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Opening Remarks and Executive Summary 
 

Thank you for reading and consideration of my submission to the Planning Bill. First and foremost, I 
generally support the intentions of the Bill and its support mechanisms (not subject nor open to 
submissions but made mention due to their interdependencies with the Bill) the NPS-Urban 
Development, Infrastructure, Natural Hazards, and the Standardised Zones. However, Clause 4 (the 
Purpose), and Clause 11 (the goals) are inadequate in maintaining, enhancing, restoring, and 
developing our public realm for which our private realm should complement (but never inhibit with). 
Consequently, this has Part 3 of the Bill (Combined Plans) left without a clear vision, actual set of 
goals, purpose, and adequate “how-to” required to carry out the amended purpose of a Public 
Welfare Supreme practice that the private realm again complements but never inhibits with. And 
without that Public Welfare Supreme you cannot truly have a framework for planning and regulating 
the use, development, and enjoyment of land. And without that the Goals in Clause 11, and the 
Combined Plans to realise this in Part 3 cannot be effectively carried out for the betterment of the 
Aotearoa, New Zealand.  

If you wish to jump straight to the clauses, I am submitting to have amended to follow the Public 
Welfare Supreme practice, please go to page 152.  

The basic premise of my submission is doing what Minister Bishop has stated more than once, to 
emulate the Japanese planning system particularly for the Standardised Zones (the NZ version yet to 
be drafted by the Ministry for the Environment). However, for Bishop to emulate the Japan system 
especially around the Standardised Zones, you need to understand the two key pieces of legislation 
that set those zones: the Japan Land Use Law Act 1974, and the Building Standards Act 2011 (sets 
urban design and building controls (a superior version to our obsolete Building Act 2004). I won’t 
comment nor draw on comparisons to the Building Standards Act but the Japan Land Use Law Act is 
the main inspiration for my submission.  

Again, as you will notice through my comprehensive submission the main tenants of the Planning 
Bill, and even the NPS UD (including to be drafted Standardised Zones), Infrastructure, and Natural 
Hazards are generally supported. What I am doing in bringing in Japanese wisdom to strengthen the 
Bill to produce outcomes the Minister is trying to emulate. This includes better urbanism and a 
protected but functioning rural sector.  

The submission fuses a mix of storytelling, comparisons, and desired outcomes to form the who, 
what, where, when, why, and how around the technical aspects document and the Bill. Thus, it can 
appear aspects of the submission are repeating itself when they are actually covering another but 
complementary section of the Planning Bill.  

PLEASE NOTE: for sake of clarity and avoiding confusion any mention of Aotearoa Planning Bill (2025) 
is pertaining to the AMENDED version of the Planning Bill if all points of my submission are carried.  

The (amended) version of the Aotearoa Bill 2025 follows the Public Welfare Supreme practice at 
all times.  
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Executive Summary: The Aotearoa Planning Bill 2025 
 

To: Strategic Decision-Makers and Planning Authorities  

Subject: Implementing the Resilient Urban/Rural Operating System 

1. The Strategic Pivot: A System Upgrade the Aotearoa Planning Bill 2025 represents a fundamental 
"Operating System" upgrade for New Zealand’s spatial governance. It liquidates the "Grey Inertia" 
and regulatory debt of the Resource Management Act (RMA) by transitioning from a "Property Rights 
Supreme" philosophy to a "Public Welfare Supreme" model. 

➢ From Permission to Adherence: The Bill replaces the subjective, litigious "culture of 
permission" (characterized by "death by a thousand cuts" and character reviews) with an 
objective "culture of adherence." If a project fits the mathematical envelope, it achieves 
"Permitted Activity" status automatically. 

➢ The Japanese Model: Adapted from Japan's 1974 Land Use Planning Act, the framework 
replaces 1,175+ fragmented local zones with a unified codebase of 13–20 National 
Standardised Zones (NSZs). 

 

2. Spatial Strategy: The "Urban Dam" Mechanism to manage the "hydraulic pressure" of urban 
growth and rising land values, the Bill introduces a binary spatial system to contain sprawl and 
stabilize markets. 

➢ The Reservoir (Urbanisation Promoting Area - UPA): These are designated growth zones 
with a 10-year horizon. They operate under an "Infrastructure First" mandate—development 
rights are unlocked only when the state provides the "skeleton" (sewage, streets, and transit). 
This concentrates investment to maximize utility. 

➢ The Stop Valve (Urbanisation Control Area - UCA): Outside the UPA, urbanization is 
"prohibited in principle." Infrastructure investment is explicitly deprioritized here to function 
as a "dam wall," stopping speculative land-banking and preventing the "leakage" of growth 
into unserviced fringes. 

 

3. Infrastructure Determinism: Density Follows Frequency The framework legally tethers building 
intensity to the capacity of the transport network, ensuring density is supported by adequate service. 

➢ Category 1 (Spine) Corridors: Located along rapid transit (rail/light rail), these zones 
mandate a minimum of 6 storeys. They utilize "Hard Shell / Soft Core" typologies to manage 
noise. 

➢ Category 2 (Primary) Corridors: Located along frequent bus routes, these zones mandate a 
minimum of 3 storeys and enforce a 30km/h speed limit to support active street frontages. 

➢ Inclusive Zoning: Adopting "Russian Doll" logic, commercial activities (shops/offices up to 
150sqm) are permitted as-of-right in residential zones, activating the 15-minute city model 
by default. 
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4. Economic Stewardship: Protecting the "Engines” The Bill introduces powerful mechanisms to 
protect Aotearoa’s "Economic Engines"—including primary production and heavy industry—from 
fragmentation and litigation. 

➢ Rural Protection: Unlike the Japanese model, the Bill creates specific rural zones. Rural-
Production zones are reserved for large-scale agriculture; Rural-Mixed allows tourism but 
discourages lifestyle blocks. "Countryside living" is contained strictly within Rural 
Residential zones to prevent the fragmentation of productive soil. 

➢ The Newcomer Principle: To resolve "reverse sensitivity," the "Agent of Change" (the 
newcomer) bears the cost of mitigation. For example, a developer building housing near a 
port must fund acoustic glazing; a lifestyle block owner moving near a farm must mitigate 
spray/noise effects. This secures the incumbent’s "right to operate". 

 

5. Non-Negotiable Mandates: Health and Safety Public health and hazard avoidance are 
integrated as functional utilities rather than aesthetic afterthoughts. 

➢ Green Utility (The 3-30-300 Rule): A mandatory public health standard requiring 3 visible 
trees from every home, 30% neighbourhood canopy cover, and a 300m maximum walk to 
green space 30, 31. This is supported by engineering requirements for "connected soil 
volumes" to prevent trees from dying in paved environments. 

➢ The Red Line Policy: Development is "Prohibited in Principle" in high-risk zones (the Top-
Left Risk Quadrant). Planning must account for a 100-year climate horizon (Year 2126) and 
model for "Residual Risk"—the inevitable failure of man-made defences like sea walls. 

 

6. Implementation: The Administrative Funnel to ensure speed and certainty, the Bill establishes a 
"Hierarchical Funnel Framework." Strategic decisions made "upstream" (National/Regional levels) 
cannot be relitigated "downstream" (Consent level). 

➢ Section 14 Mandate: Decision-makers are legally required to ignore subjective factors such 
as private views, aesthetic character, and the social status of residents during the consent 
process. This prevents neighbours from stalling strategic growth over "nitpicking" details. 

 

Conclusion: The Triple ROI Adopting this framework delivers a strategic return on investment for the 
nation: 

1. Legal Certainty: Through objective adherence and the liquidation of project-level litigation. 
2. Economic Scale: Through universal codes that allow for industrial-scale construction 

pipelines. 
3. Long-term Resilience: Through mandatory hazard avoidance and the integration of green 

utility. 
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Storytelling the Aotearoa Planning Bill 2025 
 

I am going to be unorthodox with my submission and start with some storytelling rather than 
technical jargon around the Planning Bill. The reason for this is to get the general atmosphere of life 
post Aotearoa Planning Bill 2025 where Public Welfare is supreme, and the enjoyment of land 
complements that Public Welfare Supreme practice. The stories cover life in a complete 
neighbourhood, the role of Transit Oriented Developments, life as a worker in the engine rooms of 
industry, and even life in our rural sector. You will see aspects of both the enjoyment of land, and the 
Public Welfare Supreme via the Japanese Land Use Law Act 1974 coming through.  

Let’s start with Maia and her complete neighbourhood then the rest of our characters living the life 
post Aotearoa Planning Bill 2025.  

 

A day in the life of Maia and her complete neighbourhood 
 

The following story illustrates a typical day within a Complete Neighbourhood located inside the 
Urbanisation Promoting Area (UPA), governed by the Aotearoa Planning Bill 2025. 

7:00 AM: The Green View and Positive Friction: Maia wakes up in her unit within a Cottage Court—
a cluster of small, detached homes arranged around a shared common green. As she opens her 
curtains, she confirms compliance with the 3-30-300 Rule: she sees at least 3 mature trees directly 
from her window. Unlike the "dormitory suburbs" of the past, where fences isolated neighbours, her 
front door faces a communal "Green Heart". 

Stepping out, she crosses this shared courtyard. This layout engineers "positive social friction," 
forcing a natural, low-stakes interaction with her neighbour, Mr. Henderson, who is tending the 
garden. This architecture serves as a direct antidote to the "loneliness epidemic" by making isolation 
difficult by design. 

8:30 AM: The Commute (Zero "Junk Miles”) Maia does not own a car; in this neighbourhood, the 
"car tax"—the mandatory cost of vehicle ownership for basic needs—has been abolished by design. 
Her partner, Leo, heads to the Rapid Transit Spine (Category 1 corridor) located 800 meters away. 
Because the zoning laws mandate Density Follows Frequency, the station is surrounded by 6-
storey mixed-use buildings that provide the ridership volume necessary to keep the train arriving 
every few minutes. 

Maia, a hybrid worker, walks in the opposite direction. She utilizes a "Trail Connection," a surgical 
shortcut cut through a former cul-de-sac, converting what used to be a 2-mile drive into a 5-minute 
walk. 

9:00 AM: The Daytime Economy Maia arrives at a Co-share Office located on a residential corner 
site. Under the old rules, this business would have been illegal in a housing zone. However, under the 
new "As-of-Right" framework, "Narrow Range" commercial activities (like shared offices, dairies, 
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and salons) are automatically permitted in residential zones, provided they adhere to strict noise and 
smell limits. 

This office acts as a "Local Work hub," capturing the 20-30% of the workforce who work remotely. By 
staying local, Maia fuels the "Daytime Economy," creating a "captive audience" that keeps the local 
cafe next door financially viable. 

12:30 PM: The Linger Factor for lunch, Maia meets a friend at a cafe down the street. The 
streetscape is cooled by 30% canopy cover, made possible by "Connected Soil Volumes"—
underground trenches that prevent street trees from dying in "concrete coffins". 

Because the neighbourhood has reached the mathematical tipping point of 15 Dwelling Units Per 
Acre (DU/AC), there are enough people within walking distance to support independent businesses. 
Maia and her friend contribute to the "Linger Factor," a phenomenon where pedestrians spend 66% 
more at local businesses than drivers who merely "trip-chain" (stop and leave). 

3:00 PM: Universal Access Walking home, Maia passes a Stacked Duplex—two homes layered 
vertically on a single footprint. On the ground floor lives a retiree utilizing "Universal Access" design; 
on the floor above lives a young family. The street is designed for the "8-80 Rule": safe enough for an 
8-year-old on a bike and an 80-year-old in a wheelchair. 

The sidewalks are 5 feet wide, and the street speed is engineered for 30km/h, ensuring that the 
street functions as a public space rather than a traffic sewer. 

6:00 PM: The Invisible Shield Back at the Cottage Court, the evening is quiet. Although the 
neighbourhood is denser than a traditional suburb, it is peaceful. This is due to the Newcomer 
Principle (Agent of Change). When the new apartments near the rail line were built, the developers 
were legally required to pay for acoustic glazing and mechanical ventilation. This "Invisible 
Shield" allows the city’s economic engines (trains and ports) to operate 24/7 without disturbing 
residents, settling the conflict between growth and peace. 

9:00 PM: The Complete Ecosystem the day ends, Maia’s neighbourhood does not shut down. The 
corner dairy and local pub act as "Third Places"—community living rooms where residents gather. 
Maia has spent her entire day—working, eating, socializing, and resting—without generating 
"negative productivity" (time lost to traffic). She lives in a Complete Neighbourhood, where 
everyday life happens just outside her door. 
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Alex’s Town 
 

07:00 AM: The Quiet Inside the "Hard Shell “Alex wakes up on the fifth floor of a Perimeter Block 
apartment complex. Despite living directly adjacent to a major rapid transit line, the room is silent. 
This silence is the result of the "Newcomer Principle," a regulatory rule that required the developer 
to install high-specification acoustic glazing and mechanical ventilation during construction. This 
"Hard Shell" facade acts as an invisible shield, protecting the residents from the friction of the city’s 
economic engine outside. 

As Alex opens the blinds, the view confirms the building's compliance with the 3-30-300 Rule. 
Looking down into the building’s internal courtyard—the "Soft Core"—Alex sees at least 3 mature 
trees, satisfying the first metric of this public health mandate. This internal sanctuary provides a 
"functional void" of calm and biodiversity, completely insulated from the transit spine on the other 
side of the building. 

08:15 AM: Density Follows Frequency Stepping out the front door, the environment shifts 
immediately from private sanctuary to high-intensity urbanism. Alex lives in a Category 1 (Spine) 
Transit Corridor, where the zoning laws mandate a minimum building height of six storeys. This 
verticality is not accidental; it is legally tethered to the capacity of the rail line under the principle of 
"Density Follows Frequency," ensuring that the infrastructure skeleton is strong enough to support 
the population density. 

Because the apartment is within the 800-meter walkable catchment of the station, Alex does not 
own a car. The walk to the train takes six minutes. Along the way, the sidewalk is shaded by massive 
oak trees. These trees are thriving in the middle of the concrete city because the street engineering 
utilizes "Connected Soil Volumes"—underground trenches that allow roots to spread beneath the 
pavement, preventing the "potted plant effect" common in older suburbs. 

12:30 PM: The Linger Factor Instead of commuting to a distant CBD, Alex works from a co-share 
office located on a corner site just a few blocks from the station. Under the "As-of-Right" zoning 
rules, this "narrow range" commercial activity is permitted automatically, activating the streetscape 
during the day. 

For lunch, Alex steps out onto the main promenade. The street is busy, not with cars, but with 
people. This density creates a "captive audience" that allows local delis and cafes to thrive. 
Because the environment is designed for walking—with wide 5-foot sidewalks and safe crossings—
Alex contributes to the "Linger Factor," a phenomenon where pedestrians spend 66% more at local 
businesses than drivers who simply "trip-chain" from point A to point B. 

05:30 PM: The Green Utility the walk home, Alex stops at a public square located exactly 250 
meters from the apartment building. This accessibility is guaranteed by the "300" component of the 
3-30-300 Rule, which mandates that every resident must be within a 300-meter barrier-free walk of 
high-quality green space. This space isn't just decoration; it is treated as "Green Utility," essential 
infrastructure for mental restoration and cooling the urban heat island effect. 
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08:00 PM: The 24/7 Ecosystem Back inside the perimeter block, the "Soft Core" courtyard is active 
with neighbours gathering in the shared green space, creating "positive social friction" that 
combats urban isolation. Outside, on the street side, the "Hard Shell" is lit up. The ground floor 
retail—cafes, a small grocer, and a gym—remains open, servicing the 24/7 ecosystem. 

Alex falls asleep in a high-density zone that functions like a machine: the "piston" of the transit line 
moves people efficiently, the "dam" of the building controls the noise, and the "spirit" of the green 
infrastructure ensures the habitat remains human. 
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Picture 1: Alex's Day 
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Tane the Farmer 
 

Based on the Aotearoa Planning Bill 2025 and the specific manuals regarding Rural Zones, here is a 
narrative depicting an average day in the life of a rural landowner operating within this new 
framework. 

5:30 AM: The Engine Starts (Rural-Production Zone) Tane wakes up before the sun. His property 
lies deep within the Rural-Production Zone, the area designated as the nation's "Food Basket". As 
he walks to the shed, he looks out over 200 hectares of maize and squash. Under the old system, 
this land would have been priced as "future suburbia," creating pressure to sell to developers. 

However, under the current framework, his land sits firmly behind the Urban Dam (the Urbanisation 
Control Area or UCA). Because urbanization here is "Prohibited in Principle" and infrastructure 
investment like sewage pipes is intentionally deprioritized, the speculative value of his land has 
evaporated. It is priced for what it grows, not for what could be built on it. Tane fires up the harvester. 
This isn't a waiting room for the city; it is a protected "Economic Engine" operating at peak 
productivity. 

9:00 AM: The Invisible Shield (The Newcomer Principle) Tane drives the harvester toward the 
southern boundary, bordering the Rural Residential Zone. This is the designated "Quarantine Zone" 
where lifestyle blocks are contained to prevent them from fragmenting the productive soil. 

A new house was built there last month—a sleek, architecturally designed home. In the old days, the 
new owners might have called the council to complain about the dust and the roar of Tane’s diesel 
engine at 9 AM. But today, Tane doesn’t hesitate. He relies on the Newcomer Principle (Agent of 
Change). 

Because the residents are the "Newcomers" moving next to an existing "Economic Engine," they were 
legally required to pay for the mitigation. Tane can see the heavy acoustic glazing on their windows 
and the thick vegetative buffer they were forced to plant to block the dust. Tane has the "Right to 
Operate"; the neighbours have the "Duty to Mitigate." He continues his work, shielded from reverse 
sensitivity complaints. 

12:30 PM: The Supply Run (Crossing the Zones) Tane drives his Ute into town to pick up parts. He 
passes through the Rural-Extractive Zone. Here, he sees a quarry operating at full tilt. Under the 
zoning matrix, this heavy industry is segregated here via specific overlays to keep the noise and 
heavy trucking away from the food crops and tourism areas. It’s a noisy, dusty place, but because it’s 
zoned correctly, it conflicts with no one. 

Further down the road, he enters the Rural-Mixed Zone. The landscape softens. He passes a 
vineyard and a small farm-stay. Unlike his zone, tourism is permitted here. However, he notices there 
are no sprawling subdivisions. Even here, lifestyle blocks are "explicitly discouraged" to keep the 
rural economy diverse but intact. The buildings are modest, capped at 500 square meters to ensure 
they remain rural in scale rather than becoming luxury estates. 
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3:00 PM: The Hard Stop (The Urban Dam) On his way back, Tane stops at the ridge line that marks 
the edge of the city. The contrast is stark. To his left is the Urbanisation Promoting Area (UPA)—the 
"Reservoir." He sees cranes, density, and six-story apartment blocks rising along the transit spine. 

To his right, where he stands in the UCA, there is no "leak." The city stops dead. There is no grey 
sprawl of half-built subdivisions bleeding into the paddocks. The "Urban Dam" is holding. The 
infrastructure investment stops at the line, forcing the city to grow up rather than out  

6:00 PM: Stability (The Long View) Back at the farmhouse, Tane checks the accounts. Because the 
City Planning Projects mechanism requires a strict statutory process to unlock land, he knows he 
won't wake up tomorrow to find a strip mall being built across the road. 

He pours a drink, looking out over a landscape that is legally defined as a factory floor for food. The 
Rural Residential lights twinkle in the distance, contained in their zone. The quarry is silent in its 
zone. The city hums behind its dam. Tane’s day was productive, uninterrupted by litigation or 
speculation. The system is working as designed: the engine is running. 
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Kahu working in the Town’s industrial engine room 
 

Based on the Aotearoa Planning Bill 2025 and the specific industrial design frameworks, here is a 
narrative depicting an average day in the life of a worker within the city's Industrial Ecosystem. 

06:30 AM: Waking Up in the "Workforce Habitat" (Zone B) Kahu wakes up in his loft apartment. He 
doesn't live in a quiet, leafy suburb; he lives in the Industrial Zone (Zone B). Under the old rules, 
housing was often banned here to separate people from work. But under the new "Inclusive Zoning" 
model, residential buildings are explicitly permitted alongside factories to create a "Workforce 
Habitat". 

This proximity drastically reduces his commute, but it comes with a trade-off. Outside, the city is 
already humming. However, Kahu doesn't hear the early morning delivery trucks. His apartment 
building was constructed under the Newcomer Principle. As the "Agent of Change" entering a 
working zone, the developer was legally required to install high-specification acoustic glazing and 
mechanical ventilation. This creates a sealed, quiet sanctuary inside, allowing Kahu to sleep 
soundly next to the supply chain. 

07:45 AM: The Commute via the "Green Layer” Kahu walks to work. Even though he is walking 
through a logistics hub, it is not a concrete wasteland. The streetscape adheres to the mandatory 3-
30-300 Rule, a public health requirement that applies even in industrial zones. 

The sidewalk is shaded by large Pohutukawa trees. These aren't dying in small pits; they are thriving 
because the pavement hides "Connected Soil Volumes"—underground trenches that allow roots to 
spread and share nutrients, preventing the "potted plant effect". This 30% canopy cover is critical 
infrastructure, lowering the temperature of the asphalt and mitigating the Urban Heat Island effect. 

08:00 AM: Crossing the Line (Into Zone A) Kahu arrives at the gates of the Steel Fabrication Plant. 
He crosses an invisible but legally ironclad line into the Exclusively Industrial Zone (Zone A) 7, 8. 

The atmosphere changes. Here, the rules are absolute. To protect the "Right to Operate," this zone 
creates an "Invisible Shield". 

➢ Prohibited: Kahu knows he will never see a house, a school, or a hotel on this block. They are 
strictly banned. 

➢ Why: This prohibition ensures the factory can operate 24/7 with heavy vibration, noise, and 
24-hour floodlighting without the risk of "reverse sensitivity" lawsuits from neighbours 9, 8. 
This is the "Engine Room" of the city, and it is legally prioritized over residential amenity. 

12:30 PM: Mental Restoration (The 300m Rule) For his lunch break, Kahu leaves the noise of the 
factory floor. He walks exactly 250 meters to a designated pocket park. 

This park exists because of the "300" component of the public health laws: every worker must be 
within a 300-meter barrier-free walk of high-quality green space. Sitting on a bench, looking at the 
greenery, he experiences "soft fascination"—a neurological recovery process mandated by the city's 
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design to combat cognitive fatigue. Even in the hard core of industry, the system recognizes that the 
worker is biological, not mechanical. 

04:00 PM: The Interface (Zone C) After his shift, Kahu walks back toward the city centre to meet a 
friend. He passes through the Quasi-Industrial Zone (Zone C). 

The intensity fades. This is the buffer zone. Here, he sees car mechanics, logistics depots, and "loft-
style" live-work units blending together. He stops at a brewery located in a converted warehouse. It’s 
noisy and gritty, but because it’s zoned Quasi-Industrial, the residents living upstairs know the deal: 
this is a place of production, not silence. 

09:00 PM: The 24/7 Engine Back in his apartment, Kahu looks out the window. He can see the lights 
of the port and the heavy industry zone still burning bright. In the old days, new luxury apartments 
might have tried to shut those lights down or curb the noise. 

But tonight, the city functions in equilibrium. The Exclusively Industrial zone hums without 
restriction, protected by its zoning. Kahu’s apartment remains cool and quiet behind its acoustic 
shield 3. The Urbanisation Promoting Area (UPA) is working as designed: a pressurized vessel 
where the economy runs hot, but the people are protected by engineering. 
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An Analysis of New Zealand's Planning Bill: Strengths, 
Opportunities, and Challenges for Urban Development and 
Resilience 
 

Introduction: A Generational Shift in Planning Philosophy 

The replacement of New Zealand's Resource Management Act (RMA) represents a monumental 
legislative overhaul, fundamentally reconstructing the principles that have governed land use, 
development, and environmental management for over three decades. The 30-year-old RMA had 
become widely regarded as slow, overly complex, and inconsistent in its application across the 
country. Its decentralized, project-by-project approach to assessing environmental effects proved 
paralyzing, making it notoriously difficult, expensive, and time-consuming to build anything from 
household renovations to vital national infrastructure. 

The new Planning Bill marks a complete philosophical inversion of the previous regime. It dismantles 
the decentralized, effects-based model and erects a new, centralized, top-down, and outcomes-
focused architecture. This analysis seeks to evaluate the Strengths, Opportunities, and Challenges 
presented by the new Planning Bill. It will focus specifically on the legislation's potential to deliver 
people-first cities, enable the development of resilient infrastructure, and integrate initiative-taking 
hazard management into the core of regional and national strategy. 

The Bill's entire framework is an attempt to resolve a core tension that lies at the heart of modern 
governance. It poses the central question: "Can you enable rapid development and significant 
economic growth while at the same time strengthening environmental, cultural, and community 
safeguards?" 

 

1. The New Architecture: From Project-by-Project Litigation to Strategic, Top-Down Direction 

The strategic importance of the Planning Bill’s new structural framework cannot be overstated. It is a 
direct and deliberate response to the "endless relitigating cycle" that plagued the RMA, designed to 
front-load debate, lock in certainty, and prevent the same arguments from being re-judged at every 
stage of the development process. This is achieved through a hierarchical system where decisions 
made at a higher strategic level are binding on all subsequent levels. 

The Bill establishes a four-level "hierarchical funnel framework" that channels decision-making from 
high-level national goals down to the implementation of individual projects: 

1. Goals: At the top of the funnel are the high-level outcomes that the system must achieve. 
These are tightly defined and fixed within the Bill itself, serving as the foundational principles 
for all subsequent planning and decision-making. 

2. National Instruments: Central government provides binding direction through National 
Policy Directions (NPD) and National Standards. These instruments translate the high-level 
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goals into mandatory, uniform rules and methodologies, ensuring consistency across the 
country and resolving potential conflicts between competing objectives. 

3. Regional Combined Plans: For the first time, every region will have a single, integrated plan. 
This plan is comprised of three parts: a Regional Spatial Plan setting a 30-year strategic 
direction, a land use plan, and a natural environment plan. This level must implement the 
direction set by the National Instruments. 

4. Consents and Permits: At the bottom of the funnel is the final implementation stage for 
individual projects. This stage is intended to be faster and more efficient, as the strategic and 
substantive matters will have already been decided and locked in at the higher levels of the 
framework. 

This new architecture fundamentally shifts the nature of public engagement. Under the RMA, 
communities often fought development battles at the individual consent stage. The new system 
requires engagement at the high-level strategic planning phase, forcing debate to occur early in the 
process. Once these strategic battles are fought and won, the final consent stage becomes a 
simpler, faster, and less litigious exercise in implementation. 

 

2. Assessed Strengths of the Planning Bill 

The primary strengths of the Planning Bill are best understood as targeted solutions designed to 
rectify the most critical and well-documented failures of the previous RMA system: a chronic lack of 
speed, clarity, and consistency. The new architecture introduces powerful mechanisms to drive 
certainty, unlock national priorities, de-risk development, and provide legal continuity for existing 
rights and agreements. 

2.1. Driving Certainty, Speed, and Consistency 

The Bill's core architecture is engineered to deliver certainty. Its foundational principle is that once 
an issue is settled at a higher strategic level—whether in a National Instrument or a Regional Spatial 
Plan—that decision is binding all the way down the funnel, reducing the relitigating of matters that 
have already been decided. 

To enforce this, the Bill includes a powerful incentive structure that strongly encourages local 
councils to adopt Standardised Provisions when creating their land use plans. This creates an 
obvious choice with significant legal and financial consequences. 

Provision Type Process and Consequences 

Option 1: 
Standardised 
Provisions 

Adopts rules from a predefined national set. The reward is described as 
"immense": speed, simplicity, and appeals limited to questions of law, 
not the substance of the rule. 

Option 2: Bespoke 
Provisions 

Creates unique local rules. The penalty is a mandatory justification report 
and full exposure to costly, merits-based appeals in the Environment 
Court. 
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This dual-pathway system acts as a "very clever lever," pushing the entire planning system towards 
national standardization. By making the bespoke option legally perilous and expensive, it creates a 
powerful incentive for councils to align with national direction, thereby reducing the "chaotic 
patchwork system" of local rules and the costly litigation it generated. 

2.2. Unlocking Strategic National Priorities 

The Bill carries an explicit dual mandate to balance safeguards with a clear objective to unlock 
stalled capacity for development and infrastructure. It is designed to be an enabling piece of 
legislation, targeting key areas of national importance that struggled for momentum under the 
previous system. The specific development priorities it aims to facilitate include: 

• Increasing capacity for housing and business growth, which has been severely constrained 
for years. 

• Prioritizing high-quality infrastructure. 

• Achieving the explicit national goal to double renewable energy capacity. 

• Supporting primary sectors like aquaculture, forestry, and mining that faced significant 
delays under the RMA. 

2.3. De-risking Development by Narrowing Regulatory Scope 

In a radical departure from the RMA’s "effects-based philosophy," where all potential effects of a 
project could be grounds for opposition, the new Bill explicitly legislates certain subjective and 
private interests "right out of existence." Decision-makers are now legally required to disregard a 
specific list of effects, fundamentally changing the grounds upon which a development can be 
challenged. 

According to the Bill, the following effects must now be disregarded: 

• General visual, amenity, and aesthetic qualities. 

• The impact of a development on private views from private property. 

• Effects on business competition. 

• The internal site design and layout of a project. 

• The effect of a proposal setting a precedent. 

The impact of this change is profound. For example, a new house that is considered ugly and blocks 
a neighbour’s view is now explicitly defined as a private issue, not a planning issue that can be used 
to stop the project. This narrowing of regulatory scope is designed to de-risk development by 
eliminating the "death by a thousand cuts" opposition strategy, where a cumulative case for refusal 
was built upon numerous subjective complaints. 
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2.4. Guaranteeing Protections for Treaty Settlements 

The Bill includes explicit provisions to uphold the principles of the Treaty of Waitangi. It establishes a 
dedicated goal for Māori interests covering participation in the development of plans, the protection 
of significant cultural sites (such as wāhi tapu), and the enablement of development on identified 
Māori land. 

Crucially, the legislation contains a commitment to ensure that Treaty settlement redress maintains 
the "same or equivalent effect" under the new act. This guarantee is a vital provision for legal 
continuity and certainty. It insulates existing rights and agreements from being eroded by the 
legislative rewrite, ensuring that the Crown’s responsibilities are upheld and providing confidence for 
Māori authorities who rely on these settlements for investment and governance. 

 

3. Potential Opportunities for People-First and Resilient Cities 

While the Planning Bill provides a new procedural framework, its greatest potential lies in how that 
framework is used to address contemporary urban challenges. The Bill's centralized, top-down 
structure creates significant opportunities to implement modern urban planning principles at a 
national scale—a task that was effectively impossible under the fragmented RMA system. This 
section explores how the Bill's mechanisms could be leveraged to create people-first cities, build 
resilient infrastructure, and plan proactively for natural hazards. 

3.1. Opportunity: A National Vehicle for Green and People-First Urbanism 

The new system of binding National Standards and Standardised Zones creates a powerful vehicle 
for implementing progressive urban planning concepts nationwide. Where the old "chaotic 
patchwork system" hindered consistent application of best practices, the new framework allows for 
their direct integration into the mandatory rulebook for every local council that chooses the 
standardized, fast-track option. 

This creates the potential for National Instruments to incorporate established methodologies for 
creating healthier, more liveable urban areas. For instance, principles such as the 3-30-300 green 
infrastructure rule (ensuring universal access to green space) or People First design concepts 
(prioritizing walkability and human-scale development) could be codified into national standards. 
This centralized mechanism could dramatically accelerate the transition to the "well-functioning 
urban and rural areas" envisioned as a key goal in Clause 11 of the Bill. 

3.2. Opportunity: Initiative-taking Planning for Natural Hazard Resilience 

The Bill mandates that Regional Spatial Plans (Clause 27) must set a strategic direction for a region 
for a period of at least 30 years. This long-term, strategic focus provides a critical opportunity for 
initiative-taking resilience planning. This aligns with an explicit goal of the new system to reduce risks 
from natural hazards, which are defined in the Bill (Clause 3) to include the effects of climate 
change. 

Instead of considering climate adaptation and hazard mitigation on a reactive, project-by-project 
basis, the spatial planning process provides a forum to integrate these considerations into the core 
of a region's long-term development strategy. This front-loaded, strategic approach allows for better-
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coordinated decisions on public investment, land use, and infrastructure priorities to build genuine, 
long-term resilience to climate change and other natural hazards. 

 

3.3. Opportunity: Adopting Modernized Zoning Principles 

The Bill’s strong incentive to move away from a bespoke, locally defended zoning system towards 
nationally Standardised Zones presents a unique opportunity to adopt more efficient and flexible 
land-use frameworks. The new structure is highly conducive to implementing principles from 
successful international models. 

For example, the Japanese planning model, which often uses broader, effects-based zoning 
categories, allows for a greater mix of uses within zones and enables cities to respond more 
dynamically to market demands. Adopting such principles through national standardization could 
help achieve the Bill's stated goal of enabling "competitive urban land markets" (Clause 11) by 
reducing rigid, single-use zoning and allowing for more organic, mixed-use development. 

 

4. Identified Challenges and Potential Risks 

The Planning Bill's ambitious reforms are built upon a series of significant trade-offs. While the goal 
of a faster, more certain, and consistent system is laudable, the new centralized model introduces a 
distinct set of challenges and risks. If not carefully managed, these risks could undermine the 
legislation's success and create new forms of complexity and conflict. 

4.1. Challenge: The Local Democracy and Efficiency Trade-Off 

At the heart of the Bill lies a "massive trade-off": the system exchanges the ability for local 
communities to argue the specific merits of a rule for their town in return for national speed and 
efficiency. By legally penalizing "bespoke" local rules with the prohibitive cost and risk of merits-
based appeals and limiting appeals on "standardised" rules to narrow points of law, the Bill 
inherently diminishes the role of local democratic input on the substance of planning. The old 
system may have given too much weight to subjective local arguments, leading to inertia, but the 
new system risks swinging the pendulum too far, prioritizing centralized efficiency at the expense of 
local voice and context. 

4.2. Challenge: The Risk of Centralized Failure 

The entire "hierarchical funnel framework" is critically dependent on the quality, clarity, and wisdom 
of the top-level National Instruments—the National Policy Direction and National Standards. The 
system's success hinges entirely on these documents being well-designed, unambiguous, and 
effective. This raises a critical question: if these high-level rules are unclear, vague, or poorly drafted, 
could the old problems of complexity, cost, and relitigating simply move up to a higher, more 
impactful level of the system? A failure at the national level would cascade down through the entire 
framework, potentially creating more paralysis than the system it replaced. 
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4.3. Challenge: A New Battleground Over "Minor" Effects 

The Bill introduces new, higher assessment thresholds that are likely to become a significant source 
of conflict. Under the new rules, an adverse effect that is deemed "less than minor" will not be 
considered by a consent authority, and public notification of a project will only occur if adverse 
effects are determined to be "more than minor." 

With many subjective criteria like visual amenity and private views now explicitly removed from 
consideration, the real power in the new system will lie in the definition and interpretation of what 
constitutes a "more than minor" effect on a legally protected value. This definition will become the 
new battleground for disputes and litigation, as opponents and proponents of development focus 
their arguments on this critical, and potentially ambiguous, threshold. 

 

5. Conclusion: Navigating the Policy Tightrope 

The Planning Bill represents a fundamental philosophical shift in New Zealand's approach to land 
use and development. It moves away from the adversarial, decentralized, project-by-project 
litigation system of the RMA towards an outcomes-focused, standardized framework where major 
debates are front-loaded to the strategic planning stage. 

The Bill’s core strengths lie in its clear ambition to deliver the speed, certainty, and consistency that 
the previous system so conspicuously lacked. It creates significant opportunities to implement 
modern, strategic planning for resilient, people-focused, and sustainable urban environments on a 
national scale. However, these opportunities are accompanied by considerable challenges. The 
trade-off between national efficiency and local democracy is profound, and the system's success is 
critically dependent on the quality and clarity of the national-level direction that will guide it. 

