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expenditure are still gainfully employed at Council. 
 
6) I'm fearful that this will happen again on further projects. Surely Council and the CEO are 
responsible for this matter! 50% over expenditure - is this also happening on other large projects 
the Council is undertaking? 
 
7) Do we have homeless living in cars, sleeping on the street, or couch sliding, or over crowding 
with friends or families? Yes we do in Wellington. I have submitted before that other urgent 
opportunities should be explored to address urgent and immediate needs of the homeless. 
 
8) consider:   
 
    a) set up a tent city over winter at Newtown Park, and use adjoining facilities  
including providing meals/hot water/showers, and Counselling with DCM, Sallies and local 
churches. OR 
 
   b) have one of our community centres take in the homeless over night in conjunction 
with Counselling as above OR 
 
    c) have the Marae in Thorndon or Island Bay assist the homeless and WCC 
give financial and personnel support 
 
    d) re open the Mt Crawford prison and have the homeless there. Just puts doors on the cells and 
have support as given as in a) above. The place would make a great chef/cook training facility as 
has a commercial kitchen huge facilities and great views. 
 
So, I support the developments at Arlington, and will be watching to ensure the targets are met. 
However now Council has to address as a priority building a new Central Library as soon as 
possible! 
 
Sincerely 
 
Bernard 
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2. Purpose of Council Housing

The City Council should spend more rates on community housing so that it 
becomes a necessary, more active player in the  
rental market.  
This will have three effects: 
a. providing housing to those in need;
b. providing competition to the private sector to lower rents; and
c. through by quite possibly lowering the cost of housing for homebuyers.

3. Land

The Council should not sell land, especially where it is to be used for housing 
because: 

a. the Council loses control over the land; and
b. there is so little land in the City that we need it to be kept for housing.

Options 2 and 3 involve the probable sale of land. 

With regard to Option 4, a lease for 125 years is tantamount to a sale but 
since the Council would still own the land 
it would be liable for any change in the condition of the land such as 
subsidence. Therefore Option 4 is worse than  
a sale of the land. 

4. Form of Housing

The primary purpose of Council housing is to ensure that all citizens have a 
home; anything less is a denial of the  
primary human right to shelter.  

The Council should provide housing to a variety of tenants and charge rent in 
proportion to household income. Rent should be 
no more than 25% of household income. For people earning around $200 per 
week, rent should be no more than $50. 

The housing should be warm and dry, and have sufficient room for tenants. 

5. Funding

The Council could find funding to develop Arlington in three ways: 

a. asking central government for more money;
b. increased rates;
c. cost savings; and
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d. Borrow money from central government at the same low interest rate that
central government can borrow. New Zealand  
has the one lowest government debt to GDP ratios of all OECD countries. We 
can afford it. 

a. Funding From Central Government.

When the Government agreed to help fund the refurbishment of Wellington 
City Council housing in 2007 it was impossible to predict accurately 
how much the job would cost over a period of 20 years. Since that time 
construction costs have escalated at an 
even greater rate than they were escalating in 2007. The Council would be 
quite justified in asking central government to contribute more money. 

Furthermore, the Government has stated that it is a government of kindness 
and wishes to improve the wellbeing of the people, and it has 
recognised the need to reinsert the four wellbeings back into the Local 
Government Act.   

b. Increase in Rates

The Council has decided to embark on a number of large projects such as the 
restoration of the Town Hall. To fund these projects there 
will need to be an increase in rates. Providing housing is at least as important 
as strengthening historic buildings such as the Town Hall. 
Therefore in our opinion the Council is justified in funding the redevelopment 
of Arlington at least partially by increasing rates. 

c. Cost Savings

The Council could redevelop Arlington using mass production construction 
techniques, thereby saving on construction costs. 

To save money the Council should re-establish a Works department to service 
many of its facilities and perhaps perform some capital  
works. At present the Council must spend huge amounts on maintenance 
contractors - probably $350,000 to look after the vacant Arlington 
site alone! 

6. Revenue

The redevelopment of Arlington may be seen as a huge cost but it could be a 
source of revenue. Suppose the Council built 300 units at a  
cost of $250,000 per unit, the average household income was $30,000 per 
year and the Council set rent at a level of 25% of household income. 
At a 90% occupancy the revenue would be approximately $2,000,000 per 
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29 May 2019 

Submission of Catherine Penetito on the Arlington redevelopment project 

I am making this submission as an individual.  
I wish to make an oral submission to the councillors. 
 My contact phone is 

My submission focusses on option 4 because it appears it is the option favoured by the Council. 
However I also believe careful consideration should be given to the Wellington Housing Action 
Coalition submission suggestions for retaining full Council control of the Arlington development. 

Submission

No privatisation 
The total area known as Arlington 1 and 3 must continue to be reserved, in total, for social housing. 

The option for HousingNZ to transfer ownership of up to 30% of the site to be developed as 
affordable homes for sale must be removed from the terms of any lease agreement. 

A mix of tenants, if that is considered to be essential, can be achieved by setting aside some of the 
housing for tenants not on the HousingNZ client lists.  Affordable housing is not the only way to 
provide for key workers or to foster socially diverse communities.   

Design  
There must be proper public consultation on the design for the project.  The site is large. It must 
present a pleasing aspect for the occupants, the neighbouring properties and passers-by.  It should 
reflect Wellington’s quirkiness and it should make Wellington people feel proud. 
The council must somehow retain control over the design. 

Green space 
Within the Arlington site there has to be extensive and appropriate green space, for children, young 
people, adults and the elderly.  

The small park on the corner of Torrens Terrace and Arlington Street was, in the Council Master 
Plan, included as part of the Arlington site as a play area for children.  I oppose this idea forcibly. It is, 
and must remain, a local amenity serving the existing community.  

The future 
125 years is a long time.  What guarantee is there that HousingNZ will return to the Council an 
amenity that is in good condition and can continue to serve those in need of shelter for years to 
come? 

