood of slips directly caused by intensification
development and frequent weather events.

5. I ask the Council to make sure all proposed HDZ have walkable access to a supermarket
(not a local dairy). For example, Christchurch planners are only proposing HDZ within
800m of a supermarket.

6. I ask Council to ensure a minimum of two storey dwellings be built on all new green field
developments. E.g., Golden Elms in Toi Toi, Ngawhatu Valley and Marsden Valley.
Infrastructure is easier and cheaper to develop on flat land and would provide more
housing without affecting neighbouring properties.

7. I support the establishment of multi storey or underground car parks to free up more land
within the inner city for development.

Reasons for My opposition to the proposed Tāhunanui High Density Zone 

1. Slope instability

I am extremely concerned that there was no consideration of geotechnical issues when deciding on 
the proposed zoning of the area. MyMy biggest concern is that high density development will increase 
the potential severity of future slips on the Tāhunanui Hills. The proposed HDZ in the Tāhunanui Hills 
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is an area potentially affected by significant natural hazard of slope instability. Plan change 29 
Housing and Hazards on the Nelson City Council website stated that intensification should not include 
areas potentially affected by significant natural hazards:    

“Enabling the intensification of development on land currently zoned for residential and 
commercial uses (Residential Zone, Inner City Zone, and Suburban Commercial Zone), that 
is not within areas potentially affected by significant natural hazards”. 

There is an instability hazard overlay on 8 of the properties out of the 44 in the new proposed HDZ for 
Tāhunanui Hills. This includes 4 Tamaki Street, 113 and 111 Tāhunanui Drive, and 13, 15, 17, 23 and 
19 Tosswill Rd. Beca’s 2022 report on slope instability said that damage observed along these old 
sea wall slopes post-August 2022 indicate they pose an elevated risk due to over-steepened slope 
profile and weathering. 

Furthermore, all of the properties covered by the proposed HDZ have a condition (Condition 1) on 
their property title with the Council. Condition 1 is on the NCC NRMP register and states that the land 
may be of suspect stability and conditions must be in place including geotechnical reports for any 
developments. This has resulted in geotechnical reports being completed where property owners 
have undertaken development. Geotechnical reports have recognised the instability of the steep hill 
and required extensive foundations and work even for single story buildings. The proposed hazard 
overlays for slope stability do not include these Condition 1 properties but that does not mean there is 
no risk now especially with higher intensity of rainfall and intensification of the land. Beca produced a 
slope stability report in 2021 that stated regarding the Tāhunanui Hills that (emphasis added): 

“The distribution of mapped landslide deposits identifies locations of deep-seated landslides 
which may be re-activated during heavy rainfall, seismic events, and/or due to construction 
activities. 

Triggers for slope movement may include rainfall, earthquakes, physical and/or chemical 
weathering, and land development”. 

Many properties in the proposed HDZ have already experienced slips, such as at Tosswill Road 
where slips have blocked Tosswill Road several times (see Figure 1 attached to this submission). 
Many owners have geotechnical reports that show areas unsuitable for building and where remedial 
action may be needed. 

Dr M. R. Johnston Consulting Geologist (report produced in 2018) recommends that all developments 
in hill areas other than minor structures and earthworks involving cut and fill faces less than 1m in 
height and thickness and/or fill comprising no more than 3m3, on sloping ground be subject to 
geotechnical input so as to minimise the risk of slope instability: 

“It is recommended that the Hill area is requiring geotechnical assessment or Geotechnical 
assessment requirements for hillsides… 

One specific geotechnical condition is C418 that applies to the abandoned sea cliff that 
extends along the former waterfront from Annesbrook to Tāhunanui. These cliffs are cut in 
relatively weak rock whose stability is decreasing as weathering progresses. The areas 
referred to in C418 could be, subject to a revision of its boundaries, incorporated into a slope 
risk overlay”. 

I am aware of many neighbours in Toswill Road and on Tamaki Street who have had geotechnical 
reports prepared due to the potential instability of the hill during their housing developments. The 
reports have showed only part of sections suitable for building due to land instability. Since 
development you can now see large cracks on the dirt, concrete and grass around their sections (see 
Figures 2 and 3 attached to this submission). 