The success of this monumental reform—what can be described as the "ultimate policy tightrope 
walk"—will not be determined by the elegance of the legislative framework itself. It will be 
determined by the wisdom, clarity, and foresight embedded in the national-level decisions that will 
flow through this new architecture to shape the future of New Zealand's built and natural 
environments. 
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Transitioning the Planning Bill from exclusively private 
property rights to include public welfare 

 

From Segregation to Synthesis: A Guide to the Aotearoa Planning Bill 2025 
 

1. The Philosophical Pivot: Public Welfare vs. Property Rights 

The Aotearoa Planning Bill 2025 executes a fundamental "Operating System" upgrade on New 
Zealand’s legal landscape. It transitions the country from a "Property Rights Supreme" model—
where development is a discretionary struggle against neighbourly preference—to a "Public Welfare 
Supreme" model. This framework, adapted from Japan’s 1974 Land Use Planning Act, establishes 
that individual land rights must yield to the collective stability and health of the city. 

This shift is operationalized through the Section 14 Mandate, a legal "Administrative Funnel" that 
explicitly instructs planners to ignore "Private Views," "Aesthetic Character," and the "Social Status of 
Residents" during the consent process. By stripping away these subjective variables, the Bill moves 
the system from a "Permission" model (slow and litigious) to an "Adherence" model (fast and 
objective). 

Defining the Collective Good Under the Aotearoa Planning Bill, the "collective good" is the North 
Star of all spatial decisions. It is defined by five mandatory pillars: 

• Public Health: Universal access to biophilic environments and nature. 

• Safety: The mandatory removal of residents and infrastructure from high-risk environmental 
paths. 

• Economic Resilience: The protection of national economic engines (ports/rail) from 
residential encroachment. 

• Balanced Development: Preventing land hoarding to ensure equitable urban growth. 

• Resource Preservation: Ensuring planning and infrastructure precede all development. 

Learning Insight: This pivot provides "Permitted Activity" status to any project that fits within the 
system's mathematical envelopes. For developers, this means speed and capital efficiency; for the 
public, it means the "Nitpicking Trap"—where strategic growth is stalled by arguments over door 
handles or street character—is legally liquidated. 

This high-level legal mandate is physically manifest through a logic of inclusion that defines how 
zones are built on the ground. 
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2. Decoding the "Russian Doll": How Inclusive Zoning Works 

Traditional Western planning relies on "Exclusive Zoning," which segregates the city into isolated 
pods of activity. The Aotearoa Planning Bill replaces this with Inclusive Zoning, or the "Russian Doll" 
model. Under the National Standardised Zones (NSZs), land is regulated by the level of "nuisance" 
(noise, vibration, or traffic) permitted, rather than the specific activity performed. 

In this system, more intensive zones allow all the activities of the less intensive zones by default. For 
example, residential zones are no longer "housing only"—they are the base layer of a vibrant 
neighbourhood. 

The Inclusive Hierarchy (Residential NSZs): 

• Category I Low-rise Residential: The base tier for quiet living. 

o Elementary and junior high schools. 

o Small-scale professional home offices. 

• Category II Low-rise Residential: Increased intensity to support local needs. 

o Small Commercial (Shops and cafes up to 150sqm). 

o Higher-intensity professional offices. 

o All uses permitted in Category I. 

Learning Insight: This inclusive logic provides the physical "Source Code" for the 15-minute city. By 
permitting shops up to 150sqm in Category II areas by default, the Bill ensures that daily needs are 
met within walking distance, effectively reducing car-dependency while creating a diverse urban 
fabric. 

This shift to objective, inclusive logic stands in total contrast to the traditional model’s students may 
be familiar with. 

 

3. Head-to-Head: Inclusive vs. Exclusive Zoning Systems 

Feature Exclusive Zoning Logic 
(Traditional) 

Inclusive (NSZ) Logic 
(Aotearoa 2025) 

Impact on Urban Form 

Primary 
Goal 

Functional 
Segregation: Keeping 
"work" away from 
"home." 

Nuisance Control: 
Managing noise/shade 
while allowing mixed-use. 

Moves from isolated "pods" 
to vibrant, mixed-use 
neighbourhoods. 

Permitted 
Uses 

Fixed: One activity per 
zone; variations require 
hearings. 

Nested/Default: 
Residential zones allow 
shops and offices by right. 

Daily needs become 
walkable; neighbourhood 
economies thrive. 

Decision 
Metric 

Subjective: Based on 
"character," 
"aesthetics," and 
"views." 

Mathematical: Based on 
Floor-Space Ratio (FSR) 
and BCR. 

High-density is achieved 
without darkness via 
sunlight planes. 
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Feature Exclusive Zoning Logic 
(Traditional) 

Inclusive (NSZ) Logic 
(Aotearoa 2025) 

Impact on Urban Form 

Urban 
Typology 

Disconnected: Stand-
alone buildings with 
high setbacks. 

Perimeter Block: Employs 
the "Hard Shell / Soft 
Core" model. 

"Hard Shells" shield transit 
noise; "Soft Cores" provide 
quiet gardens. 

 

These zones do not exist in a vacuum; their location is strictly managed by a broader spatial strategy 
that directs the flow of capital and growth. 

 

4. The "Urban Dam": Directing the Flow of Growth 

The Bill manages urban growth using the "Hydraulic City" metaphor. Growth is viewed as a fluid 
under pressure; without containment, its "leaks" into the unserviced fringe as sprawl. The Urban 
Dam is a binary spatial system that creates two distinct legal states for all land in Aotearoa. 

The Reservoir: Urbanisation Promoting Area (UPA) 

• The "Red Carpet" for development, designated for systematic growth within a 10-year 
horizon. 

• Development rights are unlocked only via City Planning Projects, a 5-phase sequence: 
Designation > Freeze (Anti-speculation) > Land Readjustment > Infrastructure Build > 
Private Unlock. 

• Mandates Infrastructure Determinism: A 6-storey building is only legal where 6-storey 
infrastructure exists. 

The Stop Valve: Urbanisation Control Area (UCA) 

• Urbanization is "prohibited in principle" to protect rural productivity and stop sprawl. 

• Infrastructure investment is strictly deprioritized; the state refuses to extend pipes or transit 
here. 

• Acts as a "Dam Wall," forcing growth pressure back into the city centre to make vertical 
density viable. 

Learning Insight: The principle of "Density Follows Frequency" ensures that infrastructure 
precedes people. Within the UPA, building heights are legally tied to transit capacity: a 6-storey 
minimum is mandated for Category 1 (Rapid Transit Spines), while a 3-storey minimum is 
mandated for Category 2 (Frequent Bus Routes). 

This containment of growth ensures that the high density within the "Reservoir" remains liveable 
through non-negotiable health standards. 
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5. The Biophilic & Safety Guarantee: Non-Negotiable Standards 

The Bill treats nature and safety as "Green Utility"—infrastructure as essential to the city as sewage 
pipes. Compliance is not optional and cannot be "offset." 

1. The 3-30-300 Rule: A mandatory public health mandate requiring 3 visible trees from every 
window, 30% canopy cover in every neighbourhood, and a maximum 300-meter walk to a 
high-quality park. 

2. Connected Soil Volumes: Trees are not "decoration" but engineering assets. All new 
developments must provide underground soil connectivity to ensure canopy longevity and 
stormwater "Sponge City" performance. 

3. The Red Line Policy: A safety mandate that prohibits development in the "Top-Left Risk 
Quadrant" of the Mandatory Risk Matrix. This uses a 100-year climate horizon to ensure no 
building occurs in high-hazard zones (e.g., flood plains). 

4. Residual Risk: Planners must account for the eventual failure of sea walls and defences, 
prioritizing long-term avoidance over short-term "protection" engineering. 

Learning Insight: By treating soil as infrastructure, the Bill generates a massive Fiscal ROI: reducing 
impermeable surfaces by 90% and slashing CAPEX costs for traditional "grey" pipes and pumps by 
half. 

The system also manages the inevitable friction when different uses—like housing and industry—are 
permitted to coexist. 

 

6. Resolving Conflict: The Newcomer Principle 

In an inclusive city, density brings different uses together. The Bill manages this via the Newcomer 
Principle, which protects the city’s "Economic Engines" (ports, rail, and heavy industry) from the 
private amenity expectations of new residents. This effectively removes the "right to complain" about 
pre-existing noise or activity. 

Scenario A: New Housing near Industry Scenario B: New Factory near Housing 

Agent of Change: The Residential Developer. Agent of Change: The Factory Owner. 
Mandatory Mitigation: The Developer must pay 
for acoustic glazing and mechanical ventilation. 

Mandatory Mitigation: The Factory owner 
must pay for buffering, filters, and noise 
walls. 

Legal Outcome: The Port/Rail continues 24/7 
operations; residents have no grounds for 
litigation. 

Legal Outcome: The existing residential 
amenity is protected from industrial nuisance. 

 

Learning Insight: By making the "agent of change" bear the mandatory cost of mitigation, the Bill 
internalizes the cost of development. This protects the national economy while allowing housing to 
be built in high-value, central locations without resulting in "Reverse Sensitivity" lawsuits. 
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From its philosophical pivot to its engineering mandates, the Aotearoa Planning Bill 2025 delivers a 
Triple ROI: Legal Certainty via objective adherence, Economic Scale via national standardization, 
and Long-term Resilience via Green Utility and hazard avoidance. 
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PUBLIC WELFARE SUPREME - Strengthening the Planning Bill: A New 
Blueprint for Aotearoa: Implementing a Resilient Urban Habitat Model 
 

1.0 A Strategic Pivot: From 'Grey Inertia' to a Resilient Urban Operating System 

For decades, Aotearoa New Zealand’s urban development has been defined by a state of "Grey 
Inertia"—a condition of bureaucratic stagnation and reactive mitigation that has throttled national 
productivity. The legacy planning system, governed by the Resource Management Act (RMA), created 
a "Postcode Lottery" of over 1,175 fragmented and often incompatible local zones. This chaotic 
framework has incurred significant "Regulatory Debt," defined as the compounding engineering 
inefficiencies and fiscal liabilities caused by decades of unplanned sprawl. This debt manifests as 
underutilized "asphalt deserts" and the "Nitpicking Trap," a culture of wasting professional expertise 
on subjective details like door handles instead of strategic city-building. 

The proposed Aotearoa Planning Bill 2025 marks a fundamental system upgrade. It is not a minor 
adjustment but a complete rewiring of our urban architecture, moving from a subjective, fragmented 
process to an objective, standardized framework. The following table contrasts the two systems, 
illustrating the scale of this strategic pivot. 

Dimension Legacy System (RMA 1991) 2025 Planning Bill Framework 

Decision-
Making 

Subjective "Culture of Permission": 
Characterized by "death by a thousand 
cuts" via private objections and project-
level litigation. 

Objective "Culture of Adherence": 
Employs standards-based planning to 
achieve measurable, strategic 
outcomes. 

Regulatory 
Structure 

Fragmentation: A patchwork of 1,175+ 
disparate local zones with inconsistent 
and incompatible rules. 

Standardization: A universal national 
codebase of 17–20 National 
Standardised Zones (NSZs). 

Operational 
Focus 

Reactive: Focused on the reactive 
mitigation of unplanned sprawl and the 
localized effects of individual projects. 

Initiative-taking: Implements 
infrastructure-led growth guided by 
30-year national and regional spatial 
horizons. 

Public Input Downstream: Public input and conflict 
are concentrated at the project-consent 
stage, causing delays and uncertainty. 

Upstream: Strategic input is front-
loaded into the blueprint stage 
(national and regional plans), de-
risking delivery. 

 

This document serves as a strategic briefing on how the Aotearoa Planning Bill 2025 imports the 
structural "DNA" of Japan's successful 1974 Land-Use Law. The goal is to install a resilient "urban 
operating system" capable of managing growth, enhancing environmental quality, and providing the 
legal certainty required for national progress. The philosophical core of this new system is built upon 
four foundational principles that shift the focus from individual property preferences to the long-term 
well-being of the collective habitat. 
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2.0 Public Welfare Supreme: Four Foundational Principles for a Resilient Aotearoa 

Effective urban development requires a clear philosophical framework to guide every decision, from 
national strategy to local implementation. The Aotearoa Planning Bill 2025 is anchored by four 
foundational principles synthesized directly from Japan's 1974 Land-Use Law. This legislation was 
originally drafted to combat the acute pressures of population concentration, speculative land 
investment, and chaotic development—challenges that are strikingly familiar in modern Aotearoa. 
These principles provide the new system with its moral and strategic compass. 

2.1 Public Welfare 

This principle represents a fundamental ideological shift from a legal tradition where "Property Rights 
Supreme" to one where "Public Welfare Supreme." It establishes that the collective urban health and 
well-being of the community take precedence over the preferences of individual property owners. It 
moves away from a system where subjective concerns like private views could stall essential 
development, toward one that prioritizes outcomes that benefit the entire community, such as 
housing availability, public health, and environmental quality. 

2.2 Natural Resource Preservation 

This principle mandates the establishment of hard, non-negotiable ecological limits to ensure the 
sustainable use and protection of land and natural resources. Instead of treating environmental 
factors as considerations to be "balanced" or traded away, this embeds them as foundational 
constraints within which all development must occur, ensuring the long-term health of our natural 
capital. 

2.3 Healthy and Cultural Living 

This principle acts as a mandate to create environments that actively support the mental and 
physical well-being of residents. This goes beyond mere aesthetics; it is grounded in science, such 
as Attention Restoration Theory (ART), which demonstrates the restorative mental health benefits 
of exposure to nature. The framework uses this principle to engineer green space and natural 
elements into the urban fabric as a core requirement for a healthy population. 

2.4 Balanced Development 

This principle synchronizes urban growth with infrastructure-led planning, institutionalizing the 
practice of "Pipes before People." It ensures that population density is only unlocked where 
essential services, utilities, and transport networks are already in place or are guaranteed to precede 
development. This initiative-taking sequencing prevents the fiscal strain of unplanned infrastructure 
extensions and ensures that new communities are functional and sustainable from day one. 

Together, these principles form the source code for a new urban operating system. The following 
sections detail the practical mechanisms—the "skeleton"—designed to translate this philosophy 
into a functioning, resilient reality. 
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3.0 The Skeleton of Growth: Managing Land, Resources, and Sprawl 

To enact the four foundational principles, the new planning system requires a strategic "Skeleton" for 
growth. This is delivered through the "Urban Dam" model, the primary mechanism for spatial and 
fiscal management. This model is designed to control the "Hydraulic City" effect—a phenomenon 
where rising land values and wealth in the urban core create immense pressure that pushes working-
class residents to unserviced, car-dependent fringes. The Urban Dam provides the structural control 
needed to manage this pressure, stop speculative sprawl, and channel growth into productive, 
resilient patterns. 

3.1 The 'Urban Dam': A Stop Valve for Sprawl 

The Urban Dam is a binary spatial system that provides clear, unambiguous signals to the market, 
stabilizing land values and directing investment. It consists of two core components: 

• Urbanisation Promoting Areas (UPAs): These are designated 10-year growth "reservoirs" 
where public investment in infrastructure—such as sewage, streets, and transit—is legally 
prioritized. By channelling development into these serviced areas, the system ensures that 
growth capacity is unlocked only where planned utility exists. 

• Urbanisation Control Areas (UCAs): These function as "dam walls" where urbanization is 
prohibited in principle. By signalling that these areas are a low priority for new infrastructure 
investment, the system effectively kills the speculative value of rural fringe land. This stops 
speculative land-banking and halts sprawl dead in its tracks. 

The fiscal and environmental benefits of this model are profound. It liquidates the "regulatory debt" 
of past sprawl by preventing the creation of new, inefficient "asphalt deserts." By tying land value to 
actual utility rather than speculative hope, the model protects Aotearoa’s productive rural land and 
provides the finance and construction industries with a predictable 10-year development pipeline. 

3.2 The Standardization Revolution: A Universal Language for Development 

A core component of this new skeleton is the radical simplification and standardization of zoning 
rules. The system replaces the "postcode lottery" of over 1,175 fragmented local zones with 17-20 
National Standardised Zones (NSZs). This revolution, directly inspired by Japan’s 13-zone 
framework, creates a universal, easy-to-read language for the development industry, enabling it to 
operate at a national scale. 

However, recognizing Aotearoa’s unique economic geography, the framework includes critical rural 
adaptations that are absent in the highly urbanized Japanese model. These specialized rural zones 
are designed to protect our primary industries: 

• Rural-Production: Reserved for large-scale farming, including agriculture, horticulture, and 
viticulture, protecting this land from fragmentation. 

• Rural-Mixed: Allows for smaller-scale farming, rural service industries, and tourism, while 
explicitly discouraging the creation of lifestyle blocks that fragment productive land and 
strain public services. 

• Rural-Extractive: Provides dedicated zones for mining, quarrying, and forestry, using 
overlays to manage resource extraction in a targeted and predictable manner. 
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This structured "Skeleton" provides the certainty and control needed to manage growth effectively. It 
is this very structure that enables the seamless integration of specific, human-centric environmental 
mandates as core, non-negotiable components of our urban habitat. 

 

4.0 Engineering a Healthy Habitat: Integrating 'Green Utility' as Core Infrastructure 

The new framework reframes nature not as an aesthetic luxury but as a mandatory "Biological 
Utility" and a "nutritional requirement" for urban health. This approach treats green infrastructure 
as an industrious, appreciating asset with a measurable return on investment, rather than a 
depreciating cost. By engineering nature directly into the urban codebase, the system delivers 
superior environmental outcomes and significant fiscal savings. 

4.1 The 3-30-300 Rule: A Technical Mandate for Well-being 

To translate the principle of "Healthy and Cultural Living" into a measurable standard, the system 
embeds the 3-30-300 rule as a technical mandate across all relevant zones. This rule ensures that 
every citizen has direct and consistent access to the restorative benefits of nature. 

1. 3 Visible Trees: Every resident must be able to see at least three mature trees from their 
home, school, or workplace. This is designed to weave nature directly into the daily visual 
experience of urban life, providing constant, passive mental health benefits. 

2. 30% Canopy Cover: Every neighbourhood must achieve and maintain a minimum of 30% 
tree canopy cover. This regulates the Urban Heat Island effect, filters airborne pollutants, and 
reduces stormwater runoff at a district-wide scale. 

3. 300m Walk to Green Space: Every resident must be within a 300-meter, barrier-free walk of 
a high-quality public green space of at least 0.5 hectares, with this distance measured via the 
actual pedestrian path. This ensures equitable access to recreational and restorative natural 
environments for all communities. 

4.2 Sponge City Infrastructure: The Fiscal ROI of Nature 

This "Green Utility" approach delivers a powerful financial return by replacing expensive grey 
infrastructure with high-performing biological systems. By moving from traditional grid layouts to 
circular/sponge layouts, the framework fundamentally redesigns how our cities manage water and 
heat. 

The fiscal and environmental returns on this investment are significant: 

• A reduction of up to 90% in impermeable surfaces like asphalt and concrete, allowing 
rainwater to be absorbed where it falls. 

• Up to 50% savings on traditional infrastructure CAPEX for pipes, pumps, and treatment 
plants by utilizing passive stormwater management. 

• A 1:3 return on investment for tree maintenance, as mature trees provide appreciating 
benefits that far exceed their upkeep costs. 
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• A 1:18 Social ROI for health, derived from the active travel infrastructure that green, walkable 
neighbourhoods enable. 

To ensure these green assets thrive, the framework mandates "Connected Soil Volumes." This 
functions as an underground lattice of shared soil and structural support, treating the root systems 
of urban trees as a single, connected piece of infrastructure. This critical engineering detail ensures 
urban trees reach their full potential and are not simply "planted in coffins" destined for a short, 
stunted life. 

This initiative-taking integration of green utility builds resilience from the ground up. This philosophy 
of initiative-taking design is equally critical when addressing the unavoidable hazards of our natural 
environment. 

 

5.0 Mandating Resilience: Initiative-taking Hazard Avoidance and Economic Defence 

A core function of a resilient urban operating system is to shift from a culture of reactive, and often 
futile, mitigation to one of initiative-taking Hazard Avoidance. The new framework grounds 
development certainty in scientific reality, moving beyond the false security offered by depreciating 
grey assets like seawalls, which can and do fail. This is achieved through hard, non-negotiable limits 
and clear principles that protect both lives and economic productivity. 

5.1 The 'Red Line' Policy: A Hard Limit on Risk 

The framework introduces a "Red Line" policy that prohibits development in areas of unacceptable 
risk. This is not a matter for negotiation or consent-level debate; it is a hard limit based on a 
mandatory risk matrix. Development is strictly avoided in the "Top-Left Risk Quadrant"—areas 
where there is a High Likelihood of an event with Catastrophic Consequences. 

This policy is supported by two critical requirements: 

• A 100-Year Climate Horizon: All planning and infrastructure decisions must be based on a 
climate-change baseline projected to the year 2126, ensuring long-term resilience is built in, 
not bolted on as an afterthought. 

• "Residual Risk" Modelling: The system mandates "intellectual honesty" by forcing 
planners to model for the "failure of existing defences." This requires planning for a 500-
year flood event breaching a 100-year flood wall, ensuring development certainty is grounded 
in scientific reality, not the false security of depreciating grey assets. 

5.2 The Newcomer Principle: An 'Invisible Shield' for Economic Engines 

Resilience is not only environmental but also economic. The system uses the Newcomer Principle, 
also known by its legal framing "First in Time, First in Right," to manage reverse sensitivity and 
protect Aotearoa’s critical economic engines—such as ports, rail hubs, and 24/7 industrial facilities. 
The principle reallocates the responsibility and cost of mitigation to the party introducing change 
into an environment. 

For example, if a developer builds a new residential apartment block next to an existing 24/7 port, 
that developer—the "newcomer"—is required to pay for mitigation measures like high-grade 
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acoustic glazing and mechanical ventilation for the new homes. This creates an "invisible shield" 
around the port. It ensures our vital economic infrastructure is not slowly "litigated out of existence" 
by noise complaints from new residents, allowing the city’s economic heart to function without 
impediment. 

By establishing these hard limits and clear rules of engagement, the framework creates a more 
predictable, insurable, and resilient urban system for generations to come. 

 

6.0 Conclusion: The Strategic Imperative for a Resilient Habitat 

The Aotearoa Planning Bill 2025 is more than a legislative reform; it is a fundamental "system 
upgrade" designed to build a resilient and prosperous nation for the next century. By importing the 
disciplined DNA of Japanese land-use law and adapting it to our unique context, we are liquidating 
the "regulatory debt" of the past and installing an initiative-taking, performance-based urban 
operating system. This new blueprint, actively being implemented and evaluated in initiatives like the 
Manukau Beta Test, replaces bureaucratic friction with legal certainty, speculative chaos with 
infrastructure-led growth, and environmental afterthoughts with integrated green utility. 

The entire framework can be understood as a clear, strategic formula for national success, 
summarized by the Resilient Habitat Equation: 

Science (3-30-300) + Tool (The Funnel) + Limit (Hazard Avoidance) = The Resilient Habitat 

For decision-makers and the development industry, the adoption of this new blueprint delivers a 
compelling "Triple ROI", providing the certainty and stability required for long-term investment and 
sustainable growth. This is the ultimate strategic imperative for its implementation. 

1. Legal Certainty: Delivered via the "Funnel" model of upstream decision-making, which is 
enforced by the "Golden Rule" and "Section 12 Legal Teeth." These mechanisms ensure 
high-level decisions cannot be relitigated, eliminating the risk and cost of project-level 
litigation and providing a clear path for compliant development. 

2. Economic Scale: Enabled by a universal codebase of National Standardised Zones. This 
consistency allows the construction and finance industries to develop national-scale 
pipelines, "off-the-shelf" designs, and efficient supply chains, driving down costs and 
accelerating delivery. 

3. Long-term Resilience: Guaranteed through the mandatory integration of "Green Utility" as 
an appreciating infrastructure asset and the hard, science-based limits of the "Red Line" 
policy. This ensures our communities are not only prosperous but also safe, healthy, and 
durable. 
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Urban Promotion Areas and Urban Control Areas: 
Restoring a Hard Rural Urban Boundary while also mapping 
out urban expansion and renewal logically aka 
Infrastructure First mandate 
 

Policy Briefing: Regulatory Frameworks for Urban Growth AND URBAN 
RENEWAL and Rural Preservation under the Aotearoa Planning Bill 2025 
 

1.0 Introduction: A Paradigm Shift in Aotearoa's Land-Use Management 

The Aotearoa Planning Bill 2025 represents a necessary legislative intervention, moving the nation 
from a bespoke, discretionary planning system to a centralized, standardized framework. This 
reform, heavily influenced by Japan's seminal 1974 Land-Use Law, is a strategic response to the 
systemic market failures that have constrained sustainable growth: speculative land investment, 
chaotic urban sprawl, and the resulting abnormally high land prices. The legislative framework is 
built upon four foundational principles adapted to excise these pathologies and provide an ethical 
compass for all planning decisions. 

• Public Welfare: The needs of the collective society are established as paramount, overriding 
individual speculative interests to ensure community safety, health, and infrastructure 
capacity. 

• Natural Resource Preservation: Planning is mandated to account for the long-term 
protection and stewardship of land, soil, and ecological assets, sustaining the nation's 
environmental health. 

• Healthy and Cultural Living Environments: The framework provides legal protection for the 
quality of spaces where people live and work, guaranteeing access to essential amenities 
like sunlight and air. 

• Balanced Development of Land Use: Growth must be systematic, orderly, and 
geographically equitable, ensuring that infrastructure precedes development to prevent the 
formation of unserviced communities on the urban fringe. 

To translate these principles into a functional spatial strategy, the Bill adopts the "Hydraulic City" 
model as its core conceptual framework for managing the immense pressures of urban growth. 

 

2.0 The Conceptual Framework: The "Hydraulic City" and the "Urban Dam" 

The "Hydraulic City" metaphor is a critical tool for understanding the physical forces of urban growth. 
In this model, the economic success of a city's core generates immense pressure, visualized as a 
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"piston" of rising land values. This pressure acts upon the "fluid" of the working class, inevitably 
displacing them through a process of "hydraulic displacement" toward unserviced, more affordable 
fringes. The Bill introduces the "Urban Dam" as a structural mechanism to contain this pressure and 
channel growth systematically, preventing the "leak" of urban sprawl. 

Urbanization Promoting Area (UPA) – "The Reservoir" Urbanization Control Area (UCA) – 
"The Stop Valve" 

Primary Purpose: To function as a designated reservoir 
for planned, systematic urban growth within a defined 
boundary under an "Infrastructure-First" policy. 

Primary Purpose: To function as a stop 
valve or "dam wall" that stops urban 
sprawl dead at the boundary. 

Development Status: Land is scheduled for specific 
and systematic urbanization within a 10-year horizon. 

Urbanization is prohibited in principle, 
with strict controls on subdivision. 

Public Infrastructure Priority: High. Public facilities 
like streets and sewage systems are given priority for 
implementation. 

Low. Public infrastructure investment is 
explicitly deprioritized to inhibit 
development. 

Effect on Speculation: Suppresses speculation by 
creating a predictable, transparent inventory of serviced 
land, stabilizing prices. 

Blocks speculative land-banking by 
removing the certainty of future 
development rights. 

 

This clear spatial division provides the foundational structure upon which the specific regulatory 
"DNA" of the National Standardised Zones is built. 

 

3.0 The Regulatory DNA: National Standardised Zones (NSZs) for Urban Form 

The National Standardised Zones (NSZs) are the primary tool for defining urban form, replacing 
variable local rules with the consistent, nationwide regulatory "DNA" of the Building Standard Act. 
This system is governed by the core doctrine of "Density Follows Frequency," a principle that legally 
tethers development intensity to the capacity and service frequency of public transit infrastructure. 
This ensures that the city's physical form is a direct and logical function of its infrastructural 
skeleton. 

3.1 High-Intensity Transit Corridors 

At the apex of the urban hierarchy are zones designed to maximize the efficiency of high-capacity 
transit networks. 

• Category 1 (Spine) Transit Corridors: Located along rapid transit spines, these zones have a 
mandatory minimum density of six storeys. Development is guided by specific design 
typologies, such as "Perimeter Block solutions" that create a continuous street edge and 
"Hard shell / Soft core" designs. In this model, the building's facade (the "Hard shell") is 
engineered as a noise barrier against the transit spine to protect the quiet, private interior 
amenity space (the "Soft core"). 

• Category 2 (Primary) Transit Corridors: Situated along frequent bus routes, these zones 
mandate a minimum density of three storeys, ensuring a supportive population for 
medium-frequency transit services. 
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3.2 Tiered Residential and Commercial Zones 

Moving away from the primary transit arteries, the NSZs provide a tiered system of residential and 
commercial zones that allow for a mix of uses to create walkable, serviced neighbourhoods. 

• Low-rise Residential (Categories I & II): These zones permit low-rise housing alongside 
small shops, offices, and schools. In Category II, non-residential uses are limited to a floor 
area of up to 150 sq.m. 

• Mid-rise Residential (Category I): This zone allows for medium to high-rise residential 
buildings, hospitals, and universities, with commercial uses permitted up to 500 sq.m. 

• High-rise Residential (Category II): This zone allows for greater density, accommodating 
medium to high-rise residential buildings, hospitals, and universities, with commercial uses 
permitted up to 1,500 sq.m. 

• Commercial and Neighbourhood Commercial: These zones are dedicated to retail and 
services, ranging from daily shopping facilities and small factories in Neighbourhood 
Commercial zones to banks, cinemas, and department stores in the primary Commercial 
zone. 

3.3 Industrial "Economic Engines" 

The framework provides clear protections for industrial activity, treating these areas as vital 
"Economic Engines" that must be shielded from residential encroachment. 

• Industrial Zone: This zone permits any type of factory to operate and allows for residential 
and shop uses, but prohibits sensitive uses like schools, hospitals, and hotels. 

• Exclusively Industrial Zone: This zone is reserved strictly for factories. To ensure industrial 
operations can function without conflict, it explicitly prohibits all sensitive uses, including 
residential buildings, shops, schools, hospitals, and hotels. 

While this urban zoning matrix provides a robust framework for the built environment, the Bill 
introduces a parallel set of controls to steward Aotearoa's equally vital rural landscape. 

 

4.0 Rural Stewardship: A Framework for Agricultural Preservation 

A key adaptation within the Bill is the introduction of specific rural zones, a feature absent in the 
original Japanese model. This addition recognizes the strategic importance of Aotearoa's 
"extraordinarily strong agriculture and horticulture economy" and is designed to protect it from the 
pressures of land fragmentation and residential encroachment. 

Zone Primary Economic Purpose Key Regulatory Controls 

Rural–
Production 

To protect and enable large-scale 
farming, including agriculture, 
horticulture, and viticulture. 

Extractive industries are explicitly excluded 
to protect soil quality. Building controls are 
tied to "agricultural promotion." 
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Zone Primary Economic Purpose Key Regulatory Controls 
Rural–Mixed To accommodate smaller-scale 

farming alongside diversified rural 
services and tourism. 

Explicitly discourages the creation of 
lifestyle blocks to prevent land 
fragmentation. 

Rural–
Extractive 

To provide a dedicated area for 
heavy industries such as mining, 
quarrying, and forestry. 

Separates extractive activities from primary 
food production zones to prevent land-use 
conflicts. 

 

To manage the demand for rural living without compromising productive land, the Rural Residential 
zone is designated as the sole container for "Countryside Living." This zone permits low-rise housing 
but includes a building size limitation of up to 500 sq.m to prevent the sprawl of large residential 
estates into productive agricultural areas. 

These strategic zones are implemented through a suite of powerful operational tools designed to 
translate the plan into physical reality. 

 

5.0 Key Operational Mechanisms: From Strategic Plan to Physical Implementation 

While National Standardised Zones define the rules of development, the Bill provides specific 
operational tools that function as the muscle to build the city's "skeleton" and execute large-scale, 
systematic urban transformation. These mechanisms ensure that growth is planned and delivered in 
a coordinated manner, rather than through piecemeal private subdivision. 

5.1 City Planning Projects and Anti-Speculation Measures 

• City Planning Projects are the mandatory vehicle for transitioning land from a "Future 
Urban" designation into live, zoned urban areas. This ensures that major growth fronts, such 
as the cited example of Drury South, undergo a formal, structured process of urbanization 
rather than ad-hoc development. 

• Scheduling Areas function as a critical anti-speculation tool. By designating an area for 
future infrastructure or residential development, authorities can secure the necessary land 
at pre-development values. These de-risks public projects from the market volatility created 
by "abnormally high land prices" before a formal announcement drives them up. 

5.2 Urban Regeneration via Promotion Area Zones 

• Promotion Area Zones are defined as bespoke regulatory "overlays" that sit "over the top" of 
the base NSZs. They are used to stimulate and coordinate the revitalization of underutilized 
or stagnant urban areas. 

• The Transform Manukau project serves as the primary case study, where the development 
agency Eke Panuku uses a Promotion Area Zone to lead "design-led placemaking." This 
allows the agency to implement a cohesive vision for the public realm (streets, parks, and 
squares) that triggers regeneration standard zoning alone could not achieve. 
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These tools shape the city's physical skeleton, while a set of integrated mandates manages its health 
and resolves internal conflicts. 

 

6.0 Integrated Mandates and Conflict Resolution 

To ensure that densification creates healthy, functional, and conflict-free environments, the Bill 
embeds a series of non-negotiable standards directly into the planning framework. These rules 
function as the "spirit" and "nervous system" of the city, guaranteeing public health and providing a 
clear, predictable method for resolving land-use disputes. 

6.1 The "3-30-300 Rule": A Mandatory Public Health Requirement 

The 3-30-300 Rule is a baseline public health requirement integrated into all zones, from high-
density transit corridors to industrial hubs, to ensure the city maintains a functional "green lung." 

• 3 visible trees from every home or building. 

• 30% tree canopy cover across the neighbourhood. 

• 300 meters maximum distance to the nearest park or green space. 

To ensure this rule is biologically viable in dense, paved environments, the framework mandates the 
engineering solution of "connected soil volumes." This prevents the "potted plant effect" by 
providing street trees with sufficient root space to thrive. 

6.2 The "Newcomer Principle": Settling Reverse Sensitivity Disputes 

The Newcomer Principle is the primary legal mechanism for managing reverse sensitivity—the 
conflict that arises when a new, sensitive use (like housing) is established next to an existing 
operation (like a factory or farm). The principle's core function is simple: the "party introducing 
change bears the cost" of mitigation. 

• Urban Context: A developer building new housing next to a rapid transit spine or an 
industrial hub is defined as the "newcomer." They are legally required to pay for mitigation 
measures such as acoustic glazing and mechanical ventilation to protect residents from 
noise and ensure a healthy indoor environment. 

• Rural Context: The principle protects working farms from complaints by new residential 
neighbours. The "newcomer" building a lifestyle block must bear the cost of mitigating any 
effects from standard farming operations, such as noise or spray drift, thereby securing the 
farm's "right to operate." 

These integrated systems work together to create a resilient, predictable, and healthy planning 
environment, with significant implications for professional practice. 

 

7.0 Conclusion: Professional Implications and Paradigm Shifts 

The Aotearoa Planning Bill 2025 fundamentally reshapes the practice of urban planning, moving it 
from a field of subjective negotiation to one of objective, metrics-based implementation. For 
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professionals, this transition requires mastering a new operating system for city-making, where the 
rules are clear, consistent, and nationally applied. The analysis highlights three critical 
transformations for professional practice. 

1. Shift from Subjective Negotiation to Objective Compliance The long-standing practice of 
discretionary design review and case-by-case negotiation is replaced by adherence to the 
objective, numerical codes of the Building Standard Act and the National Standardised 
Zones. Success will be measured not by the ability to negotiate exceptions, but by the 
technical skill to design compliant projects that meet the strict metrics for floor-space ratios, 
height limits, and shadow planes. 

2. Primacy of Infrastructure-Led Planning The doctrine of "Density Follows Frequency" and 
the rigid UPA/UCA division make infrastructure capacity the primary determinant of 
development rights. Professionals can no longer plan for density in unserviced areas; 
instead, their work must be guided by the "skeleton" of existing and planned infrastructure. 
Development potential is now a direct function of transit frequency and utility provision, not 
speculative land value. 