Catherine Penetito 

Mt Cook 
Wellington 6011 
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Previous community consultation (I have actively followed and participated in and totally endorse) 

1. Input on Arlington site included:

• Opposition to sale of this land set apart for social housing (in ideal location)

• Any loss from social housing land will not be replaced

• Request fo clarity about a realistic model for “retained affordability” on this prime real

estate land.

• High rise towers are shown to be particularly poor for social housing. George Porter Tower

history.

• This is central city land – what is done here matters.

2. Design needs strong attention to how community connection is facilitated - including green

space and recreation space.

3. Parking is necessry for social housing tenants too, not withstanding supporting all alternatives to

reducing vehicle use.

4. Supported living arrangements for tenants with complex issues, were initially discussed in

context of Rolleston Street.  Our Mt Cook community was largely supportive of this, but

expressed concern  that community be informed about how it is set up  well and sustainably,

with ongoing review for both it’s tenants and the community.  The same applies to Arlington.

Additional Comments about the proposal 

The proposed agreement  includes both lease and sale of land, and shift of purpose to “affordable” 

sale for some portion.  But it contains no reference to any of the four reasonable concerns above, 

and no written commitment to address them or honour the communtiy consultation.   

Two public bodies are involved in this agreement, both with a commitment to social housing.  (Three 

including the Crown).  It seems this transfer of control of a sizeable asset, should not result in any 

loss of accountability to public for these issues.  I would like to see the agreement ammended, or 

satisfactory written assurances provided by Housing NZ to go with the agreement.   

I personally do not believe that retained affordability can be obtained by selling a parcel of this land. 

Retained affordability has much more to do with larger market issues – and needs to be addressed 

at another level.    

We have mixed tenure in our neighbourhood already – Arlington is largely surrounded by residents, 

with a range.  I do not believe that gains to “mixed tenure” are achieved by selling an edge of 

Arlington to private owenership.  I do have thought on other options which I will speak to. 

It is clear that HNZ and WCC are want to expedite the devlopment.  I agree with retoring the supply 

of housing here as quickly as possible.   

This piece of land has supported an incredible diversity of people, with good crossover with the 

wider community.  Our politicians and policy makers cancontinue to see and be influenced by this 

space, and how people work together on it.  Recent events in Christchurch have highlighted we need 

to truly known each other. 

The engaged community – can and does add creatitivity  and depth to how this is a significant 

“asset” in the social fabric of our city, and in fact NZ as a whole.    We have demonstrated an ability 

to do this respectfully with each other – drawing much common value – even in the midst of 

differing opinions.  I would like to see us heard.   
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always a useful recreational addition. Setting aside some space for community gardening will 

appeal to others. We look forward to the green space contributing to a sense of community for 

the new Arlington residents. 

7. Integration of the site to the wider neighbourhood. We would like to see the roadways within

the site become popular walking and cycling routes, away from trucks and cars on the main

routes.

8. We consider the park at the corner of Arlington Street and Torrens Terrace to be a separate

public open space, which is not part of this site. This park is an asset used by visitors to the area,

and local residents, many of whom live in apartments. The park is cared for and enjoyed by

people not living at Arlington 1 & 3.

9. Consultation on the new design. Housing NZ (Will Pennington) has advised that there will be

public consultation on the design, however the intended design is not available at this time,

meaning that we must take a leap of faith that agreeing to this 125 year lease will yield strong

urban form on the Arlington sites.

10. We value the foundation work that has been done on the Arlington Masterplan by Wellington

City Council and the Isthmus Group, and we underscore Council’s agreement that the proposed

Masterplan be used to set the direction for future development decisions for the Arlington

sites (page 8 of the consultation document). Adherence to the high level direction of the

Masterplan will provide a level of assurance that the new Arlington’s urban form will enhance

the neighbourhood aesthetic.

11. 40 Supported Living Units. “Wrap around support” was widely discussed with Housing NZ

during consultation on the Rolleston Street redevelopment. We expect this same level of care

to be in place for the supported living units at the new Arlington.

12. The Athfield-designed George Porter Tower was not mentioned in the consultation document,

nor in the option released from the Arlington Masterplan. The majority of us who have

commented on the question of the George Porter Tower are in favour of demolition because

this building is not fit for purpose and would require extensive seismic strengthening. That said,

we acknowledge that for some in our suburb the architectural heritage value of the Tower and

surrounding Athfield-designed townhouses is significant.

Thanks, again, for the opportunity to comment on the redevelopment of Arlington 1 & 3, in the 

suburb of Mt Cook. 

We wish to speak to Council during the oral hearings for this proposal. 

Carol Comber 

Mt Cook Mobilised Coordinator 
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Submission on Arlington Redevelopment Project 
Consultation from Dwell Housing Trust 

Thank you for the opportunity to comment on the proposal “Arlington 

Redevelopment Project Consultation”. We hope that the consultation will give 
Wellington City Council valuable and useful feedback. 

Dwell Housing Trust is a registered community housing provider (CHP). It is the 
only local (non-national organisation) CHP based in Wellington city. Dwell and its 

predecessor organisations have been providing housing to people in need and on 
low incomes for almost 40 years in our city.  

Dwell is an experienced and skilled housing organisation with: 
• Highly skilled board that includes a chair who is a professional director and

who was the chair of the NZ Super Fund until 2017. A trustee who led the
Social Housing Unit (part of MBIE).

• Chief Executive who has been working in community housing for almost 16

years and has completed several study tours of housing organisations in the
UK, Australia and the US, as well as other related studies on housing. She

was also on the Community Housing Aotearoa National Council and Co-Chair.
• Projects Manager with 9 years’ experience with Housing New Zealand (HNZ)

and before that extensive construction experience in the US.

• Tenancy Manager who has a degree in housing studies form the UK.

