
Gulf Harbour Marine Village Residents Association (GHMVRA)
Concerns Regarding Plan Change 120 

Flood Modelling & Coastal Inundation Assumptions 
for Gulf Harbour



Background

Gulf Harbour is located on the Whangaparaoa Peninsula, just 50 minutes north of Auckland City by car, or 45 minutes 
by ferry.

It is a highly developed, modern suburb with a population exceeding 6,000. As a master planned community, it 
features intensive canal-side housing, townhouse enclaves and a village centre.

It is a condition of being an owner of a dwelling in the Gulf Harbour Marine Village, that the owner is a member of 
the Gulf Harbour Marine Village Residents Association (GHMVRA). The number of residential and commercial 
properties total 322.

Under Plan Change 120 (PC 120) every GHMVRA property is spatially identified as in Flood Plain and subject to 
Coastal Inundation, with 24% being rezoned to a single house with immediate legal effect.

GHMVRA have concerns regarding:

• The methodology used to develop the Flood Plain Map.

• The data used to determine the flood hazards, as it is being retired as an implausible climate change scenario.

• The excessive sea level rise used to determine Coastal Inundation. 



Gulf Harbour Geomaps Flood PlainGulf Harbour PC 120 Flood Plain Map

Gulf Harbour Flood Plain 
We have concerns regarding the Plan Change 120 and the associated Flood Plain Map, which took legal effect on 3 
November 2025. The map identifies many Gulf Harbour properties as being at risk in a 1-in-100-year rainfall 
event. This classification exists despite our extensive stormwater management system, which successfully 
protected the marina residential area during the 2023 storms. We seek confirmation regarding the data and 
methodology used to develop the GIS GeoMap and the associated PC 120 Map.
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Catchment 371 Ha In 1995,  Resource Consent was given 
to build the Stormwater Management 
System for Gulf Harbour. This System 
was specifically designed and 
constructed to mitigate the area's 
flood risk. 



Gulf Harbour Stormwater Management System As Modelled

Rather than using a detailed
hydraulic and hydrological model for
Gulf Harbour, a Rural Rapid Flood
Hazard Assessment was used. This
degraded the system by blocking all
piped networks and pre-filling
depression areas.



Extracts from Auckland Council Regionwide 
Rural Rapid Flood Model, Model Build 
Report,  May 2023

This model uses a rain on grid approach and no detailed 
hydrological modelling has been conducted. As a result, 
there may be discrepancies in modelled results compared 
to detailed hydraulic and hydrological models and 
observed storm events. Therefore it is recommended to 
verify the results of this model against manual calculations 
or a detailed model when assessing flood risks at specific 
areas of concern.

Major culverts and bridges were included. All pipe 
network has been considered fully blocked.

This document produced by Auckland Council and
Consultant Ewaters, details the building of Rural Rapid 
Flood Models, including the Gulf Harbour catchment.  

The Northern Lake exit culverts are 3 x 1,350mm diameter 
and equates to a single major culvert of 2,400mm 
diameter. They were not included (see the Rural 
Regionwide Rapid Flood Model Report Figure A07).  



Extracts from Auckland Council’s 
Understanding Auckland’s regional flood 
maps Published: 20 Mar 2026

Flood plains are mapped from hydraulic modelling 
results and show the predicted flood extents during 
a 1 per cent annual exceedance probability (AEP) 
storm, assuming the stormwater system is 
functioning as intended and not blocked.

Rapid Flood Hazard Assessment assumes 
all pipe networks are fully blocked and pre-
fills depression areas.

This document states that climate change was 
"considered," but it does not specify the 
methodology used. There is no mention of 
applying a worst-case scenario (SSP5-8.5) for the 
year 2110 to present-day flood models. 
Specifically, there is no confirmation that current 
extreme rainfall values were increased by 32.7%.



Flood Plain Map
A worst case climate change 
scenario, for a 1-in-100 year 
event next century, using an 
assessment that ignores 
stormwater management 
infrastructure. 

A Rapid Flood Hazard 
Assessment (RFHA) is a 
preliminary screening tool 
used to quickly identify 
areas at risk of flooding, 
before more expensive, 
detailed hydraulic modelling 
is undertaken

GeoMaps is a Geographic 
Information System (GIS) 
viewer used by 
the Auckland Council to 
provide a wide range of 
spatial and non-spatial 
information about the 
Auckland region.

Technical Publication 108 
(TP108) is a 1999 Auckland 
Regional Council guideline 
for calculating stormwater 
runoff. Provides current 
rainfall duration & intensity 
for an extreme  1 in 100 
year event.

