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FORM 9
APPLICATION FOR RESOURCE CONSENT UNDER SECTION 88 OF THE RESOURCE
MANAGEMENT ACT 1991

TO: Hutt City Council
Private Bag 31-912
LOWER HUTT 5040

1.  Rosco Ice Cream Limited (the Applicant) hereby applies for the following resource consents:

e Aland use consent: For earthworks related to construction of roading and installation
of civil infrastructure to serve future tenancies.

2. Activity & Classification:

The earthworks have been assessed as a restricted discretionary activity pursuant to rule 141 2.2(a)
of the District Plan.

3. The location to which this application relates:

Street Address: 30 Benmore Crescent, Manor Park

Application |

Site S e

Figure 1: Location Aerial - Extract from GRIP Maps

4, The owner of the site is: -

Section 1 SO 493901 (RT 738223) is owned by Te Runanga O Toa Rangatira Incorporated. The
Applicant has entered into a joint venture agreement with the owners.

5. There are no other activities that are part of the proposal to which the application relates.
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6.  Are any additional resource consents are needed for the proposed activity.

While the site is not listed on the GWRC SLUR register, a detailed site investigation (DSI) has
been undertaken, which identified that the site has been subject to some historical activities
included on the Hazardous Activities and Industries List (HAIL).

We note that a previous land use consent application for bulk earthworks (RM220258) includes
consent under the NES Contaminated Soil.

Additionally, an application to GWRC will be made concurrently with this earthworks application.
The GWRC Council application will include consents / permits for an urban development
associated with earthworks over 3,000m?.

7. Attached, in accordance with Clauses 6 & 7 of the Fourth Schedule of the Resource
Management Act 1991, is an assessment of environmental effects in the detail that
corresponds with the scale and significance of the effects that the proposed activity may have
on the environment.

8.  Attached is an assessment of the proposal against Part 2 Resource Management Act 1991.

9.  Attached is an assessment of the proposal against Section 104(1)(b) Resource Management
Act 1991 including any relevant objectives, policies or rules.

10. Also attached is any information required to be included in this application by the District
Plan, a Regional Plan, the Resource Management Act 1991, or any regulations made under
that Act.

The relevant assessment of environmental effects, proposal plans and other information required
by the Hutt City District Plan are attached.

Rosco Ice Cream Limited
by their duly authorised agent

At

David Gibson for Spéncer Holmes Limited.

Date: January 2023

Address for Service: All Invoices to:

Spencer Holmes Limited Rosco Ice Cream Limited
Surveyors, Engineers & Planners Attn: Richard Burrell

PO Box 588

WELLINGTON 6140

Telephone: (04) 472-2261 029 244 1913

Email: richard@building-solutions.co.nz
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ATTACHMENTS

9.
10.
11.

12.

Record of Title

Site Layout Plans

Earthworks Plans

Civil Engineering Drawings
Transportation Assessment

Landscape & Visual Assessment

Three Waters Infrastructure Assessment
KiwiRail Consultation

Waka Kotahi Consultation

Iwi Consultation

GWRC (Flood Protection) Consultation

Approved Earthworks Land Use Consent
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DESCRIPTION OF PROPOSAL & ASSESSMENT OF EFFECTS ON ENVIRONMENT

1 THE PROPOSAL

1.1 Background

The site was previously taken by the Crown in the 1950°s for railway and motorway purposes and
more recently used in association with the upgrading of State Highway Two, which adjoins the
property. Upon completion of the highway works, the site was offered back to Ngati Toa Rangatira
under their claims settlement. Te Runanga O Toa Rangatira Inc. acquired the land in March 2020.
Subsequently, the applicant and Te Runanga O Toa Rangatira Inc. have formed a joint venture to
develop the land.

The applicant has recently obtained land use consent to undertake bulk earthwork at the site under
RM220258. Regional consents have also been obtained for the bulk earthworks and culverts works
at the site WGN230031[38481][38482][38483]. Additionally, a further application for various
resource consents related to urban development associated with the earthworks will also be lodged
with Greater Wellington Regional Council, concurrently with this application.

1.2 Site History & Locality

This site was originally part of the Hutt River valley floor and used for horticultural activities. The
original alignment of Dry Creek ran more directly (to the south-east) into the Hutt River. The
realignment of the Wairarapa Rail Line in the mid-1950s resulted in Dry Creek being diverted and
realigned to run to the south-west and more parallel with the (now) State Highway Two (SH2).
The original alignment of the Wairarapa Railway has now become an internal access road through
the site. A railway workers village was also established on the site in association with construction
of the realignment of the Wairarapa Rail Line.

By the 1970’s the southern portion of the site was being used for gravel and concrete batching
associated with the construction of SH2. The central area was still used for horticultural activities
with a number of sheds and greenhouses. The northern portion was occupied with a number of
houses and cabins, which would appear to be from the railway workers village. Some of the more
substantial houses survived into the late 1980s.

By the mid-1990s the buildings associated with the former railway workers village had been
removed and various yard based industrial activities and sheds had established at the northern end
of the property. In particular, the area between the railway and the realigned Dry Creek has been
cleared and was used for (we understand) the abrasive blasting and coating of steel.

During late 1990’s and early to mid-2000’s various parts of the site on the eastern side of the
realigned Dry Creek were filled substantially. The remainder of the site is largely vacant, though
a paintball recreational activity and related obstacles was established at the southern end of the site
during this period.

From the mid-2000’s to the mid-2010’s a number of medium sized industrial yard based activities
had established at the northern end of the site off the end of Benmore Crescent.

From 2015, construction of the Hutt Expressway and Manor Park / SH58 interchange began. The
various yard based activities continued until the expressway was completed.
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1.3

1.4

An aerial photograph of the site circa 2021 is shown at Figure 2 below.

Application Site

Figure 2: Aerial of Site — Extract from GRIP Maps

Site Description

The subject site is known as 30 Benmore Crescent, Manor Park and is located between State
Highway Two (SH2) and the Wairarapa Rail Line, just to the south of the interchange with State
Highway 58 and Manor Park Road. To the south of the site is the Hutt River corridor (GWRC
owned), which includes cycling / walking trails. The works also involve off-site works within the
legal road corridor of Benmore Crescent, Manor Park Road and within the Wairarapa Rail Line.

As the site is bounded by transport routes and the Hutt River it does not have any adjacent private
neighbours. To the east, on the other side of the railway line there is a small enclave of residential
properties on Mary Huse Grove.

Dry Creek runs through the site for a distance of approx. 620m. The average width of the stream
is less than 3m within the site.

Legal Description

Section 1 SO 493901 (RT 738223) is owned by Te Runanga O Toa Rangatira Incorporated. The
property has an area of 13.2121 ha.

A copy of the title is attached (Attachment 1). Encumbrance 11676592.2 is registered on the title
in favour of the New Zealand Transport Agency. This encumbrance limits or specifies
requirements for the follow on the site:

¢ Noise sensitive activities.

e Objections against state highway activities.

e Restricting state highway activities.

There are no restrictions on the title that would prevent the proposed earthworks and civil works.
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1.5 Description of Proposal

1.5.1 Proposed Lease Areas

It is proposed to lease the site with three tenants initially. The overall layout of the site and the
lease areas is shown on Harris Architects plan 2028 Rev C included as Attachment 2.

The term of the leases would be less than 35 years (including renewals), and thus does not require
a subdivision consent. We note that Lease Area 3 may be split into further sub-tenancies in the
future.

A private access road would be extended into the site from the end of Benmore Crescent to provide
access to the lease areas. A 25m wide corridor containing Dry Creek would be excluded from the
lease areas.

Table 1 below sets out the size of each of the lease areas.

Table 1: Subdivision Configuration

Lease .
Area Area (ha) Description
Lease site for proposed resource recovery park. Accessed via private
1 5.6901 .
driveway from end of Benmore Crescent.
Lease site for rural ancillary services on western side of Dry Creek.
2 2.4612 S .
Accessed via private driveway from end of Benmore Crescent.
Lease sites (3 or more) for rural ancillary services on eastern side of
3 2.0665 Dry Creek. Accessed via private driveway from end of Benmore
Crescent.

1.5.2 Future Uses of Lease Areas

In respect of Area 1, the applicant has entered into a heads of agreement with Waste Management
Ltd to establish a resource recovery park. A resource recovery park is a form of transfer station
that is based around recycling and recovery of particular forms of waste. While a transfer station
IS not a permitted activity, it is provided for as a discretionary activity under rule 8B 2.3(e).
Therefore, the use of Area 1 for a resource recovery park is anticipated by the District Plan. Waste
Management Ltd are applying for a land use consent in respect of Area 1 to establish and operate
a resource recovery park under a separate, but concurrent resource consent application.

The intended use of Areas 2 & 3 is not known at this stage. However, we note that rural ancillary
activities and some commercial activities would be permitted. In addition, we note that
commercial recreation, visitor accommodation, cafes/restaurants, retirement villages and intensive
farming operations are provided for as restricted discretionary activities by the District Plan.
Therefore, Areas 2 & 3 could be utilised by a range of activities, albeit that some activities my
need to be authorised by further resource consents.

The permitted building coverage for the site is 1,000m?, which would be utilised by the proposed
resource recovery park. Therefore, any additional buildings within Areas 2 & 3 would also require
further resource consents.
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1.5.3 Benmore Crescent / Manor Park Road

Vehicle access to the site will be from the end of Benmore Crescent. Benmore Crescent is a short
street off Manor Park Road and the Manor Park access ramp for State Highway Two.