We are Wellingtonians and housing professionals. From this place of 
knowledge we make the following comments: 

• We are very pleased to see progress on this much needed project and
congratulate WCC for their master planning.

• We are very disappointed that Wellington City Council will transfer “overall
control” of Arlington sites 1 and 3 to HNZ and it will not involve other

partners.
• Past and current experience of social housing provision in this city and

country gives us evidence of what could happen in this community. WCC

must ensure that this community doesn’t end up like many communities
that have high concentration of HNZ and Council housing.

• We know well in New Zealand that large communities of high
concentrations of state and council housing, where the majority of people
have high needs, result in areas of poverty, deprivation and poor

outcomes. We are concerned that mistakes of the past will be repeated
with this proposal.

• The proposal states 230-300 houses will be built. This is very high density
housing for an area of this size. Once HNZ were able to house a range of
people because the social allocation system allowed for 4 categories – A,

B, C, D. This achieved some mixed communities organically. Since 2014
the social housing register has only As and Bs. HNZ – unlike CHPs – can

only house people from the Social Housing Register and therefore a
limited range of people.
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• Our concern is that with the density being proposed, the population to be

housed and the lack of other tenures types, means the outcome will not
result in a mixed healthy community.

• The size and location of Arlington provides a great opportunity to develop
an integrated mixed income, mixed tenure community. The consultation
document talks about mixed tenure communities but with HNZ as the

housing provider we cannot see how this will happen.
• HNZ does not provide affordable housing which means the affordable

housing is likely to be via KiwiBuild or private sector. Currently Kiwibuild
homes are not affordable for many families.

• There is an opportunity for Council to negotiate for both affordable rental

and assisted ownership homes that can be delivered by local CHPs.  A
partnership will deliver housing options beyond the single tenure social

housing provided by HNZC. Dwell has had a successful shared home
ownership programme for many years now and the scaling up of this
product in the city is needed more than ever. We also have been providing

affordable below market rentals since we began. Partnerships with local
CHPs is consistent with WCC’s Housing Strategy.

• WCC’s proposed lease to HNZ for Arlington is 125 years. Over this time
there will be numerous changes in HNZ’s service delivery and policies due

to change in government priorities. In HNZ’s history there has been
countless restructuring along with regular changes to policies on
acquisition, building, and sale of houses. With WCC “conceding control”

our concern is there will be no monitoring or overview of the outcomes for
this community.

• In 2019 HNZ are increasing their service levels and working to improve
their support of tenants. How long will this continue and how long till a
change of government will change this policy? The inclusion of community

housing providers delivering affordable rental and pathways to
homeownership will help to mitigate the impacts of future changes in

national policies.
• Despite the consultation document stating this project aligns with the

WCC Housing Strategy there are many areas where it will not.  This

proposal does not align with the Strategy in the following significant
areas:

o using our current relationships across the wider housing sector to
enable more, better, faster responses to opportunities in the
housing space – this includes growing the Community Housing

sector
o and actively facilitate the growth of community housing providers in

Wellington
o this includes growing the Community Housing sector and identifying

options to unlock land owned by the Council, Crown, and/or

privately for development
o A collective approach and the activities of other stakeholders are

crucial to the success of this strategy.
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• The Arlington project is a great opportunity to implement and make real
the WCC Housing Strategy. This Housing Strategy defines the outcomes

we’re working towards over the next 10 years and acknowledges the
important role that Council plays in leading the change required to see all
Wellingtonians well housed.

• We do not understand why WCC would exclude Arlington from its Strategy
work unless there are other drivers that are more important – like

financial needs of WCC and current ideology that provision of social
housing is best done by central and local government. New Zealand is
unique now in the OECD where government still dominate the provision of

social housing. HNZ have issued large bonds to enable them to undertake
their current development programme. This will mean a large driver for

them is yield.
• HNZ are not Wellingtonians but a national organisation. Their heart and

vision is not based in Wellington.

These comments reflect our unease with the decision to turn this Arlington 

community wholesale over to HNZ. 

Should the proposal be adopted, our recommendation is that WCC insist on a 
governance structure for the ongoing overview and monitoring of the project. 
This could take the form of an advisory group or community board or another 

similar structure to what WCC have now. The purpose of the group would be to 
hold HNZ to account and give meaning to the city’s Housing Strategy. 

Finally we ask - What is Wellington City Council’s vision for this community? 
Nowhere in the document could we see a vision for the community that will be 

created when the homes are built. With a strong vision for this neighborhood, 
the right partners can be attracted to make it a reality. Without a strong vision, 

stated by the owners of the land, guardians for the overall vision of “all 
Wellingtonians well-housed”, history shows us that this opportunity for 
innovation and best practice will be lost for generations ahead.    

Contact details for this submission: 

Alison Cadman 
Chief Executive 
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Accessible Properties 

29 May 2019: 

Wellington City Council 
arlington@wcc.govt.nz 

RE: Arlington Redevelopment Project Consultation 

Accessible Properties is part of the IHC group of charities and a Registered Community 

Housing Provider, providing more than 2,700 properties throughout New Zealand - 

including Wellington.  We draw on more than 65 years’ community housing experience, 

providing homes and property services for people with disabilities and those with 

housing needs that are not being met by the market.  

We are committed to the communities where we operate and work in partnership with 

others to achieve the best outcomes for the individuals and families we house by 

providing a place where they can belong and thrive. 

The Arlington redevelopment project provides Wellington City Council and its partners 

with a unique opportunity to deliver an exemplar, mixed tenure community-led 

development that provides housing choice for families and options for people to remain 

in that community as their housing needs and family circumstances change. 

There is real potential through the redevelopment of Arlington to create a significant 

asset for Wellingtonians, but only if we get it right – the alternate is we get something 

that is initially bright and new but delivers poor community outcomes and over time 

spirals into decline with little ability for the Council to influence let alone remedy. 