3. A Fundamental Liability Shift for Environmental Costs The framework legally reassigns 
liability for mitigating environmental and social impacts from the public to the developer. 
Mechanisms like the Newcomer Principle create a fundamental liability shift, forcing 
professionals to internalize the costs of acoustic glazing, mechanical ventilation, and viable 
green infrastructure into project designs from day one. This secures the "right to operate" for 
critical infrastructure and protects "Economic Engines" from reverse sensitivity claims, 
reflecting a new professional responsibility to deliver resilient, healthy, and conflict-free 
urban environments. 
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THE LOGIC: Conceptual Logic Breakdown: The Urban Dam and the 
Hydraulic City 
 

1. Introduction: The Physics of Urban Growth 

We must model the city not as a static arrangement of parcels, but as a pressurized vessel. Under 
the Aotearoa Planning Bill 2025, the "Hydraulic City" metaphor describes the inevitable movement of 
value. Economic success—rising wealth and land values—generates "hydraulic pressure" within the 
urban core. 

In our legacy systems, we suffer from "Grey Inertia." This is a failure state were, lacking a 
containment structure, this pressure "leaks" into the path of least resistance: the unserviced rural 
fringe. In this model, the working-class acts as the fluid. When the pressure of land value rises 
without a structure to contain it, the fluid is forced through the leak, resulting in chaotic sprawl, 
crippling infrastructure costs, and a total disconnection from economic opportunity. To manage this, 
we require a structural intervention to contain and direct these forces toward the collective good. 

Key Insight: The Mechanics of Displacement Economic success naturally creates "hydraulic 
pressure" on land values. Without a structural containment system (The Dam), this pressure 
forces the working class—the vital fluid of the city—out of the core and into the "leak" of 
unserviced sprawl. This destroys productive rural land and creates compounding "Regulatory 
Debt" that eventually bankrupts the municipality. 

To manage this pressure, we implement a top-down hierarchy—moving from Central Government 
mandates to regional execution—to provide a structure that contains this flow: the Urban Dam. 

 

2. The Mechanism: The Urban Dam Binary System 

The "Urban Dam" is a binary spatial system that replaces the "Postcode Lottery" of over 1,175 
fragmented local zones with 13 National Standardised Zones (NSZs). This represents a 
fundamental legal pivot: shifting from a philosophy where "Property Rights are Supreme" to one 
where "Public Welfare is Supreme." 

By dividing all land into two distinct legal states, we stabilize land values and end the era of bespoke 
confusion. 

Feature Old System (Reactive/Speculative) New System 
(Proactive/Protected) 

Operating Logic Effects-Management: Reactive, 
discretionary, and disconnected. 

Structural Guidance: Proactive, 
top-down, and serviced. 

Zoning 1,175+ fragmented local zones; 
"Bespoke Confusion." 

13 National Standardised Zones 
(NSZs); "Universal Code." 

Spatial State Vague boundaries allowing "leaking" 
sprawl. 

Binary Switch: Urbanisation 
Promoting vs. Control. 
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Feature Old System (Reactive/Speculative) New System 
(Proactive/Protected) 

Infrastructure Reactive extensions to follow sprawl; 
prohibitive cost. 

Infrastructure First: Pipes must 
exist before people. 

Administrative 
Flow 

Slow, subjective "Permission" based on 
aesthetics. 

Fast, objective "Adherence" to 
mathematical envelopes. 

 

This binary switch creates two specific legal environments that work in tandem to solve the sprawl 
crisis. 

 

3. Inside the Dam: The Reservoir (Urbanisation Promoting Area - UPA) 

The UPA serves as the "Reservoir" for the city's growth. This is the "Red Carpet" for development, a 
10-year growth horizon where the state mandates systematic urbanization. Within the Reservoir, we 
apply "Infrastructure Determinism": the state builds the "Skeleton" (pipes and transit) so the 
private sector can provide the "Skin" (housing). 

Density here is "As-of-Right." We eliminate subjective "character" reviews, replacing them with 
Objective Math: 

• Floor-Space Ratio (FSR) and Building Coverage Ratio (BCR) define the volumetric limits. 

• Sunlight Planes ensure light reaches the street regardless of height. 

• Inclusive Zoning (the Japanese model) makes small shops and offices legal in residential 
zones, creating 15-minute walkable fabrics by default. 

The 5-Phase "City Planning Project" to Unlock Land: 

1. UPA Designation: Land is identified for systematic growth within a 10-year window. 

2. Speculation Freeze: The area is designated as a "Scheduling Area," locking land prices to 
prevent speculative inflation. 

3. Land Readjustment: Reorganizing property boundaries to accommodate the infrastructure 
grid. 

4. Infrastructure Build: Public investment creates the "Skeleton" (Pipes before People). 

5. Private Construction: Land is unlocked for "as-of-right" high-density development. 

 

4. The Dam Wall: The Stop Valve (Urbanisation Control Area - UCA) 

The UCA functions as the "Stop Valve," the solid wall of the dam. In this zone, urbanization is 
prohibited in principle. By legally sealing the fringe, the state refuses to subsidize the "leak" of 
growth. While infrastructure is the priority inside the UPA, it is explicitly deprioritized in the UCA to 
prevent the compounding engineering inefficiencies known as "Regulatory Debt." 
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Primary Beneficiaries of the Stop Valve: 

• Rural Production: Protects the "economic engine of the soil" (farming and horticulture) from 
fragmentation by lifestyle blocks. 

• Public Welfare: Shields the collective from the cost of bespoke sewage pumps and 
inefficient roading for fringe settlements. 

• Infrastructure Efficiency: By blocking the "leak," the state forces land value pressure back 
into the UPA, making vertical growth and public transit economically viable. 

 

5. Synthesis: Taming the Pressure for Public Welfare 

The Urban Dam "liquidates regulatory debt" by ending the fiscal drain of unplanned sprawl. It grants 
developers permissive certainty (speed and objective adherence) in exchange for compliance with 
non-negotiable public standards. This is where "Density Follows Frequency" becomes law: 

• Category 1 (Rapid Transit/Spine): Mandatory 6-storey minimum where rail or light rail 
exists. 

• Category 2 (Frequent Bus/Primary): Mandatory 3-storey minimum along primary bus 
corridors. 

To protect the economic and biological health of the city, the system enforces three critical 
mandates: 

1. The Red Line Policy: Mandatory hazard avoidance. Development is prohibited in the "Top-
Left Risk Quadrant" (Very High Risk) based on a 100-year climate horizon. 

2. The Biophilic Guarantee (3-30-300): Nature is a public health requirement, not an 
ornament. Every home must see 3 trees, every neighbourhood must have 30% canopy 
cover, and every resident must be within 300m of a park. 

3. The Newcomer Principle: Protecting the city's economic engines (Ports, Rail, Industry). The 
"agent of change" (the developer) bears the cost of mitigation, such as acoustic glazing, to 
prevent "reverse sensitivity" complaints from shutting down vital industrial hubs. 

Final Takeaway 

• Containment: The Urban Dam manages the "hydraulic pressure" of growth, forcing the city 
to grow upward into a compact, viable engine rather than leaking into chaotic sprawl. 

• Infrastructure: Through the "Pipes before People" mandate and the 5-Phase Project, we 
ensure that the city's skeleton is built to support the density we require. 

• Resilience: We liquidate regulatory debt by prioritizing public welfare—enforcing Red Line 
safety, Biophilic health, and the protection of our industrial economic engines. 

This structural shift recognizes a fundamental truth of urban design: the spaces we build 
eventually end up building us. 
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THE FRAMEWORK: Decadal Strategic Framework: Integrated Urban 
Growth and Infrastructure Management 
 

1. Strategic Intent and Spatial Philosophy 

This framework mandates a bifurcated urban growth model to insulate the municipality against 
market volatility and unplanned expansion. By establishing a rigid spatial hierarchy between 
promotion and control zones, we secure the foundation for long-term municipal stability and the 
absolute preservation of our environmental and agricultural assets. This model operationalizes a 
symbiotic relationship between "Active Concentration"—the intentional, high-density development 
of urban cores—and "Passive Prevention"—the uncompromising protection of the rural periphery. 
These complementary mechanisms prevent the degradation of non-urban land by ensuring that 
urban vitality is focused rather than dissipated. High-intensity urbanization within the core is the 
strategic pre-requisite for absolute preservation in the rural zones; one cannot exist without the 
other. This spatial philosophy is executed through the precision of legal boundaries and the strategic 
deployment of municipal assets. 

 

2. The Dual-Zone Growth Mechanism: UPAs vs. UCAs 

To eliminate the economic and environmental costs of sprawl, the municipality utilizes clear spatial 
boundaries to define the limits of the city. We utilize two primary designations: Urbanisation 
Promoting Areas (UPAs) and Urbanisation Control Areas (UCAs). 

The UPA functions as a "designated growth reservoir" designed for "systematic urbanization." It acts 
as a pressure valve, absorbing development demand within a controlled 10-year horizon. 
Conversely, the UCA serves as a "dam wall against sprawl," where the "Principle of Prohibition" is 
strictly enforced to prioritize the preservation of natural resources and non-urban land. 

Zone Type Strategic Objective Primary Permitted Use Density Mandate 

Urbanisation 
Promoting Area 
(UPA) 

Systematic growth and 
infrastructure efficiency. 

Designated growth 
reservoirs for 
urbanization. 

Density Follows 
Frequency 

Urbanisation 
Control Area (UCA) 

Strategic barrier and dam 
wall against sprawl. 

Preservation of non-
urban land. 

Zero (Controlled 
Urbanization) 

 

These legal designations are reinforced by the primary lever of municipal control: the strategic 
allocation of physical infrastructure. 
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3. Infrastructure as the Primary Instrument of Control 

Infrastructure allocation—specifically the provision of sewage and street networks—is the state’s 
most effective weapon for directing urban morphology. By controlling the timing and location of 
these essential services, the municipality dictates where development is viable and where it is 
impossible. 

• Infrastructure-First Prioritization: Within UPAs, the planning system mandates that sewage 
and street projects are front-loaded. This prioritization enables the 10-year growth horizon by 
providing the requisite capacity for systematic urbanization before private development 
begins. 

• Low Priority Investment as a Functional Deterrent: UCAs are assigned "Low Priority" 
status for infrastructure investment. The deliberate withholding of state-funded sewage and 
street projects acts as a physical and financial barrier. Without these essential services, 
large-scale urbanization becomes financially unviable for developers, effectively reinforcing 
the UCA as an impenetrable barrier to encroachment. 

This infrastructure deployment is strictly timed to meet specific decadal milestones, ensuring 
growth remains orderly and predictable. 

 

4. The 10-Year Growth Horizon and Systematic Expansion 

The 10-year growth horizon is the temporal anchor of the framework, preventing the municipality 
from drifting into unplanned expansion. This decadal limit ensures that land use remains perpetually 
aligned with the city's infrastructure capacity and fiscal reality. 

The 10-year horizon allows the UPA to function as an effective pressure valve; by identifying and 
servicing enough land to satisfy a decade of demand, the municipality ensures that the "dam walls" 
of the Urbanisation Control Areas are never breached by opportunistic sprawl. This systematic 
expansion model replaces reactive planning with proactive management, ensuring that every 
hectare of urban growth is fully supported by municipal services. This managed growth reservoir is 
further refined by strict density requirements to ensure maximum utility of the land. 

 

5. Urban Density and Transit Integration 

The framework adheres to the "Density Follows Frequency" principle, ensuring that the highest 
intensity of human activity is co-located with the highest frequency of transit investment. 

• Category 1 (Spine) Transit Corridor: Mandated for rapid transit spines, requiring a 6-storey 
minimum. These zones utilize "Hard shell / Soft core" design typologies and perimeter block 
solutions to maximize frontage and create high-intensity mixed-use environments. 

• Category 2 (Primary) Transit Corridor: Mandated for frequent bus routes, requiring a 3-
storey minimum and 30km/h speed limits. To ensure liveability, these areas must include 
connected soil volumes for urban canopy. 

Building form is managed through specific technical metrics to ensure residential quality: 
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• Category I Mid/High-rise: Managed via Floor-Space Ratio (FSR) and a mandatory diagonal 
line limitation to preserve light and air. 

• Category II Mid/High-rise: Managed via FSR, height limitations, and shadow area 
limitations to mitigate the impact of larger-scale developments (up to 1,500 sq.m. for 
shops). 

The concentration of density in these transit-rich environments provides the legal and economic 
justification for the strict management of the rural periphery. 

 

6. Rural Preservation and Agricultural Integrity 

The preservation of "Rural-Production" and "Rural-Mixed" zones is essential to the municipal 
"economic engine." To prevent the fragmentation of large-scale farming, viticulture, and horticulture, 
residential development is strictly subordinated to agricultural production. 

• Agricultural Promotion Requirements: Housing in Rural Residential zones is capped at 500 
sq.m. and must be explicitly tied to agricultural promotion. 

• Retail and Sprawl Control: Ancillary commercial uses (shops/offices) in the rural periphery, 
specifically within Category II low-rise contexts, are strictly limited to 150 sq.m. to prevent 
the emergence of "retail sprawl." 

• Prohibition of Lifestyle Blocks: Non-farming "lifestyle blocks" are prohibited in Rural-
Production zones and actively discouraged in Rural-Mixed zones. These areas are reserved 
for production, not consumption, ensuring the rural landscape remains a viable economic 
asset rather than a fragmented residential retreat. 

 

7. Public Health, Environmental Safeguards, and Risk Mitigation 

Public health and environmental resilience are integrated into the core zoning framework through 
three non-negotiable pillars: 

1. The 3-30-300 Rule: Every zone (excepting pure industrial or production areas) must meet the 
mandate for 3 visible trees from every dwelling, 30% neighbourhood canopy cover, and a 
maximum 300m proximity to green space. This is a public health requirement, not a 
secondary aesthetic concern. 

2. The Newcomer Principle: To protect the city's industrial hubs and agricultural engines from 
"Reverse Sensitivity" complaints, the party introducing change (the newcomer) bears the full 
cost of environmental mitigation. This includes mandatory acoustic glazing and mechanical 
ventilation for residential units near rail, ports, or industrial zones. 

3. The Red Line Policy: This policy mandates the absolute avoidance of high-risk quadrants. 
Development is prohibited in "Very High Risk" zones and areas within a 100-year climate 
horizon. Specifically, Category I Mid-rise residential developments are subject to mandatory 
avoidance of these 100-year climate risk zones to ensure long-term structural and 
community resilience. 
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These integrated controls establish a resilient, structured, and fiscally responsible urban future, 
where growth is directed, infrastructure is prioritized, and the municipal periphery is permanently 
protected. 
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INFRASTRUCTURE FIRST: Strategic Infrastructure Plan: Urban 
Containment via Infrastructure Prioritization 
 

1. The Dual Architecture of Urban Containment 

Regional stability and effective sprawl prevention are anchored in a binary spatial strategy: the 
rigorous distinction between Urbanisation Promoting Areas (UPAs) and Urbanisation Control Areas 
(UCAs). This dual architecture is the state’s primary lever for managing growth, ensuring 
development is not an indeterminate outward creep but a disciplined process of densification and 
preservation. By establishing a clear legal and physical demarcation where the urban environment 
concludes and protected land begins, this system provides the essential framework for regional 
integrity. 

Strategic Zone Dynamics 

Dimension Urbanisation Promoting Area 
(UPA) 

Urbanisation Control Area (UCA) 

Core Function Designated growth reservoir for 
systematic urbanization. 

Strategic barrier acting as "dam 
walls" against sprawl. 

Minimum Density 
Mandate 

Guided by "Density Follows 
Frequency" principle. 

Zero (Controlled urbanization). 

Infrastructure 
Priority 

High: Infrastructure-first mandate. Low: Restricted investment to 
deter development. 

 

This spatial relationship is defined by the strategic interplay of "Growth Reservoirs" and "Dam 
Walls." UPAs serve as active reservoirs engineered to absorb and concentrate development pressure 
through systematic urbanization. By providing these designated, high-capacity outlets for growth, 
the planning authority justifies and enables the passive prevention required in UCAs. Without the 
"vent" of high-density UPAs to accommodate market demand, the "dam walls" of the control zones 
would eventually succumb to the pressures of unmanaged expansion. This balance ensures that 
development is funnelled into sustainable clusters while natural resources remain "prohibited in 
principle" for urban use. 

This spatial strategy is operationalized through the tactical prioritization of infrastructure, which 
serves as the physical engine of containment. 

 

2. Infrastructure as the Primary Instrument of Control 

Infrastructure—specifically sewage and street networks—functions not merely as a utility but as the 
physical gatekeeper of urbanization. By controlling the deployment of state funding and project 
approvals for these essential services, the planning authority dictates the economic and physical 
viability of all land use. 
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The "Infrastructure-First" Mandate in UPAs 

Within UPAs, the state enforces an "infrastructure-first" prioritization. The systematic establishment 
of sewage and street networks precedes or coincides with development to support designated 
growth reservoirs. This mandate creates a decisive financial incentive; by front-loading these costs, 
the state subsidizes the "path of least resistance" for capital. This makes urbanization within UPAs 
highly attractive to developers, facilitating orderly and systematic expansion. 

The "Low Priority" Investment Strategy in UCAs 

Conversely, UCAs are assigned a low priority for infrastructure investment. This is a deliberate fiscal 
containment strategy designed to prevent the unfunded liability of servicing sprawl. The restriction 
of state funding for essential services acts as a physical barrier that reinforces the "prohibited in 
principle" status of these zones. For a developer, attempting to build in a UCA becomes 
economically suicidal, as they are forced to internalize 100% of the infrastructure costs that are 
otherwise provided by the state in promoting areas. 

Functional Deterrents to Sprawl 

The following deterrents ensure that sprawl is checked by the absolute absence of foundational 
services: 

• Infrastructure Restriction: The refusal to fund sewage projects prevents the residential 
density required for commercial viability. 

• Access Limitations: The moratorium on new street projects in UCAs ensures land remains 
isolated from the regional urban grid. 

• Economic Deterrence: By withholding public investment, the state ensures that the lack of 
public sewage and roading functions as a permanent regulatory and financial barrier. 

The success of these infrastructure instruments depends on a rigorous 10-year growth horizon that 
governs the timing of these investments. 

 

3. The 10-Year Growth Horizon and Temporal Boundaries 

The management of growth is a temporal challenge as much as a spatial one. A decadal planning 
horizon is employed to prevent indefinite urban expansion and provide the market with the certainty 
required for long-term investment. By limiting the scope of "active" urbanization to a 10-year window, 
the planning authority maintains absolute control over the city’s footprint. 

The principle of "Density Follows Frequency.” 

Within the 10-year horizon, land use capacity is strictly aligned with transit frequency and 
infrastructure availability. This principle ensures that higher-density developments are permitted 
only where supporting systems—specifically transit—can accommodate the load. This prevents the 
"sprawl-like expansion" typical of unmanaged growth by ensuring urbanization is only as deep as its 
existing or planned infrastructure allows. 

The Growth Reservoir Mechanism 
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Designating specific areas for systematic urbanization within a set decade allows for a disciplined 
release of land. This mechanism serves three central roles in managing UPAs: 

1. Concentrated Development: It identifies exactly where capital and infrastructure must be 
funnelled to absorb decadal growth. 

2. Market Predictability: It signals to the private sector where the state will support 
development, reducing speculative risk. 

3. Infrastructure-First Prioritization: It serves as the primary driver for the strategic rollout of 
sewage and street networks, ensuring they are completed within the 10-year period to enable 
planned density. 

While UPAs manage internal growth, a secondary layer of containment is required to protect the 
rural fringe from encroachment. 

 

4. Rural Preservation and Anti-Sprawl Mandates 

Rural zoning complements UCAs by prioritizing agricultural promotion over residential rights. These 
zones are engineered to stifle the emergence of "lifestyle" sprawl—residential encroachment by non-
farmers that undermines the primary production economy. 

Rural Zone Comparison 

Zone 
Category 

Permitted and Prohibited Uses Building Limits 

Rural-
Production 

Permitted: Large-scale farming, horticulture, 
viticulture. Prohibited: Lifestyle blocks; Extractive 
industries. 

Coverage strictly related 
to agricultural promotion. 

Rural-Mixed Permitted: Small-scale farming and rural tourism. 
Discouraged: Lifestyle blocks. 

Site coverage limits; 
Maximum 500 sq.m 
buildings. 

Rural-
Residential 

Permitted: Low-rise housing related to agricultural 
promotion. Prohibited: General non-agricultural 
residential. 

Max 500 sq.m; low-rise 
height limits. 

 

The Prohibition of "Lifestyle Blocks" 

The distinction between "working rural housing" and "lifestyle blocks" is critical for maintaining the 
"dam walls" against sprawl. In Rural-Production and Rural-Mixed zones, residential housing is not a 
general right. Housing is strictly conditional and permitted only if it is explicitly tied to agricultural 
promotion. This ensures that residents are active participants in the rural economy, rather than 
commuters seeking a rural aesthetic at the expense of agricultural productivity. 

The "Newcomer Principle" (Reverse Sensitivity) 

To protect the "economic engine" of industrial and agricultural zones, the "Newcomer Principle" 
shifts the financial burden of environmental mitigation onto the party introducing change. If a new 
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residential development is established near existing operations, the "newcomer" must pay for all 
necessary measures—such as acoustic glazing for noise or dust mitigation. This acts as a significant 
regulatory barrier to residential encroachment, ensuring established rural activities are not forced to 
adapt to sensitive new neighbours. 

 

5. Environmental Integrity and Public Health Frameworks 

Infrastructure priority and zoning must be balanced with public health mandates and hazard 
avoidance to ensure that "growth reservoirs" remain viable and resilient in the long term. 

The "3-30-300 Rule" for Urban Health 

To maintain urban liveability within high-density areas, all urbanization areas must adhere to the 
following health metrics: 

1. 3 Visible Trees: Every resident must be able to see at least three trees from their property. 

2. 30% Canopy Cover: Every neighbourhood must maintain a minimum of 30% tree canopy 
cover. 

3. 300 Meters to Green Space: Every resident must live within 300 meters of an accessible 
green space. 

The Red Line Policy and Mandatory Risk Matrix 

The framework utilizes a "Red Line Policy" and a "Mandatory Risk Matrix" to prohibit construction in 
high-risk zones. This serves as a secondary layer of containment, steering development away from 
the "Top-Left Risk Quadrant" and "Very High Risk" areas. These policies utilize a 100-year climate 
horizon to ensure that "growth reservoirs" are built on geologically and environmentally stable 
ground. 

Transit Corridor Building Controls 

Strategic densification is managed through specific building control metrics in transit corridors, 
mandating typologies that maximize land use efficiency: 

• Category 1 (Spine) Transit Corridor: Mandatory minimum of 6 storeys. Development must 
utilize a "perimeter block solution" and a "Hard shell / Soft core" design typology to 
manage the urban interface. 

• Category 2 (Primary) Transit Corridor: Mandatory minimum of 3 storeys. Requirements 
include connected soil volumes for trees and a 30km/h speed limit. To comply with the 
Newcomer Principle, developers must internalize costs by providing mechanical ventilation 
and acoustic glazing for all housing units. 

The integration of infrastructure priority, decadal horizons, and environmental mandates creates a 
comprehensive, self-reinforcing system for urban containment that secures the region's fiscal, 
economic, and environmental future. 
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REGULATORY: Aotearoa Planning Bill 2025: Developer’s Regulatory 
Compliance Handbook 
 

1. The Paradigm Shift: From Discretionary Permission to Mathematical Adherence 

The Aotearoa Planning Bill 2025 marks the end of the "Property Rights Supreme" era and the 
inauguration of the "Public Welfare Supreme" philosophy. For the development industry, this is a 
transition from a "Postcode Lottery" of 1,175+ fragmented local zones to a single, unified National 
Operating System. Your professional success now depends on recognizing that individual land rights 
yield to the collective good—specifically defined as public health, safety, and economic resilience. 
By taming the "hydraulic pressure" of urban growth, this system eliminates the fiscal liability of 
unplanned sprawl and replaces it with structured, serviced density. 

This evolution liquidates "subjective character reviews" and replaces them with objective 
mathematical permitting. The speed of your project delivery is now tied to your ability to adhere to 
non-negotiable engineering standards rather than navigating the aesthetic whims of a hearing panel. 
If your project satisfies the math, it achieves "Permitted Activity" status. This shift provides the legal 
certainty required for high-speed, large-scale capital deployment. 

System Evolution: Reactive vs. Initiative-taking Planning 

"Grey Inertia" (Old System) "New Urban Operating System" (NSZ) 

Reactive: Driven by speculative land banking. Initiative-taking: Growth planned in 10-year 
horizons. 

Disconnected: Infrastructure lags housing. Serviced: Infrastructure investment leads 
density. 

High Friction: Subjective "character" and 
"effects" reviews. 

Standardised: Objective mathematical "As-of-
Right" codes. 

Postcode Lottery: 1,175+ fragmented local 
zones. 

National Code: 13–20 consistent National 
Standardised Zones. 

Fluid Sprawl: Growth leaks into unserviced 
fringes. 

Permitted: Growth contained by the "Urban 
Dam." 

 

This structural transition is enforced through clear spatial boundaries that manage the flow of urban 
value. 

 

2. Spatial Jurisdictions: Operating Within the Urban Dam 

The "Urban Dam" is a binary spatial system designed to manage the "hydraulic pressure" of urban 
growth. By treating urban expansion like a fluid, the law creates a hard legal boundary between the 
"Reservoir"—where growth is incentivized—and the "Stop Valve"—where it is stopped dead. Your 
site selection is your first compliance hurdle; you must build where the infrastructure is planned to 
go, or your project will be summarily rejected. 
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The Urbanisation Promoting Area (UPA): The "Red Carpet" The UPA is the system’s "Reservoir," a 
designated 10-year growth horizon where the "Red Carpet" is rolled out for builders. The UPA 
operates under an "Infrastructure First" mandate, meaning streets and sewage systems are 
implemented before zoning is unlocked. This ensures the skeleton of the city is robust enough to 
support the muscle of your vertical density. 

The Urbanisation Control Area (UCA): The "Stop Valve" The UCA acts as the "Stop Valve" where 
urbanization is prohibited in principle. By deprioritizing infrastructure and strictly controlling 
subdivision, the state protects rural productivity and prevents "The Leak"—the displacement of the 
working class into unserviced fringes. 

The Kiwi Distinction: Rural Categories Outside the Dam, land is strictly categorized to protect the 
economic engine of the soil: 

• Rural-Production: Protected Engine; large-scale agriculture/horticulture only. 

• Rural-Mixed: Lifestyle blocks are actively discouraged to prevent fragmentation; focuses on 
tourism and small-scale service. 

• Rural-Extractive: Dedicated overlays for mining and forestry operations. 

Strategic Advantages of UPA Zones: 

• Infrastructure Priority: Access to pre-planned, high-capacity utility networks. 

• Density Enablement: Density is granted "as-of-right," making verticality economically viable. 

• Reduced Speculative Risk: Hard UCA boundaries stabilize land values by killing fringe 
speculation. 

• Streamlined Certainty: Systematic urbanization over a 10-year horizon allows for reliable 
capital allocation. 

These spatial boundaries establish the "“were”" of development, setting the stage for the specific 
mathematical limits of the building envelope. 

 

3. The "As-of-Right" Framework: Objective Building Envelopes 

The "As-of-Right" model offers a fundamental trade-off: you must accept "Tight on the Street" 
controls to protect the public realm in exchange for "Loose on the Building" market diversity. If it fits 
the volume, it gets built. 

The Objective Math of Permitting Automatic permitting is triggered by adherence to the "Russian 
Doll" envelope, defined by: 

1. Floor-Space Ratio (FSR): The definitive limit on total floor area. 

2. Building Coverage Ratio (BCR): Mandatory footprint limitations. 

3. Sunlight Planes: Shadow area and diagonal line limitations that ensure light reaches the 
street, regardless of density. 
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Inclusive Zoning Square Meterage Limits This system utilizes Inclusive Zoning Logic, where uses 
are defined by nuisance control rather than functional segregation. Small shops and offices are 
permitted in residential zones by default, but you must adhere to the mathematical use-limits: 

• Category II Low-rise: Commercial use is permitted up to 150 sq.m. 

• Category II Mid/High-rise: Commercial use is permitted up to 1,500 sq.m. 

The Geometry of Civility Compliance requires the "Hard Shell / Soft Core" typology. The "Hard 
Shell" utilizes acoustic-rated, high-intensity mixed-use frontages to shield residents from transit 
noise. The "Soft Core" provides quiet, biophilic interior green spaces and "Sponge City" 
infrastructure. 

Non-Negotiable Volumetric Controls: 

1. Envelope Adherence: Project bulk must sit entirely within the 3D limits of FSR and BCR. 

2. Sunlight Access: Zero-tolerance for violating diagonal line limitations onto the public realm. 

3. Typological Alignment: Mandatory Hard Shell/Soft Core implementation on transit 
corridors. 

4. Permitted Use Scale: Strict adherence to the 150/1500 sq.m limits for inclusive commercial 
frontages. 

 

4. Infrastructure Determinism: The "Urban Spine" Hierarchy 

Under the 2025 Bill, density is a legal function of infrastructure capacity. The principle of "Density 
Follows Frequency" ensures that building height is legally locked to transit capacity. 

The Urban Spine Hierarchy the National Standardised Zones (NSZ) establish mandatory minimums 
along transit corridors: 

• Category 1 (Rapid Transit/Rail): A mandatory 6-storey minimum requirement applies to 
these high-capacity spines. 

• Category 2 (Frequent Bus Routes): A mandatory 3-storey minimum is required. Crucially, 
Category 2 corridors are subject to a mandatory 30km/h speed limit to ensure pedestrian 
safety and street-frontage viability. 

The "Pipes before People" Rule The law is absolute: "A 6-storey building is only legal where 6-
storey infrastructure exists." Development capacity is only unlocked once planned utility exists, 
liquidating the regulatory debt caused by unplanned infrastructure extensions. 

The Golden Rule: Upstream strategic decisions regarding housing capacity and transit frequency 
cannot be relitigated downstream during the project consent phase. 
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5. Public Welfare Mandates: The 3-30-300 Green Guarantee 

Green space is no longer an aesthetic luxury; it is a "Green Utility" and a mandatory public health 
requirement. You must treat soil as infrastructure, not decoration. 

The 3-30-300 Technical Mandate: 

• 3 Trees: Every home, school, and workplace must have at least 3 visible trees in its line of 
sight. 

• 30% Canopy: Every neighbourhood must achieve 30% canopy cover via "connected soil 
volumes." 

• 300 Meters: Maximum walking distance to a high-quality park or green space. 

The Fiscal ROI of Nature Investors should be directed to the clear fiscal logic of this mandate. 
Treating soil as infrastructure creates "Sponge Cities" that reduce impermeable surfaces by 90%. 
This results in: 

• 50% CAPEX savings on "Grey Assets" (pipes and pumps). 

• 1:3 Tree Maintenance ROI (long-term asset appreciation). 

• 1:18 Social ROI (Health) through reduced public healthcare costs and attention restoration. 

The Biophilic Guarantee for Developers: 

• Soil Integration: You must implement "connected soil volumes" to support canopy growth. 

• Visual Connectivity: Site layouts must guarantee the 3-tree line-of-sight for every unit. 

• Proximity Audits: Site selection must be verified against the 300m accessibility standard. 

 

6. The Red Line Policy: Mandatory Hazard Avoidance 

The "Red Line" policy prioritizes physical safety over land ownership. The state utilizes a Mandatory 
Risk Matrix to ensure we do not build in harm’s way. 

The Top-Left Risk Quadrant Development is "Prohibited in Principle" in the "Top-Left Risk 
Quadrant"—Very High-Risk zones such as flood plains and coastal erosion areas. This is based on a 
100-year climate change horizon, specifically looking toward the Year 2126. 

Residual Risk Modelling Compliance requires modelling for "Residual Risk"—the eventual and 
inevitable failure of sea walls, pumps, and human-made defences. Safety is baked into the zoning 
map, not added as a mitigation afterthought. 

Site Selection Compliance Checklist: 

• [] 100-Year Horizon: Site is outside "Very High Risk" zones for the Year 2126. 

• [] Mandatory Risk Matrix: Site avoids the Top-Left Risk Quadrant for seismic, flood, and 
erosion. 



 

Page 63 of 171 
 

• [] Residual Risk Modelling: Engineering verification of safety in the event of seawall or 
defence failure. 

• [] Use Eligibility: Zero high-density residential/commercial uses proposed in identified 
hazard areas. 

 

7. Economic Defence: The Newcomer Principle 

To protect the "Economic Engines" (ports, rail, and heavy industry) from "reverse sensitivity," the Bill 
adopts the Newcomer Principle. The "Agent of Change" bears the mandatory cost of mitigation. 

The Invisible Shield This principle prevents new residents from curtailing the 24/7 operations of 
essential national infrastructure. If you build housing in proximity to these engines, you bear the 
burden of protecting your residents from the pre-existing environment. 

Comparison of Mitigation Liability: 

• Scenario A: Housing near Industry: The Developer pays for internal quiet via mandatory 
acoustic glazing and mechanical ventilation. The Industry/Port continues 24/7 operations. 

• Scenario B: Lifestyle near Farm: The Resident pays for mandatory buffer zones and air 
filters. The Farm continues operations without threat of noise or spray complaints. 

 

8. Implementation Workflow: City Planning Projects (CPP) 

The transition from "Future Urban" land to "Live Zoning" is an engineering project managed through a 
chronological five-phase workflow: 

1. Phase 1: Designation: UPA status is applied to the land as a growth reservoir. 

2. Phase 2: Freeze: "Scheduling Areas" are designated to implement speculation freezes, 
securing land for infrastructure before price inflation occurs. 

3. Phase 3: Land Readjustment: Property boundaries are reorganized to align with the urban 
grid and utility corridors. 

4. Phase 4: Infrastructure Build: Priority implementation of "pipes before people" (sewage, 
streets, transit). 

5. Phase 5: Unlock: Land is opened for private construction and high-density "As-of-Right" 
development. 

The Administrative Funnel Under the Section 14 Mandate, projects that adhere to the NSZ codes 
enter a funnel that liquidates subjectivity. Planners are legally required to ignore the following: 

• Private views 

• Aesthetic "Character" 

• Social status of residents 
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• Trade competition 

The Triple ROI of the Aotearoa Planning Bill 2025: 

• 01. Legal Certainty: Via the administrative funnel and objective adherence. 

• 02. Economic Scale: Via universal codes and National Standardised Zones. 

• 03. Long-term Resilience: Via Green Utility and Red Line hazard avoidance. 

Under this new Operating System, success is a matter of mathematical adherence to public welfare 
standards. Compliant projects gain "Permitted Activity" status, providing the fastest and most 
certain pathway to development success. 
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GLOSSARY: The Growth Management Glossary: Mastering the Art of 
Urban Control 
 

1. Introduction: The Strategy of Containment 

Urban growth management is not a passive observation of development; it is a mandated 
architectural containment framework designed to win the battle against urban sprawl. Sprawl 
represents the indefinite, inefficient expansion of city limits into vital natural and agricultural 
systems. To prevent this, we utilize a strategy of systematic urbanization within a defined 10-year 
growth horizon. 

This framework operates through the structural metaphor of "Dam Walls" and "Growth Reservoirs." 
By establishing "dam walls" (zones of restriction), we halt the "leakage" of suburban spread. To 
ensure these walls do not breach under the pressure of population demand, we engineer "growth 
reservoirs"—zones specifically designated to absorb and organize that pressure through high-
intensity development. 

The Big Idea: The core mission of urban containment is to replace the physical viability of sprawl 
with systematic urbanization. By utilizing a decadal boundary (the 10-year horizon), planners 
designate exactly where growth is preferred and where expansion is strictly contained to protect the 
regional "economic engine" and natural resources. 

This containment is physically manifest through a binary zoning system that dictates the flow of 
people and resources. 

 

2. The Dual-Zone System: UPAs vs. UCAs 

The primary mechanism of containment is the division of land into Urbanisation Promoting Areas 
(UPAs) and Urbanisation Control Areas (UCAs). These function as a single, integrated system 
where the capacity of one zone dictates the defence of the other. 

Criteria Urbanisation Promoting Areas (UPA) Urbanisation Control Areas (UCA) 

Core Purpose Designated "growth reservoirs" for 
systematic decadal urbanization. 

"Dam walls" against sprawl; 
preservation of non-urban land. 

Infrastructure 
Priority 

High Priority: Mandated 
infrastructure-first strategy. 

Low Priority: Strategic de-
prioritization to impede 
development. 

Minimum 
Density 

Defined by the Density Follows 
Frequency principle. 

Zero (controlled urbanization): No 
density floor allowed. 

