
12 

63. The utilisation of the designation mechanism via the NOR to curtail the 

opportunity for development, and residential expropriation of land, so 

zoned, by way of the Consent, is perceived to be highly problematic by the 

submitter developer. 

64. The compensation/costs concomitant to the utilisation of the NOR to 

abrogate the development contemplated by the Consent are a significant 

consideration (being estimated to comprise a minimum of some 

$1,500,000.00), having regard to the limited perceived utility , and 

advantages afforded by the infrastructure, and designation corridor 

contemplated by the NOR. 

65 . Further, the requiring authorities declinature to cooperate/utilise designation 

for the purposes of facilitating the link road/development, contemplated in 

the Declined Consent (which infrastructure development/advancement 

would have been furthered at the submitter developer's cost, primarily, in all 

respects) is, ALHL says a relevant consideration; this consideration 

remains relevant as the developer submitter continues to wish to advance 

the proposals entailed in the Declined Consent, and , it is proper, that the 

requiring authority have regard to the extent of the works intended to be 

undertaken by the developer, and the traffic movement/traffic utilisation 

advantages afforded by that Declined Consent proposal - which consent 

could equally be furthered by a designation process. That proposal would 

yield a significant cost reduction, and analogous traffic/link advantages to 

the ratepayer community . 

66. ALHL's current proposal is that a road is formed from Johnstone Rd to 

Aokautere Drive; thus providing a further access onto State Highway 57 . 

The traffic report annexed to the NOR supports the instatement of a further 

intersection to State Highway 57 however opines that there would needs be 

significant roading upgrade works adjacent to it, and potentially road 

widening . What the report does not contemplate however is that imposing a 

lower speed limit of 50kph (which is a logical future necessity given the 

expansion of the residential areas) may negate the need for the roundabout 

and associated expenditures incumbent in the NOR proposals . 
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67. The proposals entailed in the Declined Consent comprise a valid, and 

viable alternative site, route , and method, for satisfying the traffic 

movement/roading infrastructure objectives entailed in the NOR; as does 

ALHL's current proposal outlines in paragraph 66. 

Disposition 

68. The submitter opposes the designation in its entirety; the benefits 

anticipated to be yielded from the furtherance of the works entailed in the 

NOR are not commensurate with the costs/commercial risk, entailed in 

furthering the designation process. 

13 

69. The cost benefits analysis, particularly following the coming into operation 

of the Johnstone Drive link between Aokautere and Pacific Drives, are not 

commensurate. 

70 . Of particular concern to the developer submitter is the utilisation of the 

designation process, and its effects (under the earlier NOR, and thereafter 

by this NOR process) to curtail the advancement of commercial 

development, and residential yield, of those 6 lots entailed within Lot 2 DP 

484516, as contemplated by the Consent. 

71 . The developer submitter reiterates its observations, as to the unsuitability of 

the utilisation of the designation process to afford commercial 

access/pseudo-competitive development in relation to the Council Land . 

72. The developer submitter says the NOR/designation proposed ought be 

declined; substantially greater utility is afforded to the ratepayer, at 

significantly reduced expenditure/commercial exposure, by way of Council 

facilitating/designating in support of the roading/link contemplated by the 

Declined Consent. That proposal would have yielded, absent so 

substantive a cost loading to the requiring authority/council, the primary 

benefits of the infrastructure contemplated by the NOR, absent diminution 

of residential yield/utility to the submitter developer. The Declined Consent 

comprised a far preferable disposition method, which ought to be 

contemplated in lieu of the NOR designation. 

73. The coming to fruition of the works contemplated in the designation process 

(entailing the resultant land purchase and construction works) will likely 
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exceed $3,000,000.00 in costs to the ratepayer base for marginal utility 

returns. 

14 

74. The submitter has endeavoured to cooperate in dialogue with Council; it 

acknowledges that there may be some utility to it were the link road to be 

constructed, and signals its ongoing willingness for dialogue, however says 

that it as this is primarily council infrastructure gains (the developers 

preferred link/consenting advancement has been set out above) then 

council ought to meet of 60% of the associated works costs, and the 

developer ought be compensated for any section losses/setback blight 

imposed as a result of its construction . 

75. The coming into effect of the designation will curtail the ability to develop 

the land as contemplated in the Consent; such land will be rendered 

unsaleable (at pre-designation/non-injuriously affected values) and thus the 

developer will be looking to its entitlements to relief under the Public Works 

Act 1981, to compel compensation . 

76. Compensation via a land swap, recognising the respective value 

propositions and the reality that the Council Land currently enjoys limited 

access and development opportunity is one option ALHL would be open to 

exploring which may mitigate the costs arising to all participants engaged in 

this NOR process . 

Dated: 1 December 2020 

Signed: ~ 
G J Woollaston 
Counsel for the applicant 
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fZI Form 9 

IZl Planning Report 

0 Copies of Consent Plan 

0 Certificate of Title 

[gl Locality Plan 

SUBDIVISION CONSl!:NT CHECKLIST 

0 ULUC Classifications (Aoknuterc Area nnly) 

0 Stability Report (Aokaulere Arca only) 

[Zl Environment lmpac1 Assessment 

0 Presence ofRive!'s/St!'eams/1 ... akesiSca. 

0 NZTA Rcpol'l 

0 Building Linc Restrictions 

0 Subject Easements 

0 Amalgamation Conditions Required 

[] Access Lot Document No. Required 

0 Building Plans 

O Site Photographs 

[2J Other Details Contamination report 

Payment of Planning Fees by 

[g) Into Council's bank accou1H 

0 Cheque 

D Charge deposit fee to our accouni 

IZ] Charge all other fees to om· C'lienr at Box 96 Palmerston North 

SVAn'WXi AlSOIJACll•fA.IIAC(M{Hf U\HDDI.Vll~'1Wt 

SURVEYING 

RfSOUIICE MANAGEMENT° 

I.AND /)f:VF.I.OPMF.NT 
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SUAl'!YtNG AfSOURC(M<}l,',G(/llm WIOOf.Y!lO/>NClrr 

City Contact 
Palmerston North City Council 
Private Bag 
Palmerslon North 

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

(Form 9) 

[)irie Consultants Ltd apply fr,r the resource conscnr(s) described below 

I . 

') 

.., 

.) . 

4. 

5. 

Signed 

Owner nnd Occupier of any land to which the application relates, 
Aokautere Lrn1cl Holdings Lid 
Cf- Pirie Consultants Ltd. 

The locaiion to which this applicalion relntes is 
30 Abby Rnad. Aokautcre 

The rypc of resource consent( s) sought is Subdivision 

The activity to which the application relates is 
6 lot rcsidenrial subdivision nncl tile balance of the title being amnlganrntcd with an adjoining 
property. 

The following aclditionnl resource consents arc required in relation tn this propnsal and huve or hnve 
not been applied for 
Not applicable 

An assessment of any the prnpnsed activity mny hove on the environment in aecordunce to the Fourth 
Schedule of the Act i:-; attached . 

Dated ?.7('J/ I tJ 

.SURVEYING 

RESOURCE MANAGfM/iNT' 

LAND DEVIIl.0/'Ml:NT 
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27 March 2019 

City Contact 
P.N.C.C. 
Private Bag 
Palmerston Nth 

Deur Sir, 

$1/AVf'l'lfl(, AlSOV!,C:tl,WlJ.(;tNCNr INt'0VH11or1>1wr 

Proposed Subdivision Co11sc11f. Fo1· Aolrnutcrc Land Holdings Ltd 
JO Abb~• Rond, Aolrnutcrc 

1.0 J n t:rocl11ctio11 
I, I I i\mvarcl plans and documents for your Council's consideration. Payment for the application deposit of 

$12'.i0 has been made into Council's bank account. 

2,0 Development Proposal 
2.1 /'vly client wishes to subdivide i-!1cir property 10 create 6 residential lots with the balnncc of the tillc. Lot 

I 00. being amnlgamated with an adjoining property. 

2.2 A ri gilt of way is to he created to serve Lors J. 4, :'i and 6. 

3.0 Planning Requiremcnts 
3.l The subdivision is considered lo be n Controlled nctivity as there is full compliance with Performance 

Standards R7.6 . I. 1. 
The land is zoned Residential and is within the Aokautcrc Development Arca. The tots being used for 
residential development arc not within the area de lined as Limited Developable Land . Lot 100 includes 
all of the Limited Devclopnble L,md in the currcnl titk and land to the west that is classified as 
dcvclopablc land. 

3.2 Pcrfon11ance (~onditions Tl 7.6.1.1 arc co1nplicd ,vith as t()llcnvs: 
{a) Existing Buildings 

The site is vacant. 

(b) LotSi7..c 
Lots l , 2, 3. 4, 5 and 6 arc to he used for residential purposes and arc all within the devctopable 
land and therefore meet !he criteria of containing at least 400rn~ of dcvetopahlc land for each lot. 
The average area of the lots for residential development is (166m~. 

(cl Shape Factor 
Lots l. 2. 3. 4, .5 :.ind (i which are to be used for residcni-ial purposes each contain a circle of 18m 
diameter which is entirely dcvclopnblc land. 

(d) Access 
Each lot has access to Abby Road ns lollows: 

11 Lots l and 2 have direct access nnto the rond. There is sul'licient width to enable the 
constn1c!ion of a compliant 3m wide vehicle crossing for each lot. 

o Lots 3, 4. 5 and 6 have access via a (1m wide right of way that is to be owned by Lot 4. 

~DD'~~~ 
SURVEYING 

RESOURCE MANAGEMENT 

I.AND DEVELOPMENT 
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0 Lot 100 docs not require any fbrm of access. 

The proposed accesses to the lots folly comply with Land Transporl Rule 20.4.2 nnd are 
therefore a Permitted Activity. Abby Rone! is defined as a Local Road with a posted speed of 
50km/hr. 

Performance Stand<l!'ds under Rule 20.4.2 are complied with as follows: 
a) Vehicle Access 

i. Pedestrian Streets 
Not applicable 

ii. State Highways 
Not applicable 

iii. Limited Access Rof.lds 
Not applicable 

iv. Cashmere Drive 
Not applicable 

v. Railway Lines 
Nol applicable 

vi. Vehicle crossings 011 Major Arterial, Minor Arterial and Collector Roads 
Not applicable 

vii. Formation of permanent, dust free surface 
The proposed vehicle crossings comply as these will be constrnctccl with concrete. 

viii. Vehicle crossing widths etc 
The proposed vehicle crossings to the lots comply as 

0 Lots 1 and 2 have direct frontage to Abby Road. The width of each vehicle 
crossing is 3m. 

0 Lots 3 - 6 gain access by a 6m wide common access formed for its full width 
which is not longer than 80111. 

ix. Access gradients 
All vehicle accesses have gradients which arc less than 25%. 

x. Design of rurnl vehicle crossings 
Not applicable 

xi. Vehicle crossing movements in run1I zone 
Not <1pplicable 

xii. Fire fighting requirements 
All building sites on Lots 1 .... 6 arc within 75m of a fire hydrant'. 

b) Parking 
(i) Disabled parking 

Not applicable. 
(ii) Parking provision 

Each lot has space for al least one car park. 
(iii)Parking provision in Inner Business Zont· 

Not applicable, 

c) Car park landscape design 
Not applicable 

cl) Formation of parking spaces 
Parking will be prnvicled for each lot at the time the dwelling is established on the lot 
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c) Load space prnvision 
Not applicable us the development is less than 20 lots and there is at least one space available 
for each lot. 

f) Load space design 
Not applic.ible 

g) Cycle parking 
Nol applicable 

h) Cycle parking end of trip 
Not applicable 

( e) Essential Services 
All services arc available in Abby Road and arc located no forther than 30m from the properly 
boundary. Sep,1ratc sewer, water und slormwater services are to be provided for Lots l and 2. 
Joint services are to be prnvided in the right of way for Lots 3. 4, 5 and 6. Services me not 
required for Lot 100. 

U) Esplanade Reserve 
Not applicable. 

(g) Pacific Drive Extension Area 
Not applicable. 

(h) Street Trees 
There are not any street trees along the frontage of the property. 

(i) Earthworks 
The only earthworks required arc for the construction of the right of way being an area of 3001112 

for a depth of approximately 500mm. These earlhworks do not alter the level of the existing 
ground and f1.1lly comply with R\lle 6.3.6.1 (b). 

3.3 Financial Contributions 
A clevelopmenl contribution is payable for Gve lots. 

4.0 Legal Description 
4. l The properly is described as Lot 2 DP 484516, contained in RT 686764 having a total area of 1.1063ha. 

4.2 The property is subject to an casement Jor services, shown A, in favour of Lot l DP 484516 which is to 
remain. 

4.3 There arc not any other building restrictions or easements affecting the title. 

5.0 National Environmental Standards 
5.1 The property is not a HAIL site nor is there any likely Jorm of contamination. Reports prepared for 

adjoining subdivision proposals on the same land have conchided that the land is not subject to any form 
of contamination. Confirmation of this is attached being the report for the proposed filling of the 
adjoining Abby Road Gully. 

5.2 It is considered that a NES consent is not required . 
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6.0 Assessment of Effects 
6.1 The proposal does not create any effects diffcrcl11 from permitted residential ac.:livities and as expected 

by residential de.vclopmcnt within the residential zo ne. 

6.2 II is therefore deemed that there are not any affected parties ,md that co nsent is not required from any 
party or tlrnt notification of any form is not required. 

6.3 The relevant Objectives and Policies of the District Plan arc assessed as i<)llows: 
6.3. l City View Objectives 1, 3, S. 9, I 0, 11 and 19. 

0 

6) 

0 

0 

0 

0 

0 

Objective l: The proposal conforms to !'he objective to encourage development within the 
residcnti'1 l zone. 
Objective 3: The proposal enubles all new dwellings lo have access to infrastructure services. 
Objective 5: The subdivision propos,d enables the crefltion of high quality residential 
dwellings to be developed. 
Objective 9: The subdivision is designed to ensllre that the development cun occur without any 
adverse effects upon the health and safety of the residents. 
Objective 10: The visual appearance of the City is enhanced by the use of presently abandoned 
land for residential development. 
Objective l l: The development is in accordance with the requirements for residential 
subdivision by providing lol shapes and sizes thut exceed the standards and enables a variety of 
designs to be engaged. 
Objective 19: The development is on land that is not subject to naturnl hazards. Those lots that 
arc near the gully can be appropriately developed even if subject 10 a building line restrict ion. 

6.3.2 Subdivision Objectives and Policies 
o Objective 1 and Policies l. l, l .3 and 1.4 

Policy 1.1: The proposal is for residential development utilising undeveloped land zoned for 
that purpose. · 
Policy 1.3: The creation of the lots does not create any adverse effects or non compliance 
with the rules for subdivision or the residential zone. 
Policy I .4: The land being used for residential development is not subject to any actual or 
potential natural hazard being the possibility of any slope instability 
All lancl that has the potential for slope instability is contained ,vithin Lot 100. There is not any 
requirement to impose any building restriction or mitigation measures on Lots 1 - 6. 

0 Objective 2 and Policies 2.1, 2. IA, 2.2, 2.3, 2.4, 2.5 , 2.6, 2.7, 2.8, 2.9 and 2.10 
Policy 2.1: The size and shape of each lot is such that all lots can contain a dwelling ·with the 
necessary amenity in accordance with the permitted activity standards. 
Policy 2.1 A: The shape and layout of lots enables dwellings and amenity areas to be orientated 
towards the sun. 
Policy 2.2: All lots have safe access from a formed legal road that complies with the access 
requirements of Rule 20.4.2. The lots are of a suitable size and shape to ensure sufficient room 
is available on site for vehicles lo manoeuvre so as to enter and exit in a forward direction. All 
vehicle crossings are to be constructed in accordance with Council's ESLD for residential use. 
The common access to Lots 3 - 6 has a complying turning area at the end. The existing access 
of No 41 Abby Road is unaffected by any future access of lhc subdivision. 
Policy 2.1: The proposal does not involve the creation of or extension to any existing legal 
road as the property is at the end of a no exit road. Complying vehicle access is provided for 
each lot. Access to emergency vehicles is available for all lots from the end of the road and by 
the right of way. The proposal does not have any effects on the existing services or f-unctionality 
of the existing road. Changes to the existing road and services arc not required . Street lighting 
of any form is not required. 
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Policy 2.4: The d<::velopment docs nol involve the disturbance of the natural landform or 
create any luncl instability. All lots have a safe building sile with safe access and are not subject 
to any building restrictions. All stormwatcr is to be disposed of to the reticulated system, A 
geoteclmical report is not required as there are not any earthworks or rcst1·uctming of land being 
required for the subdivision to be created. 
Policy 2.5: Construction is limited to the buildino. of the common access and servic.cs which 
is to occur without any adverse effects upon the property itselfor any other adjoining property. 
Policy 2.6: The subdivision does not require any alteration to the existing land form. 
Policy 2. 7: All lots are to be provided with lateral connections for sewage dispos,d from the 
Council main. 
Policy 2.8: All lots are to be provided with a water supply connection from the Council main. 
Policy 2. 9: All lots are to be provided with a slormwater connection to the Council main. A 
secondary flow path exists along the right of way and into the adjoining gully . All lots are able 
to install stormwater retention tanks. 
Policy 2.10: All lots are to be providecl with electricity and telccom services from the utility 
services in the road . 

6.3 .3 Residential Objectives and Policies 
e Objective l and Policies I. 1, 1.3 and J .4 

Policy I. I: The development provides for residential housing on land that is undeveloped but 
zoned tor that use. 
Policy 1.3 : The development uses existing services without the need to extend any of the 
public infrastructures. 
Policy 1.4: The existing network infrastructure and services has sufficient capacity for the 
creation ohm additional five lots. 

o Objective 2 and Policy 2.1 
The proposal enables residential development in accordance with the zone rules and not creating 
any adverse effects upon neighbouring or futme properties. 

0 Objective 3 and Policies 3.1, 3.2 and 3.3 
Policy 3.1: 11 is anticipated that the modern houses to be established on the lots will 
incorporate energy efiicient design and watel' sensitive design techniques. 
Policy 3.2: There is sufficient space on each lot for the on-site retention of stonnwater runoff 
from impermeable surfaces at the anticipated rate of3000 litres per 100111~ of area. 
Policy 3.3: The residential lots being created are on land thar is not subject to any natural 
hazard. 

6.3.4 Land Trnnsport Objectives and Policies 
0 

Cl 

Objective I and Policy 1.5 
The subdivision docs not create any new roads. The vehicle accesses required for the 
subdivision fully comply with the standards as detailed in Item 3.2(d) of this application. 
Objective 3 and Policies 3.1, 3.2, 3.4 
Policy 3.1: The traffic generated by the creation of 6 lots does not create any adverse effects 
upon the use of Abby Road. 
Policy 3.2: The vehicle crossings for the proposed subdivision arc able to be .located in full 
compliance with the standards. 
Policy 3.4: Each lot has ample space to provide at least one car park and manoeuvring space 
is available within the lot and/or in association with the right of way to ensure that all vehicles 
enter from and exit to Abby Road in a frlrward direction. A complying turning area is provided 
at the end of the right of way. 
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6.3.5 Natural Hazards Objectives and Policies 
Objective l Policy 1.1 
The development of the six lots is not within land that bas been iclentifiecl as having a nillural 
hazard. Lot I 00 contains all the land which may possibly be subject to a 1rntural hazard being 
potential land instability of the Abby Roml Gully that is identified as Limited Developable Land. 
Objective 2 Policies 2. l and 2.2 
Policy 2.1: The subdivision of the six lots does no( involve development on hazard-prone 
land as the land identified as Limited Developable land is entirely contained within Lot 100. 
Policy 2.2: Lots I - 6 do not involve any land which is subject to any land stability or is 
affected by any land identified as being Limited Dcvelopable Land. As Lots I - 6 are unaffected 
there is not any requirement for a geotechnical investigation or any mitigation measures being 
required. 

6.4 An assessment 011 relevant matters to Part 2 off.he Resource Management Act is provided as follows: 
0 

0 

The proposed subdivision is in accordance with s5 of the Act by enabling the development of the 
land in accordance with the objectives and policies of the District Plan while not creating any 
nclverse effects. 
There is full compliance with the relevant mnttcrs identified in s7 of the Act as: 
(a) Kaitinkitanga. 

The proposal is in accordance with intended use of tho property. 
(aa) The ethic of stewardship. 

The SLtbdivision will not result in any change in use of the property from the existing 
residential purpose. 

(b) The efficient use nnd management natural and physical resources. 
The subdivision is in accordance with the District Plan Policy for residential subdivision. 

(ba) The efficiency of the encl use of energy. 
Not applicable. 

( c) The maintenance nnd enhancement of amenity values. 
The proposal will not result in any changes to the existing amenity of the udjoining 
dwellings or properties. 

( d) Intrinsic values of ecosystems. 
Not appliGable. 

(f) lvlaintenance ancl enhance1i1ent of the quality of the environment. 
The proposal will result in an improvement to the existing environment by utilising land 
that is llllclevelopecl. 

(g) Any finite characteristics of natural nncl physical resources. 
Nol applicable. 

(h) The protection of the hnbitnt of trO\tt and salmon. 
Not applicable, 

(i) The effects of climate change. 
Not applicable. 

U) The benefits to be derived from the use ancl development of renewable energy. 
Not applicable. 

Overall the proposal achieves the sustainable management purposes of the Resomce Management /\ct 
1991. 
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7.0 Other Matters 
7.1 The existing casement for services over !'he common access in favour of Lot l DP 484516, shown A, is 

to remain. 

7.2 A minimum floor level for the new dwellings to be estnblishccl on the property is not necessary as the 
Building Act 2004 requirements f'or floor levels to be at least 230mm above the ground provides 
adequate protection from any possible overland flow. Minimum floor levels have not been required for 
any other residential developments in the surrounding area. 

7.3 An amalgamation condition is required to ensure that Lot l00 is amalgamated with Lot 1102 DP 
519561. 

7.4 Due to the shallow depth of the sewer main in Abby Road, Lots 3, 4, 5 and 6 will be required to install 
sewage pumps so as to discharge their sewage by a pressme lateral rather than conventional gravity 
drainage. 