It is anticipated that heavy vehicles will access the site, including trucks for the resource recovery
park. Therefore, widening of the intersection of Benmore Crescent and Manor Park Road is
required. Refer to the attached traffic report and intersection upgrade drawings by Stantec at
Attachment 5.

The intersection of Benmore Crescent and Manor Park Road is controlled by Lower Hutt City
Council, while the access ramp for SH2 is under the control of Waka Kotahi. The design of the
intersection upgrade works have been undertaken in consultation with Waka Kotahi. As SH2 is
subject to a designation, the written approval of Waka Kotahi is required in accordance with
section 176 of the RMA. Consultation is currently underway with Waka Kotahi regarding details
of the intersection and access ramp upgrade works. It is anticipated that a formal approval from
Waka Kotahi will be obtained in the near future and submitted before processing of this application
is completed.

Copies of consultation emails with Waka Kotahi are included as Attachment 9.

1.5.4 Manor Park Road Level Crossing

In conjunction with the upgrades to the intersection of Benmore Crescent and Manor Park Road,
the level crossing over the Hutt Valley section of the Wairarapa Railway Line is also proposed to
be upgraded. Refer to the attached traffic report and level crossing upgrade drawings by Stantec.

The upgrade works are required due to the widening of the nearby intersection of Benmore
Crescent and Manor Park Road. The works involve widening of the vehicle carriageway for the
level crossing (which will include raised medians) as well as adding a separate pedestrian crossing
point beside the level crossing.

Stantec, on behalf of the applicant, has undertaken consultation with KiwiRail regarding the design
of the proposed upgrade works. This has resulted in a “so far as is reasonably possible” (SFAIRP)
agreement being signed by KiwiRail in respect of the proposed upgrade works to the level
crossing. A so far as is reasonably possible approach is required as the level crossing and the

proposed upgrades do not fully comply with the “level crossing risk assessment guidelines”
(LCRAGQG).

As the Wairarapa Railway Line is subject to a designation, the written approval of Kiwi Rail is
required in accordance with section 176 of the RMA. Consultation is currently underway with
Kiwi Rail regarding the level crossing works. It is anticipated that a formal approval from Kiwi
Rail will be obtained in the near future and submitted before processing of this application is
completed.

Copies of consultation emails with Kiwi Rail are included as Attachment 8.

1.5.5 |Internal Driveway Access

The initial section of the private driveway within the site will appear as an extension of Benmore
Crescent. The driveway will then form a ‘T’ intersection with a second driveway turning to the
south-east, while the main driveway continues toward the south-west, over the upgraded culvert
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crossing of Dry Creek and into Area 2. This initial section of the driveway involves an 8.5m wide
carriageway, 0.15m kerbs and with a 1.5m footpath on the eastern side.

The second driveway runs around the south-eastern side of Dry Creek and extends approx. halfway
down the site providing access to Areas 1 & 3. This section of the driveway involves an 8.4m
wide carriageway, 0.15m kerbs and with a 1.5m footpath on the eastern side.

There is a turning head at the end of the driveway on the south eastern side of Dry Creek.

1.5.6 Civil Infrastructure Services

The supply of three waters services to the site has been investigated by Vecta Ltd in their report
included as Attachment 7.

The Vecta report notes that the provision of a standard water supply network for the subdivision
is not possible due the current restrictions within the existing reticulated water supply. These
restrictions include the small size of the existing reservoir (232m?®) supplying Manor Park as well
as restrictions due to pipe sizes in the network.

1.5.6.1 Sewer

A trunk sewer main (@825mm) runs through the site. The trunk main passes under the railway
line from the Mary Huse Grove area and passes under Dry Creek. The trunk main then runs down
the alignment of the existing access track on the western side of the stream.

New shared private drains and public sewer mains will be installed for the proposed lease areas as
shown on the civil engineering drawings included at Attachment 4. The new sewage network for
Areas 1 & 3 on the eastern side of Dry Creek would run down to the southern area of the site,
where the sewer pipe would cross over the stream (via a pipe support bridging structure) to join
the trunk main.

1.5.6.2 Stormwater

New private stormwater networks would be installed for the proposed lease areas. There would
be separate networks on each side of Dry Creek, which would discharge to the stream via
specifically designed stormwater outlet systems. The layout of the stormwater networks is shown
on the civil engineering drawings included at Attachment 4.

As large areas of the site would be sealed with impervious surfaces, the stormwater networks will
include water sensitive design features to treat the quality of stormwater run-off for the discharge
of stormwater from the site to Dry Creek.

The waste management resource recovery park in Area 1 will utilise water harvesting and re-use
for vehicle washdown and WC flushing. This will require a number of above ground rainwater
storage tanks, which will reduce the volume of stormwater discharged from the site.

1.5.6.3 Water Supply

A new watermain @200mm will be extended into the site from Manor Park Road, commencing on
the eastern side of the railway line. The new watermain would pass under the railway crossing
and then run along Benmore Crescent to the site. Within the site, the watermain would run down
the private driveway. The new water main would feed a number of storage tanks on each tenancy
area to hold water for suppling potable water to the proposed lease areas and also for fire-fighting
purposes.
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1.6

1.7

Given the water supply limitations, the future buildings would require sprinkler systems, which
would be fed from the on-site storage tanks.

The on-site water storage tanks are an interim solution until such time as LHCC undertakes an
upgrade to the Manor Park Reservoir and the local reticulated networks. A financial contribution
would be payable by the applicant toward the cost of the water network upgrades.

1.5.7 Landscaping

Landscaping around the periphery of the site will be undertaken as shown on the Boffa Miskell
plans included as Attachment 6. Riparian planting for restoration of Dry Creek would also be
undertaken as recommended by Boffa Miskell.

The landscaping proposal includes planting within the Hutt River Corridor owned by GWRC.
Consultation is currently underway with GWRC’s Flood Protection team regarding details of the
planting. It is anticipated that a formal agreement from GWRC will be obtained in the near future
and submitted before processing of this application is completed.

Earthworks

Bulk earthworks for the formation of useable areas and possible future building platforms have
been approved under land use consent RM220258.

Additional earthworks related to the construction of roading and installation of civil infrastructure
to facilitate future tenancies of the site are required to form the internal access roads, upgrade
Benmore Crescent and the intersection with Manor Park Road, upgrade the level crossing over the
Wairarapa Railway Line as well as install drainage and other servicing infrastructure.

Erosion and sediment control measures will be put in place during construction of the roads.

Flooding

The District Plan indicates that the site is subject to inundation. We also note that permitted
standard 8B 2.1.1(q) only allows buildings to be located on land above RL28.0 msl.

The northern and western areas of the existing site are generally above RL28.0. Nevertheless, the
applicant has engaged River Edge Consulting Ltd to undertake a flooding analysis of the site. As
a result River Edge have undertaken new modelling of the Hutt River, which indicates that there
would be limited flooding of the lower areas of the site and that the 440 year flood level (including
freeboard) is much lower than RL28.0.

Nevertheless, the proposed bulk earthworks under RM220258 would elevate the site so that it is
not subject to flooding from the Hutt River or Dry Creek. A flooding report by River Edge
Consulting was attached to the bulk earthworks application. This flooding report also assessed the
flooding potential from Dry Creek and found that the site (following the completion of bulk
earthworks) would not be inundated by Dry Creek.
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2 PLANNING PROVISIONS

2.1 Zoning

The site is located in the General Rural Activity Area. The Wellington Faultline Study Area
passes through the site. Part of the site is shown to be within the secondary river corridor of the
Hutt River. In addition, parts of the site are subject to the State Highway and Railway Corridor
Buffer Overlays.

The TNZ 3 designation lies to the west covering the Haywards Interchange on State Highway 2
and which is shown to extend up to 6.5m into the site for distance of approx. 140m. The TNZ 3
designation also covers the intersection of Benmore Crescent and Manor Park Road. The NZR 3
designation for the Wairarapa Rail Line adjoins to the east and covers the Manor Park level
crossing.

SNR : 15

Application Site

Figure 3: Site Zoning — exti’act from LHCC Online Distri?:t Plan Maps

QTN

<

2.2 Compliance with District Plan Standards

2.2.1 Earthworks

Earthworks (additional to those under RM220258) are required to provide the roading and civil
infrastructure needed for future use of the site. Specifically, these earthworks are related to the
construction of the private road to access the future tenancy areas, as well as undertaking upgrades
and widening of the existing section of public road within Benmore Crescent and its intersection
with Manor Park Road. Earthworks are also required for trenching to install sewage and
stormwater drainage, water supply and other services. Some further earthworks are required for
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the construction of an upgraded level crossing over the Wairarapa Railway Line for the Manor
Park Road crossing.

The earthworks for the private access road involves disturbance of an area of 4,800m? and
changing the ground level by up to 0.6m vertically for excavation and 0.3m vertically for filling.
The volume of these earthworks is approximately 650m®.

The earthworks for the upgrades to the public road (Benmore Crescent and Manor Park Road)
involves disturbance of an area of 2,870m? and changing the ground level by up to 0.9m vertically
for excavation and 1.2m vertically for filling. The volume of these earthworks is approximately
620m°,

Therefore, a land use consent as a restricted discretionary activity under rule 141 2.2(a) is required
for the proposed earthworks to exceed a quantity of 50m?3.