Primary 
Mechanism 

Active Concentration: Forcing 
development into planned hubs. 

Passive Prevention: Urbanization is 
prohibited in principle. 

 

The "So What?" The UPA serves as a pressure release valve. Without these designated growth 
reservoirs, the "Dam Walls" of the UCA would eventually breach due to unchecked market demand. 
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By concentrating growth in the UPA, we internalize the environmental and social costs of expansion 
while protecting the city's periphery. 

Once these zones are established, the city determines which specific services will function as the 
valves for development. 

 

3. Infrastructure-First Prioritization & The 10-Year Horizon 

In modern urban systems, sewage systems and streets are more than utilities; they are 
instruments of control. In this "Infrastructure-First" model, the strategic withholding or provision of 
mandated services determines the viability of any project. 

1. Temporal Designation (The 10-Year Boundary): The growth horizon sets a decadal spatial 
limit. Only land within this boundary is eligible for "systematic urbanization," preventing 
"leapfrog" development. 

2. Capital Injection (Mandating Services in UPAs): Within UPAs, the implementation of 
sewage and street projects is mandated and prioritized. This front-loads the investment 
required for high-density living, making the reservoir attractive to developers. 

3. Physical Deterrence (Strategic Withholding in UCAs): In UCAs, these essential services 
are assigned "low priority." By strategically withholding sewage and road infrastructure, the 
city creates a physical barrier that makes large-scale development impossible, ensuring 
these areas remain prohibited in principle. 

The physical infrastructure provides the capacity, but the logic of density determines how many 
people will utilize it. 

 

4. The Density Follows Frequency Principle 

To maximize the efficiency of the growth reservoirs, land use must align with transit capacity. The 
Density Follows Frequency principle ensures that the highest number of residents have the 
greatest number of movement options. 

• Category 1 (Spine) Transit Corridors: High-intensity mixed-use frontages along rapid transit 
spines. These require a mandatory minimum of six storeys. 

• Category 2 (Primary) Transit Corridors: Mixed-use buildings along frequent bus routes. 
These require a mandatory minimum of three storeys. 

• Quasi-residential Nuance: In areas zoned for residential harmony with vehicle facilities 
(Quasi-residential), if the site is transit-adjacent, the three-storey minimum mandate 
remains in full effect. 

The Benefit: By linking density to transit frequency, we ensure that high-capacity infrastructure is 
never "stranded." This concentrates populations where transit is a viable alternative to car 
ownership, reducing the overall footprint of the urban system. 
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While the city centre densifies, we must apply equally rigorous rules to the rural edge where conflicts 
frequently arise. 

 

5. Protecting the Rural Fringe & The Newcomer Principle 

At the urban-rural interface, the zoning framework pivots from promoting growth to protecting the 
"Economic Engine" of the region. This is achieved by restricting "lifestyle" residential encroachment. 

Rural Zone Permitted Uses Prohibited / Discouraged Building Limits 

Rural-
Production 

Large-scale farming, 
horticulture, and 
viticulture. 

Prohibited: Lifestyle blocks; 
Extractive Industries 
(mining/quarrying). 

N/A (Coverage 
related to 
agriculture). 

Rural-Mixed Small-scale farming 
and rural tourism. 

Discouraged: Lifestyle blocks. Maximum 500 
sq.m. building 
footprint. 

Rural 
Residential 

Housing strictly tied to 
agricultural 
promotion. 

General suburban residential 
development. 

Maximum 500 
sq.m. site / low-
rise. 

 

Pro-Tip: The Newcomer Principle Formally known as Reverse Sensitivity, this principle dictates 
that the party introducing a change (the "newcomer") bears the full financial and regulatory cost of 
environmental mitigation. If a residential developer builds near an industrial hub or farm, they must 
pay for acoustic glazing and mechanical ventilation. This ensures the existing "Economic Engine" 
(farms or factories) is not burdened by noise or dust complaints from new residents. 

The "So What?" The Newcomer Principle acts as a deliberate financial deterrent. It ensures that 
residential sprawl cannot "bully" productive agricultural land out of existence by internalizing the 
costs of living near working landscapes. 

The final layer of the framework focuses on the non-negotiable standards of safety and human 
health. 

 

6. The Human & Environmental Standard: 3-30-300 and the Red Line 

To ensure that high-density living is healthy and resilient, we enforce a "floor" of quality-of-life 
metrics that are non-negotiable public health mandates. 

• The 3-30-300 Rule: Every citizen is guaranteed: 

o 3 visible trees from their dwelling. 

o 30% tree canopy cover in their immediate neighbourhood. 

o 300 meters maximum distance to high-quality public green space. 

The Red Line Policy is a mandatory prohibition of construction in high-risk environmental zones. 
This specifically targets the "Top-Left Risk Quadrant," including all land within the 10-year climate 
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hazard horizon. Building in these zones is prohibited in principle to prevent predictable disasters 
and protect the public from environmental volatility. 

The "So What?" These standards ensure that densification does not come at the expense of human 
health or safety. They provide a baseline for urban liveability that remains constant regardless of a 
zone's intensity. 

 

7. Summary Reference Table 

Concept One-Sentence Definition Primary Impact on the Citizen 

UCA (Control 
Area) 

A zone where urbanization is 
prohibited in principle to preserve 
non-urban land. 

Barrier: Prohibits dangerous and 
inefficient suburban construction. 

UPA (Promoting 
Area) 

Designated growth reservoirs 
designed for systematic decadal 
urbanization. 

Guarantee: Provides clear, serviced 
areas for new housing and industry. 

Density Follows 
Frequency 

The mandate that building heights 
must align with transit capacity. 

Guarantee: Ensures transit-adjacent 
residents can live without car 
dependency. 

Newcomer 
Principle 

The rule of Reverse Sensitivity where 
new residents pay for environmental 
mitigation. 

Barrier: Protects local jobs and the 
agricultural economic engine from 
complaints. 

3-30-300 Rule A non-negotiable health metric for 
trees, canopy, and park proximity. 

Guarantee: Mandates access to 
nature even in high-density urban 
cores. 

Red Line Policy A mandatory "no-go" boundary for 
construction in high-risk climate 
zones. 

Barrier: Prevents construction in the 
Top-Left Risk Quadrant to ensure 
safety. 

 

This cohesive strategy ensures that the modern city is not merely a collection of buildings, but a high-
performance system designed for efficiency, resilience, and human health. 
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City Planning Project Urbanization Sequences post Urban 
Promotion Areas 

 

Overview of the City Planning Projects (CPP) mechanisms inside an Urban 
Promotion Area (UPA) 
 

Based on the Aotearoa Planning Bill 2025, City Planning Projects function as the "operational 
muscle" of the urban growth system. While zoning defines the rules ("DNA"), City Planning Projects 
are the mandatory executive mechanisms used to physically transition land from rural "Future 
Urban" status into fully serviced Urbanisation Promoting Areas (UPA)  

These projects are designed to ensure that large-scale expansion occurs systematically rather than 
through ad-hoc subdivision, strictly enforcing the "Infrastructure First" mandate. 

 

1. Core Purpose: The Transition Mechanism 

City Planning Projects are the statutory vehicle for moving land across the "Urban Dam" wall. Land 
cannot simply drift from a rural classification to an urban one; it must undergo a formal City Planning 
Project to unlock development rights. 

• The Trigger: A project is "kicked off" when a specific area is designated to move from "Future 
Urban" to the UPA (the growth reservoir). 

• The Goal: To replace "chaotic sprawl" with cohesive, master-planned communities where 
the public skeleton (roads and pipes) is built before private houses. 

 

2. Strategic Tools: Controlling Speculation and Geometry 

These projects utilize two critical powers to prevent the market distortions that plagued previous 
systems: 

• Scheduling Areas (The Anti-Speculation Tool): To prevent "abnormally high land prices," 
councils designate Scheduling Areas early in the process. This mechanism allows authorities 
to secure land for large-scale infrastructure and facilities at pre-development values before 
the official rezoning announcement spikes the price. This "freezes" speculation and ensures 
public funds are spent on construction rather than inflated land acquisition. 

• Land Planning Arrangement (Land Readjustment): This process reorganizes irregular 
property boundaries to fit a functional urban grid. Instead of building around existing crooked 
farm fences, the project pools the land, installs the necessary street and utility grid, and then 
returns the remaining plots to the original owners. While the owners get back less total land 
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area, the value of their plots increases significantly because they are now fully serviced 
urban lots. 

 

3. Types of City Planning Projects 

The framework defines specific project categories to handle different types of development: 

1. New Residential Area Development Projects: For creating entirely new neighbourhoods. 

2. Industrial Estate Development Projects: Securing land specifically for economic hubs. 

3. New City Foundation Management Projects: For large-scale greenfield city creation. 

4. Land Planning Arrangement Projects: The mechanism for realigning property boundaries 
(Readjustment). 

5. Urban Area Redevelopment Projects: For intensifying existing brownfield areas. 

6. Residential Area Management Projects: Managing existing housing stocks. 

 

4. The Execution Workflow 

The transition of land follows a strict chronological sequence to ensure "Pipes before People": 

1. Designation: Land is identified as part of the 10-year growth reservoir (UPA). 

2. Freeze: "Scheduling Areas" are applied to freeze speculation and secure infrastructure 
corridors. 

3. Land Readjustment: Boundaries are reorganized to align with the new urban grid. 

4. Infrastructure Build: The state builds the "skeleton" (sewage, streets, transit). 

5. Unlock: Only after the infrastructure is secure is the land opened for private construction 
("the skin"). 
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Implementing the Urban Dam Mechanisms of City Growth 
 

Based on the Aotearoa Planning Bill 2025, City Planning Projects function as the "operational 
muscle" or statutory vehicle used to physically and legally transition land from a rural "Future Urban" 
status into a fully serviced Urbanisation Promoting Area (UPA). 

They do not just "decide" boundaries in a theoretical sense; they execute the transition of the 
boundary through a strict engineering and legal process designed to prevent speculative sprawl. 

 

Here is how City Planning Projects determine and finalize new urban boundaries: 

1. The Trigger: Implementing the "Urban Dam" 

The high-level decision of where the city should grow is made in the Regional Spatial Plan, which 
draws the "Urban Dam" line between the Urbanisation Promoting Area (UPA) and the Urbanisation 
Control Area (UCA). 

• The Function: City Planning Projects are the mandatory mechanism required to move land 
across this line. Land cannot simply drift from rural to urban; it must undergo a formal project 
to unlock development rights. 

• The Horizon: These projects are triggered when land is identified for systematic urbanization 
within a 10-year growth horizon, acting as a "reservoir" for the city's expansion. 

 

2. The "Freeze" Mechanism: Scheduling Areas 

A critical step in deciding the new boundary is ensuring the land is affordable for infrastructure 
before it is rezoned. 

• Scheduling Areas: To prevent "abnormally high land prices," the government designates 
Scheduling Areas early in the project kick-off phase. 

• Anti-Speculation: This designation "freezes" speculation by securing land for large-scale 
infrastructure (roads, parks, sewage) at its pre-development value before the official 
rezoning announcement spikes the price. This ensures the new boundary is defined by actual 
infrastructure capacity, not speculator interest. 

 

3. The Geometry Check: Land Readjustment 

New boundaries often clash with old rural property lines (e.g., irregular farm fences). City Planning 
Projects use Land Planning Arrangement Projects (Land Readjustment) to fix this: 

• Pooling: Irregular rural plots are legally "pooled" together. 

• Re-Plotting: The government re-draws the property lines to fit a rational urban grid with 
streets and utilities. 
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• The Swap: Landowners contribute a portion of their land for public infrastructure 
(streets/parks) and receive back a smaller, fully serviced urban plot. This ensures the new 
urban boundary is geometrically functional, not just a line on a map. 

 

4. The "Infrastructure First" Sequence 

The final determination of the boundary is physical, not just legal. The project follows a strict 
chronological sequence to ensure "Pipes before People": 

1. Designation: Land is flagged as a future growth reservoir (UPA). 

2. Freeze: Scheduling Areas lock in infrastructure corridors. 

3. Readjustment: Property boundaries are reorganized. 

4. Build: The state constructs the "skeleton" (transit, sewage, streets). 

5. Unlock: Only after the infrastructure is operational is the land formally released for private 
construction. 

 

In summary, City Planning Projects decide new boundaries by acting as the gateway. They convert a 
"paper boundary" (the Spatial Plan) into a "physical boundary" (the serviced UPA) by freezing 
speculation, reorganizing land titles, and building the necessary infrastructure skeleton before 
allowing any houses to be built. 
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The Six City Planning Project Types 
 

Based on the Aotearoa Planning Bill 2025 framework, City Planning Projects are categorized into 
specific types designed to manage different aspects of urban expansion and renewal. These projects 
act as the "operational muscle" that physically transforms land from a rural state (Future Urban) to a 
serviced urban state (Urbanisation Promoting Area). 

 

The framework identifies six primary types of Urban Area Development Projects, along with 
supporting infrastructure and scheduling mechanisms: 

1. Urban Area Development Projects 

These are the core mechanisms for building the city's physical form. 

• New Residential Area Development Projects: Dedicated to the creation of entirely new 
residential neighbourhoods on greenfield land. 

• Industrial Estate Development Projects: Specific projects designed to secure and develop 
land for "Economic Engines," ensuring industrial hubs have the necessary logistics and 
buffers. 

• New City Foundation Management Projects: Large-scale undertakings for establishing the 
foundations of major new cities or significant satellite expansions. 

• Land Planning Arrangement Projects (Land Readjustment): The critical mechanism for 
"pooling and re-plotting" land. This project type reorganizes irregular rural boundaries (like 
farm fences) into a functional urban grid with streets and parks before private development 
begins. 

• Urban Area Redevelopment Projects: Focused on the intensification and renewal of 
existing brownfield areas, often upgrading low-density suburbs to higher density uses. 

• Residential Area Management Projects: Projects aimed at managing, upgrading, or 
retrofitting existing residential housing stocks. 

 

2. Urban Infrastructure Projects 

These projects run alongside development to ensure the "Pipes before People" mandate is met. 
They are categorized by scale and function: 

• Residential Infrastructure: For subdivision developments exceeding 20 hectares. 

• Government Office Infrastructure: Developing precincts for civic administration. 

• Distribution Business Districts: Securing land for logistics and supply chains. 
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3. Scheduling Areas (The Anti-Speculation Tool) 

While not "construction" projects, these are specific statutory planning projects used to freeze land 
prices and secure space for public needs before the market inflates values. 

• New Residential / Industrial Scheduling Areas: Designated early to lock in land for future 
housing or industry at pre-development prices. 

• Public Infrastructure Scheduling Areas: Securing corridors for transit, roads, and utilities to 
prevent private speculation from blocking essential services. 

 

These distinct project types ensure that urban growth is not treated as a single generic process but is 
managed through specialized tools tailored to whether the goal is housing, industry, infrastructure, 
or regeneration.  



 

Page 76 of 171 
 

Scheduling Areas: The Architecture of Land Price Stability 
 

Based on the provided sources, Scheduling Areas freeze land prices through a pre-emptive 
designation mechanism designed to secure land for public infrastructure at its current value before 
the market reacts to future zoning changes. 

 

Here is how the process works to stop speculation: 

1. The Pre-Emptive Strike (Early Designation) 

Normally, when a city announces plans to rezone rural land for urban use, speculators rush in to buy 
the land, driving prices up ("abnormally high land prices") before the government can acquire what it 
needs for roads and pipes. 

• The Fix: Authorities designate Scheduling Areas early in the planning process, specifically 
during the "City Planning Project" kick-off phase. This occurs before the land is officially 
unlocked as a live "Urbanisation Promoting Area" (UPA). 

 

2. Securing Pre-Development Values 

By designating these areas early, the government effectively "locks in" or secures the land for large-
scale infrastructure and public facilities at its pre-development value (often its rural price) rather 
than its potential future urban price. 

• The Result: This prevents private speculators from inflating land acquisition costs. It ensures 
that public funds are spent on actual construction (concrete and pipes) rather than paying 
off land bankers who simply held the land while the price spiked. 

 

3. Killing the "Hope Value" 

The designation sends a clear signal to the market that specific parcels are reserved for public utility 
(streets, sewage, large-scale facilities) and will not be available for private windfall profits. This 
"freezes expectations," removing the incentive for speculators to buy that land in hopes of holding 
the city hostage for a massive payout later. 

 

4. Application 

This tool is specifically used for large-scale needs, including: 

• Public Infrastructure: Securing corridors for transit and utilities. 

• New Residential/Industrial Projects: Ensuring land is available for large-scale master-
planned communities or industrial estates without the cost burden of inflated land prices. 
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In summary, Scheduling Areas act as an anti-speculation lock, allowing the state to build the 
necessary "skeleton" of the city without being bankrupted by the rising cost of the land itself. 
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The Blueprint for Land Planning Arrangement Projects 
 

Based on the Aotearoa Planning Bill 2025 and associated frameworks, Land Readjustment (formally 
titled Land Planning Arrangement Projects) physically reorganizes irregular rural property lines 
through a "pooling and re-plotting" process. This mechanism is designed to convert "muddy cow 
paddocks" with agricultural boundaries into a functional, serviced urban grid without requiring the 
state to buy out every landowner. 

 

The physical reorganization follows this specific four-step process: 

1. The "Pooling" Phase (Erasing the Lines) 

The process begins by addressing the "impractical shapes" of rural land, which are often defined by 
historic farm fences, creek beds, or long thin strips that are unsuitable for city blocks. 

• Action: Instead of dealing with plots individually, the project pools multiple irregular parcels 
together into "one big pot of land". 

• Effect: Conceptually, the original property lines are erased, allowing planners to treat the 
area as a single blank canvas 4. 

 

2. The Infrastructure Overlay (Drawing the Grid) 

Once the land is pooled, the government or cooperative designs a rational, efficient urban grid over 
the top of the area. 

• Action: Planners map out the necessary public infrastructure—specifically streets, parks, 
sewage lines, and utility corridors—prioritizing the "public skeleton" over private boundaries. 

• Result: This ensures the new neighbourhood has a cohesive circulatory system rather than a 
disconnected maze of cul-de-sacs. 

 

3. The Land Contribution (Shrinking the Plot) 

To make physical space for these new roads and parks, the original landowners must make a 
"contribution." 

• The Trade: Landowners typically contribute a percentage of their total land area (e.g., 30%) 
to the project. This contributed land becomes the public streets and reserves. 

• Physical Consequence: The landowner accepts that they will receive back less total 
acreage than they put in. 
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4. The "Re-Plotting" (Returning the Land) 

The final step is returning ownership to the original holders, but in a new physical configuration. 

• The Swap: The landowner receives a "re-plotted" parcel. Instead of a crooked rural shape, 
they get a square or rectangular lot that fits perfectly into the new urban grid. 

• The Upgrade: This new plot is fully serviced (sewage, water, fibre) and sits on a paved street. 
While the quantity of land is smaller, the quality and financial value are significantly higher—
potentially 10 times the value of the original unserviced block—because it is now "shovel-
ready" for high-density development. 

 

This process turns existing landowners into partners rather than obstacles, allowing the city to 
secure the land for the "skeleton" (infrastructure) without paying inflated costs for acquisition. 
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Wealth from the Grid: The Land Readjustment Framework 
Based on the Aotearoa Planning Bill 2025 framework, Land Readjustment (also referred to as Land 
Planning Arrangement Projects) creates a scenario of "equity preservation" where property owners 
trade land quantity for massive value quality. 

 

Here is how Land Readjustment benefits property owners during City Planning Projects: 

1. The Trade-Off: Quantity for Quality 

In a typical City Planning Project, irregular rural plots (often shaped by historic farm creeks or fences) 
are pooled together. The government or cooperative re-draws the property lines to create a rational 
urban grid with streets, parks, and utility corridors. 

• The Contribution: Property owners typically contribute a portion of their land (e.g., 30%) to 
the project to make space for public infrastructure like roads and reserves. 

• The Return: In exchange, they receive back a smaller plot, but one that has been "re-plotted" 
to fit the new urban grid. 

 

2. Massive Value Uplift 

The primary benefit to the owner is a significant increase in asset value, often described as the 
"Value Uplift." 

• From Paddock to Plot: The original land was priced as "muddy cow paddock" or raw rural 
land. The returned land is fully serviced (sewage, water, fibre), sits on a paved street, and is 
legally zoned within the Urbanisation Promoting Area (UPA) for high-density development. 

• The Multiplier: Sources suggest that the smaller, fully serviced urban lot is worth 
significantly more—potentially 10 times the value of the original larger, unserviced block. 

 

3. Avoiding "Hold-Out" Paralysis 

Without readjustment, developers often have to buy out farms one by one, leading to holdouts and 
disjointed subdivisions. Land Readjustment turns existing landowners into partners rather than 
obstacles. They retain ownership of the land through the transition, capturing the windfall of 
urbanization themselves rather than selling out early to a speculator. 

 

4. Infrastructure "As-of-Right" 

Because the process runs in parallel with the "Infrastructure First" mandate of the UPA, owners do 
not have to fight for utility connections. The "skeleton" of the city (pipes and roads) is built as part of 
the readjustment process, ensuring the returned plots are immediately ready for construction 
("shovel-ready"). 



 

Page 81 of 171 
 

 

In summary, Land Readjustment allows property owners to swap a large, low-value rural asset for a 
high-value, high-density urban asset without requiring them to pay cash for the infrastructure 
upgrades.   
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ZONING REFORM CONTEXT: Technical Zoning Manual 

 

Integrated Framework for Sustainable Urban Growth 
 

1. Strategic Urban Governance: The UPA and UCA Framework 

We operationalize the spatial containment strategy through a dual-zone system designed to enforce 
rigorous spatial discipline. By bifurcating the landscape into Urbanisation Promoting Areas (UPAs) 
and Urbanisation Control Areas (UCAs), the regulatory framework prevents the economic and 
environmental externalities of urban sprawl while facilitating a structured, systematic expansion of 
the metropolitan form. This system ensures that growth is not an accidental byproduct of market 
pressure but a directed flow into high-capacity "growth reservoirs." 

The governance framework relies on a binary prioritization of capital expenditure, contrasting 
"Infrastructure-First" mandates in growth zones with "Low Priority" status in preservation zones: 

• Urbanisation Promoting Areas (UPAs): Function as designated growth reservoirs. These 
areas receive priority state funding for sewage and street projects to enable systematic 
urbanization. 

• Urbanisation Control Areas (UCAs): Function as legal and physical "dam walls" against 
sprawl. Urbanization is prohibited in principle, and the lack of infrastructure investment acts 
as a deterrent to maintain the integrity of non-urban land. 

This structural divide establishes the spatial logic required for the temporal mechanics of our 
decadal planning horizon, ensuring development remains synchronized with the state’s fiscal 
capacity. 

 

2. Temporal Dynamics: The 10-Year Growth Horizon and Infrastructure Mandates 

Time-bound planning is the primary defence against indefinite urban encroachment. By imposing a 
10-year growth horizon on Urbanisation Promoting Areas (UPAs), we replace speculative 
development with "systematic urbanization." This temporal boundary ensures that land is only 
brought into the urban fabric when it can be fully serviced, maintaining the balance between 
population growth and municipal infrastructure capacity. 

We enforce this through an "Infrastructure-First" prioritization strategy. All UPAs must have sewage 
and street projects fully established or scheduled for completion within the 10-year horizon. This 
mandate eliminates the risk of "infrastructure lag," where residential density precedes essential 
services. 

Furthermore, we employ the "Density Follows Frequency" principle to align land-use intensity with 
transit investment. By mandating higher densities in areas with frequent transit service, we optimize 
the utility of the "growth reservoirs" and maximize the return on public infrastructure spend. These 
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density mandates are operationalized through specific building metrics within our high-intensity 
transit corridors. 

 

3. High-Intensity Transit and Residential Development Metrics 

Category 1 and 2 High-Intensity Corridors serve as the "spine" of the urban environment, absorbing 
most of the development pressure to protect the rural and low-density periphery. These zones are 
governed by rigid design typologies to ensure a cohesive urban form. 

High-Intensity Development Matrix 

Zone Category Design Typology Minimum 
Density 
Mandate 

Key Building 
Control Metrics 

Permitted 
Commercial Uses 

Category 1 
(Spine) Transit 
Corridor 

Hard shell / Soft 
core; Perimeter 
block solution 

6 storeys High-intensity 
mixed-use frontage; 
Hard shell / Soft 
core design 

High-intensity mixed-
use frontage along 
rapid transit spines 

Category 2 
(Primary) 
Transit 
Corridor 

Hard shell / Soft 
core; Connected 
soil volumes 

3 storeys Connected soil 
volumes for trees; 
30km/h speed limit 

Mixed-use buildings 
along frequent bus 
routes 

Category II 
Mid/High-rise 
Residential 

N/A 6 storeys (if 
transit-
adjacent) 

Floor-space ratio 
(FSR); Height 
limitation; Shadow 
area limitation 

Hospitals; 
Universities; 
Shops/Offices up to 
1,500 sq.m. 

Category I 
Mid/High-rise 
Residential 

N/A 3 storeys (if 
transit-
adjacent) 

FSR of road; 
Diagonal line 
limitation 

Hospitals; 
Universities; 
Shops/Offices up to 
500 sq.m. 

 

For Mid/High-rise residential environments, we distinguish between Category I and II to manage 
urban bulk. Category I relies on diagonal line limitations and road-frontage FSR to preserve street-
level amenity, whereas Category II utilizes shadow area limitations and height caps to maintain light 
access in higher-density nodes. Both categories integrate essential social infrastructure, such as 
hospitals and universities, to foster complete neighbourhoods. 

Because high-intensity growth is confined to these transit spines, the regulatory focus for the urban 
fringe shifts toward preservation and restricted-growth parameters. 
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4. Low-Rise and Rural Zoning: Restricted Growth Parameters 

In low-rise and rural environments, the framework prioritizes preservation and the protection of the 
"economic engine" of agricultural production. Residential rights in these areas are conditional, not 
absolute; they exist only to support the primary function of the land. 

The Category I and II Low-rise Residential zones are strictly managed to ensure low-density 
tranquillity: 

• Regulatory Metrics: All developments are governed by strict building coverage, floor-space 
ratio (FSR), and height limitations. 

• Commercial Caps: Category II zones strictly cap shops and offices at 150 sq.m. to prevent 
commercial intrusion. 

• Institutional Integration: Elementary and junior high schools are permitted to support the 
residential core. 

The rural landscape is stratified into three categories to mitigate the risk of suburbanization: 

• Rural-Production: Reserved exclusively for large-scale farming, horticulture, and viticulture. 
Residential "lifestyle blocks" for non-farmers are prohibited. 

• Rural-Mixed: Focuses on small-scale farming and rural tourism. Residential lifestyle blocks 
are discouraged, and all buildings are subject to site coverage limits and a 500 sq.m. 
maximum size cap. 

• Rural-Residential: Low-rise housing is permitted only if it strictly relates to agricultural 
promotion. Dwellings are limited to a maximum of 500 sq.m. on the site. 

While density is restricted in these zones, the health and environmental safety of the inhabitants are 
maintained through a standardized set of mandates applicable across the city. 

 

5. Public Health and Environmental Mandates: The 3-30-300 Rule 

To ensure psychological resilience and mitigate the urban heat island effect, we integrate specific 
public health metrics into the zoning code. This ensures that densification does not come at the cost 
of liveability. All developments within Transit Corridors, UPAs, Residential zones (Low, Mid, and High-
rise), and Industrial zones must adhere to the 3-30-300 rule: 

1. 3 Visible Trees: Every dwelling unit must have a direct line of sight to at least three trees. 

2. 30% Canopy Cover: The surrounding neighbourhood must maintain a minimum of 30% tree 
canopy coverage to regulate local microclimates. 

3. 300m Maximum Distance: Every resident must live within 300 meters of a high-quality green 
space. 

In high-intensity zones like the Category 2 Transit Corridor, this is further supported by the 
requirement for "connected soil volumes" to ensure tree survival in the urban hard-scape. These 
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health mandates are non-negotiable, and the fiscal responsibility for their implementation follows 
the principle of cost-internalization. 

 

6. Financial Mitigation: The Newcomer Principle and Reverse Sensitivity 

To protect established "economic engines"—such as industrial hubs and agricultural production—
from urban encroachment, we enforce the Newcomer Principle. This policy addresses Reverse 
Sensitivity, where new residents complain about the existing effects of industry or farming. 

Under the Newcomer Principle, the "party introducing change" bears the full financial and regulatory 
burden for environmental mitigation. The established use has the right to continue its operations 
without being penalized by the arrival of residential neighbours. 

This principle applies in the following scenarios: 

• Housing near Industrial/Exclusively Industrial Zones: Developers must provide mandatory 
acoustic glazing and mechanical ventilation. 

• Developments near Rail or Ports: Developers bear the cost of high-specification acoustic 
glazing. 

• Residential in Rural Zones: Newcomers must mitigate any impacts from dust, noise, or 
spray from active agricultural production. 

By internalizing these costs, the framework ensures that development only proceeds when the value 
of the new use exceeds the cost of protecting the existing economic fabric. 

7. Risk Management and Hazard Avoidance: The Red Line Policy 

The "Red Line" policy is the final layer of urban safety, serving as a non-negotiable mandate to avoid 
development in high-risk zones. We employ a 100-year climate horizon to ensure that today's 
infrastructure does not become tomorrow's liability. 

Hazard avoidance is mapped to specific zones based on their risk profile and intensity: 

• Mandatory Risk Matrix Avoidance: Required for Category 1 (Spine) Transit Corridors and 
Industrial/Exclusively Industrial zones. 

• Prohibited in 'Very High Risk' Zones: Applies to Category 2 (Primary) Transit Corridors, 
Category I & II Low-rise Residential, and Quasi-residential zones. 

• 100-Year Climate Horizon Avoidance: Specifically mandated for Category I Mid/High-rise 
Residential and Neighbourhood Commercial zones. 

• Prohibited in Principle (Red Line): Category II Mid/High-rise Residential is prohibited in Red 
Line high-risk zones, while Category II Low-rise Residential is prohibited in Red Line zones 
falling within the "Top-Left Risk Quadrant." 

• Strategic UPA Mandate: All developments within the Urbanisation Promoting Area must 
avoid designated Red Line hazard zones. 
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Adherence to these integrated metrics—spatial, temporal, financial, and environmental—is 
essential for legal compliance and the long-term viability of the urban environment. 
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URBAN PLANNING REFORM  
 

INTRODUCTION: The Death of the Dormitory Suburb: 5 Counter-Intuitive 
Truths About the Cities We Actually Want to Live In 
 

For decades, the standard of the "Good Life" was defined by a specific geographic isolation: the big 
lawn, the two-car garage, and the quiet cul-de-sac. Yet, for many, the reality of this model is an 
endless "river of brake lights," a perpetual hunt for parking, and the logistical absurdity of a 30-
minute drive just to grab a single item from a store. 

As a strategist, I view these frustrations not as minor inconveniences, but as a systemic failure of 
auto-centric legacy models. This design flaw generates Negative Productivity—the measurable 
economic and personal drain on time, money, and well-being. It is the hour lost in congestion that 
could have been spent with family; it is the thousands of dollars haemorrhaged into vehicle 
maintenance that could have been invested in our communities. 

The antidote is the 20-Minute Suburb. This is a shift in our urban operating system, moving from 
designing for the automobile to designing for people. It is a blueprint for retrofitting sprawl into a 
continuous urban form where daily needs are accessible within a 20-minute walk or bike ride, 
supported by first/last mile solutions like shuttles and e-scooters. To achieve this, we must 
embrace five counter-intuitive truths. 

 

1. Truth #1: The "Japanese Model" – Flipping the Regulatory Switch from "No" to "Yes”. 

The primary barrier to vibrant neighbourhoods is often the law itself. In Western "bespoke" planning 
models, zoning is a system of "permission denied" by default. Everything is banned unless a costly, 
uncertain permit is granted. 

The Japanese-inspired model flips this to "inclusion by default." By utilizing "As-of-Right" zoning, 
compatible mixed-use activities are permitted automatically if they meet standardized criteria. The 
technical mechanism here is Effects-Based Management (or Performance Zoning). 

• From Activities to Externalities: Instead of banning a "business," regulators manage 
nuisance factors like noise, smell, and vibration. 

• Engineering Coexistence: If a developer uses acoustic glazing and mechanical 
ventilation, they can mitigate the "externalities" of a transit corridor. This allows housing to 
thrive next to rail lines or cafes to exist on residential corners without bureaucratic friction. 

• The Newcomer Principle: The agent of change—the developer or entrepreneur—bears the 
cost of mitigation, providing certainty for neighbours while lowering the barrier for entry. 

"We are not erasing the suburb; we are upgrading its operating system for the 21st century. The 
tools—zoning reform, gentle density, and live-work typologies—are ready to be deployed." 
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2. Truth #2: Local Commerce Is a Math Problem (and the Magic Number is 15) 

The survival of a neighbourhood grocery store or cafe is not a matter of luck; it is a mathematical 
requirement of "rooftops." Most car-centric suburbs exist in a "Retail Wasteland" of 1–4 Dwelling 
Units per Acre (DU/AC). At this density, local businesses cannot survive without a massive influx of 
external car traffic. 

We must understand the Hierarchy of Density to ignite a local economy: 

• 15 DU/AC (The Tipping Point): This is the mandatory threshold for commercial viability. It 
provides the "critical mass" of residents required to support a grocery store, frequent transit, 
and local work hubs without car dependence. 

• 8 DU/AC (The Walkable Baseline): Achieved through "Missing Middle" housing like duplexes 
and cottage courts, this density supports social cohesion and provides the service 
population for the nearby 15 DU/AC town centre. 

• 24+ DU/AC (The Urban Standard): While cities like Paris target this higher intensity, 
suburban retrofits only need to hit the 15 DU/AC mark to transition from a "dormitory" to a 
functioning ecosystem. 

 

3. Truth #3: Your Favourite Video Game Is the Ultimate Urban Safety Net 

Urban planning is moving from static blueprints to "digital sandboxes." Using high-fidelity 
simulations (like those in Cities: Skylines), planners can treat the city as a living organism and "fail 
safely" in a virtual environment before a single brick is laid. 

These simulations reveal that unregulated intensification naturally leads to socioeconomic 
polarization, specifically "White Flight" and gentrification. By observing these emergent behaviours, 
we can validate mandatory interventions: 

• Equity by Design: Simulations prove that to prevent the urban core from becoming a gated 
community for the wealthy, planners must mandate affordable housing within the 800m–
1,200m walkable catchment of rapid transit. 

• Ensuring Access: Placing low-rent housing near these transit nodes ensures that service 
workers, the young, and the elderly retain direct access to the city’s economic engines. 

 

4. Truth #4: The "Zero-Overhead Incubator" Is Hiding in Your House 

We must stop viewing housing solely as shelter and start seeing the Live-Work Unit as a radical 
economic engine. By integrating a commercial workspace on the ground floor with a residence 
above, we create a "zero-overhead incubator" that lowers the financial risk for micro-entrepreneurs. 

This typology is essential for capturing the 20–30% hybrid workforce. 

• Activating the Daytime Economy: By providing local work hubs and live-work options, we 
transform dormant "ghost towns" into vibrant 24/7 ecosystems. 
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• Agglomeration Effects: Clustering diverse activities in proximity fosters the exchange of 
ideas and local competition, driving innovation just outside your front door. 

• Recovering "Junk Miles": The live-work model recovers the time lost to the commute, 
reinvesting that human capital back into the local economy. 

 

5. Truth #5: Architectural "Friction" Is the Antidote to the Loneliness Epidemic 

Modern suburbs prioritize private isolation, leading to a loneliness epidemic. The counter-intuitive 
solution is "positive social friction"—the intentional engineering of face-to-face interaction through 
smart design. 

• The "Green Heart": Cottage Courts cluster homes around a shared central courtyard rather 
than private driveways. Residents must cross this shared "green utility" to reach their doors, 
making daily interaction natural and unavoidable. 

• Stacked Duplexes & Intergenerational Utility: This "architecture of aging in place" uses a 
ground-floor flat configuration. It allows seniors to downsize without leaving the block, 
preserving their social networks while a younger family occupies the upper level. 

• Permeable Street Grids: By "healing the grid" with trail connections between cul-de-sacs, 
we prioritize the pedestrian over the car, creating a surveillance-rich environment where 
neighbours know one another. 