I grew up on the Tāhunanui hills (Tamaki Street) and have recently moved back to Stansell Avenue. 
In the last 36 years I have experienced a number of high rainfall events where access to the streets 
have been cut off after slips have occurred on both sides of Tosswill Road, Stansell Avenue, Moana 
Avenue and on Tamaki Street. On one occasion I stood up to My knees in muddy slip mud and debris 



helping a neighbour trying unsuccessfully to divert a slip going through their basement. I have often 
watched water pour down steep Tamaki Street after a storm. I have observed weeping 
coming through new seal in Tamaki Street from small springs after heavy rain. As stated in the 
Johnston report while some springs on the Tāhunanui hills have been intercepted by the stormwater 
system, their distribution is widespread and not all have been controlled, this is certainly my 
experience. Seismic activity combined with a storm event in a high-density area could be a disaster 
as mentioned in several reports on the Tāhunanui slump. 

Zoning areas on the Tāhunanui Hills HDZ with no resource consent mean that existing stormwater 
systems which are already compromised and frequently overflow contributing to slips on the Hills will 
not be required to be upgraded by the developer as part of a considered resource consent process. 
The impact from the additional development without the developers having to contribute to upgrading 
overall stormwater could be disastrous for existing residents. 

There has been no geotechnical input into what intensification (of up to six-storeys) will do to the 
stability of the Tāhunanui Hills. Climate change will increase adverse weather events with even 
greater potential to create slips on the hill. 

The Beca Report on slope stability zones (dated 9/12/2021) recommended future work for land 
earmarked for future development as follows (underlines added): 

1. The physical extent of the slope instability overlay may additionally be expanded to
include areas of interest outside those included in this study, such as land earmarked
for future development.

2. The overlay set out in the Beca report has been prepared from desk study only.
refinement of the instability and run-out zones may be completed from field mapping.
This step may be applicable for developed areas on land particularly prone to
landslides and/or land earmarked for future development.

3. The report does not identify full extent of areas impacted by slope instability across
hill slopes.

4. Risk assessments require additional considerations, including likelihood of slope
failure and the potential consequences to a particular element at risk. Neither of these
are considered in My susceptibility overlay given its primary purpose is to inform the
need for further geotechnical assessment.

5. Does not show deep seated failures (i.e., Tāhunanui Slump), nor areas of hill creep.
The maximum downslope extent of solid debris difficult to determine.

6. Tāhunanui - An extensive scarp formed along the head scarp of the Tāhunanui slump
core below Princes Drive. Deep seated movement impacting multiple residential
properties was recorded in this area. Shallow slope failures Ire additionally observed
along the abandoned sea cliff along Tāhunanui Drive and near Port Nelson

As set out in the report above the study to identity the hazard overlays was a desktop study only and 
there are likely other areas on the Tāhunanui hill not yet part of the hazard overlay impacted by slope 
instability. As the report it a desktop study it also does not show the deep-seated failures like the 
Tāhunanui Slump.  

2. Amenities

The NCC planning team stated that the Tāhunanui Hills was chosen for the proposed high-density 
development because of their closeness to amenities. The amenities referred to (being the school and 
‘shops’) are down a steep set of stairs and across State Highway 1, not easily accessible for young 
families, the elderly, or the mobility impaired without a vehicle. There are no supermarkets within 
walking distance of the proposed HDZ in Tāhunanui which would be a serious issue for all the HDZ 
residents with no vehicles.  In addition, there is no public transport on the part of the Hill identified for 
the HDZ and bringing buses around that part of the Hill would be hazardous with nowhere for a bus to 
stop safely. 