2.3 NES on Soil Contamination

The National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect
Human Health (the NES) came into force on 1 January 2012. Regulation 5(7) outlines the land to
which the NES applies. That is, the NES applies to land where a HAIL activity is, has or is more
likely to have been undertaken on the piece of land.

Consequently, there are two issues that need to be considered for the proposed works. Firstly, has
there been a HAIL activity undertaken on the site? If not, the NES does not apply. Secondly, even
if there has been a HAIL activity on the site, the NES only applies to that part of the site where the
Hail activity was/is undertaken (i.e. “the piece of land”).

With respect to the first matter, the site is not listed on the GWRC’s Selected Land Use Register
(SLUR). The SLUR lists sites where a HAIL activity is known to have been undertaken.

Nevertheless, a Detailed Site Investigation (DSI) has been undertaken over the site by Engeo Ltd.
The DSI confirmed some historical HAIL activities at the site, and soil testing identified some
elevated levels of some heavy metals and polycyclic aromatic hydrocarbons (PAH). However, the
levels of these contaminants are at acceptable levels for the use of the site for commercial /
industrial activities. The DSI report was submitted for the bulk earthworks application
(RM220258) and resource consent approved under the NES.

The activities to which the NES applies are outlined at Regulations 5(2) — 5(6). These activities
include removing a fuel storage system (Subclause 2), soil sampling (Subclause 3), disturbing the
soil (Subclause 4), subdivision (Subclause 5) and changing the use of a site to a use where the site
may cause harm to human health (Subclause 6).

The site is zoned General Rural. Residential activities are only permitted on sites over 15ha. The
site is less than 15ha and is not proposed to be subdivided. The site is intended to be used for a
resource recovery park and for rural ancillary services. Thus it is highly unlikely that the lots will
be used for residential activities. Therefore, the risk to human health from any potential soil
contamination is minimal, if any.

Regulation 9(3) provides for the change of use of a contaminated site as a controlled activity
where:

e adetailed site investigation of the piece of land must exist;
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e the report on the detailed site investigation must state that the soil contamination does not
exceed the applicable standard in regulation 7;

e the consent authority must have the report;

e conditions arising from the application of subclause (4), if there are any, must be complied
with.

As mentioned previously, the DSI submitted for RM220258 concludes that the level of soil
contamination is acceptable for commercial / industrial uses. The DSI recommends the use of
management plans for mitigation of any contamination risk associated with the proposed
earthworks being considered under RM220258. Thus the works would be undertaken in
accordance with any relevant conditions prior to any change of use of the site.

Therefore, we consider that the land use consent for earthworks to construct roading and civil
infrastructure to facilitate future use and tenancies at the site is a controlled activity under
regulation 9(3) of the NES.

Activity Status

The assessment of the provisions of the Operative District Plan in the preceding sections shows
that the proposal to undertake earthworks related to roading construction and installation of civil
infrastructure and services to facilitate future use and tenancies at the site must be assessed as the
following:

. Land Use Consent for earthworks related to construction of roading and installation of civil
infrastructure. As the earthworks would exceed the permitted standards for quantity of
earthworks, the earthworks are a restricted discretionary activity under rule 141 2.2(a).

. Land Use Consent for a change of use of the potentially contaminated site, which is a
controlled activity under the NES.

30 Benmore Cres (S200380) 14 of 27 January 2023



Application for Land Use Consent Spencer Holmes Limited

3.1

3.2

ASSESSMENT OF EFFECTS ON THE ENVIRONMENT

Introduction

This assessment of environmental effects on neighbouring properties and the wider community
has been prepared in such detail as corresponds with the scale and significance of the effects that
the proposal may have on the environment.

The effects arising out of this application that we consider would potentially impact on the amenity
of neighbours and the wider community, including physical effects are listed below:

Landscape / Visual effects;
Traffic effects;

Servicing effects;
Construction effects;
Contamination effects;
Flooding effects.

Landscape and Visual Effects

The earthworks and proposed roading and infrastructure will allow the site to be tenanted by
creating three areas for future use and leasing. Areas 1 & 3 cover the main land area on the south-
eastern side of Dry Creek. This area will be split in two given its size and to coincide with the 6ha
area (Area 1) which is intended to be leased to Waste Management Ltd for the purpose of operating
a resource recovery park and processing facility. Area 3 comprises three parts, which may be
subject to separate leases in the future. The main useable portion is a triangular area to the north
of Area 1, with two small areas on either side of the private access road at the entrance to the site.
A tenant(s) for Area 3 has not yet been secured. Area 2 contains the long strip of land on the north-
western side of Dry Creek beside State Highway Two.

Resource consent for bulk earthworks to raise the site above flooding levels and to shape the
surface for site drainage control has recently been granted by Council (RM220258). The effects
on the landscape and visual amenity values from the bulk earthworks have been considered and
taken into account as part of the approval of RM220258. Therefore, the landscape and visual
effects of the bulk earthworks are not considered further as part of this application.

While the site is zoned rural, it is an isolated land parcel separated from other private property by
State Highway 2, the Hutt River and the Wairarapa Railway Line. Additionally, there are no other
rural properties nearby. The closest rural property is associated with the Belmont Quarry on
Hebden Crescent, which is a kilometre away on the opposite side of SH2. More importantly, the
site has not been used for any rural activity since the 1950°s when it was used in association with
the realignment of the Wairarapa Railway Line. Subsequently it has been used in association with
the construction and upgrading of SH2. During this time the site has been subject to the disposal
of surplus material from these transport infrastructure projects and other developments over the
last few decades.

As aresult, the site exhibits very little rural character, particularly in terms of landscape and visual
values associated with the site. This is confirmed by the Assessment of Landscape Effects report
undertaken by Boffa Miskell (Attachment 6) in respect of the site and the proposed works to
facilitate future tenants for the site.
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Currently the rural land use provisions of the District Plan anticipate a single building or group of
buildings covering 1,000m? on the site up to 8m high — with no specific controls on the design and
appearance of the building(s). The restriction of 1,000m? of building for the whole site will
continue to apply.

The Landscape Effects assessment by Boffa Miskell has undertaken a visual assessment of the site
from many vantage points, both near and far. The proposal includes landscape planting around
the perimeter of the site as well as improvement planting of the riparian margins of Dry Creek.
The conclusion reached by Boffa Miskell is that potential visual effects of the anticipated future
use and tenancy of the site are generally neutral, or low adverse at worst with the mitigation
planting proposed.

Consequently, we consider that the landscape and visual related effects by the proposal to construct
roading and install infrastructure for future tenancies are less than minor.

Traffic effects

The site is located close to the Manor Park / SH58 interchange on State Highway 2. The Manor
Park train station is also less than a kilometre away. As well the Hutt River Trail for walking /
cycling is close by. Thus the site is well positioned for easy access to transport networks for all
modes of transport.

Currently, the site generates little traffic as it has not been actively used in recent years, previously
it has been used for construction related works for the SH2 upgrades, filling operations and a
paintball recreational activity. The permitted uses of the site include any rural activity and rural
ancillary activities including piggeries, forestry and prospecting. We also consider that some
commercial activities would be permitted provided they are not industrial in nature (as defined in
the District Plan), do not involve retailing or is not a service station.

Therefore, the site could be used for many permitted activities where the baseline for traffic related
effects is set by the High Trip Generator limits of 500 vehicle trips per day.

The anticipated traffic effects from the likely future uses and tenancy of the site have been assessed
by Stantec in their Transportation Assessment (included as Attachment 5). The transportation
assessment includes the traffic generation from the proposed resource recovery park so as to
provide a wholistic assessment of future traffic volumes and related effects on the transport
networks.

As per the Transportation Assessment, the forecast daily traffic movements from future use of the
site is estimated to be in the order of 2,900 vehicles per day. This exceeds the 500 limit per day,
and so the traffic effects from the site on the transport network and on-street parking should be
assessed.

Consequently, the Transportation Assessment recommends that local roading upgrades are needed
at the intersection of Benmore Crescent and Manor Park Road (which is essentially at the bottom
of the access ramp to the SH2 interchange) to create a right turn lane on Manor Park Road and to
allow a wider swept path for trucks turning left out of Benmore Crescent. The details of the
intersection upgrades are shown in the drawings included with the Transportation Assessment.

Given the proximity of the intersection to the SH2 interchange, the design of the intersection
upgrade has been undertaken in consultation with Waka Kotahi. Consultation is on-going with
Waka Kotahi regarding the detailed design aspects of the upgrade. Consequently, we anticipate
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obtaining approval from Waka Kotahi in due course, including their approval in terms of section
176 RMA.

A flow on effect of upgrading the intersection, is that the width and alignment of the nearby level
crossing on Manor Park Road will also require improvements. These improvements include a
widened carriageway, raised medians and the creation of a separated pedestrian crossing of the
railway line. The details of the level crossing upgrades are also shown in the drawings included
with the Transportation Assessment.

KiwiRail have been consulted regarding the proposed level crossing upgrade works. This has
resulted in a “so far as is reasonably possible” (SFAIRP) agreement being signed by KiwiRail.
Consultation is on-going with KiwiRail regarding the proposed works. Consequently, we
anticipate obtaining approval from KiwiRail in due course, including their approval in terms of
section 176 RMA.