7.5 All stormwater from the lots is able lo drain by gravity to the kerb or main in Abby Road. If deemed 
necessary Lots 1 ·-· 6 have st1fficient spnce for on site rainwater detention by tanks. These could have a 
capacity of 3000 litres per l 00m~ of impermeable surface per lot. 

8.0 Conclusion 
8.1 It is considered that Council must grant consent for the subdivision as the proposal is in foll compliance 

with the District Plan objectives, policies and rnles. Not granting the consent will lend to an 
inconsistency in the administration of or loss of public confic\cncc in the District Plan. 

8.2 Appropriate conditions to be imposed for the subdivision consent nre considered to be as follows : 
I) The proposed subdivision must be carried out in general accordance with the application received by 

Council on the 28 March 2019 inclutling of the scheme plan by Pirie Consultants Ltd, Job N° 
2043/ l 92, Rev - stamped "Planning Approved" on the XX/XX/2019 ancl held on Council file SUB 
xxxx. 

2) Prior to requesting approval under Section 223 of the Resource Management Act l 991 the Consent 
Holder must give a written statement by a profossional surveyor to Council, to the effect that all 
services are confined to their respective lots or provision has been made for suitable easements in the 
Cadaslral Survey Dataset. 

3) Prior lo requesting approval under Section 223 of the Resource Management Act 1991 , the applicant 
must comply with the ·following: 
(i) Submission of engineering plans in accordance with the Palmerston North Engineering 

Standards for Land Development (ESLD) pre.pared by a Chartered Professional Engineer or a 
Professional Surveyor with appropriate qualifications acceptable to Council. The plans must 
show all physical works including the construction of the access lot, storm water, sewer and 
water supply services . 

(ii) The Engineering Plans must be approved by Council. 
(iii)The Consent Holder must appoint and have approved by Council a Technical Representative 

(being a Professional Surveyor or CJrnrlered Professional Engineer) to monitor the constrnction 
of all approved works including the construction of any right of way, network and underground 
services in accordance with level ClV!3 of IP ENZ construction monitoring set out in Council's 
ESLD. 

(iv)The Consent Holder must ensure that the appointed Technical Representative contacts Council at 
the joint inspection points in accordance with Clause 1.21 (ESLD) Construction Monitoring. 

(v) No physical works can be carried out until the above has been approved by Council. 
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(vi)Thc Consent Holder mllst t\nsure that 1111 applicntion is mnclc to Council for !he service 
conneclions to Council rnuins ns this work must be performed by a Council npprovecl contractor. 

4) Prior to requesting approval under Section 224 of !he Resomce M·nnngcmcnt Act 1991 the Consent 
Holder must provide a written statement from the approved Technical Representative (under 
condition 3) confinning rhnt : 
(i) The physical works have been completed in ac.:cordance with the engineering plans npprovcd 

under Condition 3. 
(ii) The physical works meet Council's Engineering Standards for Lnnd Developmcnr 2015. 
(iii)AII requirements of Clause l.31 of Council's Engineering Standards for Land Development 

20 I 5 have been provided to Council. 

5) Prior to approval und0r Section 223 of the Resource Munagcmenl Act 199 l and pursuant to Seel ion 
220( l )(h)(ii) of tlw Act the fol lowing Amalgn111atio11 Condition shall be incluclccl in the Cadnstral 
Survey Darnsct nnd the title plan in !'he Cndnstral Survey Dataset must be prepared to show: 

That Lot I 00 and Lnt 1102 DP 510561 (CTR 817001) he held in the same Computer Register. 
See ** **** 

8.J I trust this is the information you require . Any queries please contact me. 

Yours faithfully. 
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COMPUTER FREEHOLD REGISTER 
UNDER LAND TRANSFER ACT 1952 

Scmrch Copy 

Identifier 
Land Registrnfion Distl'iCI' 
Dntc Issued 

686764-
Wellington 
22 Occohcr '.!01.'i 

Prior References 
104249 

EsCalc 

Arcn 
Fee Simple 

1.1063 hecwres more or less 
Legal Dcscripffon Lot~ Depo~itcd Pinn 484.'i I 6 

Proprietors 
Aol:autcre Land Holdi11gs Limited 

lntcrcsts 

S92'NS9.2 :-S1ortgag,\ to CTS l11vestmc11ts LLC • 1.1 ~.201 I at 11 :2:, am 

//;_ 
R. \\I . tVt\lil' 

Rc1:.i:-1rar-Oc1wrnl 
uf l .. 1111U 

Subject con rigllr to convey clcc:u'icity. gus, wutcr, tclccommu11icntions a11d cornp111cr rncdio, n right to drain 
sewage and water u11d a right of way over pan nrnrke<I A on DP 48•1516 ~-reuted hy Easement lnstnnnenc 
]0155604.3 • 22.10.2015 m 1:27 pm 

JOI 69351.'.! Yc1rintion of Mortgng,! 8927489.2 - 17, l 1.'.Wl5 ut l l :5S nm 

Tn11u·ac1ia11 Id 
C/i,•111 lle/<•1·,•11cc• ](/./,? 61' 

S,•111-c/1 Co/I~· Oel!cd I 3105/16 9:./0 "'"· PttS<' I of 2 
il<1~iJ1r1·0nly 
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Jclentlflc1· 

7i'O//J{IC/(OII Id 

,., •· 
, , ,•••' 

Clit•111 11,1,·rN/a 21/,/3 (if 

68676t!, 

···,· ···· ··· ······ ··········· .. 

b 35 

[~ c, 
~ 
C. 
0 
Ol 

'" 9 
u. 
0 

5 
ffi 

~ 
(J,) 

ul 
~ 
~ z 
Ltl 
OJ 
(\J 

0 

~ 

Sra/'c'h Co/1\' /)mrd 13/05116 9:,/0 <1111, Pas,· 2 of 2 
R1•tiJ1t•r 011l,· 
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I<lcn!lficr 
Ln1Hl Rcgistl'Otion District 
Dulc Issued 

Prior Rcforcncc.5 
706790 

COMPUTER FREEHOLD REGISTER 
UNDER LAND TRANSFER A CT 1952 

817001 
VVellington 

Search Copy 

I ,1 Fehniary 20 I,~ 

Es(a(c Fee Sill1ple 
Aren 5. 1792 h(:ctarcs more or less 
Lcgnl Description Lot 1102 l),~pnsit~d Plan 5195(11 

Propri ctors 
Aol;uutere Lund Holdings Limited 

Jn!c1·es!s 

S9274S9.2 Mongngc rn CTS Jnvcsnnents L.L.C • I. I :i.'.WI I ar 11 :23 0111 

10169351.2 Variotion of Mong.agcS927°189 .2 · 17.11.WlS m 11::iS nrn 

I 0292952.:l Encumbro.nce m Pnlmcrston \'()l'th City Council • 18.12.2015 ;11 12 :'.i? pm 

/,,,,-;_. 
R.\.\l, lv111ir 

lloµi!ar.1r~0<!11c1;1I 
of L,1tn<l 

10292952.5 Mong□ gc Priori!)' lnstn1111cnt mnking Encumbrance 10292952.3 first priority nml Mong.age 8927489.2 
second priority - 1 S. J 2.20 I 5 a1 12:57 pm 

Subject to a rig.ht (in gross) to drain sewage and convey water over pan marl:cd 13 and D. a right to drain water 
over pan nrnrl:ecl 13.C and F. and n right of way over pnl'I mnrl:cd A.B and Call 011 DI' 51956 Jin favour of 
l'ahnc1-W>n ;\'or1h City Council ,:rca1cd by Easement lns1n1111ent 11001594.4 • 14.2.2018 at 10:5.1 nm 

The easements cremecl by l::iisemcnt \11stn1men1 11001594.4 arc subject to Section 24;\ (a) Resource ~•laniigement 
Act 1991 

St1bjec1 to ii right (in gross) 10 convey ,elccommt1nic:nions nncl comp111cr media over pnrr marked 13 and D DP 
51956 I in fovmu· of Chorns New Zealand Limi1cd c:rcmcd by L:::asemcnr Instrument I I 00! 59-'~ .5 • I 4.2.20 IS at I 0:53 
!1111 

Subject to a i-igln (i 11 gross) to convey gus :incl elr.ctrici1y over pan 1narkecl B and D DP :5 l 9561 in favour of 
Powcrco Limited created by Ensem,rnt Instrument 11001594.6 . 14.J.:!OlS ar 10:53 mn 

St1bjcct ton right (in gross) to convey electricity over ptlrt marked CDP 519561 in fovot1r of Pow~rco l..imi1e.d 
createc1 by Easement Jnstnuncm 11001594.7 • 14.2.WISat 10:53 nm 

7i·n11rnc1it>11 Id 

Clirlll 1/rfrrcn,•,• 20./3 6FS 

S1•111~/i Cnpr /),11,•d /)/JO/IS 1,55 I""• l'n~,· Inf 2 
Rr:~is11•r 011/y 
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New Zealand Envi!'Ot'°lmental Technologies 1..td 
PO Box 40 339 
Uppllr Hull, Wellington 
Ph: 04 526 4109 
Ph: 0274 492837 

Emoll office@n7.el.ne1.rii 
WelJ: Yll'lw.nze1.net.:1z 

/-\bbv Road. Subdivision of Lot 523 -- Site Con-(ar,dna·cion s·iatus 

The Nalional ell\·irnnm<'.ntal slandards ror contaminated silts '.20 11 1, require thal silts which 
ill't known to have been occ:upied by ac1h·i1i,':S on the HAIi. lisl, or other siles on which 
similar activities Are known to have occurred should be investigated 10,111 appropri:ne 
strrndard commen~uraltl' with the activity2 

The fact thar im 11ttivily or indu.st'f')' appears on the list doc~ not mean that h~.zardous 
substances were usc:d c,r stc,rcd c,n all sile5 occupied by \hat activity or industry, nor tha\' o. ::itc 
of this son will have hazard<,us substances presenl in lhe land. The list merely indicotes that 
such ac1ivi1ies ,\nd inclus\l'i~s .;re more likely 10 usf:'. or swre hnz,1rdous substancts and 
thcrefc,re thr::rc is a grtaltr prnbabi lily of site contamination occurring than cilhe.r 11::.cs c,r 
activities. Conversely, an :1ctiviLy or industry that does not appear on the lisl doe~ not 
guarnn,cc such /l silc will not b,~ con1mni11mcd. Each cnsc mus\ be C<.lliside.red on its merit$. 
considering the information m hand . 

In applying the list, il must be remembered thnt pnrticular activities arc a snrnll part of a 
particular indumy, with the nc1ivi1)' gcncrnlly loc11liscd within lnrgcr sites. For example, 
animal clip sites are listed, but forming i!, not. This is becau:;e dip !>ilcs ,ire only a small f)flf't of 
n form and forming. nnd in gencrnl. do not lrnve a high potential to spread contaminn\'ion over 
the complete form . Therefore, the possibility ofcontaminnlion will only be ror a pnrt of the 
land. 

The regulalions require de1ermi11ntions nnd inve:stigntions to bl'. undertaken by an 
nppropriate.ly experiencl)d nnd qualified ..:L,nluminalcd sile practitiom:r. Stu Clark CP Eng lrns 
bet',ll inve.srig,ning and reporting on coniaminated siles since rhe mid 19SO's, h}IS reponc:d and 
reviewed numerous sile~ and is cc,nsidered nn Rppropriatc person. 

A 2013 NZET repon undertaken 011 the nearby Lot 691 DP4075S0, Swge 6C - Aokautcrt 
included site testing us there. wns u holding paddock whr.re dipping/ anim~I re:111.::dy treatment 
LOttld lrnve o~·i.:urred , In that report samples were tnk<:n and came bac:k with ,w cotllaminunts 
found. 

/:', later NZET report on st11ge 6. IC of the subdi\'ision land invol\'ed siimpling as the. farm 
house and sheds were rhollght 10 have bce:n used for storing farm chemical supplies. Some 
minor con\'amination was found bul most likely related 10 historic-a l paint removal from ihi;; 
house. 

1 Resour.:e Management (Nnliom1/ £:nvironmenlal Slwdard ior Assessin9 and Manzging 

Conlaminan!s in Soil to Protect /-/11m;,n Hea/111,I r'?ogulallons 2OH 

'Co11/aminal(:d Lood Monegemen/ GvfrJc/iiws No, 1: Reporting on Con/am11w1cd Sr.es In Nt11• 7.eo/anrf (Revised 2011,1, linlf lo, 
idenlifJ•ing silC$ for inclusion on /or.al oovcmmcn/ tand-use mgis/ers /sae Contamina(ed land M;;11sg6meni Guidelines Not; 
Classification and lnr'orma/lon Msnegerncn/ Pmtocols) , 
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!<LET !H:\•e n-:1\:. btr:r, 2!ike:d 10 Ct)ff1n'H::r'.ll {;n th<: /;i,el> '-·.::,nlmr,inc:H:\i ~.itc· ~·.t ~~Y,!& r,eed ft,r 
in, ,:~ri·,::c,\i:)n r.,r lh~ lirnd ,\s:,r,cimed '.•:ilhin the pn,1:,c,f,l.':d .\bb:,· i::.0.c,cl C1Lil!\ ,-iliir,~ find -:-r;:~.,ir.-n 
uf Loi 523 ,1t 1iit 1.';nd (,( Abby Hnad, . . ~ 

,6,nr:-c,:k,tc:I e-.•idente· is !hl\t thi ~ la11d I·,,.~ ~J,.•,a~·:; be~n ir, graz~<l p:H,ll1r,:. i<.tc•mt ,,nd .:,i,:kr 
3trial pJ1(\i<'f[.l'nphs :;uppor~ ~hi~· ,/.i,i::ccrdi::~.i>1

, in iY1) prr.-fei;~ ir.n::l oplni<,r .. t~1\;re if. n~:: 1-::c.::,t,ri 
\•;, inter an~· !ili~lih<:1r,,d (.f c1~·nttnninr-tti11n ru1J nr•i :1e(:d ln ;n\e:~1igc1.(:' ~hi~ :; it~· 1\1nhcr. 
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Aokautere Drive, Palmerston North, 4471 

Residential - Vacant Land Block 

CUE:NT Palmerston North City Council 

ATTENTION David Murphy 
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F O I~ T R U S T E D A D V I C E I N P R O P E R T Y 

3.0 EXECUTIVE SUMMARY 

Instructed by 

Client 

PROPCRfY DET AILS 

Property Address 

Brief Description 

Type of Property 

Tenure 

Legal Description 

Record of Title 

Zoning 

Land Area 

VALUATION SUl\/lMJ.\RY 

Valuation as at: 

12 November 2019 

Valuer and Qualifications: 

Role in Valuation Report: 

Palmerston North City Council 

Palmerston North City Council 

Aokautere Drive, Palmerston North, 4471 

Under consideration Is a vacant land holding, being part of a larger PNCC owned 

block, currently zoned Recreation, but assumed lo be zoned Resldetlal, as borders 

the reserve l;nown as Adderstone Park localed within the developing Fitzherbert 

suburb, some 5 kilometres south east of Palmerston North City Centre. On site 

Improvements are currently limited to some post and wire fencing and pasture 

cover with a gently sloping near flat contour and being slightly elevated above 

neighbouring land with appealing outlook over reserve and to the north west the 

city. The proposed block adjoins a large residential block which presently lacks 

formed access though proposed access will be via Abby Road and also a link road 

off Johnstone Drive. Our valuation assumes adequate access can be gained at 

realistic cost. 

Vacant Block Land 

Fee Simple 

Part of Part Lot 3 Deposited Plan 68798 

WN48B/598 

Assumed Residential - Palmerston North City Council Operative District Plan 

1.3831 hectares 

$1,380,000 plus GST, if any 

(One Million Eight Hundred Thousand dollars) 

Bruce Lavender (FNZIV, FPINZ) Registered Valuer I Director 

Property Inspection/Principal Valuer 

Details of Special Assumptions (if applicable) are referenced under the heading 5.0 Terms of Engagement. Any 

significant risks with the property (If applicable) are outlined under the heading 10.0 Property Risk Analysis. 

63190·1 Aokautcro Drive, Palmerston North, 4471 Page 3 of 25 
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4.0 PHOTOGRAPHS 

~~4- 5 

BL .,.-I•. CKMOR E S 
F O I~ T R U S T E D /1 D V I C I: I N P R O P E R T Y 

Site from northern west boundary looking south Site from northern west boundary looking north 

Site from mid east boundary looking north Site from mid east boundary looking south 

Block from Southern End. Block from southern end 
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BL ~.CKMOR~S 
r:or~ TRUSTED ADVICE IN PROPERTY 

5.0 TERMS OF ENGAGEMENT 

Client 

Property Address 

Purpose of Valuation 

Inspection Date 

Valuation Date 

Valuers Experience 

Independence 

Basis of Valuation 

Valuation Standards 

Extent of Investigation 

Palmerslon North City Council 

Aokautoro Drive, Palmerston North, 4471 

Possible Sale 

12 November 2019 

12 November 20·19 

The principal signatory has a minimum of five years experience In valuing the subject class 

or asset, has all appropriate qualifications and registrations enabling them to practice as a 

Valuer and has not been subject at any stage to disciplinary action by the relevant 

professional governing body. 

The slgnatory(les) has no direct or indirect pecuniary or other interests in the properly being 

valued, ancl Is not aware of oiny other potential conflicts of interest. 

Marl<et Value 

International Valuation Standards (IVS) 2017 define Markel Value as: "\he estimated amount 

for which an asset or liability should exchange on the valuation elate between a willing buyer 

and a willing seller in an arm's length transaction after proper marketing and where \he 

parties had each acted l<nowledgeal)ly, prudently, and without compulsion". 

Our valuation report has been prepared in accordance with International Valuation 

Standards (IVS) 2017, Australia and New Zealand Valuation Property Standards 2012, 

NZIV/PINZ Code of Ethics. In particular we have adhered to the following standards and 

guidellnes: 

► IVS - Framework 
► IVS 101 • Terms of Engagement 
► IVS 102 - Investigations and Compliance 
► IVS 103 • Reporting 
► IVS 104 - Bases of Value 
► IVS 105 - Valuation Approaches and Methods 
► IVS 400 - Real Property Interests 
► ANZVTIP 11 - Valuation Procedures - Real Property 
► ANZRPGN 1 - Disclaimer Clauses & Qualification Statements 

An external inspection of the subject property is undertaken with a roadside viewing and 

analysis of comparable sales. This does not include a search of Council Records unless 

specifically requested . 

Nature & Source of Information Valuation data and information has been sourced from but is not limited lo the Blackmores 
Relied Upon 

Special Assumptions 

63190-1 

lnhouse Database, Real Estate Institute of New Zealand, Properly Guru: CoreLogic New 

Zealand, Headway Systems Limited, relevant Local Authority(s) and local Property 

Professionals . 

Our valuation includes and is condltional upon the details outlined under the heading 

Special Assumptions. Reference is also noted you to details noted under the above 

heading Extent of Investigation and General Valuation Policies & Disclosures which form 

part of our valuation report. 
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6.0 THE PROPERTY 

G.1 L.i'.::GAL DC~:iGR!Vf!ON 

Tenure 

Appellation 

Record of Title (ROT) 

Land Registration District (LRD) 

Land Area 

Owner(s) 

Palmerston North City Council 

Registered Interests 

BL CKMORES 
F O I~ T R U S T E D A D \I I C I: I N P R O P E R T Y 

Fee Simple 

Part of Parl Lol 3 Deposited Plan 68798 

WN48B/598 

Wellington 

Proposed 1.3831 hectares 

Our valuation Is provided on the basis of Fee Simple property Interest being available for transfer free of any 

mortgage or charge. 

ZO!\l lh\G 

Assumed Residential - Palmerston North City Council Operative District Plan 

Residential accommodation is a Permitted Activity within this zone subject to compliance with a number of specific 

performance conditions. Such performance conditions relate to matters such as building height, boundary 

separation distances, access and parking together with outdoor amenities. Valuation is provided on the basis that 

all onsite development has been legally established, that the property benefits from existing use rights, and in the 

case of an insured event could be satisfactorily reinstated. 

G.'.J RATING VAUJ/ii.TIOI\\ 

The Rating Value does not relate to property given reduced size and proposed zoning. 

Not assessed under proposed area 

63190-1 Aokauterc Drive, Palmerston North, 4471 Page 6 or 25 
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r- o r~ TRUSTED ADVICE IN PROPt:RTY 

LOCJ.f fl ON 

Suburb/Town Fitzherbert 

Distance CBD 5.0 kllom0tres 

Amenities City amenities Including social, cultural, recreational and commercial facilities 

all readily accessible, generally within 5-10 minutes drive. 

Surrounding Development Currently vacant residentially zoned land along with reserve to western 

boundary. Further afield are new residential sites and dwellings. 

This area of the southern side of the Manawatu River is variously referred to as Fitzherbert/Aokautere. 

Development within this area predominantly occurred subsequent to the late 1950's, with significant new 

greenfield subdivision occurring from the 1990's through to the present day. Such include t11e Summerhill and 

Pacific Heights new subdivisions. Nearest schooling on this side of the river are Turitea and Aokautere Primary 

schools. Other schooling Is In the City proper, although we do note a new Christian · Intermediate/Secondary 

School has been constructed off Johnstone Drive. Also within the suburb is the International Pacific University 

and Massey University. The suburb benefits from a range of parks, reserves and local shopping. 

Palmerston North with a population of some 89,000 has established itself as a major distribution hub for the lower 

North Island. Over the past 10 years significant commercial and industria l development has stimulated local 

economy growth. The City is In close proximity lo Ohakea Airbase, Linton Military Camp, and has strong tertiary 

connections with Massey University, Universal College of Learning, and International Pacific University. Recently, 

a $40 million relocation of the l<lwiHail yards will further enhance Palmerston North Distribution Sector. 

\\ 

I ,',Ii;.,: ,~ 

63190-1 

0 
Palnw r:,.; 1u11 

Nori!\ 

\ 111 lu a.-, 
l · ·. 111,)11,, 111 • 

(1 

Source: Google Street Maps 

Aokautere Drive, Palmerston North, 4471 

,\,11., 1u l1•:•· 
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Contour 

Shape 

Land Area 

Access 

Services 

Views 

Other 

BL ~ CKMOR~S 
i-'.C) I'.? TRUSTED A DVI C E IN PROPERTY 

- ---------- - - - --- -·-···----

Gently sloping 

Triangular 

1.3831 hectares 

Proposed road 

Proposed electricity, telecommunications, water, sewage, stormwater and 

gas 

Some over adjacent reserve 

The identined block currently forms a larger reserve block but is proposed to 

be rezoned Residential which will allow development in due course with 

formed access some distance away off either Abby Road or a link from 

Johnstone Drive. 