 

Conclusion: From Blueprint to Living Organism 

High-value urbanism is the integration of climate performance, economic productivity, and social 
equity. The data is undeniable: compact, mixed-use regions generate 33% less Vehicle Miles 
Travelled (VMT) and produce 6x lower GHG emissions per trip than sprawling alternatives. 

Through the Integrated Modification Methodology (IMM), we treat nature not as an ornament, but 
as "Green Utility." We measure our success through the 3-30-300 rule: 

• 3 visible trees from every residence. 

• 30% canopy cover in every neighbourhood. 

• 300 meters maximum distance to high-quality green space. 

We have the tools to replace auto-centric failure with a humane, resilient model. The transition to a 
functioning city is not a matter of technology, but of will. 

What is the one small change—a corner cafe, a trail connection, or a duplex—that would turn 
your neighbourhood into a community? 
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Bridging the Pacific: A Comparative Analysis of New Zealand’s Phase 3 
Planning Reforms and the Japanese Standardized Zoning Model 
 

1. The Strategic Pivot: From Restrictive RMA to the Planning Act 

New Zealand is currently executing a landmark pivot in urban policy, steering away from the 
"bespoke" and paralyzing complexity of the Resource Management Act (RMA) toward a standardized, 
humane framework: the proposed Planning Act. As a strategist, I view this not merely as a regulatory 
update, but as a fundamental reclamation of urban functionalism. We are moving from a system that 
treats every development as a legal exception to one that facilitates vibrant, evolving 
neighbourhoods by design. This transition is a strategic necessity to end the era of exclusionary 
zoning that has stifled our cities' economic and social potential. 

The "Case for Change" is underscored by the undeniable failure of the legacy "auto-centric" planning 
model. To maximize urban productivity and human well-being, we must address three systemic 
failures identified in the reform’s evidence base: 

• Negative Productivity: The economic haemorrhage caused by congestion and lost travel 
time, a direct symptom of the forced geographic separation of land uses. 

• Poor Physical and Human Outcomes: The proliferation of "dormitory suburbs" that lack 
local social infrastructure, leading to a "lost art" of community building and increased social 
isolation. 

• Environmental Degradation: Excessive Greenhouse Gas (GHG) emissions and bloated 
Vehicle Miles Travelled (VMT) necessitated by the absence of local amenities. 

Minister Chris Bishop has articulated the "First Pillar" of these reforms: the implementation of "Mixed 
Use as-of-right" and the mandatory intensification of transit corridors. This approach acknowledges 
that for cities to be globally competitive, they must be walkable. This strategic alignment leads us to 
the most resilient urban model in the Pacific: The Japanese blueprint. 

 

2. The Japanese Blueprint: Inclusivity and Externalities Management 

The Japanese Land Use Act of 1974 serves as the global gold standard for permissive, high-
functioning urbanism. While Western planning obsessed over the rigid segregation of life’s functions, 
Japan developed a standardized model that allows for organic evolution. 

Feature Traditional/Restrictive Model Japanese Standardized Model 

Zoning 
Philosophy 

Exclusive: Rigidly separates residential, 
commercial, and industrial uses. 

Inclusive: Inherently permits a 
compatible mix of activities in most 
zones. 

Use 
Permissibility 

Bespoke: Requires specific "spot 
zoning" or resource consents for mixed-
use. 

As-of-Right: Mixed-use is the 
default standard for the urban 
fabric. 
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Feature Traditional/Restrictive Model Japanese Standardized Model 
Conflict 
Management 

Activity-Based: Bans specific activities 
to protect "neighbourhood character." 

Effects-Based: Manages nuisance 
factors (noise, emissions) via 
technical mitigation. 

 

The Japanese model is built on "Inclusive Zoning." Unlike the Western tradition of "Exclusive Single 
Use," the Japanese system limits exclusive zones only to two specific categories: "exclusive industry" 
and certain low-density "inclusive residential" areas. This ensures that mixed-use is the "default 
standard," preventing the artificial separation of everyday needs from homes. 

Crucially, Japan employs an "Effects-Based" approach. Rather than banning an activity, the 
methodology focuses on managing "nuisance factors"—noise, vibration, or emissions. For example, 
high-density housing can coexist with rail infrastructure through mandates for acoustic glazing and 
mechanical ventilation. We are now integrating these principles into New Zealand’s "as-of-right" 
mixed-use proposals to revitalize the urban fabric. 

 

3. Mixed-Use "As-of-Right": Activating the Urban Fabric 

A central strategic pillar of the Phase 3 reforms is the removal of bureaucratic friction to allow 
neighbourhoods to evolve naturally. We must treat local amenities not as an exception to be 
litigated, but as the essential infrastructure of a "Complete Neighbourhood." 

The reforms distinguish between two scales of mixed-use activity: 

• Narrow-Range Mixed Use 

o Permitted Activities: Dairies (convenience stores), cafes, hair salons, stationery 
stores, community spaces, co-share office spaces, and real estate offices. 

o Strategic Location: Explicitly mandated for corner sites within residential and 
medium-density neighbourhoods. 

• Wide-Range Mixed Use 

o Permitted Activities: High-intensity retail, entertainment, and broad commercial 
services. 

o Strategic Location: Reserved for Metropolitan Centres, Town Centres, and City 
Centres. 

The strategic logic for activating corner sites is clear: these are the natural social hinges of a block. 
By facilitating "Third Places" on corners, we foster the face-to-face interaction required for social 
capital. Furthermore, "as-of-right" status empowers local entrepreneurs to "start out" or "up-size" 
businesses without the predatory legal costs of resource consents. This creates local economic 
resilience while the "Protection of Centres" strategy ensures that these localized amenities 
complement, rather than displace, the high-intensity commerce of major metropolitan hubs. 
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4. The "Missing Middle": The Architecture of Gentle Density 

"Gentle Density" is the strategic antidote to the dual threats of suburban sprawl and high-rise 
"overkill." Often termed the "GOAT" (Greatest of All Time) of urban design, the "Missing Middle" 
delivers the critical mass of people per hectare needed for urban functionality without triggering the 
community backlash associated with skyscrapers. It bridges the gap by maintaining a human scale 
while maximizing land-utility. 

The following typologies constitute the architecture of the Missing Middle: 

• Cottage Court 

o Configuration: Small 1–2 storey units clustered around a shared common green 
space. 

o Benefit: Combats isolation by forcing natural social friction and "reconnecting the 
lost art of community building." 

• Side-by-Side and Stacked Duplex 

o Configuration: Two homes either sharing a side wall or positioned vertically within a 
house-scaled building. 

o Benefit: Effectively "smart density," facilitating multi-generational living or "aging in 
place" for retirees. 

• Triplex and Fourplex 

o Configuration: House-scaled buildings containing three or four separate units. 

o Benefit: Delivers housing volume compatible with typical residential lots without the 
"scary" profile of high-rises. 

• Six plex and Eightplex 

o Configuration: Slightly larger buildings that maintain a residential footprint. 

o Benefit: Supports the critical mass of residents required for neighbourhood 
walkability and social cohesion. 

• Courtyard Building 

o Configuration: Multi-unit buildings designed around a central, shared internal 
courtyard. 

o Benefit: Directly integrates nature to cool the microclimate while supporting high-
density social connection. 

• Townhouse 

o Configuration: Row housing sharing side walls with direct street entrances. 

o Benefit: Fosters a strong connection to the public realm and street-level vibrancy. 
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• Live/Work Unit 

o Configuration: Ground-floor commercial workspace with a residence above. 

o Benefit: Activates the street level and eliminates commutes, fostering local 
economic resilience for entrepreneurs. 

This "Universal Housing" spectrum supports heterogenous demographics—young families, singles, 
and the elderly—living in one cohesive environment. It achieves "Smart Density" by preserving 
daylight and air quality, ensuring that intensification improves rather than compromises the human 
experience. 

 

5. Transit-Oriented Development (TOD) and Walkable Catchments 

The Phase 3 reforms strictly enforce a hierarchy that matches building intensity to transport capacity. 
This is critical to mitigating the "negative productivity" of car-dependent sprawl. We must align 
development with the New Zealand Transport Agency’s One Network Framework (ONF) to ensure 
infrastructure and density are in lockstep. 

Corridor Category ONF Classification 
Required Storey 
Height 

Category 1 (Spine) 
Strategically significant corridors where many services 
merge. 

Minimum 6+ Storeys 

Category 2 
(Primary) 

Strategic corridors with frequent services throughout the 
week. 

Minimum 3+ Storeys 

To maximize the utility of these corridors, the reforms propose "as walked" intensification 
catchments. Two options are being evaluated: 

• Option 1: 1,200m from city centres, 800m from metropolitan centres/rapid transit, and 400m 
from key corridors. 

• Option 2: 1,500m from city centres, 1,200m from metropolitan centres/rapid transit, and 
600m from key corridors. 

From a strategic standpoint, Option 2 is the superior choice. Expanding the catchment maximize the 
"non-car alternative" utility and ensures the highest ROI on public transport infrastructure. Integrated 
Modification Methodology (IMM) research confirms that such TOD catchments can reduce vehicle 
emissions by up to 80% and generate six times lower GHG emissions per trip compared to sprawling 
areas. 

 

6. Humane Planning: Integrated Modification Methodology (IMM) and Health 

The Integrated Modification Methodology (IMM) is not merely an aesthetic choice; it is a rigorous 
architectural strategy for "Smart Density." By integrating "Green Utility" directly into the built 
environment, we mitigate the urban heat island effect and foster social resilience. 
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A key component of these standardized zones is the 3-30-300 Rule, implemented as a public health 
mandate: 

• Three visible trees from every dwelling. 

• Thirty percent tree canopy cover in every neighbourhood. 

• 300m maximum distance to high-quality green space. 

IMM leverages green courtyards and permeable street grids to support biodiversity and active 
travel. These elements create microclimates that provide cooling and shading, which are critical for 
urban health and resilience. Furthermore, this model acts as an antidote to loneliness. By activating 
corner sites and creating communal "Third Places," we reconnect the lost art of community building, 
transforming cities from collections of buildings into cohesive social organisms. 

 

7. Conclusion: The Future of the Aotearoa Urban Form 

Adopting the Japanese standardized model is a strategic necessity to ensure New Zealand’s cities 
are productive, sustainable, and humane. By ending our reliance on exclusionary, car-centric zoning, 
the Phase 3 reforms provide the blueprint for 21st-century resilience. 

The four critical takeaways of this reform are: 

1. Standardization: Replacing "bespoke" rules with predictable zones to reduce bureaucratic 
friction. 

2. Inclusivity: Shifting to inclusive zones where residential, commercial, and community 
activities coexist by default. 

3. Productivity: Driving innovation by concentrating density around high-frequency transit and 
removing barriers for small businesses. 

4. Well-being: Mandating "Green Utility" and walkable blocks to combat isolation and improve 
public health. 

By 2027, this transition will be definitive: we are moving from fragmented "dormitory suburbs" to 
"Complete Neighbourhoods." This evolution ensures that for all residents—young, old, and 
families—everyday life finally happens just outside their door. # Bridging the Pacific: A Comparative 
Analysis of New Zealand’s Phase 3 Planning Reforms and the Japanese Standardized Zoning Model 
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URBAN HEALTH: The Resilient Habitat: A Guide to Restorative Urbanism 
 

1. Introduction: From Grey Inertia to Biological Utility 

The transition from the legacy Resource Management Act to the Aotearoa Planning Bill 2025 
represents more than a regulatory shift; it is a total transplant of urban DNA. We are effectively 
"flashing the BIOS" of our cities to liquidate Grey Inertia—a compounding fiscal and social cancer of 
asphalt deserts, depreciating pipe networks, and car-centric sprawl. By moving from a "Culture of 
Permission" to a "Culture of Adherence," we treat the built environment as a performance-based 
biological habitat. 

In this paradigm, high-cost medical facilities are recognized as indicators of urban planning failure. 
They represent the sirens of a system that has engineered chronic stress and physical inactivity into 
the daily lives of citizens. To rectify this, the Section 14 Mandate legally requires planners to escape 
the "Nitpicking Trap," forcing them to ignore subjective minutiae—such as private views, aesthetic 
"character," or the social status of future residents—to prioritize collective biological utility. 

The Resilient Habitat Equation 

Science (3-30-300) + Tool (The Planning Funnel) + Limit (Hazard Avoidance) = The Resilient Habitat 

This restorative approach treats nature as a functional infrastructure, beginning with the 
fundamental requirement of the human brain for restorative stimuli. 

 

2. The Science of the Urban Mind: Attention Restoration Theory (ART) 

High-density urban living traditionally demands Directed Attention—the exhausting cognitive effort 
required to filter out noise, navigate traffic, and manage complex social crowds. When this finite 
resource is depleted, residents suffer from "cognitive fatigue," manifesting as irritability, elevated 
stress markers, and burnout. 

Attention Restoration Theory (ART) serves as our scientific blueprint for recovery. It identifies "Soft 
Fascination"—the effortless engagement with natural patterns like moving leaves, clouds, or 
water—as the biological antidote to urban friction. 

Directed Attention (Friction) Soft Fascination (Restoration) 

Causes: Urban noise, traffic navigation, crowd 
management. 

Triggers: Natural patterns (leaves, water, 
wind). 

Symptoms: Cognitive fatigue, irritability, 
physiological stress. 

Benefits: Effortless engagement, lowered 
stress markers. 

Biological Role: Depletes finite cognitive "fuel" 
reserves. 

Role: "Vitamins for the brain"; essential 
cognitive recharge. 

Urban Status: Legacy "Grey Inertia" 
engineering. 

Status: "Biological Utility" and nutritional 
requirement. 
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Nature is not an aesthetic luxury; it is a nutritional requirement. Through "Mental Micro-
restoration"—the momentary cognitive recharge provided by a simple glance at a tree—we can 
proactively engineer stress out of the environment. 

 

3. The Green Utility Mandate: Operationalizing the 3-30-300 Rule 

To ensure every citizen receives their "biological vitamins," the framework mandates the 3-30-300 
Rule as a technical standard for urban wellness. 

1. 3 Trees: Every home, school, and workplace must have visual access to at least three mature 
trees from a window. 

2. 30% Canopy Cover: Every neighbourhood must achieve a minimum of 30% tree canopy to 
mitigate the Urban Heat Island effect and filter air. 

3. 300 Meters: Every resident must be within a 300-meter walk of a high-quality green space 
(0.5–1.0 hectares), measured by the actual pedestrian path, not a straight line on a map. 

The Necessity of Connected Soil Volumes To avoid the "potted plant effect"—or "planting trees in 
coffins"—the code mandates Connected Soil Volumes. This requires an underground lattice of soil 
and structural support under pavements, allowing trees to reach the full maturity necessary to 
function as infrastructure rather than dying ornaments. 

Economic Returns: Grey vs. Green Converting depreciating grey assets into appreciating green 
ones is a fiscal masterstroke that stabilizes the national balance sheet. 

Performance 
Metric 

Grey Infrastructure (Legacy) Green Utility (Resilient) 

System Type Pipes, pumps, and concrete. "Sponge City" layouts & biological 
systems. 

CAPEX Savings High initial costs; rapid 
depreciation. 

50% savings on traditional 
pipes/pumps. 

Financial ROI High long-term maintenance 
liability. 

1:3 Financial ROI (trees as appreciating 
assets). 

Social ROI Increases long-term medical 
burdens. 

1:18 Social ROI on health and active 
travel. 

 

4. The Architecture of Sanctuary: The Perimeter Block Typology 

The Perimeter Block is the primary tool for "Gentle Density," reconciling high-intensity transit 
corridors with the human need for quiet living. 

The Hard Shell The street-facing frontage acts as an "Invisible Shield." It utilizes noise-rated 
construction, high-specification acoustic glazing, and mechanical ventilation to block urban friction. 
Under the Newcomer Principle ("First in Time, First in Right"), the developer—as the agent of 
change—must internalize the environmental costs by funding these mitigations. This protects 
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"Economic Engines" (transit and industry) from reverse sensitivity litigation, ensuring they can 
operate 24/7 without being shut down by noise complaints. 

The Soft Core The interior of the block is hollowed out to create a "Soft Core" that serves as: 

• A Functional Void: A secluded social sanctuary dedicated to silence and community 
interaction away from the street's friction. 

• A Biophilic Sponge: A green courtyard engineered to manage stormwater naturally, reducing 
impermeable paving by up to 90%. 

• A Restorative Hub: The delivery system for the 3-30-300 rule, ensuring internal windows 
overlook mature greenery and connected soil volumes. 

 

5. The 15-Minute Ecosystem: Inclusive Zoning and Social Anchors 

To move away from segregated, single-use sprawl, we adopt "Inclusive Zoning" using "Russian 
Doll" logic. Zones are permissive by default, nesting daily needs within the residential fabric. 

The "Narrow Range" Strategy The framework allows for a "narrow range" of low-impact commercial 
activities to exist as-of-right on corner sites. To ensure these remain human-scaled, strict floor area 
limits are enforced: 150 sq.m for Category I Low-Rise and 500 sq.m for Category I Mid/High-Rise. 
These serve as Social Anchors providing the "social glue" for the community: 

• Dairies (convenience stores) and Cafes 

• Hair salons and Stationery stores 

• Small medical clinics and schools 

• Community spaces and Co-share offices 

Universal Access as Economic Infrastructure 30km/h speed limits are mandated not just for 
safety, but as the prerequisite for local economic vibrancy. You cannot have a 60km/h stroad 
cutting through a dense neighbourhood and expect commerce to survive. Slower speeds function as 
"safety infrastructure," enabling Universal Access for all mobility types—able, disabled, young, and 
old—allowing residents to age in place with independence. 

 

6. Conclusion: The Blueprint for the Next Century 

The transition to a Resilient Urban Operating System represents an investment in the national 
balance sheet. By moving away from "Grey Inertia," we unlock a Triple ROI: 

• Legal Certainty: Strategic decisions are moved "upstream," liquidating administrative debt 
and project-level litigation through the "Golden Rule." 

• Economic Scale: National Standardised Zones allow for industrial-scale housing delivery 
and pre-approved designs. 
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• Long-term Resilience: The "Red Line Policy" mandates intellectual honesty regarding the 
100-year climate horizon (Year 2126), prohibiting development in high-risk quadrants and 
modelling for "Residual Risk" (the failure of existing defences). 

The goal is to transition from Individual Speculation to Public Stewardship. By hardcoding 
biological utility into our urban DNA, we ensure that our cities function as appreciating green assets. 

The code we install today builds the people of Aotearoa for the next century. 
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The Environmental Standards Handbook: A Guide to the Living Metropolis 
 

1. The Paradigm Shift: From "Dormitory" to "Ecosystem" 

For a century, we have been trapped in the "Dormitory Suburb"—a sterile model that treats 
neighbourhoods as mere "storage for people." This philosophy separates life into rigid silos, forcing 
us into a car-centric existence that drains our vitality. We are now upgrading the city’s "operating 
system," moving toward an Ecosystem Model. In this vision, the city possesses a metabolic pulse; it 
is a 24/7 living organism where housing, work, and nature are woven into a single, continuous fabric. 

The Urban Evolution 

Design 
Philosophy 

Dormitory Model (The Sprawl) Ecosystem Model (The Living City) 

Philosophy "Storage for people"; single-use 
exclusionary zoning. 

"Complete Neighbourhood"; inclusive 
"Social Glue" zoning. 

Primary Mode Private automobiles (100% car 
dependency). 

Active travel (walking, cycling, the "Spine" 
of transit). 

Social 
Outcome 

Isolation, "Retail Wastelands," and 
Negative Productivity. 

Social cohesion, "Positive Social Friction," 
and economic mobility. 

 

Key Insight: The High Cost of Negative Productivity "Negative Productivity" is the slow, steady 
drain on our time, money, and well-being. Car-centric sprawl is not just inefficient; it is ecologically 
devastating, producing six times more greenhouse gas (GHG) emissions per trip than compact, 
transit-oriented regions. When we design for cars instead of people, we effectively mandate a "car 
tax" on every household, stealing hours from families and siphoning wealth into vehicle 
maintenance. To heal, we must transition to a model where the city's "circulatory system" is powered 
by people, not pistons. 

 

2. The IMM Framework: Engineering "Green Utility" 

The Integrated Modification Methodology (IMM) is our blueprint for restoring the city's health. We 
no longer view nature as "aesthetic decoration" or a luxury; we treat it as "Green Utility"—essential 
infrastructure as vital as power lines. By shifting to "effects-based management" (the Japanese 
model), we focus on managing externalities like noise and heat through rigorous engineering 
standards. 

Green Utility functions as a sophisticated public health mandate: 

• Thermal Buffering: Building-integrated nature acts as the city’s "internal lungs." Using 
water retention membranes and engineered substrates on green roofs, we create a 
metabolic cooling system to mitigate the Urban Heat Island effect. 
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• Stormwater Management: We "un-break" the water cycle using permeable street grids and 
connected soil volumes. These are not just planting zones; they are engineered sponges 
that manage runoff while ensuring trees have the root space to thrive in dense environments. 

• Acoustic Engineering: To allow housing and industry to coexist, we mandate acoustic 
glazing and mechanical ventilation. This allows us to manage "nuisance factors" 
(noise/smell) rather than banning activity, ensuring a quiet sanctuary exists within a vibrant, 
24/7 hub. 

This transition ensures that density does not create a "concrete jungle" but a functioning, breathable 
habitat. 

 

3. The 3-30-300 Rule: A Metric for Human Well-being 

To ensure density improves life, we enforce the 3-30-300 rule. This is a mandatory public health 
standard designed for Universal Access—ensuring the city is as navigable for an 8-year-old as it is 
for an 80-year-old. 

1. 3 Trees: Every resident must have visual access to at least three trees from their primary 
window. This biophilic connection is a clinical requirement for mental resilience and stress 
reduction. 

2. 30% Canopy: Every neighbourhood must achieve 30% canopy cover. This regulates the 
microclimate, transforming streets into shaded "capillaries" that make active travel 
comfortable even in summer. 

3. 300 Meters: High-quality green space must be within a 300-meter "as-walked" distance. This 
ensures that every citizen—regardless of mobility—has access to nature without needing a 
driver's license. 

Key Insight: The Antidote to Social Isolation The 300-meter rule creates "Third Places"—
communal living rooms just outside the front door. By ensuring proximity to parks and courtyards, we 
engineer "Positive Social Friction," turning strangers into acquaintances and dismantling the 
loneliness epidemic inherent in car-dependent "dormitory" blocks. 

 

4. The Architecture of Connection: Courtyards and Missing Middle 

We achieve "Smart Density" through the Missing Middle—a spectrum of housing that bridges the 
gap between the bungalow and the high-rise. This scale preserves the human streetscape while 
providing the "Social Glue" necessary for a diverse community. 
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Housing for Connection 

Housing 
Type 

Physical Mechanism Social Outcome 

Cottage 
Courts 

Units clustered around a shared 
"Green Heart" or courtyard. 

Forces face-to-face interaction; provides a 
safe, "surveillance-rich" zone for children. 

Stacked 
Duplexes 

Two distinct homes with separate 
entrances in a house-scale 
footprint. 

Facilitates "Downsizing without 
Displacement"; allows seniors to stay in their 
social safety net. 

 

Key Insight: The Math Problem of Urban Vitality Urban health is a "math problem" of critical mass. 
Most car-centric suburbs sit in the "Dead Zone" (1–4 DU/AC)—a retail wasteland where local shops 
and transit cannot survive. The 15 DU/AC (Dwelling Units per Acre) tipping point is the minimum 
density required to make grocery stores, cafes, and "Green Utility" financially viable. Below this, you 
have a dormitory; at 15 DU/AC and above, you have an economy. This density supports "Live-Work 
Units," which function as Zero-Overhead Incubators by combining residential and commercial rent 
into a single, lower-risk cost for local entrepreneurs. 

 

5. The Porous Grid: Un-breaking the Neighbourhood 

A resilient city requires a "Porous Grid"—a network that filters out heavy through-traffic while 
remaining highly permeable for humans. We use "inclusive zoning" to shift from "No, unless..." to 
"Yes, provided that...", allowing amenities to naturally permeate the neighbourhood. 

Standards for Universal Access (The 8/80 Standard) 

• [] Minimum 5-foot sidewalk widths: Vital for wheelchairs, strollers, and walkers to pass 
comfortably. 

• [] Dedicated safety lighting: Ensures the neighbourhood’s "capillaries" are safe and usable 
24/7. 

• [] Pedestrian/bike cuts: Surgical "trail connections" that link cul-de-sacs to main streets, 
cutting "as-walked" distances in half. 

Key Insight: "As Walked" vs. "As the Crow Flies" Effective planning measures the actual path a 
human take. A park that is 100 meters away "as the crow flies" is useless if a fence or a highway turns 
it into a 2-kilometer trek. "As-walked" connectivity is the foundation of equitable economic 
mobility; it ensures that the "first and last mile" to the transit Spine is accessible to everyone, not 
just those with cars. 
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6. Field Guide: Observing Your Neighbourhood 

A functioning city is not a static blueprint; it is a growing ecosystem where "everyday life happens 
just outside your door." To audit your neighbourhood’s health, walk your street and ask: 

The Neighbourhood Audit 

• The 3-Tree Test: Can I see at least 3 trees from my window? Does my home feel like a "quiet 
sanctuary"? 

• The 8/80 Test: Is this street safe and comfortable for an 8-year-old to bike and an 80-year-old 
to walk? 

• The 15 DU/AC Test: Are there enough neighbours nearby to support a corner cafe or a "Zero-
Overhead" shop? 

Conclusion: The Living Metropolis The goal of these standards is to transform the city into a 
vibrant, 24/7 ecosystem. By integrating the "circulatory system" of transit with the "green lungs" of 
the IMM framework, we reclaim the lost art of community building. In the Living Metropolis, we move 
from being "stored" in suburbs to being connected in communities, ensuring that the heart of the city 
beats for its people. 
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Acoustic standards to meet the NPS-I and NPS-UD: The Silent Enabler: 
Acoustic Glazing as a Catalyst for Integrated Urban Living 
 

1. Executive Introduction: The Paradigm Shift in Urban Morphology 

Urban morphology is currently undergoing a fundamental strategic transition. The 2027 Planning Act 
mandates a shift from the 20th-century model of "exclusionary zoning"—which relied on the rigid 
separation of activities to prevent conflict—toward a 21st-century framework of "managing 
externalities." Historically, the solution to a noisy rail line or a vibrant commercial node was the 
prohibition of nearby housing. Under the new reforms, the focus shifts to managing the specific 
"nuisance factors" (noise, vibration, and emissions) that these activities produce. This change in 
basic assumptions is foundational to the creation of "Complete Neighbourhoods," where diverse 
urban functions coexist within a compact, efficient footprint. 

In this context, acoustic glazing is elevated from a mere building component to a critical regulatory 
tool. It serves as the "invisible infrastructure" that allows high-density housing to integrate with high-
frequency transit and active commercial hubs safely and comfortably. By resolving the conflict 
between the need for productive streets and the requirement for healthy indoor environments, 
acoustic glazing provides the technical prerequisite for a city built on proximity rather than distance. 
This technical integration provides the legal and philosophical certainty required for "Universal 
Access," ensuring the city remains habitable for all demographics. 

 

2. The "Newcomer Principle" and Regulatory Framework 

A cornerstone of the 2027 Planning Act is the "Newcomer Principle." This principle dictates that the 
"agent of change"—typically the developer introducing a new use to an area—bears the burden and 
cost of mitigation. By shifting responsibility to the developer to ensure a building is compatible with 
its environment, we facilitate the densification of existing urban fabrics. Rather than forcing a rail 
corridor to reduce service or a local business to close due to noise complaints, new housing must be 
designed to withstand existing externalities. 

To provide regulatory certainty, this framework moves away from "bespoke," site-by-site rules and 
adopts Standardized Inclusive Zones, inspired by the Japanese Land Use Act. This model mandates 
specific mitigation levels based on the hierarchy of transit corridors. 
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Proximity to Transit Mandated Mitigation Strategic Outcome 

Category 1 (Spine Corridors): High-
intensity zones (at least 6 storeys) 
within 800m–1,200m of strategically 
significant rail/busway "Spines." 

Mandatory: High-
performance Acoustic 
Glazing & Mechanical 
Ventilation. 

Ensures healthy indoor 
environments; enables "as-of-
right" high-density growth in 
high-noise zones. 

Category 2 (Primary Corridors): 
Medium-density zones (at least 3 
storeys) within a 400m–600m 
walkable catchment of frequent 
transit routes. 

Mandatory: Acoustic 
Glazing & Mechanical 
Ventilation. 

Protects resident well-being 
while allowing for "as-of-right" 
gentle density near transit. 

 

The "So What?" factor of this mandate is the coupling of acoustic glazing with mechanical 
ventilation. This pairing is essential; it ensures healthy indoor air quality and thermal comfort while 
windows remain closed to mitigate "Spine Corridor" noise. By managing these nuisance factors 
technically, the city no longer must choose between a rail line and a residential block, preventing the 
"banning" of productive activities and allowing for streamlined, code-compliant growth. 

 

3. Enabling the "Complete Neighbourhood": Integrating Housing with Active Hubs 

The "Complete Neighbourhood" is an urban ecosystem where daily needs are met within a 400m to 
800m walkable catchment. This proximity serves as the antidote to the "Single-Use Trap," which 
characterizes car-centric dormitory suburbs. Acoustic glazing is the technical bridge that allows 
"Missing Middle" housing typologies to thrive in these active catchments. These typologies provide 
gentle density that respects the human scale, including: 

• Fourplexes and Stacked Duplexes: House-sized buildings containing multiple homes. 

• Townhouses and Cottage Courts: High-quality homes clustered around shared green 
spaces. 

• Live-Work Units: Integrating professional workspaces with living space "as-of-right." 

By insulating residents from environmental noise, we activate the "Social Glue" concept, where 
residential units are placed directly adjacent to "Narrow Range" commercial activities on corner 
sites. These "Third Places" are social anchors that combat the loneliness epidemic, including: 

• Dairies and Stationery Stores: Providing essential goods within a 5-minute walk. 

• Cafes and Hair Salons: Serving as community heartbeats and local employment hubs. 

• Co-share Office Spaces: Supporting the 24/7 daytime economy for the hybrid workforce. 

This integration transforms "Dormitory Suburbs" into productive 24/7 communities without 
compromising resident well-being, utilizing "as-of-right" permissibility to lower the barrier for local 
entrepreneurs. 
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4. The Economic and Environmental Dividend of Integrated Design 

Integrating housing and transit hubs drives "Urban Productivity" by fostering "agglomeration"—the 
placement of diverse activities close together to promote competition, innovation, and interaction. 
This directly counters the "Negative Productivity" of car-centric sprawl, defined by hours lost to 
congestion and travel time. 

1. Emissions Reduction: Compact, transit-oriented regions produce significantly less 
greenhouse gas. By layering homes and shops near transit, we can reduce vehicle emissions 
by up to 80%. 

2. The Carbon Equation: Data indicates that suburban footprints are 3x larger per service 
population compared to high-density downtown cores. Retrofitting these areas with noise-
mitigated density is a high-impact climate strategy. 

3. The Linger Factor: Walkable, mixed-use environments encourage pedestrians to stay longer 
and interact more. Research shows these patrons spend 66% more at local businesses than 
drivers who "trip-chain" between isolated parking lots. 

Acoustic glazing acts as the invisible infrastructure that makes these high-value economic and 
environmental outcomes possible by allowing residential density to capture these agglomeration 
benefits. 

 

5. Conclusion: From Barriers to Connections 

The transition from the 20th-century city to the 21st-century city is a move from a "city of barriers" to 
a "city of connections." Technical solutions like acoustic glazing are the prerequisite for "Universal 
Access" and "Aging in Place." This design philosophy ensures the most active urban cores remain 
habitable for everyone—from an 8-year-old on a bike to an 80-year-old in a wheelchair—grounding 
technical solutions in human-centric reality. 

The validity of these concepts has been proven in professional "digital sandboxes" like City Skylines. 
Planners use these simulation tools to model policy interventions, such as the strategic placement 
of low-rent housing near transit hubs, to ensure equity and evaluate the "unpredictable human 
element" of urban growth. If we can demonstrate in a simulation that managing externalities allows 
for healthier, more equitable, and more sustainable cities, there is no technical barrier to building 
that same connected reality in our own neighbourhoods today.  
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RURAL PLANNING REFORM  

 

Protecting the Engine of the Soil: A Decision-Maker's Briefing on the New 
Rural Planning Framework 
 

1.0 A Strategic Reset: From Chaotic Sprawl to Economic Stewardship 

The Aotearoa Planning Bill 2025 represents a landmark strategic intervention, designed to serve as 
an ethical antidote to a legacy of bespoke, reactive planning that created a well-documented crisis 
of chaos. The core purpose of this reform is to shield Aotearoa’s primary production economy from 
chaotic development, speculative land investment, and the abnormally high land prices that 
threaten its stability. Drawing from the influential Japanese Land-Use Law of 1974, this new 
framework provides a blueprint for economically resilient development. 

The ethical compass for this new framework is defined by four foundational principles, which 
translate abstract goals into enforceable rules that prioritize national resilience over short-term 
speculative gain: 

• Public Welfare This principle establishes that the needs of the collective society are 
paramount over individual speculative considerations. It ensures that private development 
never occurs at the expense of community safety, health, or the capacity of public 
infrastructure. 

• Natural Resource Preservation This mandates that all planning must account for the long-
term protection of land, soil, and ecological assets. Its intent is to sustain the environmental 
"economic engines" of the nation, such as large-scale farming, while protecting the natural 
landscape. 

• Healthy and Cultural Living Environments This pillar provides legal protection for the 
quality of the spaces where people live and work. It guarantees access to sunlight and air, 
preventing the social and psychological vitality of our communities from being eroded by 
unmanaged density. 

• Balanced Development of Land Use This principle ensures that growth is systematic, 
orderly, and geographically equitable. It prevents the formation of "unserviced fringes" by 
requiring that essential infrastructure, like roads and sanitation, is prioritized before housing 
is built. 

Achieving this balance hinges on the framework's primary mechanism: a clear, non-negotiable 
boundary engineered to contain urban pressure and preserve rural productivity. 

 

 

 



 

Page 109 of 171 
 

2.0 The First Line of Defence: The "Urban Dam" as a Bulwark Against Sprawl 

To effectively manage urban growth, the new framework adopts the "Hydraulic City" metaphor. In 
this model, rising land values in the urban core function as a "Piston," creating immense economic 
pressure. This pressure hydraulically pushes the "Fluid"—the working class—towards unserviced 
fringes, resulting in the environmental and economic blight of sprawl. The "Urban Dam" is the 
primary engineering solution designed to contain this pressure, dividing the landscape into two 
distinct zones of control. 

Urbanization Promoting Area (UPA): The 
Reservoir 

Urbanization Control Area (UCA): The Stop 
Valve 

The UPA is the designated "reservoir" for 
systematic and serviced growth. It applies to land 
that either already forms an urban area or is 
scheduled to be urbanized within a 10-year 
horizon. In these zones, public investment in 
infrastructure like streets and sewage systems is 
given priority to ensure development is orderly and 
well-supported. 

The UCA acts as the "stop valve" or "dam 
wall" against urban expansion. In this area, 
urbanization is prohibited in principle. 
Infrastructure investment is deliberately 
deprioritized to stop sprawl dead and block 
speculative land-banking by removing the 
certainty of future development rights. 

 

By preventing the "leak" of population into the Urbanization Control Area, this system protects the 
integrity of Aotearoa's productive rural landscapes from fragmentation and speculative pressure. 
This macro-level spatial control provides the secure foundation upon which a more detailed toolkit 
of rural zoning is built. 

 

3.0 A Modern Toolkit for Rural Stewardship: The National Standardised Rural Zones 

Unlike the Japanese model it is based upon, the Aotearoa Planning Bill 2025 introduces a calibrated 
toolkit for economic stewardship in the form of specialized rural zones. This adaptation is a 
sophisticated system designed to channel specific economic activities into their most productive 
containers, preventing conflict, maximizing output, and safeguarding the nation's "extraordinarily 
strong agriculture and horticulture economy." 