The Transportation Assessment has considered the likely traffic generated by the future uses of
the site and recommends that traffic improvements are undertaken. With these upgrade works in
place, the conclusion of the Transportation Assessment is that the future traffic from the likely use
of the site would not impact on the capacity of the local road network, which in turn means that
there is no flow on effects for the State Highway 2 interchange.

Therefore, we consider that the traffic and transportation related effects by the proposal are less
than minor.

Servicing Effects

The subject site is generally remote from Council services. Though a trunk sewer main runs
through the site. Therefore, the services to the site have required specific solutions that have
involved variations to the traditional methods of providing complying services as outlined in the
District Plan and NZS 4404.

3.4.1 Stormwater

In terms of stormwater control, drainage systems are provided to direct stormwater runoff from
each lot and from the private driveway to Dry Creek. It should be noted that Dry Creek is the only
viable option for discharge of stormwater from the site.

For Area 2 on the western side of the site, a swale drain would be installed at the top of the batter
along the length of Dry Creek, which would discharge to Dry Creek via a specifically designed
rip-rap outlet. The swale drain would allow the stormwater to be treated by the grassed swale prior
to discharge to the creek.

Areas 1 & 3 on the eastern side, would have stormwater control via traditional piped networks that
collect stormwater from the future users and the private driveway, that is also discharged to Dry
Creek via three rip-rap outlets. These piped networks would also contain proprietary treatment
systems (Vortechs systems designed by Stormwater 360) to provide treatment of the stormwater
prior to discharge to the creek.

Drawings of the proposed drainage networks are included at Attachment 4.

We also note that stormwater re-use will be facilitated by the future uses of the site, which will
help reduce the volume of water discharged from the site.
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3.4.2 Water Supply

The local water network is inadequate to service the site and the future activities. This is due to
the small size of the Manor Park reservoir and the small diameter of the pipes within some sections
of the existing reticulated network. Therefore, a specifically designed water supply system is
proposed to service the site. This solution would be an interim solution, until such time as Council
can upgrade the reservoir and network. We note that a specific development contribution may
need to be paid in conjunction with the further development and buildings on the site, as a
contribution towards funding of the water supply upgrade works.

A new watermain would be laid to the site from Manor Park Road, from the eastern side of the
railway. This water supply would provide a domestic supply to the site and the three lease areas,
but would be insufficient for fire-fighting supply to large buildings and the buildings proposed for
the resource recovery park. Therefore, on-site tank farms are proposed that would be trickle feed
from the new extended mains, and then used with a pump system to supply water to sprinkler
systems for buildings.

Details of the existing water supply network and the proposed water supply solutions are provided
in the Three Waters Infrastructure Assessment at Attachment 7.

3.4.3 Sewer

A trunk sewer main @825mm passes through the site. There is also a @300mm branch plus an
existing local sewer main at the northern end of the site, which can be utilised by future activities
on the site. For the remainder of the site, a new sewer network would be installed running down
the eastern side of Dry Creek. At the southern end, the new sewer main would cross over the
creek, supported on a pipe bridge. The sewer would then connect into the trunk network at a
manhole located within GWRC property.

3.4.4 Services Assessment

These proposed servicing arrangements do not fully comply with the District Plan and NZS 4404.
However, they have been designed to meet the equivalent performance objectives of these
documents. Hence the servicing arrangements are appropriate for the site and the future users, and
do not result in adverse effects on Council’s existing networks or to other users of those networks.

Construction Effects

Site development works such as the construction of driveways and services associated with the
future use of the site have the potential to generate a range of effects. In our experience of this
type of development, construction effects relating to noise, dust, run-off & erosion and truck
movements are the key aspects that need to be addressed.

These nuisance effects are only associated with the construction period, which is anticipated to be
over a six month period for this development. Thus these effects will not be permanent and are
simply to enable future uses of the site.

Noise effects can be minimised through the use of muffled machinery and limiting the working
hours to the normal daytime period. In addition, the provisions of NZS 6803:1999 “Acoustics —
Construction Noise” will apply in respect of noise during construction activities in the residential
area. The consent holder will be bound by these provisions and any other conditions of a consent
approval.
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Dust may only be a problem during dry and windy weather events. Dust suppression measures
can be undertaken to avoid the adverse effects of dust blown from the site by dampening the
working area. A water truck would be available at the site for this purpose. If weather conditions
are more extreme stopping works may be required to alleviate dust problems.

The earthworks for the private and public road works would be undertaken separately in two
different stages to minimise the disturbed area at any particular time. As the earthworks would
primarily involve excavation of the road alignments and re-filling with base-course material, there
would be little opportunity for sediment in stormwater run-off to leave the site. Nevertheless, silt
fencing is proposed along the top of the batter adjacent to the creek to avoid sediment entering the
creek corridor. Thus the potential for a sediment discharge is low and can be minimised with
appropriate site management and controls.

The remaining works would be to excavate for the stormwater outlets to the creek. During
construction of the stormwater outlets, a silt fence would be constructed along the water’s edge to
minimise sediment entering the stream from the disturbance of the bank.

Preliminary erosion and sediment control plans are included at Attachment 3.

A Construction Management Plan would be utilised by the contractor in order to ensure
appropriate measures are put in place during the earthworks and construction activities to control
the site and avoid adverse effects beyond the site. A condition is proposed for a Construction
Management Plan to be submitted to Council for approval prior to services installation and
driveway construction works commencing.

Construction of the infrastructure and driveway access areas will require delivery of drainage metal
and also the delivery of pipes, manholes & concrete etc. The truck movements associated with the
works will require management to ensure as little disruption as possible to traffic on Manor Park
Road. The Construction Management Plan should also include matters to be utilised to control
truck movements to and from the site during the construction process.

Overall we consider that these potential construction effects can be appropriately managed by good
work practices and site management. These measures can be enforced through the proposed
consent conditions that seek to control dust, noise, truck movements & silt laden storm-water run-
off from impacting on the local environment. We therefore consider that any adverse construction
effects of the proposed development will be less than minor.

Contamination Effects

The previously submitted Detailed Site Investigation by Engeo notes that there may be
contaminants in the soil (heavy metals and PAH) at the site. However, the level of contamination
is sufficiently low so as not to be a health risk to workers and occupants of the site while the site
is used for commercial and/or industrial type activities. As a result, Engeo have prepared various
Site Management Plans (SMPs) for the site relating to procedures during soil disturbance. The
bulk earthworks approved under RM220258 includes conditions for the earthworks to be
undertaken in accordance with the Engeo Site Management Plans and that a Site Validation Report
is submitted upon completion of the earthworks.

Provided the bulk earthworks and site preparation works are undertaken in accordance with SMPs,
the subsequent Site Validation Report may include a Long Term Site Management Plan outlining
any restrictions that may need to be adhered to in the future. The installation of drainage networks,
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services and construction of the driveway would involve earthworks for which specific SMP’s
would be required and can mitigate the potential effects of soil contamination at the site.

Therefore, we consider that any potential effects from soil contaminant during the earthworks, in
association with the driveway construction and installation of services, are less than minor.

Flooding Effects

The site is identified on the District Plan maps as being within the secondary river corridor of the
Hutt River. Permitted activity condition 8B 2.1.1(q) specifies that any building or structures within
the secondary river corridor must be located on land that is above RL28.0 (msl).

The topographic survey of the site confirms that large areas of the site are already higher than
RL28.0 (msl).

Nevertheless, the applicant has engaged River Edge Consulting to undertake a flooding hazard
analysis of the site. The flooding analysis has considered the Hutt River flooding in a 440 year
event, as well as a 100 year event in the Dry Creek stream that runs through the site.

The flood modelling work and assessment by River Edge Consulting confirms that once the site is
filled via the earthworks approved under RM 220258 the site would be flood free.

Therefore, the potential flooding hazard at the site is avoided by the preceding earthworks such
that the risk of flooding is minimal.
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4 DISTRICT PLAN ASSESSMENT

4.1 Objectives and Policies

Section 104(1)(b)(vi) of the Resource Management Act requires the Council to consider the
relevant provisions of the District Plan when assessing applications for resource consent. This
includes the relevant objectives and policies of the District Plan, which in this case are considered
to be:

General Rural Activity Area

Obijective 8B 1.1.1 To maintain and enhance the open character and amenity values which are
prevalent in rural areas.

Policy 8B 1.1.1(a) To allow for those activities which are appropriate in rural areas and which
maintain and enhance the open character and amenity values of rural areas
together with the intrinsic values of ecosystems.

Policy 8B 1.1.1(b) To ensure that sites are of a size that the open space character and amenity
values of rural areas are maintained and enhanced.

Policy 8B 1.1.1(c) The preservation of the natural character of wetlands, lakes and rivers and their
margins, and the protection of them from inappropriate subdivision, use, and
development.

The landscape assessment undertaken by Boffa Miskell notes that the site is not rural in character.
Nevertheless, the proposal includes additional planting of the existing riparian area and also around
the perimeter of the site to maintain and enhance the open character of the existing views to the
site. The site is adjacent to the Hutt River Corridor and maintains the natural character of the Hutt
River and the river trail environment. Therefore, the proposed earthworks to construct a driveway
and install services is consistent with this objective and its policies.

Obijective 8B 1.2.1 To recognise those elements within the site that determine the character, amenity
values and adverse effects of flood hazards of rural areas and manage them
appropriately.

Policy 8B 1.2.1(a) To ensure the character and amenity values of rural areas are retained and
enhanced through specific minimum site area conditions for dwellings.

