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AREA OF FOCUS 
The role of the City Strategy Committee is to set the broad vision and direction of the city, 
determine specific outcomes that need to be met to deliver on that vision, and set in place 
the strategies and policies, bylaws and regulations, and work programmes to achieve those 
goals. 

In determining and shaping the strategies, policies, regulations, and work programme of the 
Council, the Committee takes a holistic approach to ensure there is strong alignment 
between the objectives and work programmes of the seven strategic areas of Council, 
including: 

• Environment and Infrastructure – delivering quality infrastructure to support healthy and 
sustainable living, protecting biodiversity and transitioning to a low carbon city 

• Economic Development – promoting the city, attracting talent, keeping the city lively and 
raising the city’s overall prosperity  

• Cultural Wellbeing – enabling the city’s creative communities to thrive, and supporting the 
city’s galleries and museums to entertain and educate residents and visitors 

• Social and Recreation – providing facilities and recreation opportunities to all to support 
quality living and healthy lifestyles 

• Urban Development – making the city an attractive place to live, work and play, 
protecting its heritage and accommodating for growth 

• Transport – ensuring people and goods move efficiently to and through the city  
• Governance and Finance – building trust and confidence in decision-making by keeping 

residents informed, involved in decision-making, and ensuring residents receive value for 
money services. 

The City Strategy Committee also determines what role the Council should play to achieve 
its objectives including: Service delivery, Funder, Regulator, Facilitator, Advocate 

The City Strategy Committee works closely with the Long-term and Annual Plan committee 
to achieve its objectives. 

 
Quorum:  8 members 
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1 Meeting Conduct 
 
1. 1 Apologies 
The Chairperson invites notice from members of apologies, including apologies for lateness 
and early departure from the meeting, where leave of absence has not previously been 
granted. 
 
1. 2 Conflict of Interest Declarations 
Members are reminded of the need to be vigilant to stand aside from decision making when 
a conflict arises between their role as a member and any private or other external interest 
they might have. 
 
1. 3 Confirmation of Minutes 
The minutes of the meetings held on 27 September and 19 October 2017 will be put to the 
City Strategy Committee for confirmation.  
 
1. 4 Public Participation 
A maximum of 60 minutes is set aside for public participation at the commencement of any 
meeting of the Council or committee that is open to the public.  Under Standing Order 3.23.3 
a written, oral or electronic application to address the meeting setting forth the subject, is 
required to be lodged with the Chief Executive by 12.00 noon of the working day prior to the 
meeting concerned, and subsequently approved by the Chairperson. 
 
1. 5 Items not on the Agenda 
The Chairperson will give notice of items not on the agenda as follows: 
 
Matters Requiring Urgent Attention as Determined by Resolution of the City Strategy 
Committee. 
1. The reason why the item is not on the agenda; and 
2. The reason why discussion of the item cannot be delayed until a subsequent meeting. 
 
Minor Matters relating to the General Business of the City Strategy Committee. 
No resolution, decision, or recommendation may be made in respect of the item except to 
refer it to a subsequent meeting of the City Strategy Committee for further discussion. 
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 2. Operational 
 
 

DEVELOPMENT PROPOSAL FOR SITE 9 NORTH KUMUTOTO 
WELLINGTON WATERFRONT 
 
 

Purpose 
1. This report summarises the outcome of public consultation undertaken during July on 

the Willis Bond & Co development proposal for Site 9 at North Kumutoto on 
Wellington’s waterfront, provides officer comment on key themes arising from 
submissions, and updates the Council on the developer’s response to submissions.  

2. This report also seeks Council approval to a recommendation to enter into a 
development agreement and 125 year lease of Site 9 with Willis Bond & Co (the 
principal terms and conditions are which are detailed in a separate public excluded 
report) for the proposed development.  

Summary 
3. At its meeting on 22 June 2017 the City Strategy Committee assessed the preliminary 

concept design and main legal and commerical terms of a Willis Bond & Co 
development proposal for site 9 at North Kumutoto on Wellington’s waterfront. 

4. The City Strategy Committee agreed with officers recommendation to seek public 
views on the development proposal and preliminary concept design. 

5. Public consultation was conducted from 3 – 28 July (inclusive) followed by submitters 
oral hearings on 17 and 24 August 2017. 