:'{~~ ~-:B::'l~":~..-i!I"!"'"" 

I 

Block as is is a vacant site with some post and wire boundary fencing and standard paddock _cover. 
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7.0 VALUATION METHODOLOGY 

In establishing the Markel Value of the prop0rty, we have used accepted valuation approaches including the 

following method(s): 

► Direct Sales Comparison Approach 

► Hypothetical Subdivision Approach 

Our approach to direct sales comparison valuation involves an analysis of comparable open market sales, with 

appropriate adjustments for location, section size, contour, views, aspect, overall saleability etc made to reflect 

the characteristics of the subject property. Sales of similar properties are limited within the current market In 

Palmerston North. As such we have considered sales in the wider locality as well as some transactions which are 

now a little dated to assist in establishing market parameters. 

Given block size and location we have also considered a hypothetical subdivision approach. 

8.0 MARKET COMMENTARY & CONCLUSIONS 

The Palmerston North property market has experienced considerable growth in the residential sector over the 

period from early 2016 through to the present day. The average house price increased from $372,000 in October 

2016 to $504,000 in October 2019, with an average annual Increase of 10.65% (Source: REINZ Statistics), To 

date there is no evidence to suggest that market growth is slowing, although some of the larger Cities in New 

Zealand appear to have passed the 'peak' of the market cycle. Real Estate Agencies continue to report a shortage 

of listings. Main demand remains under $500,000, particularly from first home owners. We see little change to 

this situation in the short term. 

The New Zealand economy remains steady with unemployment, inflation and the exchange rate all close to 

average or neutral levels. Late 2018 saw an economic slowdown although momentum is anticipated in the latter 

half of 2019 whilst some economists are predicting a slowdown in the early 2020's. New Zealands annual net 

migration has been in the range of 48,000 to 64,000 since 2014, the highest levels seen since the early 2000's. 

Most recent estimates for year ending 2019 is some 56,000. 

Whilst there is some global economic instability, Palmerston North and the wider Manawatu area has a strong 

local economy underpinned by investment revolving around such business activities as farming, education, 

research institutes, defence forces establishment and industrial activities. Significantly its strategic location in the 

lower North Island has led to the City becoming a major distribution and logistics hub over the past 15 years. 

The official cash rate (OCR) is at historically low levels, having been stagnant at 1.75% since November 2016, 

before being decreased to 1.5% in May 2019, and most recently to 1 % in August 2019 . Both floating and fixed 

term interest rates have continued to drop in line with the changes to the OCR. 
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Loan to value ratio (LVR) restrictions were enforced by the Reserve Bank in 2013. These restrictions mean that 

only 20% of new lending for owner-occupied resldenlial properties can have an LVR of more than 80% (20% 

deposit or less), with most investors requiring a minimum deposit of 30%. Exemptions do apply for new housing. 

Incentives and grants are also available to build new dwellings and existing properties for first home owners. 

VALUATION BASIS AND CONSIDERATIONS 

Valuations of this type are amongst the most difficult a Valuer can undertake. There can be, and in this particular 

instance are, a significant number of factors, potential restrictions and/or costs which can ultimately influence 

realisable worth. Nonetheless we highlight, as best, those apparent issues and assumptions adopted when 

providing a considered assessment to the properly worth. 

1. TLA's eg Manawatu District and Palmerston North City have been far more active over recent years 

in identifying and protecting (though the district plan) peripheral land which may ultimately be 

suitable for residential or industrial subdivision. This process is in our view part driven by market 

demand or perhaps more importantly statutory requirement. Nonetheless we are experiencing an 

improving underlying market sentiment and uptake of all such property categories . 

2. Developers have seen an increase in cost in realizing such land through in particular imposition of 

local authority development contribution and infrastructural cost. This coupled with risk around in 

relation to individual site realization can render sucl1 blocks as unsuitable for subdivision. 

3. The bulk of this type of land within Palmerston North Is held by a small number of developers where 

ownership motivation is driven by: 

a. The desire to control the supply of land within each category of land type. 

b. An attempt to maximize land development profit through the undertal<ing of full development 

packages (ie beyond the sale of land only) 

Those factors requiring consideration when in viewing the subject property include: 

63190-1 

a. There has over the last 3-4 years been a significant uptake in residentially zoned land within 

Palmerston North and its environs particularly to its southern periphery. 

b. The land is now suitably zoned for development albeit there remain questions around services 

provision. 

c. There is land around Palmerston North identified for rezoning within the foreseeable future thus 

significantly increasing supply. 

d. The said land remains currently land locked but offers in some instances view/aspect which 

would assist individual realization of sites. 
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0. We have not party to any TLA documentation around rezoning, In particular whether the land is 

susceptible to liquefaction ie it is assumed that the property is physically able to be subdivided 

(normal TLA consent Issues aside) with each Individual allotment providing a suitable building 

platform without undue cost or constraint. 

f. Determining residential development period and likely uptake of land and infrastructural costs 

would significantly influence property purchase and thus price. 

With care, we have outlined considerations to valuation. The property given proposed zoning physically would 

appear to be suitable for subdivision whilst acknowledging there is now a steady supply of this property type In 

and around Palmerston North. The property market romains bullish however any market softening may render 

the land marginal for development albeit a developer may look to landbank this holding. 

Valuation opinion must be market based ie what would a potential informed purchaser pay for this property 

retaining full market knowledge, understanding of progression costs and delays. Uncertainty around all these 

factors makes such exercise particularly difficult. As such this document should not be utilised for third party 

reliance. 

It remains difficult to provide a definitive valuation upon subject land unless viewed solely from a rural context 

which is not, in our opinion, a correct viewing. Value lies between underlying rural worth and 'ripe' residential 

worth. To be clear there is no absolute evidence to support valuation opinion. We rely upon a limited quantum 

of sales relating to holdings purchased for Immediate or pending development (residential/industrial) or 

landbanl<ing. Particular care has to be undertaken with such sales with each land holding demonstrating 

individual traits influencing worth. Nonetheless sales of interest include the following for possible vacant sites, 

rural blocks and larger land holdings. We also note older sales considered still of relevance. 
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21 Monaco Grove 

13 Cyprus Place 

12 Atlantic Drive 

29 Vaucluse Heights 

63190-1 

18 September 2019 

Land Aron 

Contour 

Sorvlcos 

Goncral Commont 

Compnrlso11 

28 February 2019 

• Lt111d Arca 

Contour 

Servlcos 

Genernl Comment 

Compnrlson 

29 May 2019 

Land Arco 

Contour 

Sorvlccs 

General Comment 

Comparison 

27 June 2019 

Land Area 

Contour 

Services 

General Comment 

Comparison 

BL ~ CKMORES 
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916 m' 

Level 

At rood 

Rear site off shared accoss In cul do s:1c bowl 

Slightly Inferior. Further dlstm\l and rear silo 

614 m' 

Level 

Town services at boundary. 

Vacant holding in new subdivision off Pacific Drive. 

Inferior. Near power lines 

702 m' 

Level 

At road 

$236,000 

$235,000 

$239,000 

Standard front site in greenfield subdivision. Equates to $340 psm 

Slighlly Inferior. Further distant, no outlook 

1,190 m' 

Level then falling 

At road 

$280,000 

Regular shaped front site in new subdivision with gully at rear 

Similar. Larger bul similar outlook 
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34 Vaucluse Heights 

10 Edenmore Terrace 

~•.•:;(,~::t· 

:(•!~.,~~~< . 

~}'. 
.. , -,.· -:, , 

~--:;':~~it:~-. 

36 Cyprus Place 

3 May 2019 

Land Arco 

Contour 

Servi cos 

Gonoral Common! 

Comparison 

10 Juno 2019 

Land Area 

Contour 

Services 

General Comment 

Comparison 

15May2019 

Land Arca 

Contour 

Services 

General Comment 

Comparison 

BL ~ CKMOR~S 
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752 m' 

Level 

All town sorvlces at road boundary. 

$280,000 

Levelled site in new greenfield subdivision In Fitzherbert wllh 

limited views. Equates to $372 psm 

Similar. Popular location 

732 m' 

Level 

At boundary 

$288,000 

Vacant site in new Filzherbert subdivision. Equates to $393 psm 

Similar. Nearby, lacks outlook 

1,068 m' 

Level 

Al road 

Rear site off shared access wilh wide valley views 

$299,000 

Above sales indicate likely vacant sites once developed would achieve an average price of $275,000 including 

GST 
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16 Pheasant Lane 

14 Flygers Litle 

36-44 Custom Street 

23 July 2019 

Land Aron 

Col\lour 

Sorvlces 

Gonornl Comment 

Comporlson 

7May2019 

Land Arca 

Contour 

Servlcos 

Gonoral C1>mmont 

Comparison 

4 June 2019 

Land Arca 

Contour 

Sorvlcos 

Got1oral Comment 

Comparison 

BL ~ CKMORES 
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$320,000 

6,500 m• 

Levol 

Ell'lclrlclly and telocommunlcallons. 

V11canl llfestylo/rural residential block In Mwly developed lifestyle 

subdivision in Aokaulcro. 

l11f1:1rlor, Vaconl rural block. Equ1110s lo $58.08 psm 

1.0033 hectares 

Level 

Part 

$340,000 

Trl,mgular shaped slle fronllng Flygers Line and corner of MIison 

Line. 

Inferior. Rural zone blMk on fringe of city. Equales lo $33.89 psm 

1.3701 hectares 

Flat 

Al road 

$900,000 

Regualr shaped lndustrlal zoned site in Ashhursl. Equates lo 

$65.69 psm 

Inferior. Fringe industrial land 

Lifestyle and Industrial sales of similar size blocks reflect $33 psm up to $65 psm 
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656 Pioneer Highway 12 September 2017 $1,074,000 

Land Area 

Contour 

Servlcos 

Gontlral Comment 

Comparison 

'1,279 m' 

Flat 

All al road 

Ex Palrners Garden cenlre, zoned residenlial includes 660 

flioneer Highway. Equates to $250 psm. Previously sold June 

2016 lor $550,000 

Superior. Smaller with road Iron I age and services. Older sale 

180 Ranfurly Road, Foilding 22 November 2018 $1,390,000 

Lnnd Arnn 

Contour 

Services 

Gcnoral Comment 

Compnrlson 

3.6705 hectares 

Level 

Al road 

Largo block ol land In two titles on Western lringe of township. 

Equales to $37.87 psm 

Slightly Inferior. Fringe Felldlng location, higher development 

COSIS 

108 Roberts Line 24 October 2018 $2,300,000 

Land Area 

Contour 

Services 

Goneral Comment 

Comparison 

9,743 m' 

Level 

Al roads 

Ex Westmont school site with frontages also to Peppertree and 

Daniel Place. Equates to $236 psm 

Superior. Similar size block but with services and access formed 

We also note the following earlier sales of a mix of residential and industrial blocks 

63190-1 

68 James Line, Palmerston North 

Sold May 2009 $1,000,000 

A flat slightly irregular shaped 1.6163 hectare holding. Subsequently subdivided into 25 

residential standard sections. Analysed sale price $55 per square metre. Individual site values 

approximate $150,000. Older sale of interest 
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131 Atawhai Road, Palmerston North 

Sold March 20·13 
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$978,260 

Provides for a 1.6163 hectare contoured block requiring earthworks. To provide for sorne 21 

sites. Preferrnd resldMtlal location. Land sale equatt'ls to $60.50 per square metre. Individual 

site values approximate $180,000. 

239-255 El Prado Drive, Palmerston North 

Sold December 2015 $24,400,000 

Provides the sale, to one entity, of the balance of the North East Industrial estate. Provides for a 

43.165 hectare holding in several titles with full infrastructure availability. Analysed sale price 

$56 psm. 

Johnstone Drive, Palmerston North 

Sold July 2015 $5,100,000 

Provides for residentially zoned allotment purchased for development of school. Land sale price 

$86 psm. Very useful comparison 

As can be seen, sales are neither extensive nor compelling. Many of them are now dated and in circumstances 

where underlying retail land worth has changed considerably. Nonetheless these sales in our view do provide 

some assistance in determining land worth. 

Older greenfield sales reflect rates from $55 psm to $86 psm while the more recent Ranfurly Road sale at 

$37.87 psm reflects higher development levies and lower section prices in Feildlng. 

The two recent Palmerston North block sales enjoy road frontage and services with immediate development 

possibility reflecting prices paid at $236 psm to $250 psm. 
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Based upon the following we provide the following valuatlo1, workings. 

Subdivision Apgroach 

Assumptions 

• Optimum subdivision assumed say 15 sites 

• Each lot provides suitable building platform 

• Appropriate land covenant lo be registered against titles 

• Development Period 1 year 

• Realisation Period 2.5 years 

Gross Realisation (GST incl) 

15@ $275,000 (ave) $4,140,000 

GST Adjustment 

Legal/Agency Fees 

Profit & Risk 

25/125 x outlay 

Costs (estimates only) 

Adopt 

Infrastructure/Fees 15 @ $55,000 

Development Contribution 14 @ $9,000 

Interest Development Period 

½ Realisation - say 

Rates 

Purchase/Contingency 

INDICATED VALUE 

(Indicated Value/psm $99.78 psm) 

$4,125,000 

$538,043 

$3,586,957 

$177,188 

$3,409,769 

$681,954 

$830,000 

$126,000 

$326,000 

$31,000 

$35,000 

Aol<autere Drive, Pahnorston North, 4471 

$2,727,815 

$1,348,000 

$1,379,727 

$1,380,000 
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In determining our adopted value of $1,3130,000 we consider the property has a value range of between $1,350,000 

and $1,400,000. Although we note there ar0 a v0ry limited number of recent directly comparabl0 sales within the 

current market, there Is sufficient evld0nce to reach valuation conclusion, along with subdivision approach. 

Most comparable sale Is the earlier Johnstone Drive block being a larger site and sold when section sale prices 

were significantly less than present. Certainly a unique block given shape, position and setting but one which would 

be desirable for future development upon road access being created. 

By reference to these sales and in a wider viewing of sales activity within Palmerston North, we consider our 

assessment to provide a realistic market value. 

9.0 VALUATION 

We assess the Market Value of the subject property as at 12 November 2019: 

Improvements Value 

Land: 1.3831 hectares 

Total Value - Land & Improvements 

Market Value plus GST If any 

$0 

$1,380,000 

$1,380,000 

$1,380,000 

As noted there are a number of assumption within our valuation assessment. These include: 

- land being rezoned residential and no underlying restrictions 

- land enjoying some legal access if not amalgamated 

- suitable building platforms and services available 
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10.0 PROPERTY RISK ANALYSIS 

Risk Ratings represent the level of adverse impact each stated risk aspect rnay have on the Market Value of the 

subject property and/or mark0tablllty. A Risk Rating of 1-2 reflects no aspect requiring further addition comment. 

A Risk Rating of 3-4 are an indication of adverse aspect typically requiring further comment. A Risk Rating of 5 

indicates a significant adverse aspect that could have c1 major Impact on value and/or marketability. The Risi< 

Assessment hernin forms part of tf1e full valuation report and must not be relied upon In Isolation, and is limited to 

the Valuer's areas of expertise. 

Property Risk Rating* 

LocaUon/Nolghbourhood 

Land (incl. Planning & Tillo) 

Environmental Issues 

Improvements 

1 2 3 4 5 Market Risk Rating* 1 2 3 4 5 

Recant Markel Direction 

Market Volallllly 

Local Economy Impact 

Markel Segment Conditions 

Risi< Ratings: 1 = Low, 2 "' Low to Medium, 3 = Medium, 4 = Medium to High, 5 = High 

We consider the property to be low to medium risk. Titles and subdivison with services is some way off. 

The Palmerston North property market continues to see strong sales activity particularly in the lower middle price 

range with a shortage of listings reported by real estate companies. Increasing price levels continue. 
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INFORMATION CONCERNING PROCEDURE FOR A HEARING  
 

This information is for the assistance of persons participating in a hearing. 
 
1. Engagement of Counsel 

You can present your own case, but if you wish you can engage legal counsel 
or any other person to appear on your behalf. 
 

2. Public Hearings 
All hearings are public and the media and any member of the public is entitled 
to be present.  The Hearings Committee or Commissioner has the power, 
however, to make an order to protect sensitive information. (See paragraph 14 
below). 
 

3. Hearings Committee or Commissioner Conducting the Hearing 
The Council has delegated the conduct of the Hearing and the power to make 
a final decision to the Hearings Committee or a Commissioner.  A Commissioner 
will conduct the Hearing if the Council has an interest in the application or the 
appointment of a Commissioner has been requested by the Applicant 
pursuant to section 100A of the Resource Management Act 1991. 
 

4. Agenda 
An agenda for the Hearing will be sent to you before the Hearing.  The agenda 
lists generally the order of the day although there may be some variation to 
this.  The agenda will also include pre-circulated evidence.  (See paragraph 6 
below). 
 

5. Attendance of Parties 
Unless you have previously sought and been granted an adjournment of the 
hearing, if you do not or are unable to attend the Hearing, the Hearings 
Committee or Commissioner may proceed and make decisions in your 
absence.   

 
6. Preparation of Evidence 

You have the choice of either having your evidence pre-circulated before the 
hearing, or presenting your evidence (written or oral) for the first time at the 
hearing.  If you decide to have your evidence pre-circulated, you will need to 
give it to the Council at least five working days before the Hearing.   
 
For all reports and evidence that are pre-circulated before the hearing, the 
Hearings Committee or Commissioner may decide that the evidence be taken 
as read or that you may elaborate on principal points.  In this case, there would 
be no need for this evidence read in full.  You will not be obliged to elaborate 
any further unless asked to.  
 
However, if your evidence is written but is tabled for the first time at the hearing, 
your evidence must be read in full by yourself or by your representative.  You 
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should also have 5 copies of your evidence available for distribution by the 
Democracy & Governance Administrator, to the Hearings Committee or 
Commissioner, other parties, the Planning Officers and the media. 
 
It would assist the Hearings Committee or Commissioner if you prepare a written 
copy of your evidence.  It is not necessary to produce copies of the original 
submission itself as the Hearings Committee or Commissioner will have been 
previously supplied with this. 
 
The Planning Officer’s evidence for the Council will be circulated to the parties 
with the agenda prior to the Hearing.  Other evidence given to the Council 
before the hearing will be circulated to the parties when it becomes available.   
 

7. Content of Evidence 
Parties may elaborate on points they have already raised in their original or 
further submission. 
 
Where it is considered that there is likely to be excessive repetition, the 
Chairperson of the Hearings Committee or Commissioner may limit the 
circumstances in which parties having the same interest may speak or present 
evidence. 
 

8. Venue for the Hearing 
The Hearing will be held at the Council Chamber which is situated on the first 
floor of the Civic Administration Building, 32 Te Marae o Hine | The Square, 
Palmerston North (unless otherwise stated).  Please note that access is via the 
automatic doors on Te Marae o Hine | The Square side of the roadway where 
our Customer Service Centre is situated.  There are stairs and a lift to the first 
floor on the right as you enter the building. 
 

9. Evidence 
The Hearings Committee or Commissioner may require evidence given at the 
Hearing to be on Oath or Affirmation.  Any pre-circulated evidence may also 
be required to be sworn whether it is read or taken as read. 
 
If a witness is unable to attend the hearing, the Hearings Committee or 
Commissioner has the discretion to accept evidence in the form of an affidavit.  
An affidavit must be in writing, sworn before a solicitor, Justice of the Peace or 
other authorised officer, and should also set out the reasons why the witness is 
unable to attend the hearing in person. 
 

10. Cross Examination 
There is no right of cross-examination.  This means that the parties do not have 
the right to address questions to other parties, or to the Hearings Committee or 
Commissioner.  The Hearings Committee or Commissioner may, however, 
question any party concerning their submission or evidence. 
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11. Conduct of the Hearing  
At the start of the Hearing the Chairperson of the Hearings Committee or the 
Commissioner will introduce the Panel or Commissioner, if appropriate, and 
staff members present and will briefly outline the hearing procedure. 
 
The following order of appearance will usually apply: 
(i) Applicant and witnesses;  
(ii) The Planning Officer for Palmerston North City Council; 
(iii) Submitters; 
(iv) The applicant, who has a right of reply. 
 

12. Tikanga Maori 
Tikanga Maori is recognised where appropriate and the Hearings Committee 
or Commissioner will receive evidence written or spoken in Maori. 
 
If you wish to speak in Maori at the Hearing, please contact the Democracy & 
Governance Administrator within seven days of the date you receive the letter 
notifying you of the hearing.  This is to enable arrangements to be made for a 
certified interpreter to attend the Hearing, (Section 4(5) Maori Language Act 
1987) 
 

13. Visual Aids 
If you wish to use a data projector, video, whiteboard, pin-up board or a similar 
aid, please contact the Democracy & Governance Administrator no later than 
two days before the Hearing so that arrangements can be made. 
 

14. Sensitive Information 
The Hearings Committee or Commissioner may make an order to protect 
sensitive information.  The reasons for which such an order can be made, and 
the consequences, are detailed in Section 42 of the Resource Management 
Act 1991. 
 

15. Adjournment of the Hearing 
The Hearings Committee or Commissioner has the power to adjourn the 
Hearing. 
 

16. Decision of the Hearing 
After the Hearings Committee or Commissioner has heard the evidence and 
submissions, it will usually declare the Hearing closed and will leave the Council 
Chamber to consider its decision.  All parties will be advised in writing of the 
decision on the objection and the reasons for those decision. 
 

17. Additional Information 
After the Hearings Committee or Commissioner has reserved its decision, further 
details of information from any party involved in the proceedings may be 
requested.  If this happens, all parties will be circulated with copies of the 
additional information obtained and will be given the opportunity to comment 
before the Hearings Committee or Commissioner makes a final decision. 
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18. Appeals against Council Decision 
Any person who has made an application, objection or submission has a right 
of appeal to the Environment Court.  Such appeal may be against the whole 
or any part of the decision.  The time within which the right of appeal to the 
Environment Court must be exercised is within 15 working days of notice of the 
decision being received in accordance with the Resource Management Act 
1991. 
 