3. Traffic

The Tāhunanui Hills is serviced by narrow, winding streets which I feel is inappropriate to service high 
traffic volumes. Just having a parked car on the roadside causes the many parts of the road to 



become one lane. NCC recently installed multiple speed bumps along Tosswill Road to slow down 
traffic which uses this road as a thoroughfare to and from Nelson City. The road is very narrow and 
from My time living here, I have seen a number of incidents and near misses due to the narrow 
winding nature of the road where cars often cross the centre line. In addition, accessing Tāhunanui 
Drive from Tosswill Road can be very difficult and dangerous including where two people were killed 
on the intersection with Tāhunanui school while I was attending there and would need significant 
upgrading before this scale of development could be accommodated on the hill. I consider that the 
potential traffic produced by high-density development in this area has not been considered in enough 
detail as to whether it is appropriate. The same is likely for other infrastructure provisions to the area, 
such as Three Waters servicing. There are a number of reoccurring slip zones onto Tosswill Rd that 
make it even more dangerous. 

HDZ does not require access to parking spaces. This may be sensible in inner city living however, 
HDZ will aspirate the already often hazardous and limited on street car parking on the Tāhunanui Hills 
if permitted.  

4. Sunlight and Shading Effects

Sunlight is an essential part of living in Nelson and why many people chose to live on the Tāhunanui 
Hills.  Intensification on the Hill where many Hill properties already have shading issues directly from 
the hill is another reason for not having high density development on hills. The lack of sunlight could 
result in existing homes becoming dark and damp with associated mould and mildew. 

5. Trees and Gardens in the Tāhunanui Hills HDZ

There are many established large trees (over 6 metres high) in this Tāhunanui Hill HDZ that are 
helping stabilise the ground and providing a habitat for our native birds. These will be lost when there 
is no sun to support their growth or removed to make way for intensive development. 

I have counted the large trees in the Tāhunanui Hill high density zone and there are approximately 
1200 trees over 6 metres in height. They form part of the green garden canopy. There are direct 
benefits for maintaining and increasing leaf area index, or green spaces, in My suburb particularly 
with climate change increasing temperatures and heat extremes. Access to green spaces leads to an 
improvement in mental and physical Illbeing. Trees help with air pollution. They also play a vital role in 
storing and filtering water which helps prevent slips on the hill.   

Trees provide a habit for our native birds, thus improving biodiversity in our urban setting. The 
Tāhunanui community has actively been killing rats and I now have established communities of Weka, 
Tui, Kereru and Piwakawaka. I see these birds every day on my property. Their habit could be 
destroyed with high density development. Most Tāhunanui Hill residents have productive gardens with 
fruit and nut trees and vegetables which will no longer be viable with the shading.   

7. Intensification

I am opposed to new ‘green field’ developments being used for only single storey dwellings as it is a 
complete underutilisation of land that can accommodate increased intensification without affecting 
existing suburbs. The inner city should be the starting place for the most significant intensification. 

Submission Point 2: The Plan Change 29 Process 

In my opinion, the PC29 process needs to be paused and reevaluated before progressing to the 
hearing stage. This is for the following reasons: 

 I feel there has been a lack of early public engagement and consultation on Plan Change 29.
The Plan Change 29 severely affects all Nelson residents however, there was no letter or 
email from the Nelson City Council. 

 I question why the hearing panel is not made up of independent hearing commissioners as it
is a council led plan change. 



 The forecasts used by NCC for population growth which have informed the intensification
requirements are not Statistics NZ medium projections. 

Given the above, I request the following: 

1. to withdraw PC29 and have planning staff refine the plan design and follow the proper
procedure of consultation and public engagement.

2. for the Council to appoint independent hearing commissioners for the plan change.
3. for the Council to use Statistics NZ medium projection forecasts and amend its intensification

requirements accordingly.
4. for the Council to inform all rate payers individually with emails and letters about any changes

to their property zoning and to give each ratepayer the opportunity to respond.

Thank you for the opportunity to submit on PC29. 

Philippa Swale 

Figure 1: This property in Tosswill Road will be zoned high density suitable for 6 story apartments. 
The property has regular slips and has 2 hazard slip overlays. 



Figure 2: Trees plants on unstable land on Tamaki Street 

Figure 3: Cracks in pathing at my neighbours Tamaki Street property 