Under the proposed lease agreement Wellingtonians’ are ceding control of this part of 

Wellington to HNZC for 125 years.  If past behaviour is a determinant, we can be sure 

that over the next 125 years the national policy settings that will determine the way this 

housing will be managed and who will be eligible for housing on this site will change – 

and change in ways that we cannot yet imagine.   

In barely more than 25 years the policy settings and delivery models relating to state 

housing provision have been radically changed at least 4 times (on average every 6 ½ 

years).  Each time changing who state housing is targeted at; what level of service is 

provided to state tenants; what the state housing agency sees as its role in communities; 

the removal of resources from some areas and their redistribution to others to address 

national priorities; and changes to financial settings for the state housing agency. These 
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Accessible Properties 

changes will in future impact on what outcomes are delivered over the 125 year term of 

the lease agreement, directly affecting the people who are housed on the Arlington site 

and with the impact being felt by the wider community. 

The smart inclusion of community housing providers delivering affordable rental and 

pathways to homeownership can help to mitigate the impacts of future changes in 

national policies. 

We along with our colleagues in the community housing sector ask you to ‘stay the 

course’ as set out in the June 2017 Report of the Mayor’s Housing Taskforce, which was 

adopted by the Council for implementation.  On pages 9-10 it specifically recommended 

that Council progress the following: 

1. Actively work with CHPs, developers and builders to unlock a pipeline of

affordable housing (new/conversions) development.

This may include:

a. Support the growth in capacity and capability of the CHP sector, which is

required to move towards a system change that enables CHPs to deliver

affordable housing opportunities at scale.

2. Identify and work with partners who can develop and introduce a range of tools

such as shared equity, rent to buy, co-housing or other affordable housing

mechanisms into the Wellington housing market.

The Arlington Redevelopment has always been a perfect opportunity to do this.  There 

are Wellington-city based providers who are experts at doing this, with years of 

experience, capacity and strength. 

There remains a real opportunity for WCC to help strengthen and build the capacity of 

the community housing sector in Wellington.  We recommend that Councillors instruct 

officers to facilitate a meeting between HNZC and the Community Housing sector prior to 

the signing of the agreement to explore ways that local registered community housing 

providers could play a role in the development and on-going operation of the site. 

We further recommend that Councillors instruct officers to negotiate enforceable 

contractual provision into the final lease agreement that protect Wellingtonians’ 

interests in the site and mitigate the above risks including:  

 A requirement that HNZC works with local registered community housing

providers to provide opportunities for their involvement in delivering affordable

rental and pathways to homeownership; and

 A requirement that the highest levels of tenancy, property and asset

management standards are maintained for the duration of the lease; and

 A requirement that there be provisions for the lease agreement to be reviewed

with the ability that terms could be reset in the event of changes to national
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housing policy settings that negatively impact on the ability to deliver the 

outcomes agreed at the lease commencement. 

Whatever Council agrees with HNZC those terms and outcomes will be locked in for the 

next 4 to 5 generations of Wellingtonians.  When you go past Arlington in 10, 20, or 30+ 

years time, with perhaps your children and grandchildren, how certain are you that you 

will be proud of that legacy? 

We support the submissions of Community Housing Aotearoa, Dwell Housing Trust and 

Salvation Army Social Housing. 

Accessible Properties requests the opportunity to make an oral submission to Councillors 

regarding our submission 

Kind Regards 

Greg Orchard, Chief Executive 
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Wellington	
New	Zealand	
Ph	

www.commmunityhousing.org.nz	

29 May 2019 

Wellington City Council 
arlington@wcc.govt.nz  

RE:  Arlington Redevelopment Project Consultation 

Community Housing Aotearoa is the peak body for New Zealand’s community 
housing sector. Our 90 provider members house approximately 25,000 people 
nationally across 13,000 homes. Our 19 partner members include developers, 
consultants and local councils.   

Our Wellington based members deliver housing across the affordability continuum, 
from assisting the homeless with transitional and Housing First services, to social 
and affordable rentals, and pathways to home ownership.  As Wellingtonians, we are 
interested in the long-term outcomes of this project. The Arlington Redevelopment 
needs to be driven by the overall vision of the City for the site.   

The size and location of Arlington provide a great opportunity to develop an 
integrated mixed-income, mixed-tenure community where families can remain in the 
community as their economic circumstances change. Arlington represents an 
opportunity to deliver multiple benefits for the community across housing, transit and 
sustainability.  

The prior public consultation strongly supported the redevelopment of the site.  The 
masterplan mix of low, medium and high density homes with intentional connections 
to the surrounding area represented a good urban design approach.  That vision and 
plan must be required to be realised through the lease arrangement.  The quality of 
the homes also needs to be confirmed in the lease; the ‘target’ of Homestar 6 should 
be a requirement. 

The consultation document states there will be 230 to 300 new homes including 
social housing, supported living units and the ability for HNZC to develop affordable 
housing for sale. We believe that an affordable rental component, not subject to 
central government social housing policy settings, is required to deliver a mix of 
incomes and tenures. We also question what exactly is meant by ‘affordable housing 
for sale’?  If these are homes delivered through KiwiBuild, they are not necessarily 
affordable to average Wellingtonians.   

We see the opportunity for Council to negotiate for both affordable rental and 
assisted ownership homes that can be delivered by local community housing 
organisations.  This partnership with local providers is consistent with the 10-year 

____________________________________________________________________________________________________
Arlington Redevelopment Project: Written Submissions Received May 2019

Page 69



Plan and will deliver housing options beyond the single tenure social housing offering 
of HNZC.  

We endorse the submissions of Accessible Properties, Dwell Housing Trust and 
Salvation Army Social Housing, and ask that you specifically work with them in a 
partnership approach. 