6. The total number of written submissions received was 127 of which 53% were either 
‘Supportive’ or ‘Very Supportive’ of the proposal; 37% were either ‘Not Really 
Supportive’ or ‘Not At All Supportive’ of the proposal and 10% were neutral.  

7. The upper-most concern of opposing submissions was the building height exceeding 
the recommended maximum of 16 – 19 metres for Site 9 made by the Environment 
Court in its 2012 decision on District Plan Variation 11 (DPV11).  

8. Willis Bond & Co has considered public feedback and modified its design reducing the 
height from 17.1 metres to 16.5 metres at the southern end and from 20.9 metres to 
19.9 metres at the north end. The height of the building’s plantroom has also been 
reduced to 1.3 metres from 2.8 metres previously. 

 

Recommendation/s 
That the City Strategy Committee: 

1. Receive the information. 

2. Recommend to Council to note that Wellington City Council has previously assessed 
the preliminary concept design and main legal and commercial terms of a Willis Bond & 
Co development proposal for site 9 at North Kumutoto on Wellington waterfront. 

3. Note the results of the public consultation process on the site 9 development proposal 
3 – 28 July and oral hearings on 17 and 24 August 2017. 
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 4. Recommend to Council to agree to enter into a contract for a 125 year ground lease 
and development agreement conditional on Council approval, resource consent and 
tenant leasing commitment, with Site 9 Redevelopment Limited Partnership, a 
subsidiary of Willis Bond & Company on terms and conditions considered by the City 
Strategy Committee on 22 June 2017.  

 

 

Background 
9. At its meeting of 22 June 2017 the City Strategy Committee reviewed the background, 

preliminary concept design and main legal and commercial terms of a Willis Bond 
development proposal for Site 9 and agreed with officers recommendation to undertake 
public consultation and receive public feedback on the development proposal. 

10. Public consultation was undertaken between 3 and 28 July 2017 inclusive. Information 
comprised background to the proposal, details of the proposal including plans, images, 
main design features and height relative to adjacent buildings and details of the public 
consultation and decision-making process.   

11. A display of the consultation materials was opened in a branded on-site public 
information kiosk including on-site feedback forms. Consultation information was also 
available online and at the Wellington Public Library and Council service centre in 
Wakefield Street.  

12. The consultation was promoted to the public via a media release, an advertorial in the 
‘DomPost Weekend’ newspaper and via Facebook and Twitter. Submissions were 
made either at the kiosk, online, via e-mail or by post. 

13. Meetings were held with the following key stakeholders prior to commencement of the 
public consultation period to present the proposals and answer questions: Wellington 
Civic Trust, Waterfront Watch, local iwi (Port Nicholson Block Settlement Trust, 
Wellington Tenths Trust and Te Runanga o Toa Rangitira Inc), Inner City Wellington 
and the owners of five adjacent properties.  

14. The total number of written submissions received was 127 of which 53% were either 
‘Supportive’ or ‘Very Supportive’ of the proposal; 37% were either ‘Not Really 
Supportive’ or ‘Not At All Supportive’ of the proposal and 10% were neutral.  

15. Some 15 submitters spoke to their submissions at oral hearings on 17 and 24 August 
2017.    

16. The three most common reasons for supporting the proposal were: 

i) proposed development of the site   

ii) improved vitality and vibrancy the proposal would add 

iii) the design of the building 

17. The three most common reasons for opposing the proposal were: 

i) the site should be open space or some other public use 

ii) the building bulk and scale are too large and/or the building is too high  

iii) the building would block public and private views of the harbour  

18. Willis Bond and its architects Athfield Architects have assimilated the public feedback 
and have responded as follows: 
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 i) Amended the building design to remove a previously proposed minor (1.1m) 
intrusion into the Whitmore St viewshaft at the building’s northern end. 

ii) Reduced overall building height to 16.5 metres at the southern end and 19.9 
metres at the northern end of the building.   

iii) Increased the setback of the top level of the building to 8.2 metres at its 
southern end. 

iv) Removed a ‘wing’ roof on the harbour side of the building as part of the 
reduction in overall height of the building. 

v) Re-aligned the western façade of the building to provide continuous pedestrian 
shelter along the Customhouse Quay side of the building.    