Policy 8B 1.2.1(b) To require minimum setback requirements and maximum site coverage for all
buildings.

Policy 8B 1.2.1(c) To establish appropriate minimum conditions for the size and shape of sites.

Policy 8B 1.2.1(d) To manage the siting of all buildings and structures to mitigate the effects of a

flood hazard on development.

Policy 8B 1.2.1(e) To discourage the siting of buildings and structures in the Primary and
Secondary River Corridors.

Policy 8B 1.2.1(f) To ensure that buildings and structures in the Primary or Secondary River
Corridor of the Hutt River have no more than minor adverse effects on flood
protection structures.

Policy 8B 1.2.1(g) To mitigate the effects of flood hazards on buildings and structures in the
Primary and Secondary River Corridors by managing their location, size and
scale.
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The Dry Creek corridor runs through the site, the riparian environment of the creek would be
supplemented with additional planting as required by this policy. The flooding effects from the
Hutt River and Dry Creek have been analysed and the site would not be subject to flooding upon
completion of the earthworks as per RM220258. Therefore, the secondary river corridor notation
in the District Plan is not particularly relevant for the development.

Earthworks

Obijective 141 1.1 To ensure that earthworks are designed to maintain the natural features that
contribute to the City’s landscape.

Policy 141 1.1(a) To ensure that earthworks are designed to be sympathetic to the natural
topography.

Policy 141 1.1(b) To protect significant escarpments, steep hillside areas, and the coastal area by

ensuring that earthworks are designed to retain the existing topography, protect
natural features, and prevent erosion and slips.

The proposed earthworks are to constructed roading and install civil infrastructure, which does not
involve any substantial change to the topography. The site is on the valley floor and does not
involve risks of slips and erosion.

Obijective 141 1.2 To ensure earthworks do not affect adversely the visual amenity values, cultural
values or historical significance of an area, natural feature or site.

Policy 141 1.2(a) To protect the visual amenity values of land which provides a visual backdrop to
the City.

Policy 141 1.2(b) That rehabilitation measures be undertaken to mitigate adverse effects of
earthworks upon the visual amenity values.

Policy 141 1.2(c) To protect any sites with historical significance from inappropriate earthworks.

Policy 141 1.2(d) To recognise the importance of cultural and spiritual values to the mana whenua

associated with any cultural material that may be disinterred through
earthworks and to ensure that these values are protected from inappropriate
earthworks.

The site is not highly visible in the landscape, and is surrounded by transport networks. Despite
the moderate extent of the earthworks, landscape planning is proposed around the site periphery
and along the Dry Creek corridor.

Conclusion

The overall intention of these objectives and policies are met by this proposal. The proposed
roading and infrastructure has been designed around the earthworks approved under RM220258.
Appropriate servicing of the sites and future tenancy areas can be achieved.

Due to the history of the site, it is not noted for its rural character and does not display rural
amenity. As part of the development, planting of Dry Creek will be undertaken as well as planting
around the perimeter of the site. Therefore, the amenity of the site will be improved and potential
visual effects avoided.

Therefore, we consider that the proposal accords with the District Plan objectives and policies.
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5 MITIGATION AND MONITORING MEASURES

Due to the proposed earthworks required to construct the driveway and civil infrastructure so as
to achieve useable areas for future activities, together with the proximity of the wellington
Faultline, specific mitigation conditions are proposed. Therefore, we propose the following
conditions for the subdivision.

5.1 Suggested Conditions

1.

The proposed building works must be in accordance with the plans and information
provided with the application.

A Construction Traffic Management Plan (CTMP) must be submitted to the Compliance
Officer for approval, at least 10 working days prior to any work commencing. The CTMP
must include, but not be limited to, the following matters:

1. Location where vehicles relating to the construction activities will park, load /

unload and manoeuvre;

Times and days of construction activities;

Expected duration of construction activities;

Expected volume and frequency of heavy vehicle movements;

How complaints from the public will be able to contact site manager (a sign should

be placed on Benmore Crescent with site manager’s contact details);

How dirt on vehicles leaving the site will be controlled,

7. All transport corridor traffic management must be to the NZTA COPTTM and
must be in conjunction with a Work Access Permit issued by the WCC Network
Operations Transport Asset Performance team via Submitica as necessary.

agkRrwn

@

A final Earthworks Management Plan (EMP) must be submitted to the Compliance
Officer for approval, at least 10 working days prior to any work commencing. The plan
must include methods to address erosion, silt and dust control measures to be used at the
site, including:

1. Erosion and sediment controls on the site;

2. Covering of soil or other material that is to be trucked on or off the site;

3. All vehicles (including trucks) to be substantially cleaned of dust, mud or other
nuisance material before exiting the site;

4. An accidental discovery protocol.

The earthworks and other work must be carried out in accordance with the EMP to the
satisfaction of the Compliance Officer. The erosion and sediment control measures must
not be removed until the site is remediated to the satisfaction of the Compliance Officer.

Note: If necessary, the Compliance Officer may require changes to the implementation
of the EMP, to address any problem that occurs during the work or before the ground
surface protected by grass or other materials.

Working hours for the earthworks and construction are to be as follows:
e Monday to Saturday: 7.30am to 6pm (No work on Sundays or Public Holidays)

Silt and stormwater run-off must be controlled for the duration of the works. Earth or
debris must not collect on land beyond the site. Untreated stormwater runoff must not
enter the Council’s stormwater system.
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7.

10.

Any soil or demolition material that falls on the road, footpath, berm or neighbouring
property, must be cleaned up immediately. The material must not be swept or washed
into street channels or stormwater inlets, or dumped on the side of the road. The clean-
up must be carried out to the satisfaction of the Council’s Compliance Monitoring Officer.

The consent holder must ensure that the discharge of dust created by the earthworks,
transportation and construction activities is suitably controlled to minimise dust hazard
or nuisance. The controls must be implemented for the duration of the site works and
continue until the ground surface has been stabilised by construction, paving or planting.

A landscape plan must be submitted for approval prior to landscape works commencing.
The landscape works must be implemented by the consent holder within 3 months of
completion of construction. The plantings must be monitored for 18 months from time
of planting in order to allow for plant establishment to the satisfaction of the Council’s
Compliance Monitoring Officer. Within this period monitoring includes the removal of
weeds within the vicinity of the plantings and the replacement of plants that die, or are
removed unlawfully, with plants of the same species and original size. Any plants that
fail must be replaced at the expense of the consent holder.

A general monitoring condition.

Aside from the above, we anticipate that the standard conditions Council normally impose on
land use consents of this nature will be sufficient to ensure that the proposed earthworks are
carried out in a manner that is consistent with Council’s expectations for development in the
district.

6 ALTERNATIVES CONSIDERED

An assessment of possible alternatives is only required when the proposal would result in
significant adverse effects. The proposed earthworks to construct roading and install infrastructure
will not result in significant adverse effects.

30 Benmore Cres (S200380) 24 of 27 January 2023



Application for Land Use Consent Spencer Holmes Limited

7.1

7.2

ASSESSMENT OF NOTIFICATION AND AFFECTED PERSONS

The provisions of sections 95A to 95E RMA are considered in this section.

Public Notification Assessment

With reference to Public Notification Step One under s.95A(3), the applicant does not request
public notification, s.95C does not apply, and the application does not include the exchange of
reserve land.

In terms of Public Notification Step Two under s.95A(5), the application is for a restricted
discretionary activity (rule 141 2.2(a)) where there is no expressed provisions that public
notification is precluded. Therefore, Public Notification Step Three must be considered. This is
despite section 17.2.2(a) of the District Plan stating that “public notification of applications for
resource consent for all restricted discretionary activities need not be required ”.

For Public Notification Step Three under s.95A(8), the assessment of effects at Section 3
concluded that the adverse effects of the proposed earthworks are not more than minor, after taking
into consideration the criteria under s.95D. In addition, for Public Notification Step Four, we
consider that there are no special circumstances relating to the application. Therefore, public
notification of the application is not required.

Limited Notification Assessment

Regarding Limited Notification Step One under s.95B(2), the application does not involve
customary rights groups or customary marine title groups, nor does it involve land subject to a
statutory acknowledgement.

In assessing Limited Notification Step Two under s.95B(6), the application is for a restricted
discretionary activity (rule 141 2.2(a)) where there is no expressed provisions that limited
notification is precluded. Therefore, Limited Notification Step Three must be considered. Again,
this is despite section 17.2.2(b) of the District Plan stating that “limited notification of applications
for resource consent for all restricted discretionary activities need not be required .

To assess the application in terms of section 95E (for Limited Notification Step Three), the
proposed earthworks have been assessed in terms of the neighbouring properties. We note that the
bulk earthworks for the site are assessed under a separate land use consent (RM220258). The
landscape and visual effects of the subsequent earthworks for construction of roading and
installation of infrastructure, together with the proposed mitigations have been assessed and found
to be less than minor.

The proposed development involves off-site works, which involve works on requiring authority
assets. Therefore, an approval process as per section 176 of the RMA is required for these off-site
works. Consultation with the relevant requiring authorities, as well as lwi consultation, is outlined
in Section 8 below.

However, in terms of sections 95A to 95E, and anticipating successful consultation with requiring
authorities, there would be no affected persons by the proposal.