We note that HNZC is slated to be subsumed within the to-be- established Housing 
and Urban Development Authority (HUDA).  We are concerned that changing 
national priorities may negatively impact the site over the proposed 125 year lease 
term.  The ebb and flow of interest in and support for HNZC over political cycles is a 
concern.  The inclusion of community housing providers delivering affordable rental 
and pathways to homeownership will help to mitigate the impacts of future changes 
in national policies.  We encourage WCC to ensure that there are strong contractual 
provisions to ensure the highest levels of tenancy, property and asset management 
standards are maintained for the duration of the lease.   

We ask you to ‘stay the course’ as set out in the June 2017 Report of the Mayor’s 
Housing Taskforce, which was adopted by the Council for implementation.  On 
pages 9-10 it specifically recommended that Council progress the following: 

1. Actively work with CHPs, developers and builders to unlock a pipeline of
affordable housing (new/conversions) development.
This may include:

a. Support the growth in capacity and capability of the CHP sector,
which is required to move towards a system change that enables
CHPs to deliver affordable housing opportunities at scale.

2. Identify and work with partners who can develop and introduce a range of
tools such as shared equity, rent to buy, co-housing or other affordable
housing mechanisms into the Wellington housing market.

The Arlington Redevelopment has always been a perfect opportunity to do this.  You 
have Wellington-city based providers who are experts at doing this, with over 30 
years of experience, capacity and strength.  We are Wellingtonians too, and we want 
to see our City be the leading light of innovation and best practice.  If Arlington fails 
to pick up this opportunity, we will have lost it for generations ahead. 

Community Housing Aotearoa requests the opportunity to make an oral submission 
to Councillors regarding our submission.   

Kind regards, 

Scott Figenshow, Chief Executive 
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Hankey Street Cares 

Submission regarding Leasing of Arlington Sites 1 & 3  (v1.1) 
Contact:  Kate Hayward, Coordinator    Address: 

INTRODUCTION - WHO WE ARE 
Hankey Street Cares is a resident group formed over a year ago in response to concerns along our street relating to a 

number of safety issues, including road narrowness that we know could impede access by emergency services.  

Hankey Street Cares maintains contact with nearly 40 residents and home owners who live along what we term as 

“mid-Hankey street” (i.e. the portion of Hankey that is bound by a staircase leading to ‘lower-Hankey’ and a staircase 

that leading to ‘upper-Hankey’) 

Mid-Hankey borders directly along Arlington 1&3.  All our residences overlook the Arlington Block.  We are a major 

stakeholder and the shape, form and success or failure of Arlington Social & Affordable Housing Redevelopment will 

impact us directly.  This is an especially important submission as what HNZC builds will determine the character of 

Mt. Cook well into the next century.   

Collectively, we have given a great deal of thought and discussion about the proposal put before us.  We believe the 

concerns and suggestions are well worth a careful read by staff and councillors.  There are several points where we 

ask Council to formally engage with HNZC and get back to us regarding the outcome of that engagement.  These are 

generally highlighted by italics.  The Hankey Cares submission contains Five Main Points as listed below.  These 

points are developed in fuller detail within the body of our submission.    

BULLET POINT SUMMARY 

#1.  SLOW DOWN!   ‘NO’ to SHA Development which circumvents RMA Protections  

 The rush to make the Sept 16 HAHSA deadline means design development and consultation is hurried with suboptimal results

 We wonder if Council is correctly placed to hear and approve the Resource Consent, or if independent reviews should be 

appointed?

 Request information from Council as to why SHA development is given such priority?  What outcomes is it expected to deliver?

 #2.  WHY 30/70 AFFORDABLE to SOCIAL is a GOOD BALANCE 

 Mixed Tenure creates good outcomes for social housing residents, brings in home-occupiers in a rental-dominated 

neighbourhood, welcomed by neighbourhood businesses.  Social needs are also addressed and fulfils WCC ten-year plan.WOW!

 Suggest that the 30% be stipulated as mandatory, rather than as ‘an option’ given its importance.

 #3 .   KIWI BUILDS SHOULD BE ‘LEASEHOLD’ TITLES  

 Some regret that the positives of Mixed Tenure come at the cost of selling a public asset

 We recommend that Kiwi Builds in Arlington be sold with 125 year ‘leasehold’ titles, (rather than ‘freehold’).

 Leasehold titles can have an annual fee attached to it.  The fee could be tiered to be nominal if owner-occupied; higher if rented

 Thus, leasehold titles could encourage owner-occupancy in Kiwi Builds – preserving the Mixed Tenure model long-term

 Requests that Council formally engage with HNZC regarding KiwiBuild leasehold titles and report back to Hankey Cares and the

wider community (i.e. MCM) on the outcome.

#4    GUARANTEES that WCC MASTER PLAN is FOLLOWED (Density & Design) 

 The WCC-Isthmus Master Plan is a positive document and should form the baseline/benchmark for the sites’ re-development

 Public indications from HNZC that they have little regard for the WCC Master Plan (May 9
th

 public meeting)

 We fear ‘referencing’ of HNZC of the WCC Master Plan will be lip service 

 We ask that Council insert two clauses to ensure good design outcomes contained in the WCC Master Plan:

1. Maximum dwellings set to 300

2. Council review and approve the HNZC Master Plan before resource consent is commenced

#5.   SUPPORTED LVIING UNITS - MAKE SURE THE SUPPORT IS THERE!  

o We ask that Council enquire with HNZC if they will be providing a 24x7 on-site person
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#1.  SLOW DOWN!   ‘NO’ to SHA Development which circumvents RMA Protections  

1.a  We are suspicious that SHA ‘rules’ will not serve Mt. Cook well

We are not pleased that the focus, instead of “let’s do this right and do it well” has become a rush job which 

appears constructed to get resource consent lodged and approved by Council before 16 September when 

Arlington SHA status expires.   A legislative, anomalous status that was artificially created by the previous 

government who took every opportunity to degrade and weaken the protections that the RMA Act puts in 

place.   