3.1 The Economic Engine: The Rural–Production Zone 

The primary purpose of the Rural–Production zone is to serve as the protected heartland for 
Aotearoa's primary production economy. It is specifically designated for large-scale farming, 
including agriculture, horticulture, and viticulture. To maintain the integrity of this economic engine, 
the zone is afforded key protections: Extractive Industries such as mining and quarrying are 
explicitly excluded to protect soil quality, and all building controls are strictly governed by their direct 
relationship to "agricultural promotion," ensuring land is used for production, not residential 
amenity. 
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3.2 Economic Diversification: The Rural–Mixed Zone 

The Rural–Mixed zone enables a diversified rural economy. Its permitted uses include smaller-scale 
farming, rural services, and tourism, providing a framework for economic activities that support 
and complement the primary sector. To prevent the fragmentation of productive land, this zone has a 
key restriction: lifestyle blocks are explicitly discouraged. This is reinforced by a building size limit 
of 500 sq.m., which further curtails residential encroachment. 

3.3 Strategic Containment: The Rural Residential Zone 

The Rural Residential zone is the designated "container" for countryside living. This is the specific 
zone where lifestyle blocks are directed to prevent them from encroaching on productive Rural–
Production or Rural–Mixed land. The zone’s controls are specifically tailored for this purpose, 
permitting low-rise housing up to 500 sq.m. that is related to agricultural promotion, thereby 
managing residential demand without compromising the economic viability of the broader rural 
landscape. 

3.4 Industrial Separation: The Rural–Extractive Zone 

The strategic purpose of the Rural–Extractive zone is to provide a resolute and contained area for 
heavy industries. It is designated for activities like mining, quarrying, and forestry, ensuring these 
essential economic operations can proceed without conflicting with or degrading land designated for 
food production. This separation minimizes land-use conflict and protects the soil integrity of our 
most valuable agricultural areas. 

These specialized zones provide a clear blueprint for rural land use, but their effectiveness depends 
on a legal mechanism to manage conflict at their boundaries. 

 

4.0 The Legal Shield: Securing the "Right to Operate" with the Newcomer Principle 

The "Newcomer Principle" is a powerful legal tool designed to manage the issue of "reverse 
sensitivity"—where new, often residential, uses conflict with established rural operations. The 
principle resolves these disputes by shifting the financial and legal burden of mitigating 
environmental effects (such as noise, smell, or spray drift) onto the "party introducing change." 

The practical impact for decision-makers is straightforward and decisive: 

• The Problem: New residents, often on lifestyle blocks, move near a working farm and then 
complain about standard, pre-existing farming operations. 

• The Solution: The "newcomer" is legally required to pay for any mitigation needed to shield 
themselves from the farm's activities, such as soundproofing or ventilation systems. 

• The Outcome: The farm's 'right to operate' is legally protected from complaints and 
litigation, securing agricultural investment and ensuring the long-term productivity of 
Aotearoa's economic engines. 

While the Newcomer Principle acts as a legal shield at the micro-level, protecting individual 
operations at their boundaries, a separate mechanism manages the macro-level transition of land 
from rural preservation to urban use. 
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5.0 Maintaining the Hard Boundary: How Urban Expansion is Managed 

Under the new framework, rural zones are unequivocally not a "waiting room for suburbia." The 
transition of land from rural to urban use is managed through a distinct, systematic legal pathway 
designed to prevent the chaotic, speculative development that has plagued our urban fringes. 

This managed expansion follows a clear, three-step process: 

1. Future Urban Zone: Land identified as suitable for future growth is first designated as a 
Future Urban Zone. This acts as an initial marker without immediately conferring 
development rights. 

2. Urbanization Promoting Area (UPA) Trigger: When the time is right for expansion, the land is 
formally rezoned to an Urbanization Promoting Area (UPA). This signals that the area "shall be 
urbanized specifically and systematically within about 10 years" and immediately triggers 
priority government investment in essential infrastructure like streets and sewage systems. 

3. City Planning Projects: The UPA designation "kicks off" formal City Planning Projects, such 
as "New Residential Area Development Projects" and "Land Planning Arrangement Projects." 
These projects manage the physical restructuring of the land and secure it against 
speculation through 'Scheduling Areas,' which allow authorities to acquire land for public 
infrastructure before development rights trigger speculative price spikes. 

This strict separation of rural preservation from urban expansion provides certainty for both urban 
developers and rural producers, allowing each to invest with confidence. 

 

6.0 Conclusion: Strategic Imperatives for a Resilient Rural Aotearoa 

The rural planning reforms within the Aotearoa Planning Bill 2025 are designed to achieve a clear 
objective: to provide economic certainty for our primary industries, protect the nation's productive 
land from fragmentation, and manage urban growth in a systematic, predictable manner. This 
framework's resilience stems from the interplay of its key components: a hard urban boundary (the 
UCA) preserves the rural landscape, specialized zones maximize its economic output, and a robust 
legal principle (the Newcomer Principle) secures the right to operate within it. By replacing ad-hoc 
decision-making with a rules-based framework, we can secure the long-term resilience of both our 
cities and our countryside. 

Key Strategic Takeaways for Decision-Makers 

1. The UCA is an Economic Firewall: It is the framework's most powerful tool for stopping 
speculative sprawl, protecting the economic integrity of the primary sector by creating a hard 
boundary against unmanaged growth. 

2. Rural Zones are for Production, Not Speculation: The specialized rural zones ensure land 
is used for its highest economic purpose. A dedicated Rural Residential zone contains 
lifestyle blocks, preventing the fragmentation of land needed for large-scale farming, 
tourism, and services. 
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3. The 'Right to Farm' is De-Risked: The Newcomer Principle provides a non-negotiable legal 
shield, protecting agricultural operations from reverse sensitivity complaints and removing 
the financial and legal risks of residential encroachment. 

4. Growth is Systematic, Not Ad-Hoc: Urban expansion is a planned, infrastructure-led 
process firewalled from preserved rural zones. This systematic approach prevents 
speculative price spikes and ensures that new communities are serviced and sustainable 
from day one. 

 

 



 

Page 113 of 171 
 

Comparing Aotearoa's Rural Zones: Production vs. Mixed 
 

1. Introduction: Protecting Aotearoa's Rural Heartbeat 

This analysis explains the crucial differences between Aotearoa's Rural-Production and Rural-Mixed 
zones, two classifications central to the nation's economic and environmental future. These zones 
are meticulously designed to shield Aotearoa's "extraordinarily strong agriculture and horticulture 
economy" from the pressures of "chaotic development" and the fragmentation of productive land. 
This represents a strategic policy choice to balance the protection of national-scale primary 
production with the resilience of local rural economies. They function as protected "Economic 
Engines" for the nation, ensuring that our rural landscapes remain productive for generations to 
come. 

The first key distinction between them lies in the intended scale of farming they are designed to 
support. 

 

2. At a Glance: Core Purpose and Scale 

The primary difference between the two zones is their intended economic function and scale of 
operation. The following table provides a direct, side-by-side comparison. 

Zoning 
Feature 

Rural-Production Zone Rural-Mixed Zone 

Primary 
Purpose 

To support large-scale farming 
including agriculture, horticulture, and 
viticulture. 

To enable smaller-scale farming 
operations. 

Economic 
Role 

Serves as a primary "Economic Engine" 
for Aotearoa's agricultural sector. 

Supports a more diverse rural 
economy, blending farming with other 
activities. 

 

This fundamental difference in scale and purpose directly influences the specific types of activities 
and the building controls that are permitted within each zone. 

 

3. Permitted Activities: Production Purity vs. Mixed Economy 

The rules governing land use in each zone reflect their core purpose, with one focused on pure 
production and the other on a more diversified rural economy. 

Rural-Production: A Focus on Primary Production 

This zone is strictly focused on primary production activities to protect the integrity of large 
landholdings required for viable, large-scale farming. 

• Allowed: Large-scale agriculture, horticulture, and viticulture. 
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• Explicitly Excluded: Extractive industries like mining and quarrying are prohibited to protect 
soil quality for food production. 

• Building Controls: Building controls are flexible, governed by "coverage related to 
agricultural promotion" to support necessary farm infrastructure. 

Rural-Mixed: A Broader Economic Scope 

This zone allows for greater economic diversification, recognizing that not all rural economies rely 
solely on large-scale farming. 

• Allowed: Smaller-scale farming is permitted alongside rural service and tourism activities. 

• Benefit: This enables a more varied local economy, supporting ventures such as farm stays 
or businesses that provide services to the rural community. 

• Building Controls: Building controls are subject to a hard limit, with a maximum 500 sq.m 
on buildings, reflecting the smaller operational scale. 

These differing approaches to commercial activity are linked to how each zone addresses the 
demand for residential living in the countryside, particularly the rise of lifestyle blocks. 

 

4. The Lifestyle Block Question: Why Productive Land is Protected 

To prevent the land fragmentation of valuable land, lifestyle blocks are actively discouraged in 
both productive zones. The planning framework achieves this through slightly different, but 
complementary, approaches for each zone. 

1. Rural-Mixed Zone: This zone is the most direct, explicitly listing "lifestyle blocks 
discouraged" as a defining criterion in its regulations. 

2. Rural-Production Zone: While not explicitly stated in the same way, the zone's singular 
purpose is to protect the large, contiguous landholdings required for the operational viability 
of large-scale farming. Subdivision for lifestyle blocks is therefore incompatible with its core 
purpose, as it directly undermines this principle through land fragmentation. 

The planning framework directs this type of "Countryside Living" into a separate, dedicated Rural 
Residential zone. This specialised zone is designed to contain residential pressure, allowing for low-
rise housing (up to 500 sq.m) that is related to agricultural promotion without compromising 
productive land. 

While their rules on scale and activity differ, both zones share a powerful set of legal protections 
designed to shield them from external pressures. 

 

5. The Legal Shield: Shared Protections for Rural Economies 

Despite their differences, both the Rural-Production and Rural-Mixed zones are protected by the 
same powerful legal mechanisms that form a "dam wall" against urban pressure and land-use 
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conflict. While these macro-level shields are shared, the zones’ distinct purposes are enforced 
through the zone-specific rules for permitted activities and building controls, as detailed previously. 

1. The Newcomer Principle This critical rule states that the "party introducing change bears 
the cost" of any conflict that arises from reverse sensitivity. In practice, this protects a 
farm's "right to operate" by preventing new, non-farming neighbours from complaining about 
standard rural effects like noise from machinery, smells, or spray drift. If a new residential 
use is established, the "newcomer" is legally and financially responsible for mitigating these 
effects, not the farmer. 

2. The Urban Dam (UCA) These rural zones are typically located within the Urbanization 
Control Area (UCA). The UCA acts as a strategic "dam wall" or "stop valve" where 
urbanization is "prohibited in principle." By strictly controlling subdivision and deprioritizing 
urban infrastructure in these areas, the UCA protects rural zones from being fragmented by 
speculative land investment and chaotic urban sprawl. 

These shared legal shields provide a stable foundation upon which the two distinct rural economies 
can be built, highlighting why their differences are so vital to the nation's success. 

 

6. Conclusion: Why the Distinction Matters for Aotearoa 

In summary, the core distinction is clear: the Rural-Production zone protects large-scale, single-
focus agricultural engines, while the Rural-Mixed zone fosters more diverse, smaller-scale local 
economies that integrate farming with services and tourism. 

This carefully structured zoning system, enforced by the legal certainty of the Urbanization Control 
Area and the Newcomer Principle, provides the stable regulatory environment necessary for long-
term investment in both Aotearoa's large-scale producers and its smaller, diversified rural 
enterprises. 
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The Aotearoa Planning Bill 2025: A Strategic Guide to 
Spatial and Land Use Planning 
 

1. Executive Introduction: The Paradigm Shift from Permission to Adherence 

The Aotearoa Planning Bill 2025 codifies a fundamental constitutional pivot: the transition from the 
"Property Rights Supreme" era to a Public Welfare Supreme philosophy. This legislative architecture 
replaces the "Grey Inertia" of fragmented, discretionary planning with a high-performance Resilient 
Urban Operating System. By standardizing the national landscape, the Bill eliminates the "Postcode 
Lottery" that has historically stifled capital deployment. We are moving from a reactive system of 
speculative land banking to an initiative-taking framework where urban growth is treated as a 
managed hydraulic flow—structured, serviced, and insulated from the fiscal liabilities of unplanned 
sprawl. 

System Evolution: Reactive vs. Initiative-taking Planning 

Feature "Grey Inertia" (Legacy System) New Urban Operating System (NSZ) 

Strategy Reactive: Driven by speculative land 
banking and "leapfrog" development. 

Initiative-taking: Growth planned in 
non-negotiable 10-year reservoirs. 

Infrastructure Disconnected: Infrastructure lags 
housing, creating "Regulatory Debt." 

Serviced: "Infrastructure First" 
mandate (pipes lead people). 

Review 
Process 

High Friction: Subjective "character" 
and "effects" reviews. 

Standardised: Objective 
mathematical "As-of-Right" 
adherence. 

Zoning Postcode Lottery: 1,175+ fragmented 
and idiosyncratic local zones. 

National Code: 13–20 consistent 
National Standardised Zones (NSZ). 

Growth 
Pattern 

Fluid Sprawl: Population fluid "leaks" 
into unserviced fringes. 

Permitted: Growth strictly contained 
by the "Urban Dam." 

 

The implementation of objective mathematical permitting is designed to liquidate the "aesthetic 
whims" of hearing panels. By replacing subjective "character" assessments with rigid engineering 
standards, the Bill provides the legal certainty required for large-scale capital allocation. Projects 
that satisfy the geometric and technical math gain "Permitted Activity" status automatically, shifting 
strategic debate "upstream" and ensuring a clear path for development that adheres to the public 
welfare. 

Having established the National Operating System, we now calibrate the specific instruments that 
govern the top of the planning funnel. 
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2. National Instruments: The National Operating System 

National Instruments—comprising National Policy Direction and National Standards—function as 
the non-negotiable "top of the funnel." They set the strategic parameters for the entire country, 
ensuring that local implementation functions as a subset of the national resilient habitat. 

National Standardised Zones (NSZ) 

The Bill mandates the consolidation of 1,175+ fragmented local zones into 13–20 universal National 
Standardised Zones. This is a strategic move to create massive economic scale. By standardizing 
the "Operating System" across every district, we allow for the modularity of construction 
components and the liquidation of regional design overheads. A developer in Auckland now speaks 
the same regulatory language as a developer in Christchurch, turning the construction industry into 
a high-efficiency production line. 

Core Strategic Goals (Section 11) 

All functions under this Bill must adhere to the following Section 11 mandates: 

• Well-functioning Urban and Rural Areas: Designing for biological thriving and economic 
flow. 

• Competitive Urban Land Markets: Ensuring sufficient land supply to destroy artificial 
scarcity. 

• Separation of Incompatible Land Uses: Protecting residents from nuisances while 
shielding "Economic Engines." 

• Economic Growth: Actively enabling change through the efficient development of land. 

The "So What?": Liquidation of the "Nitpicking Trap" 

National standardization moves the "strategic friction" of planning to the national level. By settling 
debates overgrowth density and environmental standards "upstream," the Bill removes the 
"Nitpicking Trap" of project-level litigation. These standards become the "Golden Rule"—once set, 
they cannot be relitigated at the consent phase, effectively purging the system of the delays that 
have historically paralyzed development. 

Having calibrated the national standards, we now apply the regional hydraulics required to manage 
the pressure of urban expansion. 

 

3. The Regional Spatial Plan: Managing the "Urban Dam”. 

The Regional Spatial Plan is the mechanism for managing "urban growth pressure" over a 10-year 
horizon. We view the city through the lens of "Urban Hydraulics." Without containment, the "Piston 
of Prosperity"—rising land values driven by economic success—creates a downward force that 
siphons the working class toward unserviced fringes. This "leak" results in the system breach known 
as sprawl. The Regional Spatial Plan acts as the "Urban Dam," channelling this pressure into 
productive, serviced density. 
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The Spatial Jurisdictions: A Binary System 

The Reservoir (Growth): UPA The Stop Valve (Control): UCA 

Designated Growth: A 10-year horizon for 
systematic, de-risked expansion. 

Prohibited in Principle: Urbanisation is 
blocked to stop sprawl at the boundary. 

"Infrastructure First" Mandate: The "Skeleton" 
(sewage, streets, transit) must be operational 
before zoning is unlocked. 

Fiscal Discipline: Investment is withheld to 
protect rural productivity and prevent "The 
Leak." 

The "Red Carpet": Growth is prioritized and 
converted into high-performance density. 

Anti-Speculation: Removes development 
certainty, killing speculative land-banking 
and stabilizing prices. 

 

Density Follows Frequency (DFF) 

Within the UPA "Reservoir," density is a legal function of infrastructure capacity. The "Density Follows 
Frequency" principal locks building height to the city's "plumbing": 

• Category 1 (Rapid Transit/Rail): Mandatory 6-storey minimum. 

• Category 2 (Frequent Bus Routes): Mandatory 3-storey minimum, complemented by a 
30km/h speed limit to ensure pedestrian safety and street-frontage viability. 

The "So What?": Destroying Artificial Scarcity 

The "Urban Dam" protects the fiscal health of the region by concentrating all public investment and 
market demand into the UPA. By creating a predictable, 10-year supply of serviced land, the system 
destroys speculative land-banking and the "abnormally high land prices" of the legacy system. The 
reservoir ensures that the population fluid is not displaced but is instead absorbed by a high-
capacity urban core. 

Having set the regional boundaries, we define the granular mathematical DNA of the built form. 

 

4. The Land Use Plan: The Objective Mathematical Envelope 

Land Use Plans are the local "DNA," defining the physical form of the city through non-negotiable 
engineering standards. This replaces the legacy of "subjective character reviews" with an "As-of-
Right" framework that prioritizes objective volume over aesthetic preference. 

The "Russian Doll" Mathematical Envelope 

Permitting is triggered by adherence to a three-dimensional building envelope. If a project sits within 
this "Russian Doll," it is granted "Permitted Activity" status: 

• Floor-Space Ratio (FSR): The definitive limit on total floor area. 

• Building Coverage Ratio (BCR): Mandatory footprint limitations. 

• Sunlight Planes: Diagonal line limitations that ensure light reaches the public realm, 
regardless of density. 
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Inclusive Zoning and the Geometry of Civility 

The Bill utilizes Inclusive Zoning Logic, where land use is governed by nuisance control rather than 
segregation. Retail and office uses are enabled by default within residential contexts, subject to 
scale limits: 

• Category II Low-rise: Up to 150 sq.m. 

• Category I Mid/High-rise: Up to 500 sq.m. 

• Category II Mid/High-rise: Up to 1,500 sq.m. 

Compliance requires the "Hard Shell / Soft Core" perimeter block typology. The "Hard Shell" 
provides high-intensity, acoustic-rated frontages to shield residents from transit noise, while the 
"Soft Core" provides internal "Functional Voids" for green space and "Sponge City" infrastructure. 

The "So What?": The Red Carpet for Adherence 

This shift to "objective math" liquidates "Regulatory Debt" and subjective character reviews. It 
provides a "Red Carpet" for developers: if you follow the math of the Russian Doll, your permit is 
guaranteed. The system removes the ability for officials to block housing based on personal taste, 
ensuring that "character" is never used as a weapon against capacity. 

While the Land Use Plan defines the volume, cross-cutting mandates ensure the habitat remains 
biologically and physically safe. 

 

5. Cross-Cutting Mandates: The Green Utility and The Red Line 

Under the 2025 Bill, health and safety are no longer "aesthetic luxuries" but are hardcoded into every 
level of the planning hierarchy as functional utilities. 

The 3-30-300 Green Guarantee 

Nature is a nutritional requirement, not a decoration. We treat greenery as a "Green Utility": 

• 3 Trees: Every building must have a direct line-of-sight to at least 3 trees. 

• 30% Canopy: Neighbourhoods must achieve 30% cover via "Connected Soil Volumes"—a 
biological necessity to prevent "planting trees in coffins." 

• 300 Meters: Maximum walking distance to a high-quality green space. 

• Fiscal ROI: Treating soil as infrastructure creates "Sponge Cities," reducing impermeable 
surfaces by 90% and lowering "Grey Asset" (pipes) CAPEX by 50%. This delivers a 1:18 Social 
ROI (Health) and a 1:3 Tree Maintenance ROI. 
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The Red Line Policy and Intellectual Honesty 

The Red Line Policy prioritizes physical safety over land ownership through a 100-Year Climate 
Horizon (Year 2126). 

• Mandatory Risk Matrix: Development is "Prohibited in Principle" in the Top-Left Risk 
Quadrant (flood plains, seismic hazards, coastal erosion). 

• Intellectual Honesty regarding Residual Risk: Compliance requires modelling for the 
inevitable failure of human-made defences (sea walls, pumps). Safety is baked into the 
zoning map, not added as an afterthought. 

The Newcomer Principle: The "Invisible Shield" 

To protect "Economic Engines" (ports, rail, heavy industry) from "reverse sensitivity," the Bill applies 
the Newcomer Principle. The "Agent of Change" (the newcomer) bears the cost of mitigation. This 
creates an "Invisible Shield" around industry; for example, a developer building near a rail corridor 
must pay for the acoustic glazing and mechanical ventilation required to shield the engine from the 
resident, not vice versa. 

The "So What?": Fiscal Insulation 

These mandates insulate the nation from climate-related fiscal liabilities and long-term public 
health costs. By engineering stress out of the environment and keeping development out of high-risk 
zones, the Bill protects both public capital and human life. 

 

6. Implementation and Accountability: The Administrative Funnel 

The administrative process is a streamlined funnel designed to uphold the "Golden Rule": strategic 
decisions made upstream (National/Regional) cannot be relitigated downstream (Local). 

The Five-Phase Workflow of City Planning Projects (CPP) 

The path to development is a narrow corridor of adherence where litigation rights are stripped away 
at each phase: 

1. Designation: UPA status is applied to land as a 10-year growth reservoir. 

2. Freeze: Implementing Scheduling Areas to freeze land prices and stop speculation before 
infrastructure build. 

3. Land Readjustment: Reorganizing property boundaries to align with the urban grid and utility 
corridors. 

4. Infrastructure Build: Executing the "Pipes before People" mandate (sewage, transit, streets). 

5. Unlock: Opening the land for high-density "As-of-Right" development. 
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The Planning Tribunal and the Section 14 Mandate 

The Planning Tribunal provides a fast-track for lower-level disputes. Under the Section 14 Mandate, 
adjudicators are legally required to ignore factors such as private views, aesthetic "character," 
social status of residents, or trade competition. 

The Triple ROI of the Aotearoa Planning Bill 2025 

This "culture of adherence" delivers a strategic "Triple ROI" for the nation: 

1. Legal Certainty: Through objective adherence and the administrative funnel. 

2. Economic Scale: Through universal codes and 13–20 National Standardised Zones. 

3. Long-term Resilience: Through mandatory Green Utility and hazard avoidance. 

By installing this new Operating System, Aotearoa ensures its built environment is a resilient habitat 
where nature and people thrive together for the next century. Success is no longer a matter of 
permission—it is a matter of mathematical adherence to the public welfare. 

 

 



 

Page 123 of 171 
 

Aotearoa Planning Framework Hierarchy and Definitions 
 

Plan 
Type 

Description Decision Maker 
Role 

Community 
Impact 

Key 
Mechanisms 

Spatial 
Scale 

National 
Spatial 
Plan 

High-level 
strategic 
blueprint and 
national 
instruments 
(NPD and 
standards) that 
set the universal 
codebase and 
planning 
architecture. It 
sits at the top of 
the 'Planning 
Funnel' to settle 
policy debates 
upstream and 
narrow the scope 
for lower levels to 
prevent re-
litigation. 

Central 
Government / 
Minister: 
Responsible for 
drafting the plan, 
issuing national 
instruments, and 
defining 
mandatory 
uniform rules, 
methodologies, 
and National 
Standardised 
Zones (NSZ). 

Shifts strategic 
engagement to 
the national 
phase. Settles 
big debates 
'upstream' to 
provide legal 
certainty and 
industrial-
scale delivery. 
Prevents 
project-level 
re-litigation of 
housing 
capacity and 
infrastructure 
through the 
'Golden Rule'. 

National Policy 
Direction 
(NPD), 
National 
Standardised 
Zones (NSZ), 
Planning 
Funnel, Golden 
Rule, Section 
12 'Legal 
Teeth', and 
Section 14 
Mandate 
(liquidation of 
subjectivity). 

National 

Regional 
Spatial 
Plan 

Mandatory 30-
year strategic 
plans for each 
region that 
integrate land 
use rules with 
infrastructure 
funding. It 
applies the 
National 
Standardised 
Zone matrix to 
specific 
geographies to 
manage the 
regional 
'Skeleton' and 
growth 
boundaries. 

Regional Councils 
/ Spatial Plan 
Committees 
(collaborative 
local and central 
government): 
Responsible for 
preparing draft 
plans, testing 
scenarios, and 
administering a 
single integrated 
regulatory 
framework. 

Engagement 
focuses on the 
30-year 
direction. Once 
infrastructure 
corridors and 
'Urban Dam' 
boundaries 
(UPA/UCA) are 
sequenced, 
these strategic 
decisions lock 
in density and 
investment 
priorities that 
cannot be re-
litigated 
downstream by 
local interests. 

Planning 
Funnel, Golden 
Rule, Urban 
Dam 
Mechanism, 
Urbanisation 
Promoting Area 
(UPA) vs. 
Urbanisation 
Control Area 
(UCA) binary 
switch, and 
Section 12 
"Legal Teeth". 

Regional 
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Plan 
Type 

Description Decision Maker 
Role 

Community 
Impact 

Key 
Mechanisms 

Spatial 
Scale 

Land Use 
Plan 

District-level 
implementation 
plans that 
manage sub-
zones, local 
renewal areas, 
and urban 
facilities. They 
execute the 
planning 
hierarchy by 
applying 
nationally 
standardised 
zones and rules 
to regulate land 
development. 

City and District 
(Territorial) 
Authorities: 
Responsible for 
making and 
maintaining plans 
that align with the 
'Golden Rule'. 
They manage 
local 
implementation, 
sub-zones, and 
act as the primary 
consent authority 
for compliant 
projects. 

Ensures 'as-of-
right' 
development 
for compliant 
projects 
through 
permitted 
activity status. 
Removes the 
'Nitpicking 
Trap' and 
NIMBY vetoes 
regarding 
subjective 
character, 
aesthetics, or 
social status of 
residents by 
narrowing the 
scope of 
effects 
considered. 

National 
Standardised 
Zones (NSZ), 
Urbanisation 
Promoting Area 
(UPA) 
designations, 
Section 14 
Mandate 
(ignoring 
subjective 
character), 
Permitted 
Activity 
standards, and 
Promotion 
Area Zones 
(Overlays). 

Local 
(District) 
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The Combined Plans, National Standardised Zones, and 
National Policy Statement – Urban Development: 
Regulatory Implementation Framework  

 

Transitioning to National Standardised Zones in Aotearoa VIA THE 
COMBINED PLANS 
 

1. The Legislative Foundation: From Bespoke to Standardised 

The enactment of the Aotearoa Planning Bill 2025 marks the definitive end of the discretionary, case-
by-case planning era. By transitioning to the National Standardised Zones (NSZ) framework, 
Aotearoa adopts a performance-based regulatory model designed to eliminate the grey inertia of 
bespoke local planning. This shift is architecturally anchored in the 1974 Japanese Land-Use Law, a 
legislative precedent engineered specifically to suppress speculative land investment and stabilize 
"abnormally high land prices." 

The structural "DNA" of this system is comprised of four non-negotiable principles: Public Welfare 
(prioritizing collective utility), Natural Resource Preservation, Healthy and Cultural Living 
Environments, and Balanced Development. These are not mere aspirational goals; they serve as 
the regulatory baseline that shifts our planning culture from subjective negotiation to objective, 
rules-based compliance. 

To ensure functional stability, the governance hierarchy is organized into three distinct jurisdictional 
tiers: 

1. Central Government: Establishes the National Spatial Plan, defining the high-level 
strategic trajectory and the core NSZ definitions. 

2. Unitary/Regional Councils: Administer Unitary/Regional Spatial Plans and single 
regulatory plans, applying the NSZ matrix to their respective geographies. 

3. City and District Councils: Function as local implementation agents, responsible for 
District Plan areas, urban facilities, and the designation of urban/rural development 
areas. 

This hierarchy provides the "Spatial Skeleton" required for urban form to remain resilient under the 
pressures of rapid modernization. 

 

2. The Hydraulic Model: Managing Urban Growth Pressure 

From a strategic perspective, the city functions as a hydraulic system. In the urban core, the "piston" 
of Rising Land Values and Wealth exerts constant upward pressure. Without a robust containment 
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structure, this pressure hydraulically pumps the working class—the "fluid" of our economy—out 
toward unserviced fringes, resulting in the "leakage" of urban sprawl. 

Spatial Mechanisms of the Urban Dam 

• Urbanization Promoting Area (UPA) – The Growth Reservoir: These areas are legally 
designated for systematic urbanization within a 10-year horizon. They function as the 
pressurized pipes of the city, where infrastructure investment is concentrated to make public 
spending more effective. 

• Urbanization Control Area (UCA) – The Stop Valve: This serves as the "Urban Dam Wall." By 
strictly controlling subdivision and maintaining a "prohibition in principle" on development, 
the UCA effectively seals the leaks that would otherwise facilitate speculative land-banking. 

Strategic Impact of the UCA Dam Wall 

The UCA suppresses speculation through two primary structural levers: 

• Regulatory Exclusion: By disallowing building plans in principle, the state removes the 
development certainty required for speculative investment. 

• Infrastructure Deprioritization: Streets and sewage systems are explicitly given low priority 
in the UCA. This ensures that finite public capital is not diluted across unmanaged sprawl but 
is instead used to reinforce the quality of the UPA reservoir. 

Within the UPA, an Infrastructure-First mandate ensures that the physical skeleton—sewage and 
street networks—precedes or accompanies density, preventing the emergence of low-amenity, 
unserviced "dormitory" suburbs. 

 

3. National Standardised Zones (NSZ): The Urban Matrix 

The NSZ framework replaces local complexity with a universal "Urban Matrix." The guiding principle 
here is that Density Follows Frequency: the intensity of land use is a calculated variable tethered 
directly to the capacity and frequency of the transit "skeleton." 

Aotearoa NSZ Regulatory Matrix 

Zone Category Minimum 
Density 
Mandate 

Permitted Uses Key Building Control 
Metrics 

Category 1 
Spine Corridor 

6 Storeys High-intensity mixed-use; retail, 
office, residential. 

Hard shell / Soft core 
typology; Perimeter block 
solutions; FSR; Shadow 
area limits. 

Category 2 
Primary 
Corridor 

3 Storeys Mixed-use buildings along frequent 
bus routes. 

30km/h speed limits; 
Connected soil volumes; 
Hard shell / Soft core; 
FSR. 
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Zone Category Minimum 
Density 
Mandate 

Permitted Uses Key Building Control 
Metrics 

Low-rise 
Residential 
(Cat I) 

N/A Residential; elementary/junior high 
schools; small shops. 

Building coverage; FSR; 
Height limitations. 

Low-rise 
Residential 
(Cat II) 

N/A Residential; schools; shops/offices 
up to 150sq.m. 

FSR; Height limits; 
Diagonal line limitations. 

Mid/High-rise 
Residential 
(Cat I) 

3-6 Storeys 
(Transit-
adjacent) 

High-density housing; hospitals; 
shops/offices up to 500sq.m. 

Shadow area limits; 
Diagonal line limits; FSR. 

Mid/High-rise 
Residential 
(Cat II) 

6 Storeys 
(Transit-
adjacent) 

High-density housing; hospitals; 
shops/venues up to 1,500sq.m 
(incl. entertainment/karaoke). 

FSR; Shadow area limits; 
Height limitations. 

Commercial / 
Mixed-use 

As per sub-
zone 

Retail; banks; cinemas; 
restaurants; department stores; 
small factories. 

Road diagonal limits; 
Frontage requirements; 
FSR. 

Exclusively 
Industrial 

N/A Factories of all types. Prohibited: 
Residential, schools, and hospitals. 

Noise and environmental 
impact controls. 

 

In this matrix, density is no longer a random outcome of local lobbying. Rapid transit spines trigger a 
six-storey mandate, while frequent bus routes trigger a three-storey mandate, ensuring that the 
morphology of the city mirrors its mobility infrastructure. 

 

4. Rural Stewardship and Economic Protection 

To protect Aotearoa’s primary economic engine, the NSZ framework includes specific rural zones 
designed to prevent land fragmentation. 

Rural Zone Distinctions 

1. Rural-Production: The core "Economic Engine." This zone is restricted to large-scale 
agriculture, horticulture, and viticulture. To protect soil integrity, Extractive Industries are 
explicitly excluded. Metrics are strictly governed by coverage related to agricultural 
promotion. 

2. Rural-Mixed: Enabled for small-scale farming and rural tourism. To prevent residential 
encroachment, buildings are capped at 500sq.m. 

3. Rural-Extractive: A specialized zone for mining, quarrying, and forestry, ensuring these 
industries operate without compromising food-production soils. 
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Management of Lifestyle Blocks 

The framework identifies lifestyle blocks as a primary driver of land fragmentation. Consequently, 
they are discouraged in Rural-Mixed zones. The Rural Residential zone acts as the exclusive 
container for "countryside living" (housing up to 500sq.m), ensuring that productive zones remain 
focused on output rather than residential amenity. 

 

5. Conflict Resolution: The Newcomer Principle 

The Newcomer Principle (or Agent of Change) is the mechanism used to internalize environmental 
costs and protect incumbent economic engines. This principle settled the friction between high-
intensity development and existing operations by shifting the "duty to mitigate" to the party 
introducing change. 

Mandatory Internalized Mitigation: 

• Acoustic Glazing & Mechanical Ventilation: Mandatory for any newcomer building housing 
near transit spines, industrial hubs, rail, or ports. 

• Reverse Sensitivity Protection: The "Agent of Change" must fund all mitigation. This 
effectively removes the subjective "right to complain" for new residents, replacing it with an 
objective requirement to soundproof and ventilate. 

This settlement ensures that Farms, Ports, and Industry can continue to function as the "skeleton" of 
the national economy without being stifled by residential encroachment. 

 

6. The "Spirit" Pillar: Human-Centric Urbanism 

The "Spirit" of the framework ensures that densification does not come at the expense of public 
health. Green infrastructure is a mandatory component of urban morphology. 

The 3-30-300 Rule 

This is a mandatory Public Health Requirement across all zones, including Exclusively Industrial: 

• 3 Trees: Visible from every building. 

• 30% Canopy: Mandatory neighbourhood cover. 

• 300 Meters: Maximum distance to green space. 

In Category 2 Corridors, this is supported by engineering mandates for "connected soil volumes," 
ensuring street trees have the root space required to provide actual cooling and canopy cover rather 
than remaining as decorative "potted plants." 

Hazard Avoidance: The Red Line Policy 

The Mandatory Risk Matrix enforces a Red Line Policy, prohibiting development in "Very High Risk" 
zones. All planning must account for a 100-year climate horizon, ensuring that the state does not 
invest in high-density skeletons in areas prone to environmental instability. 
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7. Implementation Roadmap: Local Governance Tools 

Local councils are the "Urban Designers for the Public City." Their energy is redirected from micro-
managing private architectural aesthetics to designing the high-quality public realm. 

Key Operational Mechanisms 

• Promotion Area Zones: These function as bespoke regulatory overlays on top of the base 
NSZ. They enable design-led placemaking for underutilised areas—as seen in the Transform 
Manukau case study—allowing the council to lead renewal through the public realm while 
the private realm follows standardized rules. 

• City Planning Projects: The operational muscle for urbanization. This includes New 
Residential Area Development Projects, Industrial Estate Development Projects, and 
Land Planning Arrangement Projects (Land Readjustment). These projects physically 
restructure the land to ensure an orderly public skeleton. 

• Scheduling Areas: A critical anti-speculation tool. Councils designate Scheduling Areas for 
infrastructure early in the planning process to secure land before private speculation drives 
up prices. This ensures the public budget is spent on quality development rather than 
inflated land acquisition. 