To assess the application in terms of section 95B(10) (for Limited Notification Step Four), we
consider that there are no special circumstances relating to the application that apply to other
parties. Therefore, limited notification of the application is not required.
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7.3

8.1

8.2

8.3

8.4

Notification Conclusion
From our assessment it is clear that the proposed earthworks for construction of roading and

installation of infrastructure can meet the requirements of the Act for Council to determine that
public or limited notification is not required.

CONSULTATION

Waka Kotahi

As the roading improvements to the intersection of Benmore Crescent and Manor Park Road are
within the TNZ 3 designation, approval from Waka Kotahi is required in terms of section 176 of
the Act. The applicant is currently in discussions with Waka Kotahi regarding the intersection
works.

The design of the roading upgrade has been undertaken with input from Waka Kotahi.
Nevertheless, the applicant is currently consulting with Waka Kotahi on the engineering details
and conditions to be applied to the works.

The outcome of this consultation with Waka Kotahi will be provided in the near future.
Kiwi Rail

The upgrade of the level crossing on the Wairarapa Line at Manor Park Road is within the NZR 3
designation. Therefore, approval from Kiwi Rail is required in terms of section 176 of the Act.
The applicant has been in discussions with Kiwi Rail regarding the level crossing works, which
has resulted in a “so far as is reasonably practical” assessment being undertaken and agreement
with Kiwi Rail.

Subsequent to the “so far as is reasonably practical” agreement, the applicant is currently
consulting with Kiwi Rail the engineering details and conditions to be applied to the works.

The outcome of this consultation with Kiwi Rail will be provided in the near future.
Iwi Authorities

While the works do not directly affect the Hutt River (Te Awakairangi) a tributary, referred to as
Dry Creek, runs through the site. The Hutt River is subject to statutory acknowledgements with
Taranaki Whanui ki Te Upoko o Te Ika and also Ngati Toa Rangatira.

Consequently, the applicant has supplied a copy of the resource consent application to both Iwi
Authorities and invited their feedback. Once any response is received, this will be communicated
to Council.

GWRC

An aspect of the landscape and visual mitigation is to undertake planting within the adjacent land
to the south of the property that is owned by GWRC. The applicant is currently consulting with
GWRC officers regarding approval of the proposal for planting on the Council’s land.

The outcome of this consultation with GWRC will be provided in the near future.
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POSITIVE EFFECTS — SECTION 104(1)(a)

The proposed earthworks will have the following positive effects:

e The proposal meets the intention of the RMA in terms of sustainable management of what is
in reality an urban land resource, as the site is in an established urban area and in close
proximity to transport networks.

e The proposed roading and infrastructure provides areas for tenants that can accommodate a
range of potential rural and some commercial activities that will enhance the economic and
social wellbeing of both current and future occupiers and owners.

e The proposal will result in the efficient use of resources as it utilises existing infrastructure
wherever possible and includes upgrades as appropriate.

ASSESSMENT OF PART 2 RMA

We consider that the proposed earthworks are entirely consistent with the main purpose of the Act,
which is the sustainable management of resources. In particular, the development can be
incorporated into the local environment with appropriate mitigation which provides for the future
wellbeing of the applicant and community in terms of their social and economic needs. In doing
so any adverse effects are less than minor.

We have considered the matters of national importance and do not believe that any of the particular
matters are applicable to the subject site. There are no other matters under Part Il of the Act that
are relevant to the proposal that have not already been addressed in this application. Overall, it is
considered that the proposed activity would be consistent with Part Il of the Act.

CONCLUSION

The proposal for earthworks to construct roading and install civil infrastructure has been assessed
as a restricted discretionary activity pursuant to rule 111 2.2(a) of the District Plan.

We have assessed the adverse effects of the proposal and included mitigation measures in respect
of potential visual landscape effects and effects during construction. Therefore, we are of the view
that the proposal will have less than minor adverse effects on the environment with the mitigation
measures proposed.

Our conclusion is that the proposal is not inconsistent with the objectives and policies of the
District Plan. The proposal will be a sustainable use of resources and consistent with section 5
outcomes. There are no matters of national importance relevant to the proposal. The proposal is
also not inconsistent with any section 7 matters.

Therefore in our view, consent can be granted to the proposal pursuant to s104B of the Act on a
non-notified basis with appropriate conditions as suggested.
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	Executive Summary
	1.0 Introduction
	1.1 Scope of the report
	1.1.1 Boffa Miskell Limited (BML) have been engaged by Building Solutions to undertake an Assessment of Landscape Effects for a proposed development of a 13.2-hectare property (the Site).
	1.1.2 The Site is zoned General Rural Activity Area and is situated at 30 Benmore Crescent, Manor Park in Hutt City, refer Appendix 2 Map 1.
	1.1.3 The following Assessment of Landscape Effects evaluates the landscape and visual effects of the proposed development on the immediate and surrounding environment character.

	1.2 Other Relevant Technical Reports
	1.2.1 Site design was an iterative process as a range of technical reports were prepared to understand site opportunities and constraints. Geotechnical and flood impact assessments were undertaken to understand the flood risk to the site and the impli...

	1.3 Assessment Process
	1.3.1 This assessment follows the concepts and principles outlined in Te Tangi a te Manu: Aotearoa New Zealand Landscape Assessment Guidelines0F  and its signposts to examples of best practice, which include the Quality Planning Landscape Guidance Not...
	1.3.2 A full methodology is outlined in Appendix 1 of this report. The effects ratings are based upon a seven-point scale, which ranges from very low to very high.
	1.3.3 A site visit was carried out in March 2022 to the Site and area immediately surrounding to understand existing site conditions, character, and visibility of the Site. Additional site visits in April and September 2022 were to consider views to t...


	2.0 Proposal Description
	3.0 Relevant Statutory Provisions
	3.1.1 The purpose of this section of the report is to outline the statutory matters that need to be considered that relate specifically to landscape, visual and natural character effects. The key statutory documents are:
	3.2 Resource Management Act
	3.2.1 The RMA provisions relevant to natural character, landscape and visual effects addressed in this report are in respect of:
	3.2.2 Section 6(a) is a “matter of national importance” under the RMA while Section 7 matters are identified as “other matters” which persons exercising functions and powers under the Act must “have particular regard to”.

	3.3 GWRC Regional Policy Statement (RPS)
	3.3.1 The RPS became operative in 2013 and provides the current framework for the sustainable management of the Region’s natural resources.
	3.3.2 Within the RPS, Objective 17 is relevant to the Region’s outstanding natural features and landscapes. Under this objective, Policies 26 and 50 require the identification, protection and management of outstanding natural features and landscapes. ...
	3.3.3 No outstanding natural features and landscapes or special amenity landscapes have been identified within the site in accordance with the RPS, however the adjacent Hutt River and the hills to the west are both special amenity landscapes (refer to...

	3.4 GWRC Proposed Natural Resources Plan (PNRP)
	3.4.1 Within the PNRP, the Hutt River is identified as a Category 2 Surface Waterbody. Areas of the Hutt River identified as significant are upstream of Kaitoke Weir and beyond the area of the river adjacent to the Site. Policy 24 of the Plan requires...

	3.5 Hutt City Council District Plan (HCDP)
	3.5.1 The Site is zoned General Rural under the Hutt City Council District Plan (HCDP). The Area Wide Issues section of the HCDP describes a wide range of anticipated use within the General Rural zone with a single objective at 1.10.7 “to protect and ...
	3.5.2 The HCDP describes the General Rural Activity Areas at 8B 1.1.1 as follows in relation to Open Space Character and Amenity Values:
	Generally, the rural area is different from urban and rural residential areas because of the large land parcels and the low intensity of both the activities and buildings. To ensure the retention of the open space character and amenity values of the r...
	3.5.3 Policy 8B 1.1.1 states:
	(a) to allow for those activities which are appropriate in rural areas and which maintain and enhance the open character and amenity values of rural areas together with the intrinsic values of ecosystems.
	3.5.4 Policy 8B 1.2.1 outlines Minimum Requirements for Sites and Buildings, in particular in relation to character and amenity and flood hazard management, noting: The size and shape of sites, the number and size of buildings and the location of buil...
	3.5.5 Policy relevant to landscape and visual effects assessment follows with Explanation and Reasons: Minimum conditions which determine when and where buildings are located on a site contribute to the character, amenity values and adverse effects of...
	Other relevant HCDP matters
	3.5.6 The HCDP does not contain rules that prevent the clearance of vegetation onsite. Therefore, under the current District Plan all vegetation onsite can be removed as a permitted activity (i.e. no resource consent required). This is an important pa...

	3.6 Non- statutory material
	3.6.1 The following are the key non-statutory documents that relate to understanding the landscape values, development and management of Te Awa Kairangi/Hutt River which is adjacent to the site.
	3.6.2 The Hutt Landscape Study Landscape Character Description (2012) and Hutt City Landscape Evaluation Draft Technical Assessment (2016) were used to inform this report. The documents were used to prepare the GWRC Regional Policy Statement (2013), t...
	3.6.3 A review of the Te Awa Kairangi/Hutt River Environmental Strategy and Management Plan and Operations Manual also informed this assessment, providing further context and strategic direction on the Te Awa Kairangi/Hutt River values, management and...
	3.6.4 The Future of the Te Awa Kairangi/Hutt River Corridor plan provides objectives and actions for river management that meet community aspirations of enhancing the natural environment and recreational activities of the Te Awa Kairangi/ Hutt River, ...
	3.6.5 A River Corridor Plan Project is identified in the River Corridor Plan with a proposal to carry out native planting adjacent to the Site and downstream of the Pomare rail bridge.  Planting in the River Corridor design guide includes potential to...