Council is colluding with the Crown to ensure that Arlington gets developed under HASHA legislation, the 

same legislation that has brought us the27 Meter high mono monsters of Shelly Bay.   

1.b  Rushing will create sub-optimal outcomes

The first point of our submission is to SLOW DOWN.  This rush to beat September 16 is unseemly and is 

counter-productive to a high-quality outcome.  It will not produce the best results; it will not produce the 

best design. Look at what it has produced so far -- The submission time has been less than four weeks.  It has 

not been long enough to come to grips with the issues, for community groups to gain consensus.  It has 

hardly given enough time for staff, (e.g.  John MacDonald office) to answer the dozen simple questions 

submitted in writing at the request of WCC at the May 9 public meeting.  (The answers only came back on 

Monday May 27, two days before submission close!).   

And now, two working days after submissions close, the oral presentations are due!  And the day chosen is a 

Tuesday, immediately following a three-day weekend – a day that so many working people use to leave the 

city to create a four-day weekend.   The few numbers of oral submissions does not reflect the importance of 

this decision, but rather reflects the rush which has served to minimise consultation and input.  Such 

consultation is so valuable in fully forming the best possible solutions.   In fact, the street has never seen 

Council move at such lightening speeds!  And this speed is serving neither the interests of the people of 

Wellington nor the people of Mt. Cook.   

1.c  Hankey Cares wants to know what outcomes SHA will achieve? 

So, the first point of Hankey Cares is that we object to the rushed time frame.  And the follow-up is that we 

object to the site being developed under SHA which was designed by the National government to 

circumvent the full environmental protections, notifications and rights of re-dress guaranteed under the 

RMA.    We ask that Council give a full explanation to Hankey Cares and the wider Mt Cook community WHY 

they want to see Arlington 1 & 3 developed under SHA.  

In fact, given what appears to be Council’s vested interest in ensuring that Resource Consent is granted by 

themselves by September 16, we question whether WCC should be the approving body.  We wonder if the 

Resource Consent Application approval authority should be given to Independent Reviewers?  We believe 

Council may not be unbiased in this situation.  It appears that WCC has a vested interest to approve the 

Resource Consent submitted by HNZC prior to HASHA expiry, regardless of the design quality or the 

environmental impact of their Consent Application.    
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#2.  WHY 30/70 AFFORDABLE to SOCIAL is a GOOD BALANCE 

2.a Lease Time-Span of 125 years

On a high level, we can support the 125-year lease to HNZC for the purpose of providing social and 

affordable housing.  125 years is sufficient time for the Crown to receive a ‘payback’ for the investment of 

buildings and infrastructure. It ensures that this significant and city-central block of land held by the public is 

used for social good purposes.  (We might add that excellent urban design will be paramount to ensuring the 

‘social good’ is realised).  

2.b   Affordable & Social Mix to create a Mixed Tenure Model is Positive

We support both Affordable (30%) and Social (70%) in Sites 1 & 3 as outlined in the WCC-Isthmus Master 

Plan as it created a Mixed Tenure development.  Mixed Tenure is now the preferred model for social housing 

developments overseas.   We also note that Council is using Arlington to make a key and much needed step 

forward in realising its commitment in the Ten- Year Plan Housing Strategy – i.e. to deliver to Wellington 

people over 600 new Affordable and Social housing units.  

Arlington offers a particularly good opportunity to implement this goal of Affordable and Social.  The 

proposed intensification (up to 300 dwellings in Sites 1 & 3 as per the WCC-Isthmus Master Plan) and the 

proportions of 30%-70% are both sufficient to ensures a good and adequate mix of income and education 

levels.  This is precisely what studies show is the ‘magic ingredient’ to create the kind of human capital 

environment where good outcomes can be achieved for everyone.    

 We also note that the creation of 70 - 90 Affordable Kiwi Builds within Arlington sites 1 & 3 (with 230-300 

new builds as per the WCC-Isthmus Master Plan) will help to address the general shortage in our 

neighbourhood of houses that are owner-occupied.  The Arlington neighbourhood is not only one of the 

largest single blocks of social housing in the city, but with Massey so nearby, much of the remaining housing 

stock is occupied by a transient student population.  30% Affordable in Arlington 1 & 3 would be especially 

beneficial to creating a more balanced “neighbourhood-wide mix” of people personally invested in creating 

a great community and neighbourhood.   

 We might also add that neighbourhood business owners have confirmed they are also keen to see this 

proposed infusion of 70-90 first-time home owner and occupiers.  There are so many win-wins to the density 

of 230-300 and the 30%-70% mix of Kiwi Builds and new Social housing units.   

2.c  Don’t leave the 30%-70% to ‘chance’ – Lock it in! 

The balance and density struck by Council is excellent.   The 30% provides sufficient Affordable units to 

make a both a ‘social good’ and economic impact.  The 70% means those in need will be well-served.  Cr. 

Dawson as the Lead  for Social Development needs to be credited with this juggling act.  The numbers mean 

that at 300 with 70% social the number of people being served by Arlington 1&3 increases (as compared to 

the original Arlington) and with 230 the number of people remains the same within Arlington 1&3 (yet still 

increased overall when Arlington 2 is factored in).  Brilliant number crunching! BUT because the balance is so 

important, Hankey Cares would urge Council to craft the 30% Affordable clause in the lease agreement, not 

as an ‘option’ but rather as a mandate.      
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#3.   KIWI BUILDS SHOULD BE ‘LEASEHOLD’ TITLES 

3.a  Kiwi Build ‘Leasehold’ Titles to  Ensure Continuity of Public Ownership

Even though there are overwhelming  positives from 30% Affordable to create a Mixed Tenure landscape, 

(which is particularly important to create a ‘balance’ in the wider Arlington neighbourhood),  a number of 

residents of Mid-Hankey expressed  regret that Affordable in Arlington  meant public land was being sold 

and an asset ‘lost’ – even when the sale of the asset brings many social positives.      