The roadmap concludes the shift toward a resilient Aotearoa: the state designs the high-quality 
public "skeleton," while the NSZ provides the predictable "DNA" for a thriving private city. 
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How to with a National Spatial Plan, Regional Spatial Plan, 
and Land Use Plan 
 

National Spatial Plan 
Title: National Spatial Plan 2025: The Architecture of Certainty 

Status: Strategic Directive for Central, Regional, and District Authorities 

Authority: Aotearoa Planning Bill 2025 

 

1.0 Executive Mandate: The System Upgrade 

This National Spatial Plan (NSP) serves as the "source code" for Aotearoa’s new urban operating 
system. It initiates a fundamental "system transplant" from the legacy Resource Management Act 
(RMA) to a standardized, objective framework modelled on the Japanese 1974 Land-Use Law. 

The Strategic Pivot: We are moving from "Grey Inertia"—a state of bureaucratic stagnation, car-
centric sprawl, and regulatory debt—to "Green Resilience." The subjective "Culture of Permission," 
characterized by the "Postcode Lottery" of over 1,175 fragmented local zones, is hereby abolished. It 
is replaced by a "Culture of Adherence" rooted in a single, universal national codebase. 

The Four Foundational Pillars: All planning decisions must align with these non-negotiable 
principles: 

1. Public Welfare Supreme: Collective urban health and infrastructure utility take legal 
precedence over individual property preferences. 

2. Natural Resource Preservation: Hard ecological limits are established to protect soil and 
land. 

3. Healthy and Cultural Living Environments: Mandating high-quality spaces that support 
well-being. 

4. Balanced Development: Growth must be systematic, orderly, and led by infrastructure. 

 

2.0 Governance Architecture: The Administrative Funnel 

To liquidate the "Nitpicking Trap" of project-level litigation, this Plan establishes a strict hierarchical 
"Funnel" for decision-making. Strategic conflicts are resolved "upstream" to ensure certainty 
"downstream". 

 

 

 



 

Page 133 of 171 
 

2.1 The Hierarchy of Authority 

➢ Level 1: National Spatial Plan (Central Government): Sets the 30-year strategic vision, 
defines the "Universal Codebase" of National Standardised Zones (NSZs), and establishes 
National Policy Directions. 

➢ Level 2: Regional Spatial Plan (Regional Councils): Creates a single, integrated "Combined 
Plan" for each region. This defines the "Skeleton" of growth (infrastructure corridors) and 
draws the "Urban Dam" boundaries. 

➢ Level 3: Land Use Plan (District Councils): Manages the "Fine-Grain" execution. Applies the 
NSZ matrix to local streets and manages sub-zones and urban facilities. 

2.2 The "Golden Rule" (Section 12) Decisions made at the National and Regional levels are fixed via 
"Section 12 Legal Teeth." Strategic decisions regarding housing capacity, transit corridors, or 
environmental limits cannot be relitigated at the individual resource consent stage. 

2.3 The Liquidation of Subjectivity (Section 14) Planners are legally required to ignore the following 
factors during consent processing to ensure a "Culture of Adherence”: 

➢ Private views from private property. 

➢ Subjective aesthetic "character." 

➢ The social or economic status of future residents. 

➢ Trade competition. 

 

3.0 Spatial Strategy: The Hydraulic City and the Urban Dam 

To stabilize land values and prevent chaotic sprawl, Aotearoa adopts the "Hydraulic City" model. 
Urban growth pressure is treated as a fluid that must be contained and channelled. 

3.1 The Urban Dam Mechanism Land is divided into a binary system to manage growth pressure: 

➢ Urbanisation Promoting Area (UPA) – "The Reservoir": 

✓ Function: Designated reservoirs for systematic growth within a 10-year horizon. 

✓ Mandate: Infrastructure First. Public investment in streets, sewage, and transit is 
prioritized here. High-density zoning is unlocked only when infrastructure capacity is 
secured. 

➢ Urbanisation Control Area (UCA) – "The Dam Wall": 

✓ Function: A strategic barrier to stop sprawl and protect rural productivity. 

✓ Mandate: Urbanization is "Prohibited in Principle." Infrastructure investment is 
deprioritized to remove speculative value from fringe land. 
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4.0 The Universal Codebase: National Standardised Zones (NSZs) 

The "Postcode Lottery" is replaced by approximately 20 National Standardised Zones. This universal 
language enables "off-the-shelf" compliance and national-scale construction pipelines. 

4.1 Infrastructure Determinism: "Density Follows Frequency “Building intensity is legally tethered 
to the capacity of the transit skeleton: 

➢ Category 1 (Spine) Corridors: Rapid transit routes (Rail/Light Rail). Mandatory Minimum: 6 
Storeys. Typology: Hard Shell (acoustic protection) / Soft Core (quiet courtyards). 

➢ Category 2 (Primary) Corridors: Frequent bus routes. Mandatory Minimum: 3 Storeys. 
Typology: Mixed-use active frontages. 

4.2 Inclusive Zoning (As-of-Right) 

➢ Commercial in Residential: "Narrow Range" mixed-use activities (dairies, cafes, co-share 
offices) are permitted "as-of-right" on corner sites in residential zones to create "Complete 
Neighbourhoods. 

➢ Adherence: Permission is granted based on objective mathematical compliance (Building 
Coverage Ratio, Floor Space Ratio) rather than discretionary hearings. 

4.3 Rural Protection Zones to protect Aotearoa’s "Economic Engine," the Japanese model is 
adapted to include specific protections for primary production: 

➢ Rural-Production: Large-scale agriculture. Lifestyle blocks are explicitly discouraged to 
prevent fragmentation. 

➢ Rural-Mixed: Tourism and small-scale farming. 

➢ Rural-Extractive: Mining and forestry. 

 

5.0 Environmental and Economic Safeguards 

The new system integrates public health and economic security directly into the zoning code. 

5.1 The Newcomer Principle (Reverse Sensitivity) The "Agent of Change" bears the cost of 
mitigation. If new housing is built near an existing port, factory, or farm, the developer must pay for 
acoustic glazing and mechanical ventilation. This protects the incumbent's "Right to Operate". 

5.2 The 3-30-300 Rule (Green Utility) Nature is treated as essential public health infrastructure. All 
urban zones must aim for: 

➢ 3 visible trees from every home. 

➢ 30% tree canopy cover in every neighbourhood. 

➢ 300 meters maximum distance to a high-quality park. 

5.3 The Red Line Policy (Hazard Avoidance) Development is strictly prohibited in "Very High Risk" 
zones based on a 100-year climate horizon (to 2126). Planners must model for "Residual Risk" (e.g., 
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stop bank failure). Investment in public infrastructure is banned in these zones to prevent stranded 
assets. 

Implementation Directive: Decision Makers are instructed to utilize this framework to liquidate 
regulatory debt immediately. By aligning the Skeleton (Infrastructure) with the DNA (NSZs), we 
transition Aotearoa from a state of Grey Inertia to Green Resilience. Compliance with the objective 
rules of this plan equates to automatic permission. 
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Regional Spatial Plans 
 

This document serves as a comprehensive Regional Spatial Plan (RSP) template and briefing for 
Decision Makers (Regional Councillors, Planners, and Infrastructure Strategists). It operationalizes 
the mandates of the Aotearoa Planning Bill 2025, translating the national "source code" into a 
regional blueprint for growth, resilience, and fiscal stability. 

 

REGIONAL SPATIAL PLAN: THE 2025–2055 STRATEGIC BLUEPRINT 

Status: Mandatory Strategic Directive  

Horizon: 30 Years (with 10-Year Implementation Cycles)  

Governance Model: The "Funnel" (Central Direction -> Regional Integration -> Local Execution) 

 

1. EXECUTIVE SUMMARY: THE OPERATING SYSTEM UPGRADE 

This plan represents a fundamental shift from "Grey Inertia" (reactive, bespoke planning) to "Green 
Resilience" (proactive, standardized execution). It liquidates the region's "Regulatory Debt"—the 
compounding fiscal liabilities of unplanned sprawl and inefficient infrastructure—by installing a new 
urban operating system based on the 1974 Japanese Land-Use Law. 

The Core Directive: We are moving from a subjective "Culture of Permission" to an objective 
"Culture of Adherence." 4. Development rights are no longer negotiated; they are mathematically 
determined by infrastructure capacity and environmental safety. 

 

2. SPATIAL STRATEGY: THE "URBAN DAM" 

To manage the "Hydraulic Pressure" of population growth and rising land values, this plan 
implements a binary spatial system. We treat urban growth as a fluid that must be contained to 
prevent "leaking" into unserviced fringes. 

2.1 The Reservoir: Urbanisation Promoting Area (UPA) 

➢ Definition: The designated zone for all systematic growth over the next 10 years. 

➢ The Mandate: Infrastructure First. Vertical construction is legally blocked until horizontal 
infrastructure (sewage, streets, transit) is funded or operational. 

➢ Mechanism: Development here is "Permitted As-of-Right" provided it meets density and 
safety codes. This creates a transparent inventory of serviced land to stabilize prices 9. 

➢ Action: Council utilizes "Scheduling Areas" to secure land for infrastructure before rezoning 
to prevent speculative price spikes 10, 11. 
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2.2 The Dam Wall: Urbanisation Control Area (UCA) 

➢ Definition: All land outside the UPA. 

➢ The Mandate: Prohibition in Principle. Urbanization is strictly prohibited to stop sprawl 
dead at the boundary. 

➢ Fiscal Tool: Infrastructure investment is intentionally deprioritized here. By withholding the 
"subsidy of sprawl" (public pipes and roads), we remove the speculative value of rural land 
and force capital back into the UPA. 

 

3. ZONING & DENSITY: THE "DNA" OF THE REGION 

This plan replaces the legacy "Postcode Lottery" of fragmented zones with National Standardised 
Zones (NSZs). Compliance is determined by objective math (Floor Area Ratios, Height), not 
subjective character reviews. 

3.1 The Rule: Density Follows Frequency 

Building intensity is legally tethered to the capacity of the transit network. We do not zone for density 
where we have not built the pipes. 

➢ Category 1 (The Spine): 

✓ Trigger: Proximity (800m–1,200m) to Rapid Transit (Rail/Busway). 

✓ Mandate: Minimum 6-Storey height. 

✓ Typology: Perimeter blocks with "Hard Shells" (acoustic protection) and "Soft Cores" 
(green courtyards). 

➢ Category 2 (Primary Corridors): 

✓ Trigger: Proximity (400m–600m) to Frequent Bus Routes. 

✓ Mandate: Minimum 3-Storey height. 

✓ Requirement: 30km/h speed limits and connected soil volumes for street trees. 

3.2 Inclusive Zoning (As-of-Right) 

To end the "Dormitory Suburb" model, we adopt Japanese-style inclusive zoning. 

➢ Narrow Range Use: Low-impact commercial activities (dairies, cafes, co-share offices) are 
permitted as-of-right on residential corner sites (max 150sqm). 

➢ Objective: To activate the "Linger Factor," where residents spend 66% more locally, and to 
combat social isolation. 
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4. RURAL STEWARDSHIP: THE ECONOMIC ENGINE 

Unlike the Japanese model, Aotearoa requires specific protections for its primary industries. The 
rural environment is not a "waiting room" for suburbia; it is a protected factory floor. 

➢ Rural-Production Zone: Reserved for large-scale agriculture. Lifestyle blocks are 
prohibited to prevent land fragmentation. 

➢ Rural-Extractive Zone: Dedicated overlays for mining and forestry to separate heavy 
industry from sensitive uses. 

➢ The Newcomer Principle: The "Agent of Change" pays. If a new residential development 
moves next to an existing farm or port, the developer must pay for mitigation (e.g., acoustic 
glazing, buffers). The incumbent operator’s rights are paramount. 

 

5. RESILIENCE & HEALTH: THE NON-NEGOTIABLES 

This plan integrates public health and climate safety as functional utilities, not aesthetic luxuries. 

5.1 The Red Line Policy (Hazard Avoidance) 

➢ Horizon: All risks assessed against a 100-year climate horizon (Year 2126). 

➢ The Matrix: Development is strictly prohibited in the "Top-Left Risk Quadrant" (High 
Likelihood + Catastrophic Consequence). 

➢ Mandate: Planners must model for "Residual Risk"—the assumption that engineering 
defences (like seawalls) will eventually fail. 

5.2 Green Utility (The 3-30-300 Rule) 

➢ Mandate: Every resident must see 3 trees from their home, live in a neighbourhood with 30% 
canopy cover, and be within 300 meters of a park. 

➢ Execution: This is a hard infrastructure requirement. High-density zones must utilize 
"connected soil volumes" to ensure trees survive in paved environments. 

 

6. IMPLEMENTATION: THE DECISION MAKER'S CHECKLIST 

To execute this plan, Decision Makers must enforce the "Golden Rule": Strategic decisions made in 
this Spatial Plan cannot be relitigated at the project consent level. 

The Compliance Filter for All Projects: 

1. Spatial Location: Is the project in the UPA (Reservoir)? If it is in the UCA (Dam Wall), reject it. 

2. Hazard Status: Does it clear the Red Line (100-year risk horizon). 

3. Density Match: Does it meet the Density Follows Frequency minimums (6 storeys for rail, 3 
for bus)?  
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4. Green Utility: Does it satisfy the 3-30-300 rule? 

5. Conflict Resolution: Has the Newcomer Principle been applied to mitigate reverse 
sensitivity? 

Conclusion: By adopting this plan, we replace the "Nitpicking Trap" of the past with a Triple ROI: 
Legal Certainty, Economic Scale, and Long-Term Resilience 40. 

 

 



 

Page 140 of 171 
 

Land Use Plans 
 

This comprehensive Land Use Plan is designed for decision-makers operating under the proposed 
Aotearoa Planning Bill 2025. This framework replaces the discretionary "Grey Inertia" of the 
Resource Management Act (RMA) with a standardized, objective "Urban Operating System" derived 
from the Japanese 1974 Land-Use Law. 

 

Strategic Land Use Plan: Aotearoa Planning Bill 2025 

1.0 Executive Strategy: The Core Philosophy 

The plan shifts Aotearoa from a "Culture of Permission" (subjective, litigious, reactive) to a "Culture 
of Adherence" (objective, standardized, proactive). All decisions must align with four foundational 
pillars adapted from the Japanese model: 

1. Public Welfare Supreme: Collective urban health overrides individual property rights. 

2. Natural Resource Preservation: Hard ecological limits protect productive soil and nature. 

3. Healthy & Cultural Living: Mandated environmental quality (e.g., access to sunlight and 
trees). 

4. Balanced Development: Infrastructure-led growth prevents chaotic sprawl. 

 

2.0 Governance Architecture: The "Funnel" Model 

To eliminate the "Nitpicking Trap" and litigation delays, decision-making follows a strict hierarchy. 
Strategic decisions made "upstream" cannot be relitigated "downstream". 

➢ Level 1: National Spatial Plan (The Source Code) 

✓ Authority: Central Government. 

✓ Function: Sets the National Standardised Zones (NSZs) and long-term 
infrastructure strategy. 

➢ Level 2: Regional Combined Plan (The Skeleton) 

✓ Authority: Regional Councils. 

✓ Function: A single integrated plan per region (Spatial + Land Use + Environment). 
Apply the National Standardised Zones. Draws the boundaries for the "Urban Dam" 
(see 3.0). 

➢ Level 3: Land Use Plan (The Rules) 

✓ Authority: City/District Councils. 

✓ Function: enable and regulate the use and development of land within a district. 
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✓ Section 14 Mandate: Decision-makers are legally required to ignore subjective 
factors such as private views, aesthetic character, and the social status of residents. 

 

3.0 Spatial Framework: The "Urban Dam" 

The plan manages the "Hydraulic Pressure" of urban growth by dividing all land into two binary 
categories to stop sprawl and stabilize land values. 

A. The Reservoir: Urbanisation Promoting Area (UPA) 

➢ Goal: Systematic growth within a 10-year horizon. 

➢ Protocol: "Infrastructure First." Development capacity is unlocked only where streets, 
sewage, and transit capacity exist or are funded. 

➢ Mechanism: Uses City Planning Projects and Scheduling Areas to freeze speculation and 
secure land for infrastructure before zoning is up valued. 

B. The Stop Valve: Urbanisation Control Area (UCA) 

➢ Goal: Containment of the city and protection of rural land. 

➢ Protocol: Urbanization is "Prohibited in Principle." 

➢ Mechanism: Infrastructure investment is strictly deprioritized here. By withholding the 
subsidy of public pipes and roads, speculative land-banking becomes financially unviable. 

 

4.0 The Zoning Matrix: National Standardised Zones (NSZs) 

The "Postcode Lottery" of 1,175+ local zones are replaced by ~20 National Standardised Zones. 

Urban Zones: "Density Follows Frequency" 

Building intensity is legally tethered to transit capacity. 

➢ Category 1 (Transit Spine): Rapid Transit (Rail/Light Rail/Bus Rapid Transit). 

✓ Mandate: Min. 6 Storeys. 

✓ Typology: Perimeter blocks with "Hard Shells" (acoustic protection) and "Soft Cores" 
(quiet courtyards). 

➢ Category 2 (Primary Corridor): Frequent Bus Routes. 

✓ Mandate: Min. 3 Storeys. 

✓ Design: 30km/h speed limits; active street frontages. 
 
 
 
 



 

Page 142 of 171 
 

➢ Residential & Mixed Use: 

✓ Inclusionary Zoning: "Narrow Range" commerce (dairies, cafes, small offices 
<150sqm) is permitted as-of-right on corner sites to create "Complete 
Neighbourhoods". 

✓ Density Target: Aims for 15 Dwelling Units Per Acre (DU/AC) to ensure commercial 
viability of local shops. 

Rural Zones: Protecting the Economic Engine 

Unlike the Japanese model, Aotearoa requires specific rural protections. 

➢ Rural-Production: Large-scale farming/horticulture. Strict prohibition on subdivision. 

➢ Rural-Mixed: Tourism and small-scale farming. Lifestyle blocks explicitly discouraged. 

➢ Rural-Extractive: Mining and forestry overlays. 

 

5.0 Mandatory Overlays & Standards 

These non-negotiable standards apply across zones to ensure resilience and resolve conflict. 

A. The "Newcomer Principle" (Agent of Change) 

➢ Rule: The party introducing a new use must pay for mitigation. 

➢ Application: If a developer builds apartments next to a port/rail line, the developer pays for 
acoustic glazing. If a lifestyle block moves next to a farm, the resident mitigates the 
noise/spray drift. 

➢ Outcome: Protects the "Right to Operate" for infrastructure and agriculture. 

B. The "Green Utility" (3-30-300 Rule) 

➢ Rule: Nature is treated as essential infrastructure, not decoration. 

➢ Metrics: 3 visible trees per home, 30% neighbourhood canopy cover, 300m max distance to 
a park. 

➢ Engineering: Requires "Connected Soil Volumes" under pavements to prevent trees from 
dying in "concrete coffins". 

C. The "Red Line Policy" (Hazard Avoidance) 

➢ Rule: Development is strictly prohibited in the "Top-Left Risk Quadrant" (High Likelihood + 
Catastrophic Consequence). 

➢ Horizon: Planning must account for a 100-year climate horizon (to 2126). 

➢ Residual Risk: Planners must model for the failure of defences (e.g., a sea wall breaching). 
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6.0 Implementation Checklist for Decision Makers 

Before approving a project or plan change, apply this filter: 

1. Location Check: Is the site in the UPA? (If UCA, stop immediately). 

2. Hazard Check: Is the site clear of the Red Line (100-year risk)? 

3. Density Check: Does it meet the Minimum Height based on transit frequency (6 or 3 
storeys)? 

4. Health Check: Does it meet the 3-30-300 Green Utility standard? 

5. Conflict Check: Has the Newcomer Principle been applied to mitigate reverse sensitivity? 
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The Planning Bill in operation when using the Public 
Welfare Supreme practice per this submission 
 

The Universal Code Base: Aotearoa’s Standardised Planning Zones 
 

Based on the sources, the proposed Aotearoa Planning Bill replaces over 1,175 fragmented local 
zones with a "Universal Codebase" of 13–20 National Standardised Zones (NSZs). These are 
directly modelled on Japan’s 12 base zones but adapted to include rural protections specific to New 
Zealand's economy. 

The zones are structured using "Inclusive Zoning" (or "Russian Doll") logic: rather than segregating 
uses, higher-intensity zones permit all activities allowed in lower-intensity zones, plus additional 
uses. 

 

Here is the outline of the Standardised Zones: 

1. The Transit Spines (High-Intensity Urban) 

These zones operate on the principle of "Density Follows Frequency," mandating minimum heights 
based on infrastructure capacity. 

➢ Category 1 (Spine) Transit Corridor: 

✓ Japanese Equivalent: Commercial / Quasi-residential. 

✓ Mandate: Minimum 6 storeys. 

✓ Function: Located along rapid transit (rail/light rail). Requires "Perimeter Block" 
typologies with "Hard Shells" (acoustic facades) to protect quiet inner courtyards. 

➢ Category 2 (Primary) Transit Corridor: 

✓ Japanese Equivalent: Quasi-residential. 

✓ Mandate: Minimum 3 storeys. 

✓ Function: Located along frequent bus routes. Mandates 30km/h speed limits and 
"connected soil volumes" to ensure street trees survive. 
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2. Residential Zones (The Living Tiers) 

These zones are defined by the "Narrow Range" of commercial activities permitted "as-of-right" to 
create complete neighbourhoods. 

➢ Low-rise Residential (Category I & II): 

✓ Japanese Equivalent: Category I & II Exclusively Low-rise. 

✓ Permitted: Housing, schools, and small offices. 

✓ Commercial Cap: In Category II, shops (dairies, cafes) are permitted up to 150 sq.m. 

➢ Mid/High-rise Residential (Category I & II): 

✓ Japanese Equivalent: Category I & II Mid/high-rise. 

✓ Permitted: Higher density housing, hospitals, universities. 

✓ Commercial Cap: Category I allows shops up to 500 sq.m; Category II allows up to 
1,500 sq.m. 

✓ Controls: Regulated by Floor-Space Ratio (FSR) and Shadow Area Limitations 
rather than subjective height limits. 

 

3. Commercial & Industrial (The Economic Engines) 

These zones protect economic activity from "reverse sensitivity" (complaints from neighbours) 15, 
16. 

➢ Neighbourhood Commercial: Allows daily shopping and small factories (e.g., bakeries) to 
support the "15-minute city" fabric. 

➢ Commercial: High-intensity zones for banks, cinemas, department stores, and hotels. 

➢ Quasi-industrial: A buffer zone allowing light industry and service facilities alongside 
residential uses. 

➢ Industrial: Permits all factories. Housing and shops are allowed, but schools and hospitals 
are prohibited. 

➢ Exclusively Industrial: 

✓ Japanese Equivalent: Exclusively Industrial. 

✓ Mandate: Strict prohibition of residential, school, and hospital uses. 

✓ Purpose: To protect heavy industry's "Right to Operate" 24/7 without noise 
complaints. 
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4. Rural Zones (The Aotearoa Adaptation) 

Japan’s model lacks specific rural zones for large-scale export agriculture. Aotearoa has added these 
to protect its "Economic Engine". 

➢ Rural-Production: Reserved for large-scale farming and horticulture. Mining and Lifestyle 
Blocks are prohibited to prevent soil fragmentation. 

➢ Rural-Mixed: Supports small-scale farming and rural tourism. Lifestyle blocks are explicitly 
discouraged. 

➢ Rural-Extractive: Specialized overlays for mining, quarrying, and forestry. 

➢ Rural Residential: The designated container for "Countryside Living" (lifestyle blocks), with 
buildings capped at 500 sq.m to contain residential sprawl. 

 

Universal Overlays 

Regardless of the specific zone, two major overlays apply: 

1. 3-30-300 Rule: A public health mandate requiring 3 visible trees, 30% canopy cover, and 
300m distance to a park (applies to all urban zones). 

2. Red Line Policy: Development is prohibited in "Very High Risk" zones based on a 100-year 
climate horizon. 
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The Aotearoa Urban Operating System: A User’s Manual 
 

Based on the provided sources, here is a comprehensive "How-To Manual" for navigating and 
implementing the National Standardised Zones (NSZs) under the Aotearoa Planning Bill 2025. 

Version: 2025.1  

Source Code: Japanese Land-Use Law (1974)  

Core Philosophy: From a "Culture of Permission" (Subjective) to a "Culture of Adherence" 
(Objective). 

 

1.0 THE MACRO STRATEGY: WHERE TO BUILD 

Before selecting a specific zone, you must determine the land's status within the "Urban Dam." This 
binary system manages the "hydraulic pressure" of growth. 

Step 1: Identify Your Area 

➢ A. Urbanisation Promoting Area (UPA) — "The Reservoir" 

✓ Status: Build Here. 

✓ Definition: Land designated for systematic urbanization within a 10-year horizon. 

✓ Protocol: "Infrastructure First." Development capacity is unlocked only when the 
"skeleton" (sewage, streets, transit) is funded or operational. The government 
prioritizes investment here. 

➢ B. Urbanisation Control Area (UCA) — "The Dam Wall" 

✓ Status: Stop. 

✓ Definition: Land outside the reservoir boundaries. 

✓ Protocol: Urbanization is "Prohibited in Principle." Infrastructure investment is 
deprioritized to kill speculative land-banking and protect rural soil. 

 

2.0 THE ZONING MATRIX: SELECTING THE RIGHT NSZ 

The legacy "Postcode Lottery" of 1,175+ local zones is replaced by 13–20 National Standardised 
Zones. These function like a "universal language" or "Lego set" for the entire country. 

A. The Transit Spines: "Density Follows Frequency" 

Rule: Building height is legally tethered to transit capacity. 
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Zone Name, Trigger, Mandate, Design Typology 

Category 1 (Spine),"Within 800m–1,200m of Rapid Transit (Rail/Busway).”, Min. 6 Storeys, “Hard Shell 
/ Soft Core: Acoustic frontage protects quiet inner courtyards." 

Category 2 (Primary), Within 400m–600m of Frequent Bus Routes., In. 3 Storeys,"30km/h Speed 
Limits: Mandatory connected soil volumes for street trees." 

 

B. Residential Zones: The "Russian Doll" Model 

Rule: Inclusive Zoning. Higher intensity zones allow all uses from lower intensity zones, plus more. 

➢ Low-Rise Residential (Category I & II): 

✓ Primary Use: Housing, schools, small offices. 

✓ Commercial Allowance: Category II permits "Narrow Range" uses (dairies, cafes, 
salons) up to 150 sq.m as-of-right on corner sites. 

➢ Mid/High-Rise Residential: 

✓ Primary Use: High-density housing, universities, hospitals. 

✓ Commercial Allowance: Category I permits shops up to 500 sq.m; Category II 
permits up to 1,500 sq.m. 

✓ Control Metric: Regulated by Floor-Space Ratio (FSR) and Sunlight Planes, not 
subjective character assessments. 

 

C. Industrial Zones: The "Economic Engines" 

Rule: Protection of the "Right to Operate". 

➢ Quasi-Industrial: Light industry and service buffers. 

➢ Industrial: All factories allowed. 

➢ Exclusively Industrial: 

➢ Mandate: Strict Prohibition of residential, school, and hospital uses. 

➢ Purpose: To prevent "reverse sensitivity" complaints. You cannot build a house here. 

 

D. Rural Zones: The Aotearoa Adaptation 

Rule: Protecting the "Engine of the Soil." Unlike Japan, these are distinct zones. 

➢ Rural-Production: Large-scale farming only. Lifestyle blocks prohibited. 

➢ Rural-Mixed: Tourism and small-scale farming. Lifestyle blocks explicitly discouraged. 
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➢ Rural-Extractive: Overlays for mining and forestry. 

➢ Rural Residential: The only designated container for lifestyle blocks (max 500 sq.m building 
size). 

 

3.0 THE "ADHERENCE" CHECKLIST: GETTING APPROVAL 

Under the new "Culture of Adherence," permission is automatic if you meet the math. Planners are 
legally required to ignore private views, aesthetics, and neighbour social status (Section 14). 

Step 1: The Geometry Check 

Does your building fit the mathematical envelope? 

➢ BCR (Building Coverage Ratio): % of land covered. 

➢ FSR (Floor-Space Ratio): Total building bulk relative to land size. 

➢ Diagonal Line Limitation: Does your building stay behind the invisible 45-degree angle from 
the street/neighbour to preserve sunlight? 

Step 2: The Green Utility Check (3-30-300 Rule) 

This is a mandatory public health requirement, not landscaping. 

➢ 3: Can occupants see 3 trees from their window? 

➢ 30%: Does the neighbourhood maintain 30% canopy cover? 

➢ 300m: Is the site within 300m of a park? 

➢ Requirement: You must install "Connected Soil Volumes" under pavement to ensure trees 
survive. 

Step 3: The Hazard Check (Red Line Policy) 

➢ Horizon: Assess risk against a 100-year climate horizon (Year 2126). 

➢ The Red Line: If the site is in the "Top-Left Risk Quadrant" (High Likelihood + Catastrophic 
Consequence), development is Prohibited. 

Step 4: The Conflict Check (Newcomer Principle) 

➢ Rule: The "Agent of Change" pays. 

➢ Scenario: Building apartments next to a rail line? You pay for acoustic glazing and 
mechanical ventilation. 

➢ Scenario: Building a house near a farm? You pay for buffers to mitigate spray/noise. 
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4.0 IMPLEMENTATION TOOLS 

For Decision Makers and Councils. 

➢ City Planning Projects: Use this mechanism to transition land from "Future Urban" to "UPA." 
It forces a "Land Readjustment" phase to organize property boundaries before building 
starts. 

➢ Scheduling Areas: Use this to freeze land prices and secure space for infrastructure before 
announcing a new zone, preventing speculation. 

➢ Promotion Area Zones: An overlay used for "Design-Led Placemaking" (e.g., Transform 
Manukau). Use this to add local flavour or specific regeneration goals on top of the standard 
national zones. 
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Clauses and Sections in the Planning Bill to be amended. 
 

Note: Amendments are either in red underline or red strike through 

 
4. Purpose 

4.1 The purpose of this Act is to establish a framework for planning and regulating the use, 
development, and enjoyment of land that complements but must not inhibit the Public Welfare 
Supreme practice. 

 

11. Goals 

(1) All persons exercising or performing functions, duties, or powers under this Act must seek to 
achieve the following goals subject to sections 12 and 45: 

1. to ensure that each of the Public Welfare Supreme practices is adhered to at all times, and is 
not inhibited through the enabling, use and development of land: 

i. Public Welfare: collective health overrides private objection 
ii. Resource Preservation: Hard Ecological Limits to protect soil 

iii. Healthy Living: Mandated Sunlight and Nature Access 
i. For urban areas mandated nature access is set by the 3-30-300 Rule 

iv. Balanced Development: Infrastructure Led Containment 
2. to ensure that land use does not unreasonably affect others, including by separating 

incompatible land uses otherwise not separated by the Standardised Zones, or managed 
through Newcomers Principles: 

3. to support and enable economic growth and change by enabling the use and development of 
land while not inhibiting the Public Welfare Supreme practices as outlined in 11.a: 

4. to create well-functioning urban and rural areas that meet the requirements of Public Welfare 
Supreme practices as outlined in 11.a: 

5. to enable competitive urban land markets by making land available to meet current and 
expected demand for business and residential use and development through the Urban 
Promotion Area, and Urban Control Area practices: 

6. to plan and provide for infrastructure to meet current and expected demand under the 
Infrastructure Led Development method as set out by the Urban Promotion Area, and Urban 
Control Area practices: 

7. to maintain public access to and along the coastal marine area, lakes, and rivers: 
8. to protect from inappropriate development the identified values and characteristics of— 

i. areas of high natural character within the coastal environment, wetlands, and 
lakes and rivers and their margins: 

ii. outstanding natural features and landscapes: 
iii. sites significant historic heritage: 

9. to safeguard communities from the effects of natural hazards through proportionate and risk-
based planning: 
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10. to provide for Māori interests through— 
i. Māori participation in the development of national instruments, spatial planning, 

and land use plans; and 
ii. the identification and protection of sites of significance to Māori (including wāhi 

tapu, water bodies, or sites in or on the coastal marine area); and 
iii. (iii) enabling the development and protection of identified Māori land. 

(2) In subsection (1)(g), identified means identified in a national instrument, plan, or proposed plan. 

 

12. Relationship between key instruments in decision-making 

(1) The hierarchy of the key instruments of this Act is as follows, listed from top to bottom: 

(a) national policy direction: 

(b) national standards: 

(c) National Spatial Plan 

(d)  Regional spatial plans: 

(e) land use plans. 

 

 

To be inserted under 63 as part of Key Instruments  

X.X National Spatial Plan 

➢ The Minister responsible must oversee the creation of a National Spatial Plan that has a 30–
100-year outlook 

➢ The National Spatial Plan must be updated no less than every 10 years  
➢ The purpose of the National Spatial Plan is to: 

o Adhering to the Public Welfare Supreme practice in setting the overarching strategic 
direction for public welfare, resource preservation, healthy living, and balanced 
development for the entire country, to which all Combined Plans must follow 
underneath. This includes adhering to the Red Line approach set out by the National 
Policy Statement – Natural Hazards 

o Codifying the National Standardised Zones so that they are capable in carrying out 
Clauses 4 and 11 of the Act, and the Combined Plans as set out in Part 3 of the Act 

o Specify authority when a Regional Spatial Plan has adjacent region issues as defined 
in Schedule 2, Clause 8 of this Act 
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Part 3 Combined Plans 

 

Regional Spatial Plans 

Purpose of regional spatial plans 

67.  Purpose of regional spatial plans 

A regional spatial plan under the Public Welfare Supreme practice must— 

(a) set the strategic direction for development and public investment priorities in a 
region for a time frame of not less than 30 years; and 

(b) enable integration at the strategic level of decision making under this Act and 
the Natural Environment Act 2025; and 

(c) implement national instruments including the National Spatial Plan made under this 
Act and the Natural Environment Act 2025 in a way that provides for use and 
development within the Public Welfare Supreme practice environmental limits; and  

(d) support a co-ordinated approach to infrastructure funding and investment by central 
government, local authorities, and other infrastructure providers and 

(e) promote integration of urban and rural development planning with infrastructure 
planning and investment and  

(f) Set and apply the Urban Promotion Areas, and Urban Control Areas and 
(g) Apply the National Standardised Zones 

 

 

Land Use Plans 

75. Purpose of land use plan 

Under the Public Welfare Supreme practice and through the Three Governing Protocols, the purpose 
of the preparation, implementation, and administration of a land use plan is to— 

a) enable and regulate the use and development of land within a district (including 
subdivision and activities on the surface of water bodies); and 

b) manages detailed subzones, urban facilities, and local renewal projects 
c) assist territorial authorities in carrying out their functions and responsibilities under 

this Act. 
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Schedule 2. Public Welfare Supreme, and Spatial plans 

 

Public Welfare Supreme 

Part 1.X Public Welfare Supreme 

Strategic Outcome 

The ultimate goal of the Public Welfare Supreme practice is to replace a subjective "Culture of 
Permission" with an objective "Culture of Adherence."   

 

1. Public Welfare 

This is the overarching principle that establishes the hierarchy of rights. 

1. Definition: It establishes that the collective health, safety, and functionality of the city take 
legal precedence over individual property preferences and speculative interests 

2. Operational Impact: Private development cannot occur at the expense of community safety 
or infrastructure capacity. This is legally enforced via the Section 14 Mandate, which 
instructs planners to ignore subjective individual complaints—such as the loss of private 
views or "neighbourhood character"—in favour of objective collective benefits like housing 
capacity and transit utility. 

 

2. Natural Resource Preservation 

This pillar shifts environmental protection from a "nice-to-have" to a hard constraint. 

1. Definition: It mandates the establishment of non-negotiable ecological limits to ensure the 
long-term stewardship of land, soil, and natural assets. 

2. Operational Impact: Planning must precede development to prevent the destruction of 
"Economic Engines" like fertile soil. This pillar justifies the "Urban Dam" (Urbanisation 
Control Area), which strictly prohibits housing on productive rural land to prevent irreversible 
fragmentation. 

 

3. Healthy and Cultural Living Environments 

This pillar treats the quality of the human habitat as a statutory right rather than a luxury. 

1. Definition: It mandates the creation of urban environments that actively support the mental 
and physical well-being of residents. 

2. Operational Impact: Grounded in Attention Restoration Theory (ART), this pillar requires 
legal protection for access to sunlight, fresh air, and nature. It is physically operationalized 
through the 3-30-300 Rule (3 trees visible, 30% canopy cover, 300m to a park), ensuring that 
densification does not lead to psychological or environmental decay. 
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4. Balanced Development 

This pillar ensures growth is efficient and equitable rather than chaotic. 