	4.0 Existing Environment
	4.1.1 This section describes the existing Site and its landscape context, including landscape values and available viewing audiences. This provides the baseline for the assessment of effects.
	4.2 Landscape Context
	4.2.1 The site is located approximately 7km north of central Lower Hutt, to the west of the established residential area of Manor Park, between State Highway 2 (SH2) and the Wairarapa railway line. Appendix 2, Map 1 shows the site and surrounding cont...
	4.2.2 The Te Awa Kairangi/Hutt River runs along the southern boundary of the Site. There is approximately 50 metres between the Site boundary and the Hutt River Trail public walkway. Vegetation cover and rising topography between the trail and the sit...
	4.2.3 To the north-west of the site beyond the SH2 corridor, the topography rises sharply up into the Belmont Hills. The Belmont Hills escarpment is part of the steep, heavily vegetated escarpment landscape that runs along the western side of SH2 from...
	4.2.4 The Site is located at the western edge of the river flats landscape where there is a mix of land use. The most prominent built features are the road and rail corridors, including SH2 and the interchange located approximately 100 metres to the n...
	4.2.5 There is residential development to the south of the Site beyond the river (Pomare) and north and east beyond the rail line (Manor Park). There is also residential development in the Stokes Valley hills, approximately 400 metres to the east beyo...
	4.2.6 The Manor Park Golf Course (part of the Hutt River Special Amenity Landscape) occupies a large area to the north-east of the site contributing to the open space and vegetated character of the river corridor, while the housing along Mary Huse Gro...
	4.2.7 Industrial and infrastructure related land uses are also evident in the landscape with Belmont Quarry, Allied Concrete and a paving company located along Hebden Crescent and the Haywards Sub Station on Haywards Hill Road. To the south east on th...
	4.2.8 The Belmont Hills to the west of SH2, the Stokes Valley hills and the river create a local landscape pattern that is complex with a visible mix of land use and character. The steep escarpment, hill sides and river corridor remain largely undevel...
	4.2.9 In the wider context, the Site is located within the Hutt Valley Character Area2F  as identified in the Hutt Landscape Study which includes the Hutt Valley floor and the lower portion of the hill slopes to the east. The Hutt Landscape Study (201...
	4.2.10 The Hutt City Landscape Evaluation3F  describes two Special Amenity Landscapes (SAL’s) that form part of the surrounding landscape context of the Site. These are the Hutt River SAL along the southern boundary of the Site and Manor Park, and the...
	4.2.11 The Belmont Hills SAL extends down to the valley floor parallel to the north-western Site boundary on the opposite side of the 50m wide Hebden Crescent and SH2 road corridor. The SAL has high4F  sensory, and shared and recognised values, and me...
	4.2.12 The Te Awa Kairangi/Hutt River SAL borders the southern boundary of the Site and has been assessed as having very high shared and recognised values due to the significance of the recreational values in this area. Cultural and heritage associati...
	4.2.13 The Site is not located within either SAL and the Site is a comparatively small component of the wider landscape context.

	4.3 Site Description
	4.3.1 Appendix 2, Map 2 provides an aerial view of the site and immediate surrounds. The aerial view also shows boundary conditions, vegetation cover and the location of Dry Creek. Further vegetation clearance has occurred across the Site, in preparat...
	4.3.2 Dry Creek divides the Site with two crossings via culverts providing access to the largest land areas between the creek and the rail corridor (not visible from the gravel road). Across the creek the Site is further split into four distinct areas...
	4.3.3 Dry Creek has permanent flow and the upper catchment is within Belmont Regional Park. Dry Creek discharges into Te Awa Kairangi/Hutt River. There is established vegetation along the banks of the creek through the Site. Vegetation is mixed, inclu...
	4.3.4 The Site topography has been heavily modified through historic earthworks that create several discrete flat areas accessed off the road. The Site is not currently used and there are weed species establishing where compacted soil conditions and g...
	4.3.5 At the entrance to the Site there is a Downer yard on the corner of Benmore Crescent and empty yard space on the opposite side of the road (refer to image (d) below). Further towards the Site entrance there is another empty gravel yard area. The...
	4.3.6 Across the site there are areas of concrete hardstanding, gravel yards, piles of building materials and piles of soil. There are several tall light poles, of a similar size and height to streetlights and associated with past site use.  The poles...
	4.3.7 The north-western boundary of the site is defined by the SH2 corridor with native roadside planting (that is becoming well established) and weed species along the road edge. The area onsite and adjacent to the SH2 boundary is characterised by a ...
	4.3.8 At the southern-most end of the site Dry Creek separates the site from SH2 and the public walkway and open space area adjacent to SH2 (refer photo image (g) below). The Hutt River Trail crosses Dry Creek and passes around the higher topography o...
	4.3.9 The Site and surrounding area are not typically rural in character. There are no areas of agricultural or horticultural use, no fencing, yards or sheds that might prompt a viewer to appreciate a rural character. The site is unused and unmanaged ...
	4.3.10 While the site has open space character, the wider landscape has mixed landscape character that includes a range of built development, particularly on the flat land of the valley floor. The site is not adjacent to or surrounded by rural land. T...


	5.0 Assessment of Effects
	5.1.1 Landscape and visual impacts result from natural or induced change in the components, character or quality of the landscape. The proposed development will result in 3 tenancy areas, with subsequent changes in character and amenity dependent on t...
	5.1.2 The landscape and visual effects generated as a result can be perceived as:
	5.1.3 The degree to which landscape and visual effects are generated depend on several factors, these include:
	5.1.4 Change in a landscape does not of itself, constitute an adverse landscape or visual effect.
	5.1.5 The effects considered below are:
	5.2 Natural Character Effects
	5.2.1 In terms of natural character, the highest degree of naturalness occurs where there is the least amount of human induced modification. The significance of natural character effect is dictated by the size, location and sensitivity of the receivin...
	5.2.2 Dry Creek runs along the north-western boundary of the site, flowing from the Belmont Hills to the west and meeting Te Awa Kairangi/Hutt River to the southwest of the site. There are a range of conditions along the length of the creek margins as...
	5.2.3 There are three existing culverts within the bed of Dry Creek with bridges that currently provide access to the Site. The presence of these culverts and bridges contributes to the level of modification of the Creek. Earthworks that have occurred...
	5.2.4 The Creek is well vegetated, but it is a modified environment with previous land use having negatively impacted the natural character of the stream and stream corridor. The natural Creek flow path was diverted from west-east to a north-south ali...
	5.2.5 At a broader scale, the Site sits adjacent to the Hutt River/Te Awa Kairangi corridor. The river corridor is a widely recognised landscape feature of the Hutt Valley that, along with seismic activity, played a key part in the formation of the la...
	5.2.6 Due to human settlement in the valley landscape, the natural elements, patterns and processes associated with the river are modified and heavily managed.  In the immediate vicinity of the Site the Hutt River expresses a moderate level of modific...
	5.2.7 The natural character is influenced by the presence of the Pomare rail bridge, recreation access tracks, significant areas of weed species and a large area of exotic planting established to stabilise the river edge and protect the area from rive...
	5.2.8 Although the condition of this reach of the river and surrounding landscape is affected by flood management structures, housing development and planting of exotic riparian vegetation, the river and its vegetated margins provide a wildlife corrid...
	5.2.9 The Hutt River/Te Awa Kairangi corridor adjacent to the site expresses a moderate-low level of natural character.
	5.2.10 The Hutt River/Te Awa Kairangi corridor is adjacent to the development Site. There is no proposed development activity outside the Site boundary. The Proposed Landscape Planting Plan (refer to Appendix 2, Map 3) includes a proposal for planting...
	5.2.11 The proposed development (refer Appendix 2, Map 2) provides a set back from Dry Creek with a minimum of ten metres from the water flow centre line. This configuration provides space for some existing vegetation to be retained with a proposal to...
	5.2.12 Proposed new access to Areas 1 and 3 on the eastern side of Dry Creek will enable two existing culverts and bridges to be removed from Dry Creek. This will take away some of the elements of modification of the creek and enable water to flow mor...
	5.2.13 The proposed development includes a landscape plan that takes account of culvert works and anticipates bulk earthworks consent approval. The landscape plans for the earthworks and subsequent land use consent have been developed together to achi...
	5.2.14 Native planting along the Dry Creek riparian margin will enhance existing vegetation and maintain a permanent corridor of undeveloped, vegetated land adjacent to the Creek. This will improve ecological connectivity between the upper reaches of ...
	5.2.15 The short-term effect on natural character of Dry Creek from the proposed development will be low adverse, due to enabling works (earthworks and vegetation clearance to establish access and prepare future building areas). In the long term the e...
	5.2.16 In the broader context of the Hutt River corridor, the proposed development will have a neutral effect on the natural character of the Hutt River. There will be a loss of vegetation across the Site and no discernible improvement to the water qu...
	5.2.17 The post development condition of Dry Creek and the Hutt River/Te Awa Kairangi environment will both continue to exhibit moderate-low natural character. The Table below provides a summary of natural character components and effects.
	5.2.18 The proposed landscape plan for the Site will contribute to potential cumulative improvements to the character and quality of the Hutt River catchment. The Visual Amenity Effects section of this report (refer 5.5 below) considers visual effects...