 In our lively neighbourhood email thread discussions, we talked about possible solutions.  Two options were 

mooted:  (a) Use the New York City and Toronto model, whereby ‘affordable’ means affordable rent with 

secure tenancies.  In New York these ‘affordable’ units are given to key public service workers (e.g. 

firefighters, nurses, para-medics, teachers) to allow them to live where they work.  (b ) Another solution, 

obvious once it was tabled, and extremely well-suited to the  Arlington situation was that HNZC should sell 

the Kiwi Builds  with 125-year ‘leasehold’ titles , rather than ‘freehold’ titles.   

3.b  ‘Leasehold’ Titles assist Affordable Retention

Not only does a leasehold title ensure that the land returns to the public at the end of 125 years, but a 

leasehold title is perceived in the market place as ‘less valuable’ than a free hold title, and therefore has 

some built-in traction aiding retention.    An additional advantage, is if some Affordable units were pepper-

potted, rather than blocked together, then the 125-year leasehold titles would ensure a large, uninterrupted 

block of land was returned to WCC at the end of the lease period.  Such a block of land creates more ‘use 

options’ to address whatever needs will exist in the year 2145.  (Remember when programmers in 1960 

never thought their COBOL code would need to accommodate the demands of a new millennium? The year 

2145 will indeed come and that generation will thank this present Council for their far-sightedness)       

3.c. Mechanism to Encourage Owner Occupancy 

Finally, leasehold titles offer a mechanism to encourage owner-occupancy, rather than slipping into rental 

use.   Long-term leasehold titles can require the payment of an annual leasehold fee that is reviewed 

periodically.  In the case of Arlington, the leasehold fee could be set at one minimal level if it was owner-

occupied and at another, higher level if it was rented.  We want the Kiwi Builds to encourage long term 

owner-occupancy.  Leasehold titles provide a mechanism to encourage this ‘community good’ outcome.   

3.d.  Leasehold Concept requires Serious and Documented Discussion   

The idea is of ‘Kiwi Build Leasehold Titles’ is of sufficient merit that it deserves a considered hearing and 

discussion between the Wellington City Authority and the Crown.  We have been advised there is no 

legislative reason to prevent Kiwi Builds from being sold with a long-term leasehold title.    

We therefore ask that Council formally discuss the idea of Kiwi Builds with leasehold titles with HNZC.  We 

would also ask for the results of this discussion to be communicated back to Hankey Cares and Mount Cook 

Mobilised who have also expressed interest and support of the proposal.  

If Leasehold were implemented, then the regret of having to sell public land to create the positives of Mixed 

Tenure in Arlington would be totally removed.  This would be a tremendous win for Wellington and could 

well serve as a model for a number of places in the rest of the country.  Once again, WCC would be setting 

the bar.      
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#4    Guarantees that WCC Master Plan will be followed (Density & Design) 

4.a   WCC Master Plan is a positive document and should form the foundation for HNZC

We congratulate Council on the sterling work that was done in partnership with the Isthmus Group to create 

the WCC Arlington Master Plan.   It has been reviewed in detail by one of Hankey Care residents, the well-

known and well-respected architect, Ken Davis, owner of one of Wellington’s architectural gems, the mid-

century Toomath House on mid-Hankey Street.    

Mr. Davis did an extensive review of the WCC Master Plan and confirmed what many of us thought – the 

WCC Master Plan is a positive document and embodies the aspects good urban design – i.e. provision for a  

mix of house types, a mix of appropriate scale (5-6 levels in the north and east side, reducing to 2-4 levels as 

the development steps up to sloping site),  preserving sunlight and views of those living in the adjacent 

areas, a good mix of public/private open spaces (green and paved, larger and small), good circulation 

through and across the site (pedestrian /bike/cars),  good transition to the and integration with the  existing 

street pattern. (‘The Spine’ is especially noteworthy)   

4.b   Some  Master Plan Fine-tuning required – including Parking for Mid-Hankey

Ken and Rose Davis have submitted a detailed analysis of the Master Plan as part of their submission.  We 

recommend that Councillors and staff read this with particular care.  The analysis that Mr. Davis has 

provided includes a few areas where improvement needs to be made.  This includes some places for better 

land-use, a better spread of community green and paved areas, and a warning that mid-Hankey street 

resident parking is halved and this will create problems.   We will look to WCC to ensure the current number 

of resident and guest parking along mid-Hankey is retained.     

4.c   Additional Positive Marks for the Master Plan – Density, Heights, Sun & Views 

Hankey Cares supports the density of 230-300 units for Arlington 1 & 3 as being appropriate for the area.  A 

density of 230-300 means that medium-level heights and a variation of heights and housing types can be 

used.  This variation and preservation of medium level to low level heights is paramount to ensuring the 

Arlington development integrates with the adjacent neighbourhood and community.  We must not allow the 

Arlington Development to be built as a mono-storied behemoth in order to simply meet HNZC ‘yield targets’ 

and ‘cost-cutting’.   

Hankey Cares also notes with relief, that the WCC Master Plan provides for appropriately lowered heights in 

the upper south and west boundaries of Arlington 1 & 3.  WCC has a duty of care to ensure that the 

environmental impact of the new development does not negatively impact Hankey residents’ sun and views.  

As best as we can determine, it appears that the WCC Master Plan has been sensitive to this impact.  Again, 

the Council needs to be congratulated on the Master Plan developed with Isthmus.    

If both Council and Hankey Cares had written assurance that HNZC would indeed use the WCC Master Plan 

to set density limits and urban design principles of variation, integration, etc.  then, for the most part, we 

would be assured of a quality design outcome.  And, as well all know, excellent design is essential to create 

and foster good social outcomes.     

4.d   Concerns regarding conformance to WCC Master Plan by HNZC

We are concerned, however, about the comments from HNZC at the May 9th WCC meeting held at Te Mara.  