1. Definition: It requires that urban growth be systematic, orderly, and synchronized with 
infrastructure capacity 

2. Operational Impact: This institutionalizes the mantra of "Pipes before People.” 
Development rights are legally tethered to the existence of infrastructure (the "Density 
Follows Frequency" rule). This prevents the creation of "unserviced fringes"—sprawling 
neighbourhoods built without the necessary sewage, roads, or transit to support them. 

 

 

Part X.X The Three Governing Protocols 

The Three Governing Protocols function as the non-negotiable "universal laws" of the Planning Act 
These protocols translate the Public Welfare Supreme’s “strategic goals into specific operational 
mandates regarding health, economics, and safety that the Spatial Plans and Land Use Plans are to 
adhere to.  

1. Public Health: The 3-30-300 Rule 
a. This protocol redefines nature from an aesthetic luxury to a mandatory "Green Utility" 

required for public health. It operates as a universal standard applied across all 
zones, including industrial areas: 

i. The Metric: 
ii. 3: Every home, school, and workplace must have a view of at least 3 mature 

trees 
iii. 30%: Every neighbourhood must achieve a minimum of 30% tree canopy 

cover to mitigate the urban heat island effect 
iv. 300m: Every resident must be within a 300-meter barrier-free walk of a high-

quality green space 
b. The Engineering: To ensure compliance, the protocol mandates "Connected Soil 

Volumes" under pavements to prevent trees from dying in "concrete coffins," ensuring 
they reach the maturity required to function as infrastructure 

 

2. Economic Fairness: The Newcomer Principle 
a. This protocol manages conflict and protects the "Right to Operate" for the city's 

economic engines (ports, rail, factories, and farms) by managing "reverse sensitivity"  
b. The Mechanism: It establishes the rule of "First in Time, First in Right." The "Agent of 

Change" (the party introducing the new use) bears 100% of the financial and legal 
liability for mitigation 

c. The Application: 
i. Urban: If a developer builds apartments next to an existing port or rail line, the 

developer must pay for acoustic glazing and mechanical ventilation to shield 
residents from noise 
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ii. Rural: If a new house is built next to an existing farm, the homeowner must 
pay for buffers against spray drift and noise, preventing them from litigating 
the farmer out of business 

 

3. Safety: The Red Line Policy 
a. This protocol enforces mandatory hazard avoidance to ensure long-term resilience 

against climate change. It shifts planning from "mitigating risk" to "avoiding risk" 
entirely 

b. The Metric: Decisions are based on a 100-year climate horizon (planning out to the 
year 2126)  

c. The Prohibition: Development is strictly prohibited in the "Top-Left Risk Quadrant" of 
the Mandatory Risk Matrix—areas defined by "High Likelihood" and "Catastrophic 
Consequence" (e.g., flood plains or coastal erosion zones)  

d. The Goal: To prevent the creation of stranded assets and protect the national balance 
sheet from the liability of building in uninsurable locations  

 

 

Part X. Contents of regional spatial plan 

1. Form of regional spatial plan 

A regional spatial plan. must be in the form, if any, prescribed by national standards, National Spatial 
Plan and regulations as governed by the Public Welfare Supreme practice and its Three Governing 
Protocols 

 

2. Contents of regional spatial plans 

1. A regional spatial plan— 
a. must identify and provide for the mandatory matters listed in clause 3; and 
b. may identify and provide for any other matters in accordance 

with subclause (3). 
2. A regional spatial plan must be consistent with— 

a. environmental limits set from the Public Welfare Supreme Practice; and 
b. national instruments INCLUDING the National Spatial Plan all set by the 

Public Welfare Supreme Practice; and 
c. any water conservation order that applies in the region. 
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3. Contents of regional spatial plans: mandatory matters 

1. The mandatory matters referred to in clause 2(1)(a) are as follows: 
(a) constraints on the use and development of land and the coastal marine area, including 

natural hazards, highly productive land, significant natural areas, and outstanding natural 
features and landscapes: 

(b) the spatial implications of environmental limits: 
(c) in adherence to National Spatial Plan and through the establishment and/or use of Urban 

Promotion Areas and Urban Controlled Areas: 
i. the gross pattern of urban, rural, industrial, and other development types to the 

extent required to— 
ii. inform consideration of scenarios and options for future urban development and 

infrastructure including the future application of the National Standardised Zones; or 
iii. identify where separation of incompatible activities through the Newcomer Principle 

and/or adherence to the NPS-Natural Hazards Red Line policy may be required 
whether by the National Standardised Zones, and/or Bespoke Provisions 

iv. sequence future urban development areas and existing urban areas where significant 
change is planned, including priority areas for public investment in the short, 
medium, and long-term: 

v. apply the National Standardised Zones  
vi. other infrastructure services that may be needed to serve future urban areas: 

(d) existing and future key infrastructure, including corridors and strategic sites and 
opportunities to make better use of existing infrastructure: 

(e) priority locations for adaptation plans prepared under the Climate Change Response Act 
2002: 

(f) infrastructure supporting activities: 
(g) where necessary, existing and planned uses that require separation from incompatible 

activities under the Newcomer Principle: 
(h) any statutory acknowledgements from Treaty settlement legislation that apply in the 

region, including relevant statements of association, and the areas to which they apply: 
(i) sites of significance to Māori: 
(j) any customary marine title area or protected customary rights area in the region. 

2.  A statutory acknowledgement described in subclause (1)(j) must be attached to the plan. 
3. The provisions of the legislation that provide for the statutory acknowledgement apply. 
4. The attachment of a statutory acknowledgement to a regional spatial plan is for public 

information only and, unless adopted by the local authorities as part of the plan, is not part 
of the plan. 
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Glossary of Terms 
 

Mechanism or Concept 
 

Mechanism or 
Concept 

Primary 
Function 

Mandatory 
Metrics or 
Rules 

Economic and 
Social Benefits 

Target Zone or 
Context 

Key 
Externalities 
Managed 

Developer 
Responsibility 

Urban Dam Manage 
urban growth 
pressure by 
bifurcating 
land into 
promotion 
and control 
zones to 
channel 
development 
methodically 
into 
designated 
reservoirs. 

Binary 
division: 
Urbanization 
Promoting 
Areas (UPA) 
for 10-year 
growth 
horizons vs. 
Urbanization 
Control Areas 
(UCA) where 
urbanization is 
prohibited. 

Stabilizes land 
prices; suppresses 
speculative land 
investment; prevents 
unserviced sprawl; 
protects the rural 
economy. 

National spatial 
framework (UPA 
vs. UCA). 

Urban sprawl; 
speculative 
land-banking; 
abnormally 
high land 
prices; 
engineering 
inefficiencies. 

Site selection 
compliance 
(must build 
within UPA); 
rejection of 
projects in 
UCA; 
sequenced with 
state-funded 
infrastructure. 

Newcomer 
Principle 

Legal and 
economic 
mechanism 
for pre-
emptive 
conflict 
resolution by 
internalizing 
environmenta
l mitigation 
costs for 
sensitive land 
uses. 

Rule of 'First in 
Time, First in 
Right'; 
mandatory 
installation of 
acoustic 
glazing and 
mechanical 
ventilation for 
housing near 
existing 
engines. 

Protects incumbent 
operations' 'right to 
operate'; prevents 
reverse sensitivity 
litigation; allows 
high-density to 
coexist with industry. 

UPA and Rural 
Zones near 
'Economic 
Engines' (ports, 
rail, industry, or 
farms). 

Reverse 
sensitivity 
(noise, odour, 
dust, spray 
drift, 
vibration). 

Agent of 
change bears 
100% of 
mitigation 
costs; must 
provide 
technical 
interventions to 
protect 
residents. 

3-30-300 Rule Mandatory 
green 
infrastructure 
and public 
health 
requirement 
integrated 
into zoning 
DNA as a 
'Green Utility' 
standard. 

3 visible trees 
from every 
building; 30% 
tree canopy 
cover per 
neighbourhoo
d; 300m 
maximum 
walk to green 
space (0.5-
1.0ha). 

1:3 tree 
maintenance ROI; 
1:18 Social ROI; 
mitigates Urban 
Heat Island effect; 
50% savings on 
stormwater CAPEX. 

Universal (All 
urban and 
industrial zones 
within 
UPA/NSZ). 

Urban heat 
island effect; 
air pollution; 
social 
isolation; 
stormwater 
runoff; 
cognitive 
fatigue. 

Site layout 
must guarantee 
line-of-sight; 
engineer 
'connected soil 
volumes' to 
support mature 
canopy. 

Density Follows 
Frequency 

Infrastructure 
determinism 
rule tying 
development 

Category 1 
(Spine): 6-
storey 
minimum; 

Maximizes 
infrastructure ROI; 
ensures transit 
viability; reduces 

Transit Corridors 
(Category 1 and 
2 within UPA). 

Car 
dependency; 
traffic 
congestion; 

Adhere to 
mandatory 
minimum 
storey heights; 
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Mechanism or 
Concept 

Primary 
Function 

Mandatory 
Metrics or 
Rules 

Economic and 
Social Benefits 

Target Zone or 
Context 

Key 
Externalities 
Managed 

Developer 
Responsibility 

intensity and 
building 
verticality 
legally to 
transport 
capacity. 

Category 2 
(Primary): 3-
storey 
minimum. 

car-dependency; 
supports 24/7 active 
frontages. 

inefficient 
public 
infrastructure 
use; 
greenhouse 
gas emissions. 

utilize specific 
design 
typologies 
(Perimeter 
Block/Hard 
Shell). 

Red Line Policy Mandatory 
hazard 
avoidance 
and risk 
management 
protocol 
prioritizing 
safety over 
engineering-
based 
mitigation. 

Prohibition of 
development 
in 'Very High 
Risk' (Top-Left 
Risk 
Quadrant) 
zones; 100-
year climate 
horizon (to 
Year 2126). 

Guarantees asset 
security; prevents 
predictable 
disasters; reduces 
long-term municipal 
liability and recovery 
costs. 

Universal site 
assessment 
(flood plains, 
coastal erosion, 
seismic zones). 

Climate-
related 
hazards; land 
instability; 
sea-level rise; 
moral hazard 
of building 
behind failed 
defences. 

Mandatory risk 
matrix audit; 
verification of 
safety against 
100-year 
horizon; model 
for residual 
risk. 

Culture of 
Adherence 

Shift from 
discretionary, 
subjective 
gatekeeping 
to objective 
mathematical 
permitting 
based on 
standardized 
national 
codes. 

Adherence to 
Building 
Coverage 
Ratio (BCR), 
Floor-Space 
Ratio (FSR), 
and 
volumetric 
envelopes; 
planners must 
ignore 
aesthetic 
character. 

Increases speed and 
certainty; liquidates 
administrative debt; 
enables national-
scale off-the-shelf 
designs. 

National 
Standardised 
Zones (NSZ) 
within UPA. 

Subjective 
reviews; 
project-level 
litigation; 
bureaucratic 
stagnation 
(Grey Inertia); 
the 'Nitpicking 
Trap'. 

Mathematical 
adherence to 
volumetric 
envelopes; 
design 
compliant 
projects that 
meet technical 
thresholds. 

Linger Factor Economic 
metric and 
outcome of 
walkable, 
integrated, 
and people-
centred 
neighbourhoo
d design. 

Achieved 
through 
walkability 
and 15 
Dwelling Units 
per Acre 
(DU/AC) 
tipping point; 
requires 
mixed-use as-
of-right 
zoning. 

Increase in local 
business spending 
by 66% compared to 
car-based trips; 
supports 24/7 
daytime economy. 

Complete 
Neighbourhoods 
and Town 
Centres / 20-
Minute Suburbs. 

Negative 
productivity of 
car 
commutes; 
economic 
stagnation of 
dormitory 
suburbs; retail 
leakage. 

Contribute to 
vibrant 
streetscapes; 
activate corner 
sites; provide 
high-quality 
public realm 
design. 

Urbanisation 
Promoting Area 
(UPA) 

Designated 
growth 
reservoir for 
systematic 
urbanization 
and 
absorption of 

10-year 
growth 
horizon; 
infrastructure-
first mandate; 
Density 
Follows 
Frequency 

Liquidates regulatory 
debt; provides a 
predictable 10-year 
pipeline; ties land 
value to actual 
utility. 

Areas that 
already form 
urban area or 
are slated for 
planned urban 
growth. 

Regulatory 
debt from 
unplanned 
sprawl; 
engineering 
inefficiencies. 

Building 
capacity 
unlocked once 
utility exists; 
internalization 
of costs via 3-
30-300 rule 
compliance. 
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Mechanism or 
Concept 

Primary 
Function 

Mandatory 
Metrics or 
Rules 

Economic and 
Social Benefits 

Target Zone or 
Context 

Key 
Externalities 
Managed 

Developer 
Responsibility 

development 
pressure. 

principle 
applies. 

Urbanisation 
Control Area 
(UCA) 

Strategic 
barrier or 
'dam wall' to 
prevent 
horizontal 
sprawl and 
protect non-
urban land. 

Zero minimum 
density 
mandate; 
urbanization 
prohibited in 
principle; low 
priority for 
infrastructure 
investment. 

Removes 
speculative land 
value; kills land-
banking; forces 
demand back into 
the urban core 
reservoir. 

Rural fringe and 
non-urban 
landscapes; 
areas outside of 
planned growth 
reservoirs. 

Speculative 
land price 
inflation; 
chaotic 
development 
leaks into 
unserviced 
fringes. 

Development is 
disallowed in 
principle; any 
attempt 
requires 
internalizing 
100% of 
infrastructure 
costs. 

Category 1 
(Spine) Transit 
Corridor 

High-intensity 
mixed-use 
arterial 
designed to 
capitalize on 
rapid transit 
infrastructure
. 

Mandatory 6-
storey 
minimum 
height; 
Perimeter 
Block 
solution; Hard 
Shell / Soft 
Core typology. 

Agglomeration 
effects; captures 
transit value; 
supports 24/7 active 
frontages; reduces 
car dependency. 

Within 800m–
1,200m of rapid 
transit stops 
(rail/busways). 

Transit noise 
(via hard 
shell); lost 
travel time; 
greenhouse 
gas emissions. 

Build high-
density mixed-
use; provide 
acoustic 
glazing and 
mechanical 
ventilation. 

Category 2 
(Primary) Transit 
Corridor 

Medium-
density 
mixed-use 
corridor 
integrated 
with frequent 
bus networks. 

Mandatory 3-
storey 
minimum 
height; 
30km/h speed 
limits; 
connected 
soil volumes. 

Enables the '20-
Minute Suburb'; 
universal access for 
non-drivers; 
supports local 
commerce (15 
DU/AC threshold). 

Within 400m–
600m of 
frequent transit 
routes. 

Pedestrian 
safety; 
neighbourhoo
d-level 
connectivity; 
vehicle miles 
travelled 
(VMT). 

Mid-rise 
construction; 
pedestrian-
scale lighting; 
integrated 
green utility. 

Planning 
Tribunal 

Resolve 
lower-level 
disputes 
between 
system users 
and councils 
to provide 
accountabilit
y and 
streamlined 
review. 

Reviews 
applications 
within 15-25 
working days; 
strikes out 
frivolous 
cases; 
presumption 
of decision on 
the papers. 

Faster, cheaper, and 
more certain 
consenting; provides 
a 'Culture of 
Adherence'. 

National 
(Aotearoa/New 
Zealand); 
applies to non-
notified or 
uncontested 
permits/consent
s. 

Procedural 
and 
administrative 
error; 
interpretation 
of consent 
conditions; 
local authority 
delays. 

Must file 
applications in 
approved form 
with prescribed 
fees and notify 
the local 
authority. 

Regulatory 
Relief 
Framework 

Provide a 
mechanism 
for relief to 
landowners 
when specific 
planning 
controls 
significantly 
impact land 
use. 

Triggered 
when impact 
on reasonable 
use is 
assessed as 
'significant'; 
identification 
of impacted 
owners 
required. 

Balances public 
interest 
(heritage/environme
nt) with private 
property rights; 
minimizes economic 
hardship. 

Privately owned 
land subject to 
controls for 
heritage, Māori 
sites, or high 
natural 
character. 

Severely 
impaired 
reasonable 
use of land; 
unfair and 
unreasonable 
burdens on 
property 
owners. 

Landowners 
must own land 
at the time the 
plan becomes 
operative; must 
apply for review 
within 30 days. 
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Mechanism or 
Concept 

Primary 
Function 

Mandatory 
Metrics or 
Rules 

Economic and 
Social Benefits 

Target Zone or 
Context 

Key 
Externalities 
Managed 

Developer 
Responsibility 

Adaptive 
Management 
Approach 

Allows 
activity to 
commence 
on a small 
scale or in 
stages to 
monitor 
effects and 
adapt 
practices. 

Requires 
baseline 
information 
for setting 
triggers; must 
include 
provisions to 
step back or 
cease if 
triggers are 
met. 

Enables 
development where 
environmental risks 
are uncertain; 
prevents irreversible 
effects. 

High-uncertainty 
environments or 
activities where 
environmental 
risk requires 
close 
monitoring. 

Unanticipated 
environmental 
effects; risk of 
irreversible 
environmental 
damage; 
scientific 
uncertainty. 

Responsible for 
ongoing 
monitoring, 
reporting, and 
remedial costs; 
must provide 
evidence of 
effectiveness. 

Financial 
Assurances 
(Bonds/Insuranc
e) 

Secure funds 
for 
remediation 
or clean-up 
costs to 
ensure costs 
are not 
externalized 
to the public. 

Provided 
within 30 
working days 
of notice; 
amount based 
on reasonable 
estimate of 
remediation 
costs. 

Protects the 
'infrastructure 
engine' by ensuring 
polluters pay; 
prevents public 
funding of private 
damage. 

Activities with 
potential long-
term 
environmental 
impacts or 
remediation 
requirements. 

Remediation 
and clean-up 
costs; long-
term adverse 
environmental 
effects. 

Responsible for 
providing 
security 
(bond/insuranc
e) and all 
associated 
costs of 
determining 
assurance. 
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Mechanism or 
Principle 

Planning Zone 
or Tier 

Density or 
Metric 
Requirement 

Environmental 
or Design 
Standard 

Conflict 
Resolution 
Strategy 

Economic or 
Social 
Outcome 

3-30-300 Rule Universal 
National 
Standard / All 
Urban Zones 

3 trees visible 
from every 
home; 30% 
canopy 
cover; 300m 
walk to green 
space 

Green Utility; 
connected soil 
volumes to 
prevent "potted 
plant effect" or 
"planting trees 
in coffins" 

Mandatory 
public health 
requirement 
integrated into 
zoning; 
regulatory 
floor over 
aesthetic 
luxury 

1:3 Financial 
ROI; 1:18 
Social ROI 
(Health); 
reduces 
public 
healthcare 
costs and 
Urban Heat 
Island 

Density 
Follows 
Frequency 

Transit-
Oriented 
Development 
(TOD) / 
Category 1 & 2 
Corridors 

6-storey 
minimum 
(Category 1); 
3-storey 
minimum 
(Category 2) 

Infrastructure-
first mandates; 
30km/h speed 
limits in 
Category 2 
corridors 

Development 
rights legally 
tethered to 
transit 
capacity; 
Infrastructure 
Determinism 
(Pipes before 
People) 

Reduces 
vehicle 
emissions by 
up to 80%; 
maximizes 
transit 
investment; 
supports 24/7 
urban 
ecosystems 

Newcomer 
Principle 

All zones / 
Urban-Rural 
and Industrial-
Residential 
interfaces 

100% of 
mitigation 
cost borne by 
the agent 
introducing 
change 

Mandatory 
acoustic 
glazing and 
mechanical 
ventilation 

First in Time, 
First in Right; 
internalizes 
mitigation 
costs to 
protect 
incumbent 
"Right to 
Operate" 

Shields 
"Economic 
Engines" 
(ports, rail, 
farms) from 
reverse 
sensitivity 
complaints 
and litigation 

Urban Dam Binary System: 
Urbanisation 
Promoting 
(UPA) vs. 
Urbanisation 
Control (UCA) 

10-year 
growth 
horizon for 
development 
capacity 

Systematic and 
serviced 
growth; 
Infrastructure-
first (sewage 
and streets) 

Containment 
of hydraulic 
pressure; 
binary switch 
to stop 
speculative 
land-banking 

Suppresses 
speculative 
land 
investment; 
stabilizes 
prices; makes 
vertical 
density 
economically 
viable 

Hard Shell / 
Soft Core 

Category 1 
Transit Corridor 
/ Transit Spine 

Minimum of 6 
storeys; zero 
setbacks 

Perimeter 
Block 
solutions; 
building facade 
acts as an 
acoustic 
mass/shield for 

Use of design 
typology to 
resolve noise-
density 
conflicts 

Enables high-
density living 
and 24/7 
urban 
ecosystems 
next to noisy 
transit spines 
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Mechanism or 
Principle 

Planning Zone 
or Tier 

Density or 
Metric 
Requirement 

Environmental 
or Design 
Standard 

Conflict 
Resolution 
Strategy 

Economic or 
Social 
Outcome 

internal 
sanctuary 

Red Line Policy Hazard 
Avoidance / 
High Risk 
Zones 

Zero 
construction 
permitted in 
"Top-Left 
Risk 
Quadrant" 

100-year 
climate horizon 
(planning to 
year 2126) 

Public safety 
and 
mandatory 
risk matrix 
override 
individual 
private 
property rights 

Ensures 
climate 
resilience; 
prevents 
stranded 
assets and 
future disaster 
recovery costs 

Missing Middle 
/ Complete 
Neighbourhood 

Residential 
NSZ / 
Neighbourhood 
Commercial 

15 DU/AC 
(Dwelling 
Units per 
Acre) tipping 
point for 
viable 
commerce 

House-scaled 
buildings 
(Plexes, 
Townhouses, 
Cottage 
Courts); 400m-
800m walkable 
catchments 

Bridges gap 
between 
sprawl and 
high-rise; 
liquidation of 
subjectivity 
(as-of-right) 

Increased 
"Linger 
Factor"; 66% 
higher spend 
by 
pedestrians; 
fosters social 
cohesion 

As-of-Right 
Mixed Use / 
Permissibility 

Category II 
Low-rise / 
Corner Sites 

Non-
residential 
floor area 
limit of 
150m2 

Culture of 
adherence via 
objective 
mathematics 
(FSR/BCR); 
managing 
externalities 
over activity 
banning 

Administrative 
Funnel 
bypasses the 
"Nitpicking 
Trap" and 
discretionary 
resource 
consents 

Lower barrier 
to entry for 
micro-
entrepreneurs; 
activates 
streetscapes; 
liquidates 
administrative 
debt 

Infrastructure-
led 
development 
(UPA vs. UCA) 

Combined 
Regional Plan / 
Nationally 
Standardised 
Zones 

Meet current 
and expected 
demand for 
business and 
residential 
use 

Nationally 
standardized 
rules and 
methodologies; 
environmental 
limits 
framework 

Consensus 
decision-
making / 
Ministerial 
determination; 
Independent 
Hearings 
Panel 

Integration of 
development 
planning with 
infrastructure 
investment; 
competitive 
land markets 
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Standardised Zones Comparison between Aotearoa and Japan 
 

Aotearoa 
NSZ 
Equivalent 

Japanese 
Base Zone 
Category 

Key Building 
Control Metrics 

Minimum 
Density 
Mandate 

Permitted 
Uses 

Prohibited 
Uses 

Environmental & 
Public Health 
Mandates 

Category 1 
(Spine) 
Transit 
Corridor 

Quasi-
residential 

Hard shell / Soft 
core design 
typologies; 
perimeter block 
solution. 

6 storeys High-
intensity 
mixed-use 
frontage 
along rapid 
transit 
spines. 

Not in source 3-30-300 rule (3 
visible trees, 30% 
canopy, 300m to 
green space); 
acoustic glazing 
for housing. 

High-rise 
Residential 

Cat II 
Mid/High-
rise 
Residential 

Floor-space ratio 
(FSR), height 
limitation, and 
shadow area 
limitation. 

6 storeys (if 
transit-
adjacent) 

Medium to 
high 
residential 
buildings, 
hospitals, 
universities, 
and shops 
up to 1,500 
sq.m. 

Not in source 3-30-300 rule; 
acoustic glazing 
near rail/ports; 
Mandatory Risk 
Matrix avoidance. 

Category 2 
(Primary) 
Transit 
Corridor 

Quasi-
residential 

Hard shell / Soft 
core typologies; 
connected soil 
volumes for 
trees; 30km/h 
speed limit. 

3 storeys Mixed-use 
buildings 
along 
frequent bus 
routes. 

Not in source 3-30-300 rule; 
mechanical 
ventilation and 
acoustic glazing 
(Newcomer 
Principle). 

Mid-rise 
Residential 

Cat I 
Mid/High-
rise 
Residential 

Floor-space ratio 
(FSR) of road and 
diagonal line 
limitation. 

3 storeys (if 
transit-
adjacent) 

Medium to 
high 
residential 
buildings, 
hospitals, 
universities, 
and shops 
up to 500 
sq.m. 

Not in source 3-30-300 rule; 
Newcomer bears 
cost of mitigation; 
100-year climate 
horizon 
avoidance. 

Urbanisation 
Promoting 
Area (UPA) 

Urbanization 
Promoting 
Area (UPA) 

Infrastructure-
first prioritization 
(sewage/streets); 
10-year growth 
horizon. 

Density 
Follows 
Frequency 
principle 
applies. 

Designated 
growth 
reservoirs for 
systematic 
urbanization. 

Not in source 3-30-300 rule; 
prioritized 
implementation of 
sewage systems. 

Urbanisation 
Control Area 
(UCA) 

Urbanization 
Control Area 
(UCA) 

Low priority for 
infrastructure; 
functioning as 
'dam walls'. 

Zero 
(controlled 
urbanization) 

Preservation 
of non-urban 
land. 

Urbanization 
prohibited in 
principle. 

Strategic barrier 
against sprawl; 
Natural resource 
preservation. 
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Aotearoa 
NSZ 
Equivalent 

Japanese 
Base Zone 
Category 

Key Building 
Control Metrics 

Minimum 
Density 
Mandate 

Permitted 
Uses 

Prohibited 
Uses 

Environmental & 
Public Health 
Mandates 

Low-rise 
Residential 

Cat I & II 
Low-rise 
Residential 

Building 
coverage, floor-
space ratio 
(FSR), and height 
limitation. 

Not in 
source (Low 
density) 

Low-rise 
residential 
buildings, 
small shops, 
and offices 
(up to 150 
sq.m. in Cat 
II), and 
schools. 

Not in source 3-30-300 rule; 
acoustic 
glazing/ventilation 
next to industrial 
hubs. 

Industrial / 
Exclusively 
Industrial 

Exclusively 
Industrial 

Noise and 
environmental 
impact controls. 

Not in 
source 

Factories of 
all types. 

Residential, 
schools, and 
hospitals. 

3-30-300 rule; 
Mandatory 
avoidance for 
high-risk 
locations. 

Rural-
Production 

Not in 
source 
(Custom 
NSZ) 

Coverage related 
to agricultural 
promotion. 

Not in 
source 

Large-scale 
farming, 
agriculture, 
horticulture, 
and 
viticulture. 

Extractive 
Industries 
(mining/quarr
ying); lifestyle 
blocks. 

Newcomer 
Principle (reverse 
sensitivity 
protection); 
Newcomer bears 
cost of mitigation. 

Rural-Mixed Not in 
source 
(Custom 
NSZ) 

Site coverage; 
maximum 500 
sq.m buildings. 

Not in 
source 

Small-scale 
farming, 
rural service, 
and tourism. 

Lifestyle 
blocks 
(discouraged
). 

Newcomer 
Principle (reverse 
sensitivity 
protection). 

Rural 
Residential 

Rural 
Residential 

Building 
coverage and 
floor-space ratio 
(FSR) related to 
agricultural 
promotion. 

Max 500 
sq.m site 

Low-rise 
housing up 
to 500 sq.m. 
related to 
agricultural 
promotion. 

Not in source 3-30-300 rule; Red 
Line policy for 
mandatory hazard 
avoidance. 
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Proposed Aotearoa Standardised Zone Categories 
 

Zone 
Category 

Description and 
Permitted Uses 

Building 
Control 
Metrics 

Minimum 
Density 
Mandate 

Public 
Health 
Requireme
nt (3-30-
300 Rule) 

Mitigation 
Responsibili
ty 
(Newcomer 
Principle) 

Hazard 
Avoidance 
Status (Red 
Line Policy) 

Category 1 
(Spine) 
Transit 
Corridor 

High-intensity 
frontage along rapid 
transit spines; 
Perimeter Block 
solution. 

Hard shell / 
Soft core 
design 
typologies. 

Mandatory 
minimum of 
six storeys. 

3 visible 
trees, 30% 
canopy 
cover, 
300m to 
green 
space. 

Private 
developer 
pays for 
acoustic 
glazing if 
building 
housing. 

Subject to 
Mandatory 
Risk Matrix 
avoidance. 

Category 2 
(Primary) 
Transit 
Corridor 

Mixed-use buildings 
along frequent bus 
routes. 

Connected 
soil volumes 
for trees; 
30km/h speed 
limit. 

Mandatory 
minimum of 
three 
storeys. 

3 visible 
trees, 30% 
canopy 
cover, 
300m to 
green 
space. 

Internalizes 
environment
al costs 
(acoustic 
glazing/venti
lation). 

Prohibited 
in 'Very High 
Risk' zones. 

Urbanisation 
Promoting 
Area (UPA) 

Designated growth 
reservoirs for 
systematic 
urbanization within 10 
years. 

Infrastructure-
first 
prioritization 
(sewage/street
s). 

Density 
Follows 
Frequency 
principle 
applies. 

3-30-300 
rule for 
urban 
health 
metrics. 

Applies to 
new 
residential 
developmen
ts within 
UPA. 

Must avoid 
Red Line 
hazard 
zones. 

Category I 
low-rise 
residential 

Low-rise residential 
buildings, small 
shops, offices, and 
elementary/junior 
high schools. 

Building 
coverage, 
floor-space 
ratio, and 
height 
limitation. 

Not in 
source 

3 visible 
trees, 30% 
canopy 
cover, 
300m to 
green 
space. 

Acoustic 
glazing and 
mechanical 
ventilation 
for housing 
next to 
industrial 
hubs. 

Mandatory 
avoidance 
in 'Very High 
Risk' zones. 

Category II 
low-rise 
residential 

Low-rise residential 
buildings, small 
shops, offices, and 
elementary/junior 
high schools with a 
floor area up to 150 
sq.m. 

Building 
coverage, 
floor-space 
ratio, and 
height 
limitation. 

Not in 
source 

3 visible 
trees, 30% 
canopy 
cover, 
300m to 
green 
space. 

New 
residential 
developmen
ts pay for 
acoustic 
glazing/venti
lation. 

Prohibited 
in Red Line 
zones (Top-
Left Risk 
Quadrant). 

Category I 
mid/high-rise 
residential 

Medium to high 
residential buildings, 
hospitals, 
universities, and 
shops with a floor 
area up to 500 sq.m. 

Floor-space 
ratio limitation 
of road and 
diagonal line 
limitation. 

Not in 
source 

3 visible 
trees, 30% 
canopy 
cover, 
300m to 

Newcomer 
bears the 
cost of 
mitigation. 

Mandatory 
avoidance 
based on 
100-year 
climate 
horizon. 
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Zone 
Category 

Description and 
Permitted Uses 

Building 
Control 
Metrics 

Minimum 
Density 
Mandate 

Public 
Health 
Requireme
nt (3-30-
300 Rule) 

Mitigation 
Responsibili
ty 
(Newcomer 
Principle) 

Hazard 
Avoidance 
Status (Red 
Line Policy) 

green 
space. 

Category II 
mid/high-rise 
residential 

Medium to high 
residential buildings, 
hospitals, 
universities, and 
shops with a floor 
area up to 1,500 
sq.m. 

Floor-space 
ratio, height 
limitation, and 
shadow area 
limitation. 

Not in 
source 

3 visible 
trees, 30% 
canopy 
cover, 
300m to 
green 
space. 

Developer 
pays for 
acoustic 
glazing near 
rail/ports. 

Prohibited 
in principle 
in Red Line 
high-risk 
zones. 

Category I 
residential 

residential 
environments include 
shops, offices and 
hotels with a floor 
area of up to 3,000 
sq.m 

Floor-space 
ratio limitation 
of road and 
diagonal line 
limitation. 

3 storeys (if 
transit-
adjacent) 

3 visible 
trees, 30% 
canopy 
cover, 
300m to 
green 
space. 

Newcomer 
bears the 
cost of 
mitigation. 

Prohibited 
in 'Very High 
Risk' zones. 

Category II 
residential 

residential 
environments include 
shops, offices and 
hotels as well as 
buildings with 
karaoke box. 

Floor-space 
ratio limitation 
of road and 
diagonal line 
limitation. 

3 storeys (if 
transit-
adjacent) 

3 visible 
trees, 30% 
canopy 
cover, 
300m to 
green 
space. 

Newcomer 
bears the 
cost of 
mitigation. 

Prohibited 
in 'Very High 
Risk' zones. 

Rural 
residential 

Low-rise housing up 
to 500 sq.m. related 
to agricultural 
promotion. 

Building 
coverage and 
floor-space 
ratio. 

Not in 
source 

3 visible 
trees, 30% 
canopy 
cover, 
300m to 
green 
space. 

Party 
introducing 
change 
bears the 
cost. 

Red Line 
policy for 
mandatory 
hazard 
avoidance. 

Industrial / 
Exclusively 
Industrial 

Factories of all types; 
residential, schools, 
and hospitals are 
prohibited in 
Exclusive Industrial. 

Noise and 
environmental 
impact 
controls. 

Not in 
source 

3 visible 
trees, 30% 
canopy 
cover, 
300m to 
green 
space. 

Protected as 
an 
'Economic 
Engine' from 
new 
residents. 

Mandatory 
avoidance 
for high-risk 
locations. 

Urbanisation 
Control Area 
(UCA) 

Dam walls against 
sprawl; urbanization 
prohibited in 
principle. 

Low priority for 
infrastructure 
investment. 

Zero 
(controlled 
urbanizatio
n). 

Not in 
source 

Not in 
source 

Acting as a 
strategic 
barrier. 
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Zone 
Category 

Description and 
Permitted Uses 

Building 
Control 
Metrics 

Minimum 
Density 
Mandate 

Public 
Health 
Requireme
nt (3-30-
300 Rule) 

Mitigation 
Responsibili
ty 
(Newcomer 
Principle) 

Hazard 
Avoidance 
Status (Red 
Line Policy) 

Quasi-
residential 

Residential in 
harmony with vehicle-
related facilities. 

Height, 
coverage, and 
shadow area 
limits. 

3 storeys (if 
transit-
adjacent) 

3 visible 
trees, 30% 
canopy 
cover, 
300m to 
green 
space. 

Newcomer 
bears the 
cost of 
mitigation. 

Prohibited 
in 'Very High 
Risk' zones. 

Commercial banks, cinemas, 
restaurants and 
department stores 
include residential 
and small factory 
buildings. 

Floor-space 
ratio (FSR); 
road diagonal 
limits. 

3 storeys (if 
transit-
adjacent) 

3 visible 
trees, 30% 
canopy 
cover, 
300m to 
green 
space. 

Newcomer 
bears the 
cost of 
mitigation. 

Prohibited 
in 'Very High 
Risk' zones. 

Neighbourho
od 
Commercial 

Daily 
shopping/neighbourh
ood services; small 
factories. 

Floor-space 
ratio (FSR); 
road diagonal 
limits. 

As per sub-
zone 

3 visible 
trees, 30% 
canopy 
cover, 
300m to 
green 
space. 

Newcomer 
bears the 
cost of 
mitigation. 

Mandatory 
avoidance 
based on 
100-year 
climate 
horizon. 

Rural-
Production 

Large-scale farming, 
agriculture, and 
horticulture. 

Coverage 
related to 
agricultural 
promotion. 

N/A N/A Newcomer 
bears the 
cost of 
mitigation. 

N/A 

Rural-Mixed Small-scale farming 
and rural tourism; 
lifestyle discouraged. 

Site coverage; 
maximum 500 
sq.m 
buildings. 

N/A N/A Newcomer 
bears the 
cost of 
mitigation. 

N/A 
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