	5.3 Landscape Effects
	5.3.1 Landscape character is derived from the distinct and recognisable pattern of elements that occur consistently in a particular landscape. It reflects particular combinations of geology, landform, soils, vegetation, land use and features of human ...
	5.3.2 The Site is part of the Hutt Valley landscape as described in section 4.2 above. At a landscape scale, the Site is a comparatively small area of land, sandwiched between the Hutt River to the south and east (a Special Amenity Landscape) and the ...
	5.3.3 Other than an absence of built development, the Site does not exhibit any rural character and is not part of a wider area of recognisable rural landscape pattern. There is no agricultural or horticultural land use at the site or on adjacent land...
	5.3.4 The character of the property is most heavily influenced by the pattern of clearings and weed growth within a framework of taller trees along the length of Dry Creek, along the southern and eastern boundaries of the site and a stand that runs ro...
	5.3.5 There are areas of established vegetation across the property, however overall, the area is unused and unmanaged. There are large areas where weeds are establishing on previously cleared ground and other areas where compaction of the ground and ...
	Assessment of landscape effects
	5.3.6 The proposed development will create three tenancy areas at the existing site for future use and development. Minimum lot size within the rural zone is 15ha. At 13.2 hectares, the Site is already less than minimum and the size, context and curre...
	5.3.7 A bulk earthworks consent application to establish flat development areas across the Site is currently under consideration by Hutt City Council. The site landscape plans at Appendix 2 assume approval of the earthworks with planting proposed to h...
	5.3.8 The Dry Creek corridor, the proposed access road location and avoidance of the Wellington Fault Special Study Area overlay will result in a range of tenancy area shapes and will limit areas available for future buildings across the Site. The act...
	5.3.9 Other structures and activity such as parking, outdoor workspaces or storage areas on each lease area will also influence the character of the Site and how it fits into the wider landscape character. The topography of the site, existing and prop...
	5.3.10 The Site comprises a relatively small portion of the river flats and is contained by the varied land use and built features at a local scale (within approximately 500 metres of the site). The small size of the Site and location in relation to t...
	5.3.11 At a local scale (site and immediate surroundings), the proposed development will not impact the character of the Hutt River/Te Awa Kairangi landscape context. Resource consent for future site development will consider potential effect on the c...
	5.3.12 The landscape plan includes an area of planting within the river corridor. The planting includes a native revegetation species mix with taller species to help mitigate visual effects of future development. Once established (at 5 years) the new ...
	5.3.13 Both the addition of visible built development and new vegetation will not be out of character in the immediate area and will be experienced along a short section of the Hutt River Trail and along SH2 by people moving through a varied landscape...
	5.3.14 The Site is part of a wider landscape that includes the Hutt River/Te Awa Kairangi and Belmont Hills Special Amenity Landscapes. However, the magnitude of change from the proposed development in relation to the scale of those landscapes will be...
	5.3.15 Whilst the proposed development will enable future land use, the Site does not form part of a wider rural landscape that exhibits a consistent rural landscape character across a large area. As a small area of land within a wider landscape with ...
	5.3.16 The proposed landscape planting plan will integrate future development into the landscape, establishing site boundary vegetation, a 20m wide protected Dry Creek corridor and a new edge condition along a short section of the Te Awa Kairangi/Hutt...
	5.3.17 Creating three tenancy areas at the existing property with very limited rural character that is not currently located within a wider rural landscape context, will have a neutral effect on the wider landscape character. While future activities w...

	5.4 Visual Catchment
	5.4.1 The visual catchment and viewing audience of the Site was determined through three site visits and desktop assessment of aerial photography and mapping.
	5.4.2 In summary, the visual catchment is confined to limited views through vegetation to parts of the site from the Hutt River Trail (approximately 500m of the trail and on both sides of the River and south of the site around the pedestrian bridge ‘C...
	5.4.3 The Site is visible from the Mary Huse Grove intersection with Manor Park Road, from the small play area and river connection path on Mary Huse Grove and from the pedestrian overpass at Manor Park rail station. More distant views down into and a...
	5.4.4 Section 4.2 of this report and the associated images in that section describe the site characteristics that influence the visual catchment with photographs from within the site. In summary, existing vegetation on site and in the surrounding land...
	5.4.5 Visual representations have not been prepared to illustrate the proposed development. The development will result in very little visible change to the site with visible change primarily associated with future land use (buildings) and earthworks....

	5.5 Visual Amenity Effects
	5.5.1 Visual amenity is one component of what contributes to the amenity values of a place. Amenity value is defined as:6F  ‘those natural or physical qualities and characteristics of an area that contribute to people’s appreciation of its pleasantnes...
	5.5.2 Visual amenity effects are influenced by a number of factors including the nature of the proposal, the landscape absorption capability and the character of the site and the surrounding area. Visual amenity effects are also dependent on distance ...
	5.5.3 Due to the location of the Site at the edge of the valley floor, the site and surrounding topography, and development and vegetation patterns in the wider landscape, there are limited public vantage points from which views towards the site are o...
	5.5.4 Sensitivity to change in the view from the roads is not considered high as viewers pass the site within a short period of time with the site to the side (not in front) and no views across the whole site due to topography and vegetation.
	5.5.5 Viewer sensitivity to change is considered higher for the river trail as people will be moving more slowly past the Site either on foot or by bike. While there is a mix of conditions along the length of the river trail, including visible built d...
	5.5.6 Visual effects associated with the proposed development from public vantage points have been assessed as ranging from low to very low as described below.
	5.5.7 The Site shares a boundary of approximately 390m in length with the Hutt River/Te Awa Kairangi margin. Between the water’s edge and the Site boundary is a varied landscape, with mixed vegetation cover including willows along the river edge, open...
	5.5.8 River trail users are exposed to a variety of conditions along the trail as described above and evident on site. The trail provides a recreation opportunity in a relatively natural environment setting. Users will be sensitive to any change that ...
	5.5.9 Between Taita Rock and the Pomare Rail Bridge views are intermittently available to the site through the stands of river edge willow planting. Refer to Image (j) above. Development of Area 1 will likely be visible in views from the river corrido...
	5.5.10 Along the trail on the northern side of the river, the Site boundary is situated beyond an existing line of vegetation that runs parallel to the trail. Future buildings within Area 1 will likely be visible from parts of the trail. Development w...
	5.5.11 Travelling in a westerly direction along the trail, the Site is visible as the viewer passes under the Pomare rail bridge, where there is an open view into the site (refer to Image (k) below). Proposed planting will be effective in mitigating v...
	5.5.12 Future buildings within Area 1 might be visible above the existing and proposed boundary and river corridor planting (refer to the Landscape Plan at Appendix 2). The proposed development will not necessarily result in any higher density of buil...
	5.5.13 Development and activities within Area 1 could be visible beyond the vegetation along Dry Creek as viewed from the River Trail beyond the south west corner of the site. The existing paling fence across the creek will screen close views across t...
	5.5.14 Mitigation planting as proposed along the southern site boundary will provide some screening of the future development over time. Native planting will be in keeping with the mixed vegetation character along the river corridor and aligns with wo...
	5.5.15 Image (m) below shows the view towards the Site from the footpath and entrance to a public walkway connecting Mary Huse Grove to the Hutt River Trail. A person will see this view in passing with future development at the edges of Areas 1 and 3 ...
	5.5.16 The eastern end of the site is visible from the opposite end of Mary Huse Grove at the intersection with Manor Park Road. The view is more distant, but future development would similarly be set in the context of a foreground of a street view an...
	5.5.17 A viewer driving or walking along the road would not be highly sensitive to the addition of further buildings in the landscape as they will be viewing the Site in the context of existing residential development. The visual effects from Mary Hus...
	5.5.18 Transitory views of the site are available from SH2 and Hebden Crescent as a viewer passes the site in a vehicle. Area 2 will form a long, narrow tenancy sandwiched between Dry Creek and SH2, with limited potential for future built development ...
	5.5.19 There is a variety of land use either side along the length of SH2 as it passes through the Hutt Valley. Drivers pass areas of light industrial and business use, residential areas, the SH2 interchange areas and rail stops and areas where the ri...
	5.5.20 The key elements of the landscape and the impression they leave on a person travelling along SH2, such as the steep escarpment to the west and the flat landscape of the river valley, with intermittent views to the Hutt River/Te Awa Kairangi wil...
	5.5.21 It is considered that the visual amenity effects of the proposed development, in this short stretch of SH2, are very low adverse.
	5.5.22 The following analysis is based on observations from the Site visit looking out to the wider landscape for houses visible from the site (refer to Image (n) below) as well as from desk-top research. The location of the site and surrounding land ...
	5.5.23 Detailed assessment from three residential areas where views to the Site can be obtained is outlined below.
	5.5.24 Localised visual effects and management of the Site interface with adjacent land use, including roads and high value public open space, can be mitigated with the provision of planting within and around the Site. The planting as proposed will fi...
	5.5.25 The visible bulk and scale of future development of three tenancy areas can be reduced as seen from public and private vantage points as described above and visually integrated into the site and wider landscape from more distant views. The prop...
	5.5.26 The Site forms a reasonably discrete component part of the wider landscape in this area of the Hutt Valley. Views from residential properties are limited to three locations at a distance and part of Areas 1 and 3 visible from Mary Huse Grove. E...
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