Because the appeal procedure is more involved than the initial Hearing, it is 
suggested that parties consult a solicitor if they wish to appeal. 
 

19. Variation of Procedure 
The Hearings Committee or Commissioner may, at its sole discretion, vary the 
procedures set out above if the circumstances indicate that some other 
procedure would be more appropriate. 
 

20. General 
You should not endeavour to contact members of the Hearings Committee or 
Commissioner.  However a staff member of the Council, on behalf of the 
Hearings Committee or Commissioner, may contact you to arrange an 
inspection of any property affected by the application.  In this event, do not 
discuss the case with them. 
 

* * * * * 
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100a Longlands Road West 
   RD5 Hastings, Hawke’s Bay  

www.wayfinder.nz                           

 

22nd December 2020 

 

Ryan O’Leary 
The Property Group 
PO Box 12066 
Palmerston North 4444 

 

Dear Ryan 

Re: Notice of Requirement: Proposed Extension to Abby Road 
 Peer Review of Landscape and Visual Effects 

 

Palmerston North City Council has re-lodged a Notice of Requirement (NoR) to undertake a designation for the 
purpose of extending Abby Road, Palmerston North for a distance of approximately 180m such that it joins at a 
‘T’ intersection with Johnstone Drive. The re-lodged application contains various amendments to the design 
following comments provided on the first application, and replaces the first application in its entirety.  

To support the NoR, the Council have provided an assessment of landscape, natural character and visual 
amenity effects that has been undertaken by Hudson Associates, dated 4 September 2020 (Hudson Report). 
This letter provides a peer review of that assessment for the purposes of informing your s42A report.  

Methodology 

In the preparation of this peer review I read and considered the NoR as a whole, including the main report 
prepared by WSP (dated 7 September 2020) and the Hudson Report which has been appended within it. I also 
briefly considered relevant material contained within the two Transport Assessments (prepared by WSP).   

I undertook a site visit in early March 2020, and then again in October 2020. I am also generally familiar with the 
Aokautere area, having undertaken other work in the vicinity of Abby Road in the past.  

I also used publicly available aerial photography, Google Street-View, and imagery/plans provided by the 
applicant and applicant’s experts.  

The availability of information both publicly and within the application is extensive, and I consider I have enough 
information to undertake the peer review and provide informed recommendations. I also consider that there is 
enough information for submitters and the public to understand the proposal and its potential effects. 

Although this report has not been prepared for the purposes of an Environment Court Hearing, I can confirm 
that I have read and have abided by the Court’s Code of Conduct for Expert Witnesses. I consider I am suitably 
experienced at providing peer reviews of this nature and can provide details of this expertise if required. 

For the purposes of assessing the significance of effects, I have used a seven-point scale that matches those 
used in the Hudson Report (Tables 1.1, 2.0, 4.0 and 5.0). This scale deliberately avoids the use of RMA 
terminology, but for the purposes of translation, it is largely accepted that moderate-low on the scale is 
equivalent to minor. 
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Description of Proposal 

The proposal is located at the end of Abby Road, Aokautere, Palmerston North. Abby Road currently accessed 
from Pacific Drive, and the proposal is to link Abby Road to Johnstone Drive in order to provide efficient and 
logical access to the eastern side of Adderstone Reserve in order to enable recreational opportunities.  

The details of the proposal are described in section 5 of the NoR. It involves: 

• Earthworks for the formation of a road; 

• The placement of a culvert to enable stormwater passage underneath the road; and 

• The construction of a carriageway and intersection. 

Some vegetation within the gully will be required to be removed. Although no plans have been provided 
indicating the extent of replanting, paragraph 81 of the Hudson Report recommends planting of all road 
embankments with species to match the native species within Manga o Tane Reserve. 

It is understood from s6.3 of the NoR report that street lighting will be included, as well as pedestrian footpaths 
on both sides of the road. The Hudson Report also recommends the creation of a walkway through Manga o 
Tane Reserve to connect with SH57, however the NoR itself does not propose or allow for such a walkway. 
However, the re-submitted proposal changes the alignment of the designation such that it directly bounds the 
reserve, and therefore a walkway connection in the future is made possible.  

The Hudson Report provides an assessment of two potential road alignment options, Option 1 being the 
“Northern Alignment” and Option 2 being the “Southern Alignment”, favouring Option 1 as being “more 
sympathetic to the landform”. 

Landscape Context 

The Hudson Report, paragraphs 32 to 49, provides a thorough description of the project site, localised vicinity 
and wider environment. I consider that this description is accurate and an adequate base on which to 
determine potential effects. Of note are the following characteristics: 

• Aokautere is composed of a series of flat terraces, incised by a network of ephemeral gully and stream 
systems. One of these, the Abby Road Gully system contributes in a small way to the life-supporting 
capacity of the Manawatū River and is an essential element of the areas character and a defining 
feature of the Aokautere plateau. 

• Aokautere Road is a main arterial road, and whilst the northern side of this road has developed 
completely, the southern side continues to expand with many recent and emergent developments in 
the area. 

• The roading pattern is determined by the location and shape of the terraces. The main arterial route 
follows the Manawatū River, while a network of collector and local roads feed traffic onto the flat 
terraces. Where possible, crossing of the gullies by road is avoided. 

• Considerable earthworks have reshaped the gullies for residential development. Abby Road Gully has 
undergone significant change from its natural form, with the natural landform of the entire gully 
irreversibly changed. Visually there is a distinct contrast in vegetation quality between the lower gully 
and the significantly modified upper head of the gully. 
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• Manga o Tane Reserve has been replanted with locally sourced native vegetation and left to 
regenerate. Over time this will restore structural complexity to the ecosystem. 

• There are no sites of cultural significance in the area, however Rangitāne have expressed interest in the 
biodiversity and stormwater of the gully systems. 

Planning Context  

Both the NoR and the Hudson Report provide a comprehensive overview of the policy context. Of particular 
note are the following: 

• Objective 1, Policy 1.1 and Policy 1.2 of the PNCC District Plan in regard to limiting the location and 
scale of earthworks where adverse effects may result. 

• Section 7, Objective 1 of the PNCC District Plan that seeks to ensure subdivision in urban areas is 
consistent with integrated management of the use, development and protection of land and other 
natural and physical resources; and Objective 2 that seeks to ensure the safe, convenient and efficient 
movement of people, vehicles and goods in a high quality environment with minimum adverse effects; 
and Policy 2.6 which seeks to avoid, remedy and/or mitigate the adverse effects caused by alterations 
to the natural landform and removal of vegetation. 

• Section 10, Objective 4 of the PNCC District Plan that seeks to ensure that the predominant character 
of the Residential Zone is not compromised by incompatible land use and development.  

• There are no objectives or policies related to landscape, natural character or visual amenity effects in 
Section 24: Designations of the PNCC District Plan. 

The site is not identified as an Outstanding Natural Landscape or Feature. 

Assessment of Landscape Effects 

From paragraph 60, the Hudson Report provides an assessment of effects on the biophysical landscape and 
landscape character. It sets out that the positioning and configuration of the road has been considered in 
relation to the existing and possible future landscape patterns within the surrounding area, and notes that the 
proposal will provide increased connectivity between existing and proposed residential areas.  

The report considers the highly modified nature of the site and concludes that the proposal will not result in the 
adverse loss of habitat.  

In terms of landscape character, the report considers that the proposal will interrupt the flow of the Abby Road 
Gully, although suggests that Option 1 will ensure less interruption due to the lower height in the middle of the 
road. Both options would place fill in the currently hollow gully and create a crossing that is not reflective of the 
natural patterns of the area.  

The Hudson Report therefore concludes that there will be a moderate adverse effect on the biophysical 
attributes; low effects on vegetation, habitat and the stream bed; and overall moderate effects on landscape 
character.  

I agree with the assessment that has been provided. Although vegetation and the presence of a waterway 
within the gully give the appearance of a natural feature, the reality is that the Abby Road Gully has been highly 
modified over time. Re-planting and regeneration within Manga O Tane Reserve is underway, although this is 
below the proposal site. The top of the gully is still in relatively poor condition, no doubt still recovering from 
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historical agricultural land-uses prior to the development of residential housing, as well as not being managed in 
the same way as the reserve or flatter terrace areas.  

Having said this, the proposal will (as identified in the Hudson Report) provide a somewhat “unnatural” crossing 
of the gully that is generally at odds with the overall patterns of the surrounding landform (noting that this 
landform has been modified over time).  

I therefore consider the potential landscape effects align with the description of moderate, that being the 
“alteration of one key element or feature/attribute – the composition/pattern [of the landscape] partially 
changed”, and I therefore concur with the findings of the Hudson Report in this regard.  

Assessment of Natural Character Effects 

The table included under paragraph 69 of the Hudson Report provides an assessment of the existing natural 
character of the Abby Road Gully in the vicinity of the proposal site. The table considers abiotic, biotic and 
perceptual attributes of natural character, which is consistent with current best practice assessment.  

I generally concur with the Hudson Report that the crossing of the gully will result in the interruption of the 
natural flow of the waterway, and the longer-term (emerging) patterns and processes within the gully. There 
are risks of increased stormwater runoff and division of what could be a densely planted, diverse gully system.  

Little documented information on Manga o Tane Reserve is available, and I am not aware of any detailed 
ecological assessments of the gully area since planting within the reserve has been undertaken. However, 
anecdotal information from PNCC staff1 is that monitoring of the wider “Green Corridors” (which includes a 
number of planted tributaries and gullies in the wider area) is resulting in increased sightings of tui, ruru and 
kereru. From a landscape perspective, there can be little doubt that “re-naturalising” previously modified 
waterways is only likely to have positive outcomes. As planting in the gully continues to mature, natural 
character values will further enhance.  

However, as the landscape is today, I agree with the effects assessment in the Hudson Report that the proposal 
will result in low effects on natural character. 

Assessment of Visual Amenity Effects 

As part of the assessment for notification (of both the current and prior NoR applications), I undertook a 
relatively detailed assessment of visual amenity effects from surrounding residential properties. I identified a 
number established residential properties close to the proposal around the end of Abby Road, Woodgate Court, 
Johnstone Drive and Ron Place that would likely have views (or partial views) of the proposal. For each property, 
I then applied a simple “minor” or “less than minor” rating of visual effects for the purposes of determining 
which properties should be notified of the proposal (should full public notification not be undertaken).  

The Hudson Report does not include a detailed, property-by-property assessment of visual effects, but rather 
focusses in particular on visual coherence and the visual intrusion of the development on the amenity of the 
gully. It concludes that, overall, visual amenity effects of the proposal will be moderate.  

 

 

1 https://www.stuff.co.nz/manawatu-standard/news/94919738/green-corridors-project-attracts-the-birds 
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I consider that a more detailed assessment is appropriate, and I have therefore readdressed my notification 
assessment utilising the seven-point scale of effects adopted by the Hudson Report. In undertaking this 
assessment, I have also considered the potential effects of streetlights, both as visible elements during the day 
and as additional light sources at night. This assessment is provided as follows: 

 

Address Location Brief Evaluation Rating 

14 Abby Road Rear section, single storey 
dwelling located middle of Abby 
Road, eastern side.  

Property is largely screened from the proposal by 
neighbouring dwellings, although some oblique views 
might be possible from the end of the garden. 

Low 

20 Abby Road Single storey dwelling located 
middle of Abby Road, eastern 
side.  

Property is largely screened from the proposal by 
neighbouring dwellings.  

Low 

22 Abby Road Rear section, single storey 
dwelling located towards end of 
Abby Road, eastern side.  

Property is tucked behind the neighbouring dwelling (24 
Abby Road) and is unlikely to have any clear views 
towards the proposal. Some fleeting views might be 
possible from driveway area and from end of the 
garden. 

Low 

24 Abby Road Rear section, single storey 
dwelling located near end of Abby 
Road, eastern side.  

Difficult to clearly ascertain views from this property, 
but likely that due to its elevated position above the 
gully that views of the eastern portion of the proposal 
will be possible, including construction activity. Likely to 
see and be affected by streetlights. 

Moderate-Low 

26 Abby Road Single storey dwelling located 
near end of Abby Road, eastern 
side.  

Views to proposal from rear of property are restricted 
by boundary fences, including fence along adjacent 
driveway, and neighbouring dwelling. However, 
elevation above gully may result in some oblique views 
of proposal between neighbouring dwellings. Likely to 
see and be affected by streetlights. 

Moderate-Low 

28 Abby Road Single storey dwelling located end 
of Abby Road, eastern side. 

Directly adjacent to proposal area, although rear and 
side of property has 1.8m high paling fence. Would be 
affected by any construction to north side, but is 
elevated above gully and would have views across the 
proposal from rear. May be affected by streetlights. 

Moderate-Low 

35 Abby Road Single storey dwelling located in 
middle of Abby Road, western 
side.  

Semi-open front yard with mature trees on boundary, 
house set back from road. Limited views to proposal as 
a result of neighbouring and opposite dwellings. 

Very-Low 

37 Abby Road Single storey dwelling located 
towards end of Abby Road, 
western side. 

Open front yard, but views restricted by neighbouring 
and opposite dwellings. May have limited oblique views 
across to part of the proposal and construction. 

Very-Low 

39 Abby Road Single storey dwelling located 
near end of Abby Road, western 
side. 

Open front yard, but views somewhat restricted by 
neighbouring dwelling. May have oblique views across 
to proposal and construction. Likely to see streetlights. 

Moderate-Low 

41 Abby Road Single storey dwelling located end 
of Abby Road, western side 

Open front yard and driveway, some views towards 
proposal. Likely to see whole of proposal and 
construction works, including streetlights. 

Moderate 

25 Johnstone 
Drive 

Single storey dwelling near to end 
of built development on 
Johnstone Drive, western side. 

Property is largely screened from the proposal by 
neighbouring dwellings. 

Very-Low 

27 Johnstone 
Drive 

Rear section, single storey 
dwelling, near to end of built 
development on Johnstone Drive, 
western side. 

Orientation of rear boundary looks away from proposal, 
and views to side restricted by neighbouring dwelling. 
May be some oblique views from end of garden. 

Very-Low 

29 Johnstone 
Drive 

Rear section, single storey 
dwelling, at end of built 
development on Johnstone Drive, 
western side.  

Difficult to ascertain whether property is fenced on side 
boundary, but even so it is likely to have views over 
much of the proposal and see streetlights. 

Moderate 

31 Johnstone 
Drive 

Single storey dwelling at end of 
built development on Johnston 
Drive, western side. 

Difficult to ascertain whether property is fenced on side 
boundary, but even so it is likely to have views over 
much of the proposal including streetlights. 

Moderate 
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48 Johnstone 
Drive 

Single storey dwelling on the 
northeast corner of Johnstone 
Drive and Ron Place. 

Some oblique views towards the proposal, although 
these are restricted by boundary fences and vegetation.  

Low 

3 Ron Place Single storey dwelling at end of 
Ron Place, northern side. 

Some oblique views towards the proposal although 
these are restricted by boundary fences, the 
neighbouring dwelling and new plantings around the 
school. 

Very-Low 

3 Woodgate 
Court 

Single storey dwelling on 
northern side of Woodgate Court 

Some oblique views towards the proposal down the 
gully, but restricted by rear section dwellings on Abby 
Road.  

Low 

5 Woodgate 
Court 

Rear section, single storey 
dwelling on northern side of 
Woodgate Court 

Located at head of the gully system, and potential for 
views towards proposal, although it is difficult to 
ascertain to what degree boundary and garden 
vegetation provides screening. Located some distance 
from the proposal, more likely to affected by 
construction movement and night lights. 

Moderate-Low 

9 Woodgate 
Court 

Single storey dwelling on 
northern side of Woodgate Court. 

Property is largely screened from the proposal by 
neighbouring dwellings. 

Very-Low 

11 Woodgate 
Court 

Single storey dwelling, with 
dormer attic, on northern side of 
Woodgate Court. 

Orientated on an oblique angle to the gully, with views 
partially screened by neighbouring property and 
potentially vegetation. However, some views possible 
from dormer windows. Located some distance from the 
proposal.  

Moderate-Low 

17 Woodgate 
Court 

Single storey dwelling near to 
turning circle on northern side of 
Woodgate Court.  

May have some oblique views down gully towards 
proposal, but appear to be heavily restricted by 
vegetation on neighbouring property. 

Low 

19 Woodgate 
Court 

Single storey dwelling off turning 
circle, northeastern end of 
Woodgate Court. 

Appears to have relatively open views down gully 
towards proposal. Although some distance away is likely 
to see most of the construction works and completed 
road. Night lighting likely to be visible. 

Moderate 

 

My assessment identifies that four properties are likely to experience a moderate level of visual effects, and five 
properties a moderate-low level of visual effects.  

I also considered potential visual effects on the recently completed Westmount School located directly opposite 
the proposed intersection on Johnstone Drive. Views from the school are generally orientated to the north and 
east, and it appears that the road boundary has been planted with trees. Therefore, whilst there will be views 
from some locations, it is considered that visual amenity effects on the school will be low. 

I agree with the Hudson Report that the proposal will introduce new traffic movements in the area, however 
this is an activity that already occurs.  

Further, I agree with the Hudson Report that there are likely to be some positive outcomes in terms of the 
appreciation of the gully (and Manga o Tane) reserve through the creation of the crossing. However, the visual 
coherence of the gully system will be interrupted by the road, resulting in adverse visual effects. 

Overall, I consider that the visual effects of the proposal will be generally low, however there will be some 
immediately adjacent properties whereby visual effects will be as high as moderate. In this regard, I concur with 
the Hudson Report in regard to the overall visual effects rating of moderate.  

Review of Submissions 

A total of four submissions were received following notification of the NoR. I address these below: 

• Bo Yu, 19 Woogate Court, raises a concern about land severance that will result from the new 
proposal. This is a matter I considered in detail on the first application. However, the revised proposal 
has resulted in the Designation boundary being directly aligned with Manga o Tane reserve, and 
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proposes vegetation of a similar type and character used in the reserve. As a result, the road will 
effectively extend the reserve right to the road boundary, leaving only undeveloped land at the head of 
the gully. The Proposed Draft Aokautere Structure Plan (Figure 5 of the Transportation Assessment 
contained in the NoR) indicates that potentially four new residential sections will be provided for 
through the construction of the link, giving some purpose to parts of the gully (noting that it is 
understood steeper parts of the gully are not geotechnically stable enough for development). 
Therefore, it is not difficult to imagine that, in time, the undeveloped land (extending right up to 
Woodgate Court) will be vegetated in a similar manner to the reserve (either by Council or a 
neighbourhood group) – providing beneficial landscape outcomes. Therefore, the worst case scenario 
is that this potentially severed land remains undeveloped and unmanaged, but the more likely long-
term outcome is that it will be improved. On this basis, I consider the severance issue is no longer a 
landscape effect to be concerned about.  

• Powerco raises no landscape, natural character or visual amenity concerns. 

• Aokautere Land Holdings Ltd raises no specific landscape, natural character or visual amenity concerns. 
Reference is made to a historical resource consent application by the submitter that involved, in part, 
the filling in of the upper portion of the Abby Road Gully. Discussion of landscape and visual effects of 
this proposal is included, but no determination or conditions are provided. In my opinion, such 
reference to a different proposal, at a different time, is of little relevance to the current application and 
does not alter my conclusions in regard to my review of the Hudson Report.  

• Lynne Bishop raises concerns in regard to the visual effects of the proposal from her property, located 
at 11 Woodgate Court. I have provided an assessment of this property in the table above and conclude 
that visual effects on this property will be moderate-low. There are no plans within the NoR for filling in 
the upper portion of the gully, and therefore it is beyond the scope of my review to consider the visual 
effects of any such outcome. However, I note that planting is included on the earthworked slopes 
between the road itself and Ms Bishop’s property, which will provide some degree of mitigation.  

Recommendations & Mitigation 

The Hudson Report provides the following recommendations: 

• Ensure the land area between the proposed road and the Manga o Tane Reserve is revegetated to 
match the native species within the Reserve  

• Plant all road embankments within the designation 

• Ensure pedestrian access is provided for along the road to add further amenity value and connectivity. 

• Facilitates the opportunity for a walkway connection to be created through to Manga o Tane Reserve. 

I concur with the first recommendation and consider this would be an appropriate way in which to reduce and 
mitigate the potential landscape and natural character effects associated with crossing the gully. Planting the 
road embankment on the lower side would allow for increased control over the sequence of vegetation 
between the proposal and the reserve and would help to disguise and integrate the landform modifications 
associated with the road. This would effectively speed up the natural regeneration process, with the road 
providing a more rational endpoint to the gully system than a non-defined legal boundary. In turn, this would 
further enhance the visual amenity experienced by future users of the road.  
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Planting the road embankment on the upper side of the gully provide some level of mitigation of visual effects, 
lessening the dominance of the road infrastructure and enhancing the connection to the reserve for viewers 
uphill of the proposal. It will also provide a start to enhancement of the natural qualities of the upper gully. 
Additionally, for the project itself planting has the potential reduce longer-term maintenance costs (compared 
to regular mowing). 

I note that no planting plan has been provided with the application. I would anticipate a preliminary planting 
plan, including area to be planted, species mix and overall plant quantities, be provided as part of the Outline 
Plan. In addition, an indication of how such planting will be maintained will be important. 

In regard to the third recommendation, I understand that the road proposal will provide pedestrian access on 
both sides. I agree that this also facilitates the opportunity for a walkway connection into the reserve (the 
fourth point), although I recognise this is currently beyond the scope of the NoR as lodged. There is no 
particular effect identified that such a walkway would mitigate, and no assessment of such a walkway within the 
Reserve has been provided.  

Although the proposal has identified night lighting will be included, there are no specific details on how this 
lighting will be established. To diminish light-spill effects at night, I recommend that directional LED lighting be 
used. Such lighting is becoming relatively standard in road construction and operation and is remarkably 
effective at containing light within the road environment only. 

In terms of the proposed design options, I am in agreement with the Hudson Report that Option 1 will provide 
better landscape outcomes than Option 2.  