19. Comparative heights of immediately adjacent buildings are: 

• Shed 13 roof apex 14.9m 

• Meridian building annex 19m; main roof 20.2m and rooftop plant 21.7m 
 

Note – all building heights are measured as metres above AMSL (average mean sea 
level). Ground level at North Kumutoto is at a height of 2.5m above AMSL so the above 
building heights are reduced by 2.5m when measuring building height above ground.    

20. The revised design has been reviewed by Council’s Technical Advisory Group (TAG). 
While TAG endorses the proposed building design, it is apparent that TAG believes 
some recent design adjustments to address concerns expressed in public consultation 
will need further refinement during development of the detailed design. A copy of the 
TAG review is contained in appendix 1 to this paper. 

21. A full analysis and report on the public consultation was undertaken by independent 
specialist consultants Resource Management Group and is contained in appendix 2 to 
this paper. 

Discussion 
 Key themes in support of the development proposal 

22. One of the most common reasons given in public consultation in support of the 
proposal was that submitters saw the development of the site being positive for both 
the waterfront and for Wellington which is seen as needing more high quality and well 
designed buildings.  

23. Development of site 9 is seen as ‘completing’ this part of the waterfront, providing 
shelter and bringing more vibrancy and vitality to North Kumutoto which has previously 
been seen as a largely featureless landscape with little amenity value beyond public 
carparking.  

Key themes in opposition to the development proposal 

24. One of the most common reasons given in public consultation for opposing the 
proposal was that the site should be open space or some other public use. 

Officer comment 

25. It is noted that development of a building on Site 9 has been proposed for some 
considerable time via the Wellington Waterfront Framework, the North Kumutoto 
design guide and successive waterfront development plans. 
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 26. It is also noted that, while the Environment Court indicated in its 2012 decision on 
DPV11 that Site 8 was appropriate to remain as open space, it did not make the same 
comments about Site 9. Site 9 was considered appropriate for development.  

Key themes in opposition – exceeding ‘permitted’ height limits 

27. Several submitters in their written and oral submissions stated that the proposed 
building height exceeded the 16m – 19m maximum building height reference to Site 9 
in the 2012 Environment Court appeal relating to DPV11.  

Officer comment 

28. As explained below, officers do not consider that the Environment Court ruling on 
DPV11 established any maximum permitted heights for Site 9, and that the proposal 
will be evaluated on its merits when referred to the Environment Court for 
consideration.   

29. DPV11 had intended to dispense with the District Plan provision that did not have any 
height below which a development would be a permitted activity – commonly referred 
to as the ‘zero height rule’ which triggers the need for a publicly notified resource 
consent for all waterfront developments. 

30. The Environment Court stated a 16m – 19m above average mean sea level maximum 
permitted building height for Site 9 would be appropriate if DPV11 was to be 
implemented but DPV11 did not meet the statutory requirements of a plan change and 
the planning regime has remained unchanged with retention of the ‘zero height rule’ 
requiring all development proposals to go through a publicly notified resource consent 
process. 

31. In 2014, Willis Bond went through a publicly notified resource consent process for the 
proposed PWC building development proposal on Site 10. After a rigorous assessment 
of all aspects of the development proposal and building design, the Environment Court 
went beyond the 22m AMSL reference height in the DPV11 hearing and approved a 
building of 26.25m above AMSL (including 3.85m plant room).    

32. The Environment Court in its decision on the Site 10 development referred back to its 
decision on DPV11. Referring to the building heights indicated in the DPV11 decision, 
the Court stated that it was at the time, dealing with a Plan Variation and not an actual 
building proposal and that it was not setting "dimensional maxima" in any "absolute 
sense" but rather was "setting guidelines" for what “may be acceptable"; adding that 
the building heights referenced in the DPV11 decision could be regarded as "an 
indication of a permitted activity maximum, with loftier structures being subject to the 
discipline of obtaining a resource consent of the appropriate activity status".    

33. Willis Bond has indicated that, if Council supports the Site 9 development proposal, it 
will seek direct referral to the Environment Court for its resource consent application.  

Status of current proposal 

34. The ground floor of the building will be predominantly publicly accessible with retail 
and/or hospitality type uses which will integrate with and further activate the adjacent 
public space. 

