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Auckland’s City Centre is an iconic shape and form 
controlled for decades by specific planning 
provisions

• Introduction to NPS UD
• Implications: City Centre Zone

• Outline the councils preliminary thinking on how to respond
• Timelines and feedback



National Policy Statement on Urban Development 
Policy 3:

• In relation to tier 1 urban environments, regional policy 
statements and district plans enable:

(a) in the city centre, building heights and density of 
urban form to realise as much development capacity as 
possible, to maximise benefits of intensification;



Understanding and implementing intensification provisions 
for the NPS-UD

In practice, ‘as much as possible’ means removing unnecessary and 
unreasonable barriers to accommodate the maximum amount of development 
capacity that can be realised. Removing these barriers will help to enable 
greater up-zoning in city centres where intensification will have the greatest 
benefits.

Practically, ‘as much as possible’ will likely look different in various urban 
environments. City centres are a step up in the zoning hierarchy from 
metropolitan centres, so enabling as much development capacity as possible is 
expected to mean greater than six storeys (because six storeys is the minimum 
for metropolitan centres). Tier 1 local authorities should be considering the level 
of demand and accessibility in determining what heights and densities can be 
enabled.



no maximum building 
heights or maximum 

gross floor area (GFA) 
standards in city centre 

zones or large parts of city 
centre zones

development standards 
may limit building height 
and density, where there 
is evidence that doing so 
will contribute to a well-

functioning urban 
environment



Understanding and implementing intensification provisions for the NPS-UD

In giving effect to this policy requirement, local authorities need to step 
through the following:

Consider what ‘as much as possible’ is going to mean in the city centre, taking into account local 
circumstances and factors – specifically, the level of demand and accessibility should be key 
considerations.

Consider if any of the qualifying matters (eg, matters of national importance, open space, heritage 
orders or other matters) apply to the city centre.

Review the current city centre controls and determine if they are enabling enough to support the 
outcomes intended in the NPS-UD and by Policy 3(a). If not, the controls will need to be amended 
accordingly.



Qualifying matters

(a) a matter of national importance
• the maintenance and enhancement of public access to and along the coastal marine area, lakes, and rivers

• the relationship of Māori and their culture and traditions with their ancestral lands, water, sites, waahi tapu, and other taonga

• the protection of historic heritage from inappropriate subdivision, use, and development

• D14 Volcanic Viewshafts and Height Sensitive Areas

• D17 Historic Heritage

• D21 Sites and Places of significance to Mana Whenua

(d) open space provided for public use, but only in relation to the land that is open space

(h) any other matter that makes high density development as directed by Policy 3 inappropriate in an area
• Character buildings in City Centre zone and Queen Street Valley Precinct

• Some of the existing built form controls in the City Centre (e.g. Admission of sunlight into public places, Aotea Square height 
control)

• D19 Auckland War Memorial Museum Viewshaft



Understanding and implementing intensification provisions for the NPS-UD

In giving effect to this policy requirement, local authorities need to step 
through the following:

In maximising the benefits of intensification, consider whether enough intensification has been 
enabled to support outcomes such as transport choice, accessibility and climate emissions 
reduction. If you are not maximising the benefits of intensification due to other factors (eg, 
character), ensure the effects of doing so have been taken into account using adequate evidence in 
a section 32 report.

As directed by Policy 6, consider what ‘as much as possible’ will mean for the urban environment 
in terms of urban form, amenity changes and the benefits of urban development. Local authorities 
will need to ensure the specific outcome of enabling as much development capacity as possible is 
consistent with the wider NPS-UD policy direction.

Consider if the outcome and/or decision on what ‘as much as possible’ means for the city centre 
environment will ensure that a well-functioning urban environment is achieved.



In some urban environments, there may be
circumstances or factors, which are linked
to the qualifying matters in the NPS-UD that
will mean these will need maximum height
limits or GFAs in city centre zones.

Any such decisions will need to be
supported by robust evidence and analysis.

Where heights and density within city
centres are scaled below maximum levels
due to other circumstances or factors, the
trade-offs of this approach should be clearly
articulated in a section 32 report.