GD15 is a technical guide 
titled "Climate Change 
Scenarios“ by Auckland 
Council, applying a worst-case 
scenario for the year 2110 by 
increasing the TP 108 extreme 
rainfall value by 32.7% & sea 
level by +1m. (SSP5-8.5)

The UN Intergovernmental
Panel on Climate Change
(IPCC) Sixth Assessment
Reports (AR6), primarily
utilizes five core illustrative
scenarios to project future
climate changes, SSP5-8.5 is
the worst

NIWA Report on Auckland
region climate change
projections and impacts,
based on IPCC scenarios.
Revised September 2024

Documentation Behind Plan Change 120 Flood Hazard Maps 

Reference Auckland 
Council Regionwide 
Rural Rapid Flood 
Model, Model Build 
Report,  May 2023

Auckland Council Flood 
Viewer It shows where 
flooding is predicted to 
happen in a major storm 
with a Coastal inundation for 
a +1m Sea Level Rise. 

The framework for the 
next IPCC Seventh 
Assessment Report 
(AR7), omits the 
implausible SSP5-8.5 
pathway 

Plan Change 120

Coastal Inundation Map
A worst case climate change 

scenario, for a 1-in-100 year 
event with a +2m Sea Level 
Rise, looking beyond the year 
2150. Used to determine 
properties with Coastal 
Inundation in 2025.



Auckland Council Flood Viewer
Coastal Inundation 1%AEP plus 1m SLR

Comparison of Flood Viewer and PC 120 Map for the Northern Lake 

Plan Change 120 Map Viewer
Coastal Inundation 1%AEP plus 2m SLR

Plan Change 120 Legend

Auckland Council Flood 
Viewer uses a worst case 
climate scenario for a 
1%AEP +1m Sea Level Rise 
next century

To determine Spatially 
Identified Coastal 
Inundation, PC 120 uses a 
worst case climate scenario 
for a 1%AEP +2m Sea Level 
Rise, that looks beyond the 
year 2150.



GHMVRA Properties
Rezoned as Single 

House with Immediate 
Legal Effect
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The Flood and Inundation Hazard classifications are now included in property Land Information 
Memorandums (LIMs) some properties have been rezoned, and:  

For home Owners;
Cause severe emotional and mental stress worrying about their safety and home value.
Affect insurance availability or increase premiums.
Restrict property modifications or new builds. 
Impact property values and future saleability.
Lead to the rezoning of high-risk areas.

For Civil Defence and emergency management operations;
Wrongly designated flood hazards divert resources away from truly at risk areas and undermines  
confidence that actual hazards have been correctly identified.

For Auckland Council;
It triggers loss of rateable value.
Costly dispute resolutions.
Severe reputational damage when forced to correct flawed models and defend their mapping. 
Perfectly safe land is artificially capped for development limiting housing growth and hindering the 
economic development of the area.

The Consequences of PC 120



Questions on PC 120

• How can one distinguish between current 1-in-100-year floodplains on the map and those projected for 
2110.? It is not possible to differentiate between a current flood plain, a risk in a few years or a possibility of 
flooding next century.

• Why does the documentation not explicitly state that the floodplain modelling is based on a worst-case 
climate change scenario for the next century?

• Why has the Gulf Harbour Stormwater System, originally built to obtain Resource Consent for the village, 
been degraded in the modelling method by blocking the piped stormwater network and pre-filling depression 
areas?

• Why is there a discrepancy between the PC 120 Map Viewer and the Auckland Council Flood Viewer. Both use 
the worst climate change scenario for a 1 in 100 year event, but the Auckland Council Flood Viewer uses a 
+1m Sea Level Rise, theoretically possible by early next century, whilst the PC120 Map Viewer uses a +2m Sea 
Level Rise that looks beyond the year 2150?

• With the retirement of SSP5-8.5 emissions scenario  from the IPCC Seventh Assessment Report (AR7), will the 
Government and Auckland Council follow suit and use a more plausible pathway?



Objectives and Requests:

Climate Change Scenario: 
The use of a more realistic climate change scenario, now SSP5-8.5 is being retired.

Sea Level Rise: 
Have consistency between Flood Viewer maps and use a sea level rise that is credible.

Detailed Modelling:
The Council provide detailed, site-specific hydrologic and hydraulic modelled maps  based on both current 
and future extreme environmental conditions.

Map Transparency: 
The future map should explicitly state what climate change scenario and the year in the future it reflects.

LIM Clarity: 
Property LIMs must clearly distinguish between current risks and possible future risks for the next century.

Policy Reconsideration:
A reconsideration of the property rules that took effect on 3 November 2025, based on updated site-specific 
hydrologic and hydraulic modelling.