Conclusions and Recommended Conditions 

I have undertaken a review of the assessment of landscape, natural character and visual amenity effects 
provided as part of the NoR application for the extension of Abby Road, Palmerston North. I note the changes 
that have been made to the proposal since the first application, in particular extending the designation 
boundary to Manga o Tane Reserve and planting this area with a species mix that reflects the habitat in this 
reserve will provide appropriate mitigation. 

Generally, I concur with the findings of the assessment that the landscape, natural character and visual amenity 
effects (from some properties), without planting, will be moderate, this translating to more than minor. 
However, the inclusion of planting as recommended in the Hudson Report (and the previous section) will 
provide appropriate mitigation that helps to integrate the proposal with the reserve, and also positively sets up 
ongoing revegetation of the upper gully (noting that undertaking the planting of this gully is outside of the 
scope of the project). With this planting mitigation, I consider that the landscape and natural character effects 
of the proposal will reduce to low. Visual effects will still be experienced by some close-neighbouring properties.  

Turning to conditions, I consider that the following are appropriate in regard to landscape, natural character 
and visual amenity: 

• That the Requiring Authority includes within the Outline Plan of Works a Planting Plan which illustrates 
the areas of the designation that are to be planted, the species mix to be used, and the overall 
quantities/density of planting. This planting is to be designed to replicate and enhance the native 
planting found in the adjacent Manga o Tane Reserve. 

• That the Requiring Authority includes within the Outline Plan of Works a Landscape Maintenance Plan 
that demonstrates how the planting to be undertaken will be maintained in perpetuity. 
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• That directional LED lamps be used in any streetlights in a way that reduces any light spill beyond the 
boundary of the Designation. 

 

Ryan, should you require any further information, please do not hesitate to get in contact. 

 

Yours sincerely 

 

 

Shannon Bray 
NZILA Registered Landscape Architect 
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1 Introduction 

1. My full name is Harriet Barbara Fraser. I hold the qualification of Chartered 

Professional Engineer and Chartered Member of Engineering NZ. I hold a 

Bachelor of Civil Engineering degree from Imperial College, University of London 

and a Masters’ degree of Science in Transportation Planning and Engineering 

awarded with distinction by the University of Leeds. My background of 

experience includes over 25 years consultancy experience in traffic and 

transportation matters. From August 1998 to August 2012 I worked as a 

Transportation Planner in the firm of Traffic Design Group Limited practicing as 

a transportation planning and traffic engineering specialist throughout New 

Zealand. Since September 2012 I have been working as a sole practitioner in 

the field of transportation planning and traffic engineering. 

2. I am a certified Hearing Commissioner, having completed the MFE Making 

Good Decisions training and have also been appointed as a Development 

Contribution Commissioner. 

3. I have prepared this evidence on behalf of Council as the determining authority 

in relation to the Notice of Requirement (NOR) for a new road connection 

between Abby Road and Johnstone Drive (the Project) lodged by Council as the 

requiring authority.  I understand that my evidence will accompany the planning 

report being prepared by the determining authority under section 42A of the 

Resource Management Act 1991. 

4. I have previously assisted Council with processing the Notice of Requirement 

for the Te Ahu a Turanga: Manawatu Tararua Highway Project and a number of 

Plan Changes during the recently completed review of the District Plan. I have 

assisted Council on other projects including Section 42A reporting on 

transportation matters associated with the He Ara Kotahi pedestrian and cycle 

bridge over the Manawatu River, the preparation of a Comprehensive Parking 

Management Plan and have also provided transportation assessments for 

applicants seeking resource consent from Council. As such, I have a good 
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working knowledge of both the transportation elements of the District Plan and 

the particular traffic characteristics of Palmerston North and its environs. 

1.1 Expert Witnesses – Code Of Conduct 

5. I confirm that I have read the Code of Conduct for Expert Witnesses in the 

Environment Court Practice Note 2014 and that I agree to comply with it.  I 

confirm that I have considered all the material facts that I am aware of that 

might alter or detract from the opinions that I express, and that except where I 

state I am relying on information provided by another party, the content of this 

evidence is within my area of expertise.  

2 Background and Scope of Evidence  

2.1 Background 

6. The NOR application seeks to enable roading access between Abby Road 

(currently a cul-de-sac) and Johnstone Drive. The road to be formed would have 

a length of approximately 180m and would be a two-lane road that would 

connect with Johnstone Drive via a new tee-intersection. 

7. The Project objective is to secure the potential to extend Abby Road so that it 

joins up with Johnstone Drive for the purpose of: 

a. Preserving and providing an efficient and logical connection between Abby 

Road and Johnstone Drive. 

b. Preserving and providing provide an efficient and logical access to the 

eastern side of the Adderstone Reserve from Abby Road, to enable 

recreational opportunities. 

8. The extent of the proposed designation is shown in Figure 1 of the application 

AEE with an extract included below. 
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Figure 1: Extent of NOR 

2.2 Scope of evidence 

9. I have been asked to assess the traffic and transport elements of the NOR.  My 

assessment considers the following matters: 

a) An overview of the existing traffic and roading environment. 

b) Adequacy of the applicant’s investigations and interpretation of the 

findings of those investigations.  

c) Alignment of the NOR with statutory documents.   

d) Submissions relating to traffic and transport. 

e) Consideration of draft conditions. 

10. My evidence should be read in conjunction with expert evidence of the other 

experts that have contributed to the s42A Planning Assessment. 
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11. As part of preparing this statement of evidence, I have read the following 

reports and documents: 

a. Notice of Requirement – Extension to Abby Road between Pacific 

Drive and Johnstone Drive – Transportation Assessment dated 2 

September 2020 

b. Further Information Response dated 22 October 2020 

c. Submissions on the NOR 

2.3 Site visit 

12. I undertook a site visit on 18 February 2020 and am familiar with the 

surrounding environment. 

3 Existing Environment  

13. The existing transport environment is described in sections 1.3.4 and 1.3.5 of 

the WSP report Notice of Requirement – Extension to Abby Road between 

Pacific Drive and Johnstone Drive and in Section 3 of the Transportation 

Assessment. Key matters with regard to the existing traffic environment are: 

a. speed limit of 70km/h on SH57 Aokautere Drive through the intersections 

with Pacific Drive, Cashmere Drive and Johnstone Drive; 

b. speed limit of 50km/h on Pacific Drive, Johnstone Drive and Abby Road; 

c. the two sections of Johnstone Drive have yet to be connected although it is 

understood that the connecting link has now been vested in Council; 

d. in the Council’s road hierarchy, SH57 Aokautere Drive is a Major Arterial, 

Pacific Drive a Minor Arterial, Johnstone Drive a Collector Road and Abby 

Road a Local Road; 
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e. estimated weekday average peak hour traffic flows of around 1,200 

vehicle movements per hour (vph) on SH57 Aokautere Drive to the west of 

Pacific Drive; 

f. vehicle flows (excluding heavy vehicles) of around 2,580 vehicle 

movements per day (vpd) on Pacific Drive and less than 500vpd on each 

section of Johnstone Drive with an estimated 315vpd on Abby Road; 

g. Abby Road has a 20m road reserve with an 8m wide carriageway; 

h. the reported crash search for the 5 years 2015-2020, shows that there 

were: 

i. three non-injury crashes at the intersection of SH57 and Pacific 

Drive; 

ii. two crashes on SH57 between Pacific Drive and Johnstone Drive; 

and 

iii. two minor injury crashes on Pacific Drive north of Abby Road. One 

involved a motorist avoiding an animal and the other involved a car 

hitting a parked car. 

i. there are footpaths on both sides and no marked on-road cycle facilities on 

the local roads in the area; 

j. there are bus stops on Pacific Drive around 450m to the north of Abby 

Road with services to and from the city centre; and 

k. traffic flows on SH57 may reduce once the Te a Turanga (SH3 across the 

ranges) opens and traffic diverts away from the Pahiatua Track. 

14. I note that Abby Road is around 6km from central Palmerston North (The 

Square) and that there is some provision for cyclists on the shoulders along 

SH57 to the west of Pacific Drive and then along Summerhill Drive. 
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15. Photographs of the existing local road network taken during my site visit are 

included below. 

 

Photo 1: Looking along the unopened Section of Johnstone Drive 

 

Photo 2: Looking towards the end of Abby Road 
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Photo 3: Looking along Abby Road towards Pacific Drive 

 

Photo 4: Looking North along Pacific Drive from Abby Road 
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Photo 5: Looking South along Pacific Drive from Abby Road 

4 Consideration of Alternatives  

16. Section 1.5 of the AEE describes the consideration of alternatives. Three 

alternative options were considered: 

a. Do Nothing 

b. extend Abby Road to intersect with Aokautere Drive (SH57) 

c. extend Abby Road to intersect with Johnstone Drive. 

4.1 Do Nothing 

17. At section 1.5.1 the AEE comments that ‘the current roading pattern provides 

limited opportunities for passing between the collector roads without taking 

long routes’. 

4.2 Extend Abby Road to Intersect with Aokautere Drive (SH57) 

18. At section 1.5.2 the AEE concludes that there would be traffic safety and 

efficiency issues with an additional intersection connection with SH57. I agree 
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that the focus should be on the existing and future safety and efficiency of the 

existing intersections along this section of SH57 rather than introducing an 

additional connection to SH57. 

4.3 Extend Abby Road to Intersect with Johnstone Drive 

19. At section 1.6.1 of the AEE, and on the proviso that the two sections of 

Johnstone Drive are connected, the findings of the Transportation Assessment 

for this option are summarised as follows: 

a. The overall effect of the extension on the efficiency of the Abby Road and 

Pacific Drive intersection is expected to be negligible; 

b. The performance of the intersection of Abby Road and Johnstone Drive is 

very good; 

c. The overall effect on safety is expected to be negligible as the Abby Road 

and Johnstone Drive intersection will be designed and constructed to an 

appropriate standard; 

d. The overall effect on access is expected to be a moderate positive effect as 

the link provides improved access and route choice for some areas; and 

e. The overall effect on resilience is expected to be a minor positive as the 

link provides some route redundancy in the local road network. 

20. With regard to point a. above, Table 8 in the Transportation Assessment 

forecasts that the Level of Service will change from an A to a C on the Abby 

Road approach as a result of the link road. While I consider this change in level 

of service to be acceptable, the change will not be negligible, residents will 

experience small but noticeable increases in delays and queueing. 

21. Point c. above comments on the anticipated safe design of the Abby Road 

intersection with Johnstone Drive. With no design provided and in line with good 

practice, I suggest that a condition is included requiring both a Detailed Design 

and a Post-Construction Road Safety Audit of the intersection. 
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22. With regard to the design of the link road itself, I recommend that a condition is 

included to ensure safe sight lines from existing driveways, especially for 26 

and 28 Abby Road. I am confident that there is a solution within the proposed 

designation and that this would be part of the detailed design process. The 

solution will be in Council’s control such as including no stopping around the 

inside of the bend, no planting within the berm that would restrict sight lines 

from driveways and of course the detailed alignment of the curve in the road 

itself. The link road design should also be subject to a Detailed Design and 

Post-Construction Road Safety Audit or equivalent process. 

23. I agree that the link will result in positive transport effects with regard to access 

and resilience. 

24. The extension of Abby Road to connect with Johnstone Drive was selected as 

the preferred option. I agree that this is the better of the alternative options 

with regard to traffic effects on the local road network and achieving the 

objectives of the NOR. 

5 Alignment with Statutory Documents 

5.1 Palmerston North City District Plan 

25. Section 7 of the Transportation Assessment describes the compliance of the 

proposal with the Palmerston North City Council District Plan. The version 

referenced is not the current version which became operative in May 2018. 

26. In Table 1 below I have set out the District Plan transportation objectives (City 

View and Transportation) and policies that I consider are relevant to this NOR 

and have commented on the alignment of the NOR with them. 
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District Plan Objective/ Policy  Comment on Alignment 

City View Objective 3 – The integrated and efficient 

provision of, and access to, infrastructure, network 

utilities and local services is facilitated for all 

residents. 

The proposed link road will improve access for 

existing and future residents and in particular for 

pedestrians and cyclists who will benefit from 

shorter travel distances. 

City View Objective 9 – Subdivisions, buildings and 

infrastructure are designed and constructed to 

promote a coordinated, healthy and safe 

environment. 

Recommendations are included for the link road 

and its new intersection with Johnstone Drive to be 

subject to road safety audits to ensure the safe 

performance of this new infrastructure. 

City View Objective 19 – the effects of natural 

hazards are avoided or mitigated taking into 

account the effects of climate change and the 

significant social disruption caused by natural 

hazard events. 

The upgrading of Abby Road from a cul de sac to a 

through link is consistent with this objective. 

City View Objective 23 – infrastructure operates in 

a safe and efficient manner, and the effects of 

activities which could impact on the safe and 

efficient operation of this infrastructure are 

avoided, remedied or mitigated. 

With regard to safety, see comment on City View 

Objective 9 above. With regard to efficiency, on the 

proviso that the two sections of Johnstone Drive are 

connected, the intersections of Abby Road with 

each of Pacific Drive and Johnstone Drive are 

forecast to perform well. 

City View Objective 24 – All forms of transport, 

including public transport, walking, cycling and 

private vehicles are adequately provided for to 

assist with sustainable energy use and a healthy 

lifestyle. 

The link will result in shorter travel distances for 

some existing residents and in particular provides a 

short cut for pedestrians and cyclists. 

City View Objective 25 – infrastructure and 

physical resources of regional or national 

importance are recognised and provided for by 

enabling their establishment, operation, 

maintenance, upgrading and protection from the 

effects of other activities. 

 

 

 

 

The proposed NOR which does not include a new 

connection to SH57 minimises any adverse effects 

on the state highway. 
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District Plan Objective/ Policy  Comment on Alignment 

Transportation Objective 1 – The City’s land transport networks are maintained and developed to ensure 

that people and goods move safely and efficiently through and within the City 

Policy 1.1 – Identify and apply the roading 

hierarchy to ensure the function of each road in 

the City is recognised and protected in the 

management of land use, development and the 

subdivision of land. 

The application includes the intention that the new 

road will be a Local Road in the road hierarchy and 

the proposed NOR includes adequate width for this 

to be achieved. The forecast traffic flows on the 

existing and proposed sections of Abby Road are 

consistent with those expected for a Local Road. 

Policy 1.2 – all roads in the City have function and 

design characteristics consistent with their place in 

the roading hierarchy. 

As per comment on Policy 1.1. 

Policy 1.3 – maintain and upgrade the existing 

roads in the City and provide for new roads to meet 

the current and future needs of the City. 

The proposed road will serve both existing and 

future residents. 

Policy 1.4 – the road network stormwater control 

system shall protect the road, road users and 

adjoining land from the adverse effects of water 

from roads and minimise any adverse effect on the 

environment. 

This is a matter of detailed design later in the 

planning process. 

Policy 1.5 – require all new public roads, private 

roads and vehicle accesses to be designed and 

constructed to meet performance standards 

relating to the safety and efficiency of vehicle 

movement, and to ensure the safe use of the road 

transport network for all users. 

This is a matter of detailed design later in the 

planning process. The extent of the NOR and the 

existing road reserve widths allow for designs that 

can be expected to be the safe and efficient for all 

road users. 

Policy 1.6 –Encourage the development of safe 

and accessible pedestrian paths and cycleways, as 

well as convenient and accessible cycle parking, to 

support the opportunity for people to use active 

and non-vehicular modes of transport throughout 

the City. 

The application includes the intention that the new 

road will include footpaths along both sides and 

that cyclists will share the traffic lanes as is 

common on Local Roads. The footpaths will benefit 

from passive surveillance from passing traffic. 

Policy 1.7 –to support and encourage the provision 

of public transport and its use throughout the City 

as an integral part of the transportation system. 

The link road will improve access to the bus stops 

on Pacific Drive for residents on Johnstone Drive. 
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District Plan Objective/ Policy  Comment on Alignment 

Policy 1.8 – Convenient, safe, and accessible car 

parking, loading and manoeuvring facilities are 

available for residents, staff, visitors and 

customers for all activities without creating 

congestion or conflicts with moving vehicles, 

pedestrians or cyclists on adjacent roads. 

The cross-section of the new section of road as 

indicated in the application will allow for two-way 

vehicle flow as well as parking along both sides. 

Transportation Objective 2 - The land transport network is safe, convenient and efficient while avoiding, 

remedying or mitigating adverse effects in a way that maintains the health and safety of people and 

communities, and the amenity values and character of the City’s environment. 

Policy 2.1 – to restrict the through movement of 

traffic where the movement has adverse visual, 

noise and safety effects on adjoining areas by 

using the road hierarchy to direct higher volume 

and heavy traffic movements on identified arterial 

routes and discouraging this traffic from other 

areas, such as residential areas. 

The forecasting included in the application indicates 

that the link would get used by a limited number of 

households and that traffic flows will remain within 

the range anticipated for a Local Road. 

Policy 2.2 – to avoid, remedy or mitigate the 

impact of roads and parking areas on visual 

amenity values of the community by requiring the 

provision of landscaping. 

My expectation is that the width of the NOR is such 

that any necessary landscaping can be 

accommodated.  

Policy 2.4 – avoid adverse effects on amenity and 

character by ensuring that new roads are well 

designed and visually complement the character of 

the surrounding areas. 

This is a matter for detailed design. The width of the 

NOR is such that compliance is considered 

achievable. 

Transportation Objective 3 – The safety and efficiency of the land transport network is protected from the 

adverse effects of land use, development and subdivision activities. 

Policy 3.1 – Avoid, remedy or mitigate the adverse 

effects of increased traffic or changes in traffic 

type, which would compromise the safe and 

efficient operation of any road or level crossing, or 

the safe and convenient movement of pedestrians 

and cyclists on roads or at level crossings. 

The forecast performance of the intersections is 

satisfactory. It is recommended that the link road 

and new intersection are subject to road safety 

audits to ensure their safe operation. 

 

Policy 3.3 – Ensure that buildings and activities do 

not compromise land transport network safety, 

Comment as per Policy 3.1 above. 
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District Plan Objective/ Policy  Comment on Alignment 

including maintaining the necessary clear sight 

lines for road vehicles at level crossings and road 

intersections. 

Table 1: Alignment with District Plan Transportation Objectives and Policies 

27. As shown, the proposed NOR is well aligned with many of the objectives and 

policies and the recommended road safety audits will ensure the safe operation 

of the link and its new intersection with Johnstone Drive. 

28. I am also of the view that the alignment with other documents including the 

Government Policy Statement on Land Transport 2021 and Horizons Regional 

Land Transport Plan (2018 Review) needs to be considered. 

5.2 Government Policy Statement on Land Transport 2021(GPS) 

29. In Table 2 below I have set out the GPS strategic priorities and have 

commented on the alignment of the NOR with them. 

GPS Strategic Priority  Comment on Alignment 

Developing a transport system where no-one is 

killed or seriously injured. 

 

The 50km/h speed environment helps minimise the 

risk of death and serious injury crashes. It is 

recommended that the link road and the new 

Johnstone Drive intersection with Abby Road are 

subject to both detailed design and post-

construction road safety audits to ensure their safe 

operation. 

Providing people with better travel options to 

access places for earning, learning, and 

participating in society. 

The new link will improve access through the local 

road network, in particular for pedestrians and 

cyclists who will benefit from the increased 

connectivity. 

Improving freight connections to support economic 

development. 

Not relevant to this local road scenario within a 

residential area. 
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GPS Strategic Priority  Comment on Alignment 

Transforming to a low carbon transport system that 

supports emissions reductions aligned with 

national commitments, while improving safety and 

inclusive access. 

Small reductions in vehicle trip lengths and 

associated emissions can be expected. 

Table 2: Alignment with GPS on Land Transport 

5.3 Horizons Regional Land Transport Plan (RLTP)(2018 Review) 

30. In Table 3 below I have set out the RLTP policies and measures that I consider 

relevant to the NOR application. 

RLTP Policies and Measures  Comment on Alignment 

Policy 1.1 – Ensure the road network provides 

suitable access to business, educational, defence, 

social and recreational services for the region’s 

residents, visitors and businesses by: 

1.1.3 Encouraging the separation of arterial and 

local road traffic where appropriate (territorial 

authorities) 

The proposed NOR will lead to some local rerouting 

of trips but will not lead to arterial road traffic 

rerouting through the local road network. 

 

Policy 2.2 – Support the provision of effective 

connections to the region’s principal economic 

growth and productivity areas by: 

2.2.2 Encouraging the separation of arterial and 

local road traffic where appropriate and align with 

the One Network Road Classification (NZTA, 

territorial authorities) 

As per comment above.  

Policy 2.5 – encourage effective integration of 

transport and land use planning in growth areas of 

the region by: 

2.5.2 Developing transport projects and services 

which are consistent with land use plans and 

strategies (NZTA, territorial authorities) 

2.5.3 Ensuring freight, tourist flows, and walking 

and cycling routes are taken into account during 

The assessment has given consideration to some 

future growth in the Aokautere area. The NOR has 

the potential to improve access for some 

pedestrians and cyclists moving through the local 

area and will improve access to the Adderstone 

Reserve and walkway. 
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RLTP Policies and Measures  Comment on Alignment 

planning processes (NZTA, territorial authorities) 

Policy 4 – encourage the uptake of walking and 

cycling as transport modes and for recreation by: 

4.1 Providing new infrastructure that caters for 

safe walking and cycling, where appropriate (NZTA, 

territorial authorities) 

4.5 Developing and promoting recreational 

walkways and cycleways where appropriate (NZTA, 

territorial authorities) 

The width of the NOR allows for footpath provision 

on both sides. On Local Roads such as this, cyclists 

typically share the carriageway with vehicular traffic. 

There will be improved access to the Adderstone 

Reserve and walkway. 

Table 3: Alignment with RLTP 

5.4 Draft Aokautere Structure Plan 

31. The Draft Aokautere Structure Plan was released in August 2019. An extract 

from the consultation material is included here as Figure 2. 

 

Figure 2: Extract from Draft Aokautere Structure Plan Consultation Material 

32. Some 56 potential residential lots are shown accessing the link road. The NOR 

Transportation Assessment includes allowance for 65 residential lots within this 

area as included in Table 3 of the assessment report. As such reasonable 
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consideration of the possible outcomes of the wider Aokautere development 

has been included. 