35. Willis Bond is yet to determine the proposed use of the above-ground floor space 
although commercial office use appears to be the preferred and more likely option.    

36. It is proposed that Willis Bond and Wellington City Council enter into an Agreement to 
Lease and Develop Site 9, the principal points of which were detailed in the 22 June 
2017 paper to CSC conditional on: 

i) Council approval to all aspects of the development proposal 
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 ii) WCC obtaining statutory approval of the proposed subdivision to enable it to 
provide leasehold title of the site to S9RLP  

iii) Willis Bond obtaining a resource consent on terms and conditions wholly 
acceptable to itself within nine months of Council approval of this proposal 

 
 
 
Next Actions 
37. Officers will, in conjunction with WCC’s lawyers complete the formal Lease and 

Development Agreement between WCC and Willis Bond.  

38. Officers will instruct surveyors to progress the survey and lodge an application for 
subdivision of the site to enable the creation of a new leasehold title. Following 
confirmation of the agreement as unconditional and payment of the agreed sum for the 
leasehold interest, WCC will transfer leasehold title to Willis Bond on settlement.  

 
 

Attachments 
Attachment 1. TAG Review of revise design    Page 13 
Attachment 2. Resource Management Group Analysis and report on public 

consultation process for site 9   
Page 17 

  
 
Author Michael Faherty, Project Director, Waterfront,  
Authoriser David Chick, Chief City Planner  
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 SUPPORTING INFORMATION 
Engagement and Consultation 
The City Strategy Committee previously agreed with officers assessment of the significance 
of the proposal as moderate and agreed with officers recommendation to undertake public 
consultation.  
 
Public consultation was undertaken 3 – 28 July 2017 (inclusive) and oral submissions were 
heard on 17 and 24 August. 
 
Treaty of Waitangi considerations 
Local iwi (Port Nicholson Block Settlement Trust, Wellington Tenths Trust and Te Runanga o 
Toa Rangitira Inc) wera consulted on this proposal. 
 
Financial implications 
The costs of public consultation on this development proposal were approxinmately $35,000 
+ GST. 
 
Policy and legislative implications 
The recommendation in this paper has been prepared in accordance with relevant Local 
Government Act decision-making requirements and are consistent with Council’s Sigificance 
and Engagement Policy. 
 
Risks / legal  
The development will be undertaken at the developers risk.  
 
Climate Change impact and considerations 
The effects of climate change will be allowed for in the detailed design of the building. 
 
Communications Plan 
Communications and engagement have been carried out in accordance with the 
Communications and Engagement Plan submitted with the Site 9 paper considered by CSC 
on 22 June 2017. 
 
Health and Safety Impact considered 

BUILDING CONSTRUCTION WILL BE UNDERTAKEN IN 
ACCORDANCE WITH CURRENT HEALTH & SAFETY LAWS AND 
BEST PRACTICE.  
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	13. Meetings were held with the following key stakeholders prior to commencement of the public consultation period to present the proposals and answer questions: Wellington Civic Trust, Waterfront Watch, local iwi (Port Nicholson Block Settlement Trus...
	14. The total number of written submissions received was 127 of which 53% were either ‘Supportive’ or ‘Very Supportive’ of the proposal; 37% were either ‘Not Really Supportive’ or ‘Not At All Supportive’ of the proposal and 10% were neutral.
	15. Some 15 submitters spoke to their submissions at oral hearings on 17 and 24 August 2017.
	16. The three most common reasons for supporting the proposal were:
	i) proposed development of the site
	ii) improved vitality and vibrancy the proposal would add
	iii) the design of the building
	17. The three most common reasons for opposing the proposal were:
	i) the site should be open space or some other public use
	ii) the building bulk and scale are too large and/or the building is too high
	iii) the building would block public and private views of the harbour
	18. Willis Bond and its architects Athfield Architects have assimilated the public feedback and have responded as follows:
	i) Amended the building design to remove a previously proposed minor (1.1m) intrusion into the Whitmore St viewshaft at the building’s northern end.
	ii) Reduced overall building height to 16.5 metres at the southern end and 19.9 metres at the northern end of the building.
	iii) Increased the setback of the top level of the building to 8.2 metres at its southern end.
	iv) Removed a ‘wing’ roof on the harbour side of the building as part of the reduction in overall height of the building.
	v) Re-aligned the western façade of the building to provide continuous pedestrian shelter along the Customhouse Quay side of the building.
	19. Comparative heights of immediately adjacent buildings are:
	 Shed 13 roof apex 14.9m
	 Meridian building annex 19m; main roof 20.2m and rooftop plant 21.7m
	20. The revised design has been reviewed by Council’s Technical Advisory Group (TAG). While TAG endorses the proposed building design, it is apparent that TAG believes some recent design adjustments to address concerns expressed in public consultation...
	21. A full analysis and report on the public consultation was undertaken by independent specialist consultants Resource Management Group and is contained in appendix 2 to this paper.
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	Key themes in support of the development proposal