Existing built form and AUP controls

• Current built form controls include:

• an emphasis on the “ridge and valley” form

• a concentration of development capacity and height around the 
Queen St core, topped by the Sky Tower

• transitions to lower heights towards the city centre periphery and 
waterfront against a background of volcanoes and the Waitakere 
Ranges

• precincts which provide for specific outcomes



Principled approach to intensification and qualifying 
matters within the City Centre

Protecting 
sunlight and 
daylight to 

open spaces

Promoting 
climate 
change 

resilience

Protecting 
local and 
regionally 
significant 

views

Protecting 
historic 

heritage in 
the city 
centre

Protecting 
amenity and 
retaining the 

“human 
scale” of 
streets

Protecting 
the outcomes 
achieved by 
the existing 
city centre 
precincts

Protecting the 
relationship 
between the 

city centre and 
the Waitemata 

Harbour

Fewer, 
simpler, 

more 
targeted 
controls

Enabling 
tall slender towers 

with space 
between them to 

allow sunlight, 
daylight and views 
to permeate the 

city centre



Maximum Building Height 

Remove  
height 

standards
50m

Remove height controls to allow 
unlimited height throughout the zone

Use tower dimension controls and 
setbacks to create tall slender 

towers and human scale podiums

X



Tower dimension control will keep the built form 
slender relative to the site. 
More development capacity than the existing 
height controls
Towers setbacks from narrow streets retain
intimate pedestrian scale, reduces dominance, 
more sun and daylight



We may lose the ridge and valley, the primacy of the ‘Queen Street Core’ and the Sky Tower, 
and the transition to the edges (to be picked up by the NPS UD Walkable Catchment 1200m) 



Maximum Density of urban form

Remove 
GFA 

standards

Allow unlimited density of built form. 
Maintain form outcomes using tower 

dimension controls and setbacks. 

Maintain minimum floor to floor 
height, outlook space, minimum 

dwelling size





Tall slender towers with podiums at street level and sunlight and daylight around them will provide amenity to 
occupants and to the street. 



Draft Options for 
retain, remove and 
amend

Remove 
Bonus 

provisions 
including 
heritage

Extend 
Waterfront 
recession 

plane 

Additional 
sunlight 

controls for 
streets and 

open spaces

Retain 
viewshafts 
and street 
sightlines

Retain RDA 
status for 

new 
buildings











City Centre Precincts



Work we are doing - overview

Completed:

• Initial analysis of City Centre Zone and precincts to identify controls which restrict 
development capacity

In progress:

• Shading assessments for open spaces and streets

• Research into tall buildings in Auckland and international cities

• Waterfront/harbour edge review

• Drafting proposed changes to zone and precinct AUP chapters

• Landscape and visual effects assessment

Still to be done:

• Testing scenarios of built form controls, especially on tall towers

• Review of wind effects

• Street design / pedestrian realm



Existing built form



General Height Controls



Special Height Controls



Special Height &
Precinct Controls



Building inventory

• Looking at towers in Auckland and Australian cities

• Analyzing site sizes,  floorplate dimensions and areas, height, 
setbacks,  relationship podium – tower

• In summary: 
• residential tower approx. 500sqm floorplate
• commercial tower approx. 1500sqm floorplate
• numerous towers in Auckland infringe the required 6m set back at 28m
• international trend: residential narrow tall ‘pencil towers’ on small sites – min 

site width can be less than 10m, slenderness ratio 16:1



Building inventory – commercial towers



Building inventory – residential towers



Shading Assessment

• Analysis of selected open spaces and streets at key times

• Scenarios:
1. Shadowing from existing built form
2. Shadowing from general height controls (AUP-OP)
3. Shadowing from special height controls (AUP-OP)



Selected Open Spaces & Streets



Shading Assesements



Shading Assesements



Waterfront precincts

Port Quay 
Park

Britomart West 
Downtown

Viaduct 
Harbour

Wynyard 
Quarter

Westhaven

Museum Mt Eden/MaungawhauParnell Freemans BayQueen Street



Timelines and Feedback





Timelines and Feedback



Questions?
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