6 Review of Submissions  

33. Four submissions have been received.  

34. The submission from Bo Yu includes concerns regarding the filling of the gully 

with no specific traffic concerns identified. 

35. The submission from Lynne Bishop does not include traffic matters. 

36. The submission from Powerco does not include traffic matters. 

37. Aokautere Land Holdings Limited oppose the NOR and include the following 

traffic and transportation matters in their submission: 

a. at paragraphs 23 to 29 of the submission, the submitter implies that when 

Johnstone Drive is connected a road along the NOR alignment is 

redundant. My understanding of the benefits of the NOR are with regard to 

providing improved access to Johnstone Drive and beyond for existing 

residents of Abby Road and Woodgate Court, efficient access to Pacific 

Drive and beyond for future potential residents (to the north and east), 

improved connectivity for pedestrians and cyclists along with improved 

access to the Adderstone Reserve. While no doubt useful, the completion 

of Johnstone Drive does not in my view achieve these particular local 

benefits; 

b. at paragraphs 32 to 34 of the submission, the submitter raises concerns 

regarding the width of the NOR. In my experience, the width of the NOR is 

selected to allow for a range of vertical and horizontal road alignments. 

Once the road is completed the designation would be reduced to reflect the 

final position of the road and any associated earthworks or structures; and 
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c. at paragraph 66 of the submission, the submitter states their preference 

for a road from Johnstone Drive to Aokautere Drive adding a further 

connection to SH57. As per my comments on the ‘Alternative Option’ which 

also included a new connection to SH57, Section 4.2 of this evidence and 

Section 1.5.2 of the Transportation Assessment, I consider that the 

proposed NOR provides a safer and more efficient arrangement. 

7 Draft Requirement Conditions 

38. I have read the proposed draft conditions and comment as follows: 

a. The scope of the Construction Management Plan (Condition 3) and the 

scope of the Traffic Management Plan (Construction) (Condition 34) will 

ensure the appropriate management of effects associated with 

construction traffic; 

b. Condition 9 usefully seeks to maintain public access to the Addlestone 

Reserve when this can be done safely; 

c. Condition 26.d) and 27.l) ensure that public pedestrian access is provided 

to the Manga o Tane Reserve and that the location, width and grade of the 

path is subject to a certification process; 

d. The scope of the Infrastructure & Streetscape Management Plan (Condition 

42) requires the provision of roading design drawings as part of the 

certification process; and 

e. My preference with regard to ensuring the safe operation of the new 

roading and intersection that will be formed is that a Detailed Design and a 

Post-Construction Road Safety Audit are required. These are undertaken by 

an independent suitably qualified person and are required to follow the 

Waka Kotahi NZTA processes for such audits. 
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8 Conclusions  

39. In undertaking this review of the transportation matters associated with the 

NOR, I have come to the following conclusions: 

a. I expect that there might also be some use made of the link by residents on 

Pacific Drive with ready access to Abby Road, up to say 15 households for 

occasional trips, whether for local internal trips or further afield to the 

northeast via SH57. I consider that the use of conservative household trip 

generation rates in the assessment allows for this limited additional use; 

b. I agree that the link improves access, especially for the active modes which 

will benefit from ‘the shortcut’. Access to the Adderstone Reserve will be 

improved for all modes provided that paths and parking are provided 

through subsequent planning processes; 

c. I agree that inclusion of the link adds resilience, in particular for the 

residents of Abby Road and Woodgate Court as a result of the additional 

connection to the local road network; 

d. I agree that of the options considered, the extension of Abby Road to 

connect with Johnstone Drive is the better option with regard to traffic 

effects on the local road network and achieving the objectives of the NOR;  

e. the proposed NOR is well aligned with many of the transport-related District 

Plan objectives and policies; 

f. the proposed NOR is consistent with the GPS on Land Transport strategic 

priorities; 

g. the proposed NOR is consistent with the Horizons Regional Land Transport 

policies and measures; and 

h. I recommend that conditions are used to ensure that mitigation measures 

are included to provide for safe access to Abby Road from frontage 
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properties and the safe performance of the new intersection with 

Johnstone Drive. 

Harriet Fraser  

9 March 2021 
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OUTLINE OF REPORT 

 

[1] A brief synopsis of the major sections of this report is listed below: 

a. Qualifications and Experience – substantiating my qualifications to author 

this report to commissioners. 

b. Proposed Activity – an overview of the Activity in question. 

c. Scope of Report – summarising the scope and extent of this review. 

d. Information Reviewed – documenting the information used in completing 

this review.  

e. Site and Surrounding Area – documenting the existing conditions along and 

adjacent to the proposed alignment of the Abby Road extension, particularly 

as it pertains to stormwater management.  

f. Assessment of Stormwater Effects – summary of the stormwater details 

included in the Notice of Requirement and my professional assessment of 

the anticipated stormwater impacts from the proposed road extension on 

adjacent areas. 

g. Conclusion and Recommendations – a summary of my assessment and 

recommendations for the Committee.  

 

QUALIFICATIONS AND EXPERIENCE 

 

[2] My full name is David Christopher Arseneau.  I am a senior water engineer with GHD, 

currently located in Palmerston North.   

 

[3] I have a degree in Civil Engineering with a specialisation in Water Resources from the 

University of Waterloo (Canada), obtained in 2008, and a Masters of Engineering in 

Public Policy degree from McMaster University (Canada), obtained in 2011.  

 
[4] I am a licensed Professional Engineer (P.Eng.) in the Canadian province of Ontario 

(since 2011).  

 
[5] I have been a practicing water resources engineer since 2008 and transferred to New 

Zealand in August 2019. I have experience in the analysis, design and construction of 

a variety of water resources infrastructure in Canada, including stormwater 

management systems/facilities, drainage improvements, flood risk assessments and 

river engineering works. Since arriving in New Zealand I have been primarily engaged 
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in the review and development of stormwater management plans for residential 

developments in the Palmerston North and Horowhenua areas. 

 

[6] I have read and agree to comply with the Code of Conduct for expert witnesses issued 

as part of the Environment Court Practice Notes.  The matters addressed in this 

statement of evidence are within my expertise and I am not aware of any material 

facts that have either been omitted or might alter or detract from the opinions 

expressed in this statement. 

 

PROPOSED ACTIVITY 

 

[7] Palmerston North City Council (PNCC), the Applicant and Requiring Authority, has 

submitted a Notice of Requirement (NOR) to PNCC, the Consenting Authority, for the 

extension of Abby Road from its current northern terminus to intersect with Johnstone 

Drive, located in the Aokautere subdivision of Palmerston North. The road extension 

would consist of approximately 180 m of two-lane roadway crossing several parcels of 

land owned by Aokautere Land Holdings Limited (ALHL) and encompassing a portion 

of the “Abby Road Gully” (the gully).  

 
SCOPE OF REPORT 

 

[8] The scope of this report is to review the proposed activity in the context of the Notice 

of Requirement and applicable policies, standards and regulations. The objective of 

the review is to provide an unbiased technical assessment of stormwater conditions 

at the proposed road extension site to assist the Hearing Committee in addressing the 

effects of the Notice of Requirement application, and recommend potential conditions 

to require of the application.  

 

INFORMATION REVIEWED 

 

[9] The information reviewed for this assessment included the following: 

a. The Applicant’s Notice of Requirement application for the Abby Road 

extension, dated 10 September 2020 

b. Submissions received by PNCC regarding the NOR, specifically: 

i. Submission #1 from Bo Yu of 19 Woodgate Court 
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ii. Submission #2 from Powerco Limited 

iii. Submission #3 from ALHL 

iv. Submission #4 from Lynne Bishop of 11 Woodgate Court 

c. The Aokautere Stormwater Management Strategy (April 2020), prepared by 

myself for PNCC as part of the ongoing Aokautere Structure Plan initiative 

d. Available GIS data from PNCC, including 2018 LiDAR elevation information, 

parcel boundaries and storm main/sump locations and elevations 

e. PNCC Engineering Standards for Land Development 

f. PNCC District Plan 

g. Horizons Regional Council One Plan 

h. Resource Management Act 1991 

 

SITE AND SURROUNDING AREA 

 

[10] Abby Road is a residential road in the Aokautere subdivision of Palmerston North off 

Pacific Drive, currently terminating in a dead-end just south of the Abby Road Gully. 

The gully separates the end of Abby Road from Johnstone Drive.  

 

[11] The area between the end of Abby Road and Johnstone Drive is currently undeveloped 

and is situated on two lots owned by ALHL: Lot 2 DP 484515 and Lot 1102 DP 519561.  

 
[12] Based on the available LiDAR elevation data, overland stormwater flow along Abby 

Road is split into north and south flow directions approximately at Woodgate Court. 

Runoff from Abby Road north of Woodgate Court flows to the current terminus of 

Abby Road and would be expected to continue north into the gully if the road 

extension is constructed. Similarly, runoff from the portion of Abby Road leading to 

the proposed intersection of Abby Road with Johnstone Drive would flow west 

towards the gully. 

 
[13] The gully extends south (upstream) from the proposed Abby Road extension location 

for approximately 200 metres, terminating at the rear property lines of residences 

along Woodgate Court. Stormwater from the rear gardens of these properties and 

others along Abby Road and Johnstone Drive drains into the gully and flows north into 

the Manga O Tane Reserve, crosses under Aokautere Drive into the Pari Reserve, and 

ultimately discharges into the Manawatū River across from the Manawatū Golf 

Course. The proposed road crossing will intersect this drainage path through the gully. 
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[14] Abby Road is situated in the Aokautere subdivision, which is currently the subject of a 

new Structure Plan to be implemented by PNCC. Although the Structure Plan has not 

yet been notified or approved, the stormwater management strategy for the 

Aokautere area detailed in the Structure Plan is considered relevant, as it is in 

compliance with PNCC’s Engineering Standards for Land Development. The 

stormwater management strategy includes stormwater controls to manage flood risk, 

erosion risk, and water quality risk. 

 

ASSESSMENT OF STORMWATER EFFECTS 

 

[15] The Applicant’s Notice of Requirement notes the following general details regarding 

stormwater (paraphrased where appropriate): 

a. Notes the requirement for a culvert to be installed in the gully to allow 

stormwater to be conveyed from the upstream portions of the gully. 

b. Notes that the small stream within the gully originates from a small 

stormwater pipe at the upstream end of the gully which appears to discharge 

water from residential areas along Woodgate Court and Johnstone Drive. 

c. Assumes that best practice stormwater management and ESC (erosion and 

sediment controls) would be implemented during construction to avoid 

short term impacts. 

d. Indicates that Rangitāne o Manawatū have expressed interest in the 

stormwater management of the gully. 

e. Indicates that stormwater contamination from the adjacent urban areas is 

likely present in the stream flow. 

f. Identifies the risk that the proposed works could increase stormwater runoff 

into the gully, particularly in the context of the Manga O Tane Reserve. 

g. Suggests that native plantings on the proposed road embankments could 

mitigate stormwater quality and treatment concerns. 

 
[16] The Applicant’s Notice of Requirement appropriately acknowledges the stormwater-

related risks associated with the proposed activity, including increased runoff to the 

gully and increased stormwater contamination. However, mitigation of stormwater 

risks and adverse effects is not well described. 
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[17] Several sensitive areas are located downstream of the proposed road extension site, 

including the Manga o Tane Reserve which is a focus of local restoration and native 

revegetation efforts. Increased stormwater volume and contamination could 

adversely impact these areas if not mitigated. As well, increased runoff can result in 

increased erosion throughout the downstream gully system, creating potential slope 

stability hazards and impacting aquatic habitat. 

 
[18] Placement of the road through the gully will impact the flow of stormwater from 

upstream areas, which is acknowledged in the NOR. Mitigation is recommended with 

the installation of a culvert under the road. However, considering the local topography 

and relatively small upstream catchment area, there is not a high risk of flood impacts 

to upstream areas associated with the proposed road. Rather, there is a significant 

opportunity to use the portion of gully south/upstream of the proposed road as a 

stormwater detention and treatment area prior to discharge into the sensitive 

downstream areas. This would also serve to treat stormwater discharge from the 

existing residential areas. This approach would be consistent with the stormwater 

management strategy for the Aokautere Structure Plan.  

 
[19] The stormwater management strategy for the Aokautere Structure Plan requires that 

development areas control stormwater such that downstream areas are protected 

from increased risk of flooding, erosion, and water quality impacts. These measures 

should be applied pre-emptively to the proposed extension of Abby Road, which is 

located in the Aokautere Structure Plan area. 

 
STATUTORY PROVISIONS – PNCC DISTRICT PLAN AND ENGINEERING STANDARDS 

 

[20] The proposed subdivision was evaluated against the PNCC District Plan and PNCC 

Engineering Standards for Land Development (ESLD) in the context of objectives and 

policies that relate to stormwater or stormwater effects.  

 
[21] The District Plan includes several objectives and policies to ensure that development 

occurs in a thoughtful and effective manner, including the following: 

a. Policy 2.3 – To ensure safe, convenient and efficient movement of people, 

vehicles and goods in a high quality environment with minimum adverse 

effects by providing that: …the road network stormwater control system 

shall protect the road, road users and adjoining land from the adverse effects 
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of water and minimise any adverse effects on the environment…[the 

structure of a road] be protected from the adverse effects of surface and 

ground water…[and] the road network stormwater control system 

shall…adequately convey water to an approved discharge point.  

b. Policy 2.5 – To avoid, remedy or mitigate the adverse effects of land 

development by ensuring as far as possible that the carrying out of land 

clearance, earthworks and other construction activity does not result in: … 

damage to property from stormwater runoff. 

c. Policy 2.9 – To safeguard people, property and the environment from the 

adverse effects of surface water by ensuring that: The layout and functioning 

of the stormwater drainage system: …adequately services its 

catchment…ensures that stormwater disposal from the subdivision would 

not increase the risk of inundation in urban areas.  

 

[22] The full design details of the stormwater management system are not included in the 

NOR; the Applicant should provide confirmation as needed that the ESLD objectives 

for stormwater (described in section 6.1.4 of the ESLD) are satisfied. In particular, 

stormwater measures that achieve the following objectives should be considered by 

the Applicant: 

a. Reduces stormwater peak flow rates to pre-development levels. 

b. Avoids adverse environmental and community effects. 

c. Identifies and incorporates downstream improvements required as a result 

of the proposed works. 

d. Ensures stormwater management devices are fit for purpose, taking into 

account local characteristics. 

 

[23] In the context of the Assessment of Stormwater Effects described previously in this 

report, and considering the objectives and policies from the District Plan and ESLD 

(listed above, at a minimum), it is my opinion that any NOR approval should include 

explicit requirements or conditions for the effective management of stormwater to 

protect downstream areas. 
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REVIEW OF SUBMISSIONS 

 

[24] The four submissions received by PNCC regarding the NOR were reviewed for any 

relevant implications to stormwater-related aspects of the application.  

 

[25] Submission #1 was received from Bo Yu, resident at 19 Woodgate Court located at the 

upstream end of Abby Road gully. The submitter’s opposition to the NOR is related 

primarily to the road changing the nature of the gully, as well as leading to further 

filling of the gully (i.e., a slippery slope). There are no specific concerns related to 

stormwater, although it is noted that impacts to the visual nature of the gully could be 

mitigated through native plantings around and upstream of the proposed road; this 

would also provide stormwater and erosion control benefit.  

 

[26] Submission #2 was received from Powerco Limited and seeks only to ensure that its 

underground gas assets located at the end of Abby Road are protected during any 

future construction work. No stormwater related concerns are raised, and therefore 

no comment is made on the submission in this report.  

 

[27] Submission #3 was received from ALHL and does not include any specific concerns 

related to stormwater or similar impacts associated with the proposed road 

connection. Therefore no comment is made on the submission in this report.  

 

[28] Submission #4 was received from Lynne Bishop, resident at 11 Woodgate Court 

adjacent to the upstream end of the gully. The submitter is opposed to the application 

due to anticipated adverse effects to landscape and visual effects, the nature of the 

gully topography, and fear of further filling of the upstream end of the gully after the 

road is constructed. Although there are no specific concerns with stormwater or 

drainage, the submitter’s proposal to have the gully vested to Council and revegetated 

with native plantings would have significant benefit to stormwater quality, erosion and 

sedimentation mitigation, and protection of the downstream Manga o Tane Reserve. 

 

CONCLUSION AND RECOMMENDATIONS 

 

[29] The stormwater review described herein indicates that the proposed extension of 

Abby Road could create stormwater adverse effects to downstream areas. These risks 
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are broadly and appropriately acknowledged in the NOR. However, the mitigation of 

these risks is not well described, creating the possibility that the road extension is 

implemented without appropriate stormwater management controls.  

 

[30] There is a significant opportunity to use a portion of the Abby Road gully upstream of 

the proposed road alignment for the detention and treatment of stormwater runoff 

from both the new road and upstream residential areas. 

 

[31] The submissions received during the NOR notification process do not include any 

specific concerns related to stormwater, natural hazards or environmental impacts. 

Submissions #1 and #4 include concerns related to the nature of the gully, some of 

which could be mitigated through natural plantings which would also have stormwater 

benefits.  

 

[32] Based on this review, it is my recommendation that any approval of the NOR includes 

conditions for stormwater management, namely: 

 
a. That the extension of Abby Road complies with the requirements of the 

Engineering Standards for Land Development and the Aokautere Structure 

Plan stormwater management strategy. This includes the following 

minimum requirements, or as otherwise described in the approved Structure 

Plan: 

i.  Mitigation of the 100-year ARI post-development flows to pre-

development levels. 

ii.  Mitigation of erosive potential due to post-development stormwater 

flows in downstream areas. 

iii.  Treatment of stormwater runoff up to the 90% percentile rainfall 

event (15 mm depth) in an appropriate stormwater treatment 

facility (i.e., roadside rain gardens and/or a stormwater wetland). 

b. That the Abby Road extension design submission include a stormwater 

management report prepared by an experienced and qualified stormwater 

professional that provides comprehensive details of the engineering 

calculations of pre- and post-development stormwater runoff flows from all 

hardstand areas associated with the road extension, and the appropriate 
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sizing, placement and configuration of stormwater quantity and quality 

controls. 

c. In the event that the Aokautere Structure Plan is not approved or is delayed, 

the Abby Road extension should regardless be held to the above listed 

stormwater management requirements.  

d. That the applicant work to protect and revegetate the upstream portion of 

the gully to provide stormwater management, erosion control, and 

landscape amenity benefits.   

 
Dated: 11 December 2020 
 
 

________________________ 

David Christopher Arseneau 
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BEFORE THE INDEPENDENT HEARINGS PANEL 

 

IN THE MATTER OF: An application for a Notice of 

Requirement for roading purposes 

to establish a link road connecting 

Abby Road to Johnstone Drive 

AND  

IN THE MATTER OF: A hearing by Palmerston North City 

Council 

 

 

SECTION 42A REPORT OF RYAN O’LEARY  – PLANNING  

  

 
Dated 09 March 2021 
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Executive Summary 

1. Palmerston North City Council (‘the Requiring Authority’) has given notice, pursuant to Section 

168 of the Resource Management Act 1991 (‘RMA’) of its requirement for the extension of 

Abby Road between Pacific Drive and Johnstone Drive, Palmerston North. The Notice of a 

Requirement (‘NOR’) is for “Roading Purposes”.  

2. The land subject to the NOR is known as 52 Johnstone Drive and is held in one Record of Title, 

legally described as Lot 2 DP 484516 Lot 694 DP 500578 Lot 695 DP 509873 Lot 1102 DP 

519561. This land is presently owned by Aokautere Land Holdings Ltd, a party that is 

independent to the applicant for this NOR (being PNCC). 

3. The stated purpose of the NOR in Section 1.4.1 of the application is: 

“to secure the potential to extend Abby Road so that it joins up with Johnstone Drive for the 

purpose of: 

- Preserving and providing an efficient and logical connection between Abby Road and 

Johnstone Drive. 

- Preserving and providing an efficient and logical access to the eastern side of the 

Adderstone Reserve from Abby Road, to enable recreational opportunities”. 

4. The proposed NOR will facilitate the future construction of two-lane ‘link road’ with a length 

of approximately 230m, connecting Abby Road and Johnstone Drive. As outlined in Section 

1.4.2 and 1.4.3 of the application, a general and conceptual design of the proposal has been 

submitted in support of the NoR.  

5. This report is provided pursuant to s42A(1) of the RMA. Its primary purpose is to assist the 

Hearing Commissioner in evaluating the proposal and its role of deciding on the NoR in 

accordance with Section 168A of the Act.  

6. In accordance with Section 168A(3) I have carefully considered the requirement and 

submission received on it. In doing so, I have also considered, subject to Part 2 of the Act, the 

effects on the environment (both positive and adverse). I consider that the adverse effects of 

the proposal will be no more than minor and can be appropriately mitigated to an acceptable 

level. In reaching this conclusion, I rely on the evidence of Mr Hudson and Mr Thornton, and 

the peer reviews undertaken by Mr Bray and Mrs Fraser, respectively. I also rely on the expert 
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advice from Mr Arseneau with respect to stormwater matters. The proposal will also result in 

notable positive effects. 

7. In considering the effects of the proposal, I have had particular regard to the matters in Section 

168A (3) (a) to (d), an conclude that: 

a. Having examined the relevant planning framework, that the proposal’s will ‘fit’ with the 

relevant policy framework. 

b. The consideration of alternative sites, routes or methods has been adequate having 

regard to the extent of the land affected by the designation; the nature of the proposal; 

and, its geographical setting which limits the range of alternative options available. 

c. The works and designation are reasonably necessary for achieving the objectives of the 

requiring authority for this designation area which relate to preserving and providing a 

connection from Abby Road to Johnstone Drive; and, providing an efficient and logical 

access to the eastern side of Adderstone Reserve for Abby Road, to enable recreational 

opportunities. I consider that these objectives will be met; and, 

d. I have had regard to any other matter reasonably necessary to make a decision on the 

requirement.  

8. Having carefully considered the notice of requirement in accordance with the relevant 

statutory framework, I recommend to the Hearings Commissioner that, in accordance with 

Section 168A(4) they decide to confirm the requirement; and, impose conditions.  