	22. One of the most common reasons given in public consultation in support of the proposal was that submitters saw the development of the site being positive for both the waterfront and for Wellington which is seen as needing more high quality and wel...
	23. Development of site 9 is seen as ‘completing’ this part of the waterfront, providing shelter and bringing more vibrancy and vitality to North Kumutoto which has previously been seen as a largely featureless landscape with little amenity value beyo...
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	Officer comment
	25. It is noted that development of a building on Site 9 has been proposed for some considerable time via the Wellington Waterfront Framework, the North Kumutoto design guide and successive waterfront development plans.
	26. It is also noted that, while the Environment Court indicated in its 2012 decision on DPV11 that Site 8 was appropriate to remain as open space, it did not make the same comments about Site 9. Site 9 was considered appropriate for development.
	Key themes in opposition – exceeding ‘permitted’ height limits
	27. Several submitters in their written and oral submissions stated that the proposed building height exceeded the 16m – 19m maximum building height reference to Site 9 in the 2012 Environment Court appeal relating to DPV11.
	Officer comment
	28. As explained below, officers do not consider that the Environment Court ruling on DPV11 established any maximum permitted heights for Site 9, and that the proposal will be evaluated on its merits when referred to the Environment Court for consider...
	29. DPV11 had intended to dispense with the District Plan provision that did not have any height below which a development would be a permitted activity – commonly referred to as the ‘zero height rule’ which triggers the need for a publicly notified r...
	30. The Environment Court stated a 16m – 19m above average mean sea level maximum permitted building height for Site 9 would be appropriate if DPV11 was to be implemented but DPV11 did not meet the statutory requirements of a plan change and the plann...
	31. In 2014, Willis Bond went through a publicly notified resource consent process for the proposed PWC building development proposal on Site 10. After a rigorous assessment of all aspects of the development proposal and building design, the Environme...
	32. The Environment Court in its decision on the Site 10 development referred back to its decision on DPV11. Referring to the building heights indicated in the DPV11 decision, the Court stated that it was at the time, dealing with a Plan Variation and...
	33. Willis Bond has indicated that, if Council supports the Site 9 development proposal, it will seek direct referral to the Environment Court for its resource consent application.
	Status of current proposal
	34. The ground floor of the building will be predominantly publicly accessible with retail and/or hospitality type uses which will integrate with and further activate the adjacent public space.
	35. Willis Bond is yet to determine the proposed use of the above-ground floor space although commercial office use appears to be the preferred and more likely option.
	36. It is proposed that Willis Bond and Wellington City Council enter into an Agreement to Lease and Develop Site 9, the principal points of which were detailed in the 22 June 2017 paper to CSC conditional on:
	i) Council approval to all aspects of the development proposal
	ii) WCC obtaining statutory approval of the proposed subdivision to enable it to provide leasehold title of the site to S9RLP
	iii) Willis Bond obtaining a resource consent on terms and conditions wholly acceptable to itself within nine months of Council approval of this proposal
	37. Officers will, in conjunction with WCC’s lawyers complete the formal Lease and Development Agreement between WCC and Willis Bond.
	38. Officers will instruct surveyors to progress the survey and lodge an application for subdivision of the site to enable the creation of a new leasehold title. Following confirmation of the agreement as unconditional and payment of the agreed sum fo...
	SUPPORTING INFORMATION
	Building construction will be undertaken in accordance with current Health & Safety laws and best practice.