HNZC’s comments along the lines that they wish the WCC Master “had never been published” and that they 

were going to develop their own master plan is very worrying.  Furthermore, we learned that HNZC had 

never been consulted or involved with the WCC Master Plan creation.  HNZC said its primary concern was to 
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“make its targets”.  To us, it seemed clear that HNZC are not invested in the WCC Master Plan and feel little 

inclination to honour it or obligation to follow it.  We believe the WCC Master Plan is very positive and 

should form a baseline/benchmark for the sites’ re-development.   

In fact, given the quality of the Isthmus master plan, we cannot see any reason why HNZC would see the 

WCC master plan as inadequate for their purposes??  The only reasons Hankey Cares can fathom why HNZC 

would wish to redevelop an entirely different master plan, is that they intend to:    

exceed the appropriate density of 300 units recommended by Isthmus? 

cut build costs by not varying the typology/housing types/scale?  

4.e.   Insert two clauses to ensure sufficient adherence to WCC Master Plan 

We therefore look to WCC to build-in enforceable clauses into the leasehold agreement regarding 

adherence to the WCC Master Plan.  Words to the effect that the existing master plan should be 

‘referenced’ or ‘informed’ (as per the submission language) strikes us as vague and likely non-enforceable. 

To this end, we would suggest that the lease contract might specify:   

(a)  The maximum number of dwellings set to 300 (This is a foundation of the Isthmus-WCC Master 

Plan which states that 230-300 dwelling is considered appropriate to the site)       

(b) Require that Council Review and Approve the HNZC master plan as sufficiently 

“referencing/adhering/complying” to the Isthmus master plan before the resource consent process 

is even started.   This will prevent a completely unsuitable design being put forth for residents to try 

and marginally influence during the exhausting RMA hearings.   

These two provisions are essential.  It would be very telling of HNZC good faith and intentions if they balked 

at the inclusion of the above two terms and conditions.   The proposal that WCC has put before the public 

makes much of the HNZC ‘referencing’, ‘being informed by’, etc.  the WCC Master Plan.   However, if HNZC 

does not intend to do anything more than ‘lip service’ referencing, then the entire basis of the submission 

process is without foundation and, in fact, is misleading the public.   

Hankey Cares asks that Council put these two terms and conditions formally before the HNZC and report back 

to us whether they were disposed to accept or reject them.    

#5.   SUPPORTED LVIING UNITS - MAKE SURE THE SUPPORT IS THERE! 

The residents of mid-Hankey Street pride themselves on embodying the Mt. Cook ethos of creating a caring 

community.   Nimby-ism amongst the Hankey Street neighbours is rarely encountered.  So, at this point and 

with the level of detail provided, mid-Hankey residents are not objecting to the 40 supported living units for 

tenants with complex needs.   

HOWEVER, for the sake of the forty being looked after, the sake of the families living within the Arlington 

development and for the sake of those living on the adjoining streets (including, but obviously not limited to 

mid-Hankey) we ask for assurance that ‘Supported Living Units’ really does mean supported.  We would 

want to see a 24 x 7 carer at the site and a contact number provided to neighbours, should any issues arise.   

We would be looking to WCC to seek that assurance from HNZC and report back to Hankey Cares as to the 

provision of care HNZC envisions being provided.      

Hankey Street Cares    29 - May 2019 
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during the period of the lease. 
Point 3. I strongly oppose this clause and believe it should be removed. Homes for sale will never 
remain affordable. In recent years properties in this area, have almost without exception, more than 
doubled in value within 10 years. If they are to remain affordable, there should be clauses in place 
which tie resale to inflation, sale by ballot and the land should remain leasehold.  Council have a 
financial and moral obligation to protect public interest and this significant site long term. 
Point 4. No problem with this provided public consultation process is upheld as promised. Housing NZ 
via Will Pennington have already committed to public consultation to inform design. There is a strong 
need for level grass play space, basket ball / volleyball court space and parking (which includes car 
wash hose and drain area). Car parking is essential given that many lower income and immigrant 
families are large, work shifts when buses don't run and many are taxi and Uber drivers.  
Point 5. As per point 4 above. 
Point 6. This point is blatantly miss leading for the public. Many of whom will not have had a chance to 
read the full proposal in depth. It is true that the council will receive $1M for a lease plus $1.00 per 
year. However, at the same time they would be committing $4M in contributions towards the project. 
An overall net loss of $3M. For an average person $1M seems like a lot of money, however would 
barely pay for a single 3-4-bedroom home in Mt Cook.  
Added to this there are a number of other factors which I don't have space to cover within the word 
limit..... 
........ 
If our city is to remain a vibrant and affordable place to work and live then there need to be affordable 
places for key workers and lower income people to live. Without this the cost of living goes up for 
everyone.  
.... 
Overall: 
â€¢ I am strongly opposed to the clause which gives Housing NZ the ability to buy up to 30% of 
the land.  
â€¢ If this clause was removed I am in support of the rest of the proposal. During a meeting with 
Mt Cook Mobilise Housing NZ staff indicated that the sale of property was not needed in order to 
make the development stack up (this is undoubtedly true for HNZ with subsidy to 100% of market rent 
and a $1 per year lease they stand to make a healthy profit). This factor aside it is clear that there is a 
political motive for the inclusion of this clause. 
â€¢ If the sale of land clause cannot be removed I believe the council should vote against 
adopting the proposal and renegotiate.  
â€¢ In addition, there seems to be no clause around the state of the buildings or land when it is 
returned to council in 125 years. In which case, we may simply be leaving a future generation with the 
same issue, run down old buildings with no money to build new ones.  
Democratic process: 
â€¢ As it is I think that how the proposal is worded and presented is 1) honest but misleading in 
some elements and 2) implies that the council have their back against the wall with no options and no 
leverage. This is not entirely true and it would be to the detriment of future generations to accept a 
proposal which results in the loss of valuable community owned land in the centre city.  
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