9. To assist the Hearings Commissioner, I have included draft conditions on the designation for 

consideration in Appendix 1. These have been circulated to the Requiring Authority.  
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1.0  Introduction 

1.1 My full name is Ryan Arthur O'Leary. I hold the position of Planning Manager (Central Region) 

at The Property Group Ltd, a Planning and Property Consultancy. I am based in Palmerston 

North.   

1.2 I have prepared this evidence on behalf of the Palmerston North City Council (“Territorial 

Authority”) to provide independent planning and resource management expertise related to 

the Notice of Requirement Application to extend Abby Road and construct a ‘T intersection’ 

where Abby Road connects to Johnstone Drive. The Requiring Authority on this application is 

also Palmerston North City Council. 

1.3 I hold a Bachelor of Resource Management and Environmental Planning (Hons) from Massey 

University.  I am also member of the New Zealand Planning Institute.  

1.4 I have achieved panel certification, having completed the Ministry for the Environment’s 

Making Good Decisions Foundations Course. 

1.5 I joined The Property Group Ltd in June 2018, having previously been employed as a Senior 

Planner at Palmerston North City Council (‘PNCC’ or ‘the Council’) between Jan 2016 and June 

2018. Before this I held the role of Senior Planner at Wellington City Council, where I began 

my professional career in 2008. I have over 12 years resource management experience.  

1.6 My experience has involved both processing for Councils and the acquisition of a variety of 

resource consents and notice of requirements sought under the Resource Management Act 

1991 (‘the Act’).  

Expert Witnesses – Code Of Conduct 

1.7 I confirm that I have read the Code of Conduct for Expert Witnesses in the Environment Court 

Practice Note 2014 and that I agree to comply with it.  I confirm that I have considered all the 

material facts that I am aware of that might alter or detract from the opinions that I express, 

and that except where I state I am relying on information provided by another party, the 

content of this evidence is within my area of expertise.  
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Purpose of this Report 

1.8 This report is provided pursuant to s42A(1) of the RMA. The primary purpose of the report is 

to assist the Hearing Commissioner in evaluating the proposal and its role in deciding the 

notice of requirement in accordance with Section 168A of the Act.  

1.9 I note that this report is not a final decision on the proposal under Section 168A of the RMA. 

That decision ultimately resides with the Hearings Commissioner, under delegation from the 

Council.  

1.10 The report has been structured as follows:  

a. Section 2 sets the scene for this report, providing further contextual information and an 

outline of relevant statutory matters;  

b. Section 3 summarises the notification process and the submissions received; and  

c. Section 4 contains an evaluation of key issues and a summary of the recommendations 

on those issues.  

1.11 Attached to the report are the following appendices:  

a.  Appendix 1 contains draft recommended conditions, should the Commissioners be 

minded to grant consent;  

b.  Appendix 2 contains an index of relevant objectives and policies in the Plan; 

c. Appendix 3 contains the approved resource consent from Horizons Regional Council 

(Horizons Reference No: ATH-2016200752.00); 

d.  Appendix 4 contains the decision by PNCC to decline the land use consent (Reference No: 

LU 4085); and, 

e.  Appendix 5 contains the decision by PNCC to decline the subdivision consent (Reference 

No: SUB 5031). 
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Background 

1.12 I was engaged by Palmerston North City Council to assist with the processing of this Notice of 

Requirement application at the time it was lodged on 10 September 2020. This engagement 

followed my previous involvement in the processing of a similar Notice of Requirement lodged 

in December 2019 and subsequently withdrawn  by the Requiring Authority1. This notice of 

requirement effectively replaces, with modification, that former notice of requirement 

application. 

Reports and material considered 

1.13 As part of preparing this statement of evidence, I have read the following reports and 

documents: 

a. The Applicant’s Assessment of Environmental Effects (prepared by Mrs Samantha 

Dowse) and its associated appendices; 

b. The Further information received by the applicant on 20 October 2020 (see Appendix 

3); 

c. The submissions received in relation to this application #1 to #4 (as set out in Section 3 

of this report); 

d. The technical assessments and evidence of Council Experts, including: 

i. Harriet Fraser – Transport (Harriet Fraser Traffic Engineering & Transportation 

Planning)  

ii. Shannon Bray – Landscape (Wayfinder Landscape strategy & Planning Ltd) 

iii. David Arseneau – Stormwater (GHD Ltd) 

Site visit 

1.14 I can confirm I have visited the site on several occasions, 17 January 2020, 28th September 

2020 and most recently on 08 March 2021.   

 

1 Memorandum of Counsel to the Commissioners, dated 30 October 2020. 
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Section 2 - Setting the Scene 

2.1 This section of the report presents a factual overview of the proposal and the relevant matters 

to be considered for determining the NoR under Section 168A of the Act. The discussion here 

summarises: 

a.  the proposal;  

b.  the site and existing environment;  

c.  the statutory framework for consideration of the proposal.  

The Notice of Requirement  

2.2 Palmerston North City Council (‘the Requiring Authority’) has given notice, pursuant to Section 

168 of the Resource Management Act 1991 (‘RMA’) of its requirement for the extension of 

Abby Road between Pacific Drive and Johnstone Drive, Palmerston North. The Notice of a 

Requirement (‘NOR’) is for “Roading Purposes”.  

2.3 The land subject to the NOR is shown in Figure 1 below. It is known as 52 Johnstone Drive and 

is held in one Record of Title, legally described as Lot 2 DP 484516 Lot 694 DP 500578 Lot 695 

DP 509873 Lot 1102 DP 519561. This land is presently owned by Aokautere Land Holdings Ltd, 

a party that is independent to the applicant for this NOR (being PNCC). 

2.4 The stated purpose of the NOR in Section 1.4.1 of the application is: 

“to secure the potential to extend Abby Road so that it joins up with Johnstone Drive for the 

purpose of: 

- Preserving and providing an efficient and logical connection between Abby Road and 

Johnstone Drive. 

- Preserving and providing an efficient and logical access to the eastern side of the 

Adderstone Reserve from Abby Road, to enable recreational opportunities”. 

2.5 The proposed NOR will facilitate the future construction of two-lane ‘link road’ with a length 

of approximately 230m, connecting Abby Road and Johnstone Drive. As outlined in Section 

1.4.2 and 1.4.3 of the application, a general and conceptual design of the proposal has been 

submitted in support of the requirement.  
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2.6 The applicant anticipates that specific design details will be confirmed at a later stage by 

requiring authority through an Outline Plan of Works (Section 176A of the RMA). However, 

the draft conditions of consent have been framed in a manner in which relies more heavily on 

the preparation and implementation of various management plans, which are to be certified 

by Council (as Territorial Authority) prior to construction commencing. On the basis that these 

management plans are met, the requirements of an outline plan could potentially be waived 

by the Council (pursuant to Section 176(2)(c) of the Act.  

 
 Figure 1: Location of the Notice of Requirement (excerpt from Appendix A of the application)  

2.7 The physical works associated with the NOR are described in Section 1.4.2 of the application. 

In summary, these include:  

a. Earthworks (cuts and fill) associated with the formation of the road.  

b. The installation of a culvert from the head of the gully to convey stormwater the 

road;  

c. The construction of a ‘T-intersection’ with Johnstone Drive;  

d. The construction of the road carriageway; and  

e. The removal of vegetation associated with the construction works and replanting of 

the supporting embankments, once constructed.  
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2.8 Section 1.3.1 of the application describes helpfully describes that:  

 “The proposed road would cross the base of the gully, with proposed batters adjacent 
to the Manga o Tane Reserve, before ascending the eastern slope of the gully and 
connecting with Johnstone Drive in a T intersection. The gully area covered by the NoR 
and to the south is a highly modified gully system with vegetated sides”. 

2.9 The NOR application has been prepared by Mrs Samantha Dowse from WSP Global 

Consultants on behalf of Palmerston North City Council (as applicant/ Requiring Authority). 

The Territorial Authority (‘Council’) processing this application received this NOR on the 10th 

September 2020.  

The site and existing environment 

2.10 A detailed description of the site and the surrounding environment is provided in the 

documents submitted with the application (Section 1.3); and, within the assessment of Mr 

Hudson in paragraphs 32 to 49. I do not repeat the description contained within these reports 

here but consider these assessments to be accurate and therefore adopt these descriptions. 

The Relevant Provisions of the District Plan 

2.11 The land subject to the NOR is zoned ‘Residential’ in the Palmerston North City District Plan. 

The extent of this zoning is shown ‘yellow’ in Figure 2 below. To the north of Abby Road is 

a section of land denoted as ‘light green’ containing the Adderstone Reserve, zoned 

‘Recreation’, adjoined by land to the west coloured ‘dark green’ which denotes the 

Conservation and Amenity Zone. To the north/north-east of the proposed link road is the 

Manga o Tane Reserve, also zoned Conservation and Amenity in the District Plan.  
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 Figure 2: Excerpt from PNCC District Plan (online) maps 

2.12 As shown in Figure 2 above, Johnstone Drive is subject to a Designation (Designation 

Reference No: 80) for Roading Purposes. It is noted that the existing formed road along 

Johnstone Drive does not strictly follow the alignment of the existing designation. It is also 

noted that in December 2020 the section of Johnstone Drive that would connect its 

northern and southern portions (i.e. “the missing link”) was vested with Council. As a result, 

Johnstone Drive is a complete formed road, vested in Council. It provides a legal and 

physical connection between Aokautere Drive (State Highway 57) and Pacific Drive.  

2.13 The application site is also subject to an overlay which identifies portions of the land 

‘Developable’ and ‘Limited Developable’, as shown in District Plan Map 10.1 Aokautere 

Development Area. An excerpt of this map is shown in Figure 4 below. the ‘primary purpose’ 

  

358

0123456789



11 

 

of the division between the Limited Development Land and Developable Land is to establish 

stability controls for housing development2.  

 
 Figure 3: Excerpt from PNCC District Plan Map 10.1: Aokautere Development Area 

 

2.14 In the Council’s Roading Hierarchy in the District Plan, the following streets have been 

assigned the classification(s) below:  

Road Name  Classification  
Johnstone Drive  Collector Road  
Pacific Drive  Minor Arterial  
Aokautere Drive  State Highway  
Abby Road  Local Road  
Woodgate Court  Local Road  

 
  

 

2 The explanation under Rule 10.7.1.1(f) also signals that these limitations (e.g. the terrain) have also shaped the nature of 
housing development and the character of the Aokautere area.  
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Additional Consents Required 

2.15 To enable the proposed construction works, additional consents may be required from 

Manawatu-Whanganui Regional Council (Horizons). These consents would likely include: 

a. Large-scale land disturbance including earthworks (Rule 13-2) and the deposit of 

cleanfill (Rule 14-21), land use consent required under Section 9 of the RMA. 

b. Resource consent may be required under Rule 17-23 which relates to activities that do 

not comply with one or more permitted activity rules within chapter 17 of the Regional 

Plan. A non-compliance with the permitted activity rules would be assessed as a 

Discretionary Activity. The physical works are yet to be confirmed but the permitted 

activities of relevance are outlined in Rule 17-10. Specifically: 

i. Rule 17-10(c)(v) requires the culvert, associated fill and culvert placement to be a 

minimum depth below the bed of the river (stream) of 20% of the culvert width. 

ii. 17-10(d) requires the culvert to be positioned so its alignment and gradient are the 

same as the river (stream). 

iii. 17-10(f) requires the culvert inlet to be protected against erosion. 

2.16 It is also possible that resource consent is required under the National Environmental Standard 

for Freshwater Management 2020 (NES-FM). Resource consent may be required under Section 

13 of the RMA, depending on the nature of the physical works. 

2.17 There are no matters in this application relating to sections 11, 12, 13, 14 or 15 of the RMA. 

2.18 For completeness, it is noted that had this Notice of Requirement not been pursued: 

a. land use consent would be required under Rule 6.3.7.1 of the District Plan for 

earthworks which exceed a fill depth of 1.5m and an area of 500m² within a 12-month 

period; and, 

b. the construction of a road in the Residential Zone which is to be vested with Council 

would be a permitted activity under Rule 20.4.2, subject to compliance with the 

permitted activity performance standards (a) to (h). 

Consent History 

2.19 Horizons Regional Council granted Aokautere Land Holdings Ltd (ALHL) with a land use consent 

in 2016 to undertake earthworks to establish a public network road and infill the Abby Road 
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Gully (Horizons Reference No: ATH-2016200752.00). These works were associated with 

residential development at Johnstone Drive and Abby Road, Aokautere. A copy of this decision 

is included in Appendix 3 of this report. 

2.20 A companion resource consent application was also sought from PNCC by ALHL (Council 

Reference No: LU 4085). It involved the filling of virtually all of Abby Road gully up to Manga o 

Tane Reserve, as shown in Figure 4 below. This application was limited notified and the 

decision was declined by an Independent Hearings Commissioner, a copy of this decision is 

included in Appendix 4 of this report. The principal reasons for declining this consent are 

outlined in paragraph 114 of that decision are as follows: 

1. The proposed earthworks within the extent of the Abby Road gully are considered to 
have more than minor effects on the natural landform. 

2. The proposed earthworks within the extent of the Abby Road gully are considered to 
have more than minor effects on the Landscape Values of the environment. 

3. The proposed earthworks within the extent of the Abby Road gully are considered to 
have more than minor effects on the Visual Amenity Values of the environment.  

4. The proposal is inconsistent with the Objectives and Policies of Chapter 6 pertaining to 
earthworks.  

 
Figure 4: Extent of earthworks (filling of Abby Road gully) sought under LU 4085 
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2.21 A further subdivision consent and land use consent was lodged by ALHL to PNCC on 1 April 

2019 (Reference No: SUB 5031) in respect of the land located at 30 Abby Road (Legal 

Description Lot 2 DP 484516). ALHL sought subdivision consent to enable the creation of six 

new residential allotments, one Right of Way and one balance allotment (Lot 100) that is to 

be amalgamated with an adjacent property (Lot 1102 DP 519561). A copy of the proposed 

scheme plan is included in Figure 5 below. 

 
Figure 5: Subdivision application sought by ALHL from PNCC (SUB 5031) 

 

2.22 The application was processed on a limited notified basis with the owner of 41 Abby Road 

being considered an affected party and making a submission in opposition to the proposal. 

The Hearings Panel appointed to determine the subdivision identified that, as the current 

Notice of Requirement had been publicly notified at the time at the time of making its decision, 

meaning it had interim legal effect. Although the Hearings Panel did not determine the merits 

of the application as a whole, it declined the resource consent application as a result of the 
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NoR having legal effect. The Hearings Panel outlined the impact of the NoR on that proposal 

as follows3:  

 it must clearly follow that it’s mere existence within the statutory framework is an absolute 
impediment to our consideration of the substantive Resource Consent Application. In fact, 
we form the view, that do to so within the current context would be improper in law. 

2.23 As explained in paragraph 1.12 above, that NoR application has since been withdrawn and 

replaced with this NoR application. 

 

The statutory framework for consideration of the Notice of Requirement 

2.24 The decision-making framework for the proposal is contained in s168A of the RMA. This 

section specifically applies where the notice of requirement is made by the territorial 

authority. The relevant aspects of s168A for this application are as follows:  

168A Notice of requirement by territorial authority 

(1) This section applies if a territorial authority decides to issue a notice of requirement for 

a designation— 

(a) for a public work within its district and for which it has financial responsibility; 

 … 

(1A)  When considering a requirement and any submissions received, a territorial authority 

must not have regard to trade competition or the effects of trade competition. 

 … 

(3)  When considering a requirement and any submissions received, a territorial authority 

must, subject to Part 2, consider the effects on the environment of allowing the 

requirement, having particular regard to— 

(a)  any relevant provisions of— 

 (i)  a national policy statement: 

 (ii)  a New Zealand coastal policy statement: 

(iii) a regional policy statement or proposed regional policy statement: 

 (iv)  a plan or proposed plan; and 

 

 

3 Decision on SUB 5031, dated 28th March 2020, paragraph 51 

363

0123456789

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM231904#DLM231904


16 

 

(b) whether adequate consideration has been given to alternative sites, routes, or 

methods of undertaking the work if— 

(i) the requiring authority does not have an interest in the land sufficient for 

undertaking the work; or 

(ii) it is likely that the work will have a significant adverse effect on the 

environment; and 

(c) whether the work and designation are reasonably necessary for achieving the 

objectives of the requiring authority for which the designation is sought; and 

(d) any other matter the territorial authority considers reasonably necessary in order 

to make a decision on the requirement. 

(3A)  The effects to be considered under subsection (3) may include any positive effects on the 

environment to offset or compensate for any adverse effects on the environment that 

will or may result from the activity enabled by the requirement, as long as those effects 

result from measures proposed or agreed to by the requiring authority. 
(4)  The territorial authority may decide to— 

(a)      confirm the requirement: 

(b) modify the requirement: 

(c)  impose conditions: 

(d)  withdraw the requirement. 
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Section 3 – Further Information Request(s) and the Notification Process 

Further Information Request(s) 

3.1 Further Information was requested of the applicant on 7th October 2020. A response to this 

request was received 20th October 2020.  

 

Notification and Submissions 

3.2 A decision to publicly notify the application was made by Council under delegated authority 

on 23rd October 2020. The public notice was advertised in the Manawatu Standard on the 4th 

November 2020. The notice was also advertised on the Council’s website where information 

on the Notice of Requirement has remained.  

 

3.3 At the close of submissions on 2nd December 2020, a total of 3 submissions were received. A 

late submission was subsequently received on 10th December 2020 by Lynne Bishop. The 

applicant (PNCC as Requiring Authority) advised that they took no issue with its acceptance 

and that no prejudice would arise. The Territorial Authority therefore extended the 

timeframes on the submission period under Section 37 of the Act and Mrs Bishop’s submission 

has been accepted. 

 

3.4 A total of 4 submissions were received, 3 in opposition and 1 neutral. I have had regard to 

these submissions in this s42A report. 

 

 

 

 

 

3.5 Powerco Ltd take a neutral position with respect to this proposal. They seek  to ensure its 

existing underground gas assets within the designation area, as shown in Figure 6 below, are 

appropriately protected during the site works anticipated by the Notice of Requirement. The 

purpose of this is for Powerco Ltd to continue to operate, maintain and access its assets both 

during and post construction. Its submission identified specific relief sought through a consent 

condition to that effect. 

Sub No: Name General position of submission  
1 Bo Yu Oppose 
2 Powerco Ltd  Neutral 
3 Aokautere Landholdings Ltd Oppose  
4 Lynne Bishop Oppose 

365

0123456789



18 

 

 
 Figure 6: Location of existing Powerco underground assets (excerpt from Submission No: 2) 

 

3.6 Bo Yu and Lynne Bishop are both residents located in close proximity to the designation area 

and have raised similar concerns in opposition to the notice of  requirement. Both submitters 

refer to the previous land use consent sought by Aokautere Land Holdings Ltd (ALHL)  to PNCC 

for the filling of Abby Road gully (LU 4085). Both Mr Yu and Mrs Bishop raise their concern 

that is this Notice of Application is approved, there will be further application for filling the 

gully by ALHL at a later date. 

 

3.7 Mr Yu raises the following specific concerns: 

a. What the purpose of the new road 

b. Whether there is any (traffic) surveys or data to support the road extension; 

c. Who is going to pay for the road;  

d. whether there is any environmental impact research for the application; and,  

e. that it will change the nature of the gully by cutting the gully into two separate parts.  

 

3.8 Mrs Bishop raises the following specific concerns: 

a. That the proposed earthworks will cause significant adverse effects. Her primary 

concern is the potential landscape and visual amenity effects from earthworks and the 

associated impact on their amenity values (and other neighbouring residents). 
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b. That their current view of the gully, Manga o Tane Reserve and all the way up 

Fitzherbert East Road would be significantly affected. 

c. That the uniqueness of the contours of Abby Road gully will be disrupted. 

d. That the proposal is not consistent with earthworks related Objectives and Policies in 

Section 6.3.3 of the District Plan or the Assessment Criteria under Rule 6.3.7. 

 

3.9 Aokautere Land Holdings Ltd (ALHL) has made the following comments in their submission: 

a. The NoR will preclude the subdivision development contemplated by ALHL (SUB 5031) 

and subsume most of its developable land in Lot 2 DP 484516; 

b. The NoR would “open the door’ to the residential development of its own land at the 

expense of ALHL; 

c. There would be nominal difference in travel duration and risk profile for residents of 

Abby Road and Woodgate Court exiting via Pacific Drive to Aokautere Drive, rather than 

via Johnstone Drive; 

d. The area proposed to be designated is some 37m in width and 3340m² in area where 

the width of road is required to be only 17.2m in the Council’s Engineering Standards 

for Land Development. The over-width nature and alignment of the land to be 

designated appears to be driven by a commercial/development opportunity and to 

curtail competitive development from ALHL. The use of designation powers in this 

manner is improper; 

e. The Council’s land is not landlocked as it has available to it alternative access from 

Pacific Drive or from State Highway 57; 

f. The costs entailed in the creation of the link road is not commensurate with the traffic 

movement/utilisation  requirements for the proximate and anticipated road users. It 

will not afford significant utility but will come at great expense to the ratepayer base 

and at the financial detriment to ALHL; and 

g. The NoR has negative traffic efficiency consequences (without intersection 

improvements); negative safety considerations; and, a perceived moderate 

enhancement in accessibility. 
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Section 4 – Evaluation and Recommedations 

Introduction to Evaluation 

4.1 In this section of my report I address the relevant requirements of s168A of the Act. I have 

adopted an audit approach and focused on the areas of contention arising from Council 

technical expert assessment, submissions, and my own evaluation of the proposal.  

4.2 The statutory framework and expectation of Section 168A is one where the Territorial 

Authority is required to consider the environmental effects of the NoR, subject to Part 2, and 

having particular regard to the matters set out under Section 168A(3) (a) to (d). This 

assessment is provided below. 

4.3 In have focussed below on key issues in contention as relevant to the matters in s168A and 

organised my discussion below on the following matters:  

a. Landscape, natural character and visual amenity effects; 

b. Effects on the land transport network; 

c. Effects on amenity values 

d. Construction effects, including earthworks;  

e. Archaeology, historic heritage and cultural effects; 

f. Stormwater and natural hazards; 

g. Positive Effects; 

h. Matters in Section 168(3)(a) to (d); and, 

i. Part 2 of the RMA.  

4.4 Rather than consider the District Plan and One Plan’s objectives and policies separately to 

effects, the relevant provisions are referred to at intervals under the applicable topics. For 

completeness, however, I have attached a copy of all objectives and policies in the Plan I 

consider to have relevance to the proposal (at Appendix 2). This is then followed by an 

assessment of other relevant higher order documents which are more broadly cast. 

4.5 Following this assessment, I will then provide a recommendation to the Hearings 

Commissioner who will decide the application under Section 168A(4) of the Act. 
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4.6 At this juncture,  I also confirm that when considering this requirement and the submissions 

received, I have not had regard to any trade competition or the effects of trade competition, 

as per Section 168A (2A) of the Act.  

Landscape, natural character and visual amenity effects 

4.7 A detailed assessment of the landscape, natural character and visual amenity effects of the 

proposal has been undertaken by Mr John Hudson (Hudson Associates Ltd), included in 

Appendix D of the Application. Mr Bray has undertaken a technical peer review of this 

assessment. 

4.8 It is noted that as part of his analysis, Mr Hudson has compared the proposed PNCC road 

alignment (which he refers to as ‘Option 1’ or the ‘Northern Alignment’) with a comparative 

alignment that has been put forward by Mr Phil Pirie (Mr Hudson refers to this as ‘Option 2’ 

or the ‘Southern Alignment’). The assessment of effects of Option 1 are the focus of this 

assessment below, noting that the effects of Option 2 is of particular relevance to an 

assessment of alternatives under Section 171(1)(b) of the Act. This is addressed later in this 

report.  

4.9 In paragraphs 32 to 49 of his assessment, Mr Hudson includes: a description of the project 

site; the localised vicinity; and, the wider environment. Mr Bray considers that this description 

is accurate and an adequate base from which to determine the effects of the proposal. 

4.10 In assessing the significance of effects of the proposal Mr Hudson has used a seven-point scale 

(see Table 1.1, 2.0, 4.0 and 5.0 of his assessment) the has been utilised by Mr Bray. Mr Bray 

helpfully explains that that this scale deliberately avoids the use of the RMA terminology , but 

for the purposes of translation, it is largely accepted that moderate-low on the scale is 

equivalent to minor (as is commonly referred to in RMA terminology).  

4.11 Following form the methodology of Mr Hudson and Mr Bray, the conclusions reached below 

initially consider the proposal without mitigation. The proposal is then consider with 

mitigation, the significance of these mitigation measures are summarised below and are to be 

reinforced by conditions on the designation. 
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Landscape effects 

4.12 Mr Hudson acknowledged in his assessment4 that the gully is a natural landform and feature 

which contributes to the landscape values of the site and surrounds. The introduction of the 

road will undoubtedly change the character of the gully. He notes that when viewed from its 

north-south axis, the road will interrupt the flow of the valley’s character in a manner not 

reflective of natural patterns of the area. Mr Bray summarises that5: 

Although vegetation and the presence of a waterway within the gully give the 
appearance of a natural feature, the reality is that the Abby Road Gully has been highly 
modified over time. Re-planting and regeneration within Manga O Tane Reserve is 
underway, although this is below the proposal site. The top of the gully is still in 
relatively poor condition, no doubt still recovering from historical agricultural land-uses 
prior to the development of residential housing, as well as not being managed in the 
same way as the reserve or flatter terrace areas.  

Having said this, the proposal will (as identified in the Hudson Report) provide a 
somewhat “unnatural” crossing of the gully that is generally at odds with the overall 
patterns of the surrounding landform (noting that this landform has been modified over 
time).  

I therefore consider the potential landscape effects align with the description of 
moderate, that being the “alteration of one key element or feature/attribute – the 
composition/pattern [of the landscape] partially changed”…  

4.13 Both Mr Hudson and Mr Bray agree that given the highly modified nature of the site, the 

proposal will not result in the adverse loss of habitat. Both experts agree that there will be a 

moderate adverse effect on the biophysical attributes; low effects on vegetation, habitat and 

the stream bed; and overall moderate effects on landscape character.  

Natural Character Effects 

4.14 Table 5.0 of Mr Hudson’s assessment outlines his opinion on the existing level of natural 

character. He considers abiotic, biotic and perceptual attributes of natural character, which 

Mr Bray confirms is consistent with current best practice assessment. Taking into account the 

landscape as it is today, Mr Bray agrees with Mr Hudson that the adverse effects of the 

proposal on natural character will be low.  

  

 

4 Assessment by Mr Hudson, Appendix D of the Application, page 2, para [64].  
5 Assessment of Mr Bray, pg 3-4 
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Visual amenity effects 

4.15 Mr Bray surmises that Mr Hudson’s assessment of visual amenity effects focusses in particular 

on visual coherence and the visual intrusion of the proposal on the amenity of the gully. He 

concludes that, overall, visual amenity effects of the proposal will be moderate. Mr Hudson 

does not identify any potentially affected parties, other to acknowledge that there is a “minor 

effect on adjacent parties and the wider public”6. 

4.16 Mr Bray has provided a more detailed assessment utilising the seven-point scale of effects 

adopted by the Hudson Report7. For convenience, Mr Bray’s tabled assessment has been 

reproduced below8. To summarise Mr Bray’s assessment four properties are likely to 

experience a moderate level of visual effects, and six properties a moderate-low level of visual 

effects.  

Address Location Brief Evaluation Rating 

14 Abby Road Rear section, single 
storey dwelling located 
middle of Abby Road, 
eastern side.  

Property is largely screened from the 
proposal by neighbouring dwellings, 
although some oblique views might be 
possible from the end of the garden. 

Low 

20 Abby Road Single storey dwelling 
located middle of Abby 
Road, eastern side.  

Property is largely screened from the 
proposal by neighbouring dwellings.  

Low 

22 Abby Road Rear section, single 
storey dwelling located 
towards end of Abby 
Road, eastern side.  

Property is tucked behind the 
neighbouring dwelling (24 Abby Road) 
and is unlikely to have any clear views 
towards the proposal. Some fleeting 
views might be possible from driveway 
area and from end of the garden. 

Low 

24 Abby Road Rear section, single 
storey dwelling located 
near end of Abby Road, 
eastern side.  

Difficult to clearly ascertain views from 
this property, but likely that due to its 
elevated position above the gully that 
views of the eastern portion of the 
proposal will be possible, including 
construction activity. Likely to see and 
be affected by streetlights. 

Moderate-
Low 

26 Abby Road Single storey dwelling 
located near end of 
Abby Road, eastern 
side.  

Views to proposal from rear of property 
are restricted by boundary fences, 
including fence along adjacent 
driveway, and neighbouring dwelling. 
However, elevation above gully may 
result in some oblique views of 
proposal between neighbouring 

Moderate-
Low 

 

6 Landscape Assessment of Mr Hudson, Appendix D of Application, page 29, para [93] 
7 Mr Bray notes that his assessment considers the potential effects of streetlights, both as visible elements during the day 
and as additional light sources at night. 
8 Assessment of Shannon Bray, Section 42A Report, pages 5-6. 

371

0123456789



24 

 

dwellings. Likely to see and be affected 
by streetlights. 

28 Abby Road Single storey dwelling 
located end of Abby 
Road, eastern side. 

Directly adjacent to proposal area, 
although rear and side of property has 
1.8m high paling fence. Would be 
affected by any construction to north 
side, but is elevated above gully and 
would have views across the proposal 
from rear. May be affected by 
streetlights. 

Moderate-
Low 

35 Abby Road Single storey dwelling 
located in middle of 
Abby Road, western 
side.  

Semi-open front yard with mature trees 
on boundary, house set back from 
road. Limited views to proposal as a 
result of neighbouring and opposite 
dwellings. 

Very-Low 

37 Abby Road Single storey dwelling 
located towards end of 
Abby Road, western 
side. 

Open front yard, but views restricted 
by neighbouring and opposite 
dwellings. May have limited oblique 
views across to part of the proposal 
and construction. 

Very-Low 

39 Abby Road Single storey dwelling 
located near end of 
Abby Road, western 
side. 

Open front yard, but views somewhat 
restricted by neighbouring dwelling. 
May have oblique views across to 
proposal and construction. Likely to see 
streetlights. 

Moderate-
Low 

41 Abby Road Single storey dwelling 
located end of Abby 
Road, western side 

Open front yard and driveway, some 
views towards proposal. Likely to see 
whole of proposal and construction 
works, including streetlights. 

Moderate 

25 Johnstone 
Drive 

Single storey dwelling 
near to end of built 
development on 
Johnstone Drive, 
western side. 

Property is largely screened from the 
proposal by neighbouring dwellings. 

Very-Low 

27 Johnstone 
Drive 

Rear section, single 
storey dwelling, near 
to end of built 
development on 
Johnstone Drive, 
western side. 

Orientation of rear boundary looks 
away from proposal, and views to side 
restricted by neighbouring dwelling. 
May be some oblique views from end 
of garden. 

Very-Low 

29 Johnstone 
Drive 

Rear section, single 
storey dwelling, at end 
of built development 
on Johnstone Drive, 
western side.  

Difficult to ascertain whether property 
is fenced on side boundary, but even so 
it is likely to have views over much of 
the proposal and see streetlights. 

Moderate 

31 Johnstone 
Drive 

Single storey dwelling 
at end of built 
development on 
Johnston Drive, 
western side. 

Difficult to ascertain whether property 
is fenced on side boundary, but even so 
it is likely to have views over much of 
the proposal including streetlights. 

Moderate 

48 Johnstone 
Drive 

Single storey dwelling 
on the northeast 

Some oblique views towards the 
proposal, although these are restricted 
by boundary fences and vegetation.  

Low 
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corner of Johnstone 
Drive and Ron Place. 

3 Ron Place Single storey dwelling 
at end of Ron Place, 
northern side. 

Some oblique views towards the 
proposal although these are restricted 
by boundary fences, the neighbouring 
dwelling and new plantings around the 
school. 

Very-Low 

3 Woodgate 
Court 

Single storey dwelling 
on northern side of 
Woodgate Court 

Some oblique views towards the 
proposal down the gully, but restricted 
by rear section dwellings on Abby Road.  

Low 

5 Woodgate 
Court 

Rear section, single 
storey dwelling on 
northern side of 
Woodgate Court 

Located at head of the gully system, 
and potential for views towards 
proposal, although it is difficult to 
ascertain to what degree boundary and 
garden vegetation provides screening. 
Located some distance from the 
proposal, more likely to affected by 
construction movement and night 
lights. 

Moderate-
Low 

9 Woodgate 
Court 

Single storey dwelling 
on northern side of 
Woodgate Court. 

Property is largely screened from the 
proposal by neighbouring dwellings. 

Very-Low 

11 Woodgate 
Court 

Single storey dwelling, 
with dormer attic, on 
northern side of 
Woodgate Court. 

Orientated on an oblique angle to the 
gully, with views partially screened by 
neighbouring property and potentially 
vegetation. However, some views 
possible from dormer windows. 
Located some distance from the 
proposal.  

Moderate-
Low 

17 Woodgate 
Court 

Single storey dwelling 
near to turning circle 
on northern side of 
Woodgate Court.  

May have some oblique views down 
gully towards proposal, but appear to 
be heavily restricted by vegetation on 
neighbouring property. 

Low 

19 Woodgate 
Court 

Single storey dwelling 
off turning circle, 
northeastern end of 
Woodgate Court. 

Appears to have relatively open views 
down gully towards proposal. Although 
some distance away is likely to see 
most of the construction works and 
completed road. Night lighting likely to 
be visible. 

Moderate 

 

4.17 In considering the adverse visual amenity effects of the proposal (without mitigation), Mr Bray 

concludes that these effects will be generally low, however there will be some immediately 

adjacent properties whereby visual effects will be as high as moderate. He agrees with Mr 

Hudson that the overall visual effects rating of the proposal should be considered as 

moderate. 
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Effects of the proposal with mitigation  

4.18 At paragraph 81 of Mr Hudson’s assessment he recommends the following measures to 

mitigate adverse effects:  

a. Ensure the land area between the proposed road and the Manga o Tane Reserve is 
revegetated to match the native species within the Reserve.  

b. Plant all road embankments within the designation. 

c. Ensure pedestrian access is provided for along the road to add further amenity value 
and connectivity. 

d. Facilitates the opportunity for a walkway connection to be created through to Manga 
o Tane Reserve. 

4.19 These measures have been adopted by the Requiring Authority and are intended to be 

reinforced as conditions on the Designation. 

4.20 Mr Bray supports  these recommended mitigation measures. In particular, he notes9: 

Planting the road embankment on the lower side would allow for increased control over 
the sequence of vegetation between the proposal and the reserve and would help to 
disguise and integrate the landform modifications associated with the road. This would 
effectively speed up the natural regeneration process, with the road providing a more 
rational endpoint to the gully system than a non-defined legal boundary. In turn, this 
would further enhance the visual amenity experienced by future users of the road. 
Planting the road embankment on the upper side of the gully provide some level of 
mitigation of visual effects, lessening the dominance of the road infrastructure and 
enhancing the connection to the reserve for viewers uphill of the proposal. It will also 
provide a start to enhancement of the natural qualities of the upper gully… 

 

4.21 Pedestrian access along the new section of road will be provided with footpaths on either side 

of the road in accordance with the Council’s ESLD. Public access to the Manga o Tane Reserve 

will also be secured (within the designation boundaries) through a condition of the 

designation. Landscaping and public access outcomes to the Manga o Tane Reserve will be 

achieved through a condition that requires a Landscape and Public Access Plan. This plan will 

demonstrate the full extent to which the existing landscape will be modified; how the soft 

landscape works will be implemented and maintained; and, how public access from Abby Road 

to Manga o Tane Reserve will be provided and maintained in future. 

4.22 Mr Bray recommends a further condition be included to show how LED street lamps will be 

used with directional lighting to reduce light spill beyond the boundaries of the designation 

 

9 Assessment of Mr Bray, page 7-8. 
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area. I accept Mr Bray’s recommendation and have included this as a condition on the 

designation.    

Conclusion on landscape, natural character and visual amenity effects: 

4.23 Both Mr Bray and Mr Hudson generally concur that the landscape, natural character and visual 

amenity effects from some residential properties (without mitigation), will be moderate - 

translating to more than minor adverse effects. With mitigation as set out above, Mr Bray 

considers that the landscape and natural character effects of the proposal will reduce to low. 

Visual effects will still be experienced by some close-neighbouring properties. I accept Mr 

Bray’s conclusion that the adverse effects in this regard will be minor, but acceptable with 

mitigation. 

4.24 I consider that the proposal is consistent with the relevant objectives, policies and assessment 

criteria of the District Plan relevant to landcape character and visual amenity considrations, 

including: 

a. Policy 1.2 (Chapter 6) which seeks to avoid, remedy, or mitigate any adverse effects on 

the environment on the natural land form; landscape values; visual amenity values; and 

adjoining properties;  

b. The further policies under Rule 6.3.7.1 which seeks to avoid earthworks that ‘materially 

impact’ on the landscape and visual values associated with the land in its surrounding 

context. Based on the advice of Mr Bray and Mr Hudson, I consider that the impact on 

landscape and visual values will be minor; and, 

c. Policy 2.6 (Chapter 7) which seeks to avoid, remedy or mitigate the adverse effects 

caused by alterations to the natural landform; and, to enhance the amenities of the 

natural and built environment by requiring (among other things) earthworks to be 

designed, built and landscaped to avoid and/or mitigate adverse effects on the 

amenities of existing or potential residentially zoned area. 

 

Effects on the land transport network 

4.25 The Council, as Requiring Authority, has provided an assessment of the effects on the local 

roading network, included in the Transportation Assessment, prepared by Sam Thornton from 

WSP Opus (see Appendix  C of the application). These have been reviewed by the Council’s 

Traffic Expert, Mrs Harriet Fraser. 
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4.26 The assessment by Mr Thornton considers: the District Plan Roading Hierarchy; posted speed 

limits; local traffic flows; crash records; walking, cycling and public transport networks. Taking 

account the predicted transport demands10, Mr Thornton draws the following conclusions: 

a. the effects of the proposal on the efficiency of the Abby Road and Pacific Drive 

intersection will be negligible; with the performance of the Abby Road intersection with 

Johnstone Drive being very good; 

b. the change to the performance of the intersection of Abby Road with Pacific Drive will 

be negligible and the new intersection of Abby Road and Johnstone Drive will be 

designed and constructed to an appropriate standard. Mr Thornton has assessed the 

overall effects on safety to be negligible; 

c. The link road provides improved access and route choice for the surrounding area, 

resulting in a minor positive effect on accessibility; and, 

d. The link will result in a minor positive improvement in resilience as the link will provide 

some route redundancy.  

4.27 Mrs Fraser agrees with these conclusions, as outlined in paragraphs 19 to 23 of her evidence. 

She notes that the Level of Service on the Abby Road approach will change from grade A to C 

as a result of the link road, a change which she considers would be noticeable for residents 

who will experience increased delays at the intersection and queuing. However, Mrs Fraser 

considers that this change in the level of service will ultimately be acceptable. I accept Mrs 

Fraser’s advice in this regard. 

4.28 The exact configuration of the proposed road will be confirmed through detailed design and 

be subject to an independent Road Safety Audit. However, Mr Thornton describes that the 

indicative alignment has been designed to the minimum requirements of a 50km/ph design 

speed and includes the transportation features outlined below11.  

a. Maximum vertical grade of 6%; 

b. Minimum horizontal curve radius of 50m; 

c. Approximately 6m depth of fill required in the middle of the gully at the centre of the 
alignment; 

d. Cut slopes of 2 horizontal to 1 vertical and fill slopes of 3 horizontal to 1 vertical; and 

e. 9m width of corridor (includes carriageway, berms, footpaths).  

 

10 it is noted that the assessment by Mr Thornton pre-dated the vesting of Johnstone Drive which has since occurred in 
December 2020. 
11 Transportation Assessment – Appendix C of Application, page 17 
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4.29 Based on the assessment of Mr Thornton and Mrs Fraser, I consider that the adverse effects 

of the proposal on the land transport network will be no more than minor and acceptable. 

4.30 I have had regard to the transport related objectives and policies, in particular those contained 

within Chapter 20 of the District Plan. I consider that the proposal is consistent with: 

a. Policies 1.1 to 1.8 (Chapter 20) and its overarching objective. In particular, the proposed 

road will function as a local road in accordance with the local roading hierarchy (Policies 

1.1 and 1.2); it will be designed and constructed to meet the relevant performance 

standards (Policy 1.5); and, will support people to use active modes of transport (Policy 

1.6). 

b. Policies 1.3 and 1.4 (Chapter 10) in promoting the efficient use of urban (roading) 

infrastructure and supporting residential development and intensification.  

c. Policy 2.3 (Chapter 7) in ensuring the safe, convenient and efficient movement of 

people, vehicles and goods, whilst minimising adverse effects on the environment. I 

note that this policy sets out that the layout of the transport network will link to, provide 

for, and be compatible with the existing and future transport networks, integrating with 

surrounding development. It will connect two roads and provide for a choice of routes 

for multiple transport modes.  

d. Regional Policy Statement Objective 3.1 and 3.3, The provision of roading infrastructure 

will be strategically integrated with the surrounding land use. 

Effects on Amenity Values  

4.31 The Act defines amenity values as those: “natural or physical qualities and characteristics of 

an area that contribute to people’s appreciation of its pleasantness, aesthetic coherence, and 

cultural and recreational attributes”. In my opinion, the primary effects of the proposal on 

amenity values can be distinguished between the effects during the construction period; and, 

effects following the operation of the road. Construction related effects are assessed later in 

this report. This assessment focuses on the effects for surrounding properties once the link 

road is operational.  

4.32 Mr Hudson and Mr Bray have both identified that the proposal will introduce new traffic 

movements in the area, and this will be an effect on visual amenity. Both Mr Bray and Mr 

Hudson consider this effect to be acceptable. Mrs Fraser has also identified that properties on 

Abby Road will experience effects from increased traffic volumes. Abby Road will be converted 
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from a ‘no-exit’ road to through-road connection between Pacific Drive and Johnstone Drive. 

She states: 

Table 4 in the [Transport Assessment included in Appendix C of the Application] includes 
a potential forecast increase in traffic on Abby Road from 315 vehicle movements per 
day to 2,025 vehicle movements per day. While the increase in traffic flows is large the 
daily traffic flow remains at a level anticipated for a local road. I consider that the main 
traffic effects associated with the NOR will be for the existing users and residents of Abby 
Road. 

4.33 Overall, I consider that those parties with frontage to Abby Road will experience a minor 

adverse effect, but I consider this effects to be acceptable. I accept Mrs Fraser’s advice that 

this is consistent with a local road in this regard. 

4.34 I have had regard to Policies 2.1, 2.2 and 2.4 (Chapter 20). Although the proposal will result in 

an increase to the through movement of traffic, it will remain consistent with a local road 

(Policy 2.1). In accordance with Objective 2, the use of the land transport network will remain 

safe, convenient and efficient while avoiding, remedying or mitigating adverse effects in a way 

which maintain the amenity values and character of the City’s environment. 

Construction effects, including earthworks;  

4.35 Mrs Dowse has identified potential construction effects associated with the NOR which might 

include: earthworks (dust, silt and sediment); construction noise; traffic movements 

associated with construction vehicles and machinery; and, general construction activity. Dust 

will be managed through water sprinklers, should they become necessary during dry 

conditions. The applicant assesses that these effects will be temporary in nature and can be 

avoided or mitigated through routine site management measures.  

4.36 Mrs Dowse also refers to proposed designation conditions that would require construction 

noise to comply with the New Zealand Standard 6803:1999 Acoustics - Construction Noise. I 

support such a condition and I have included this as a draft condition in Appendix 2. 

4.37 It is specifically noted that Powerco Ltd have identified an underground asset (a gas line) which 

occupies a portion of the designation corridor. In their submission, Powerco have requested a 

condition on the designation which enables ongoing operation, maintenance and access to 

this infrastructure. I accept Powerco’s submission in this respect.12 

 

12 I note that Powerco Ltd have identified the specific wording of the conditions they wish to include. For convenience, I have 
included this condition in the Construction Management Plan condition in such a manner which I consider achieves the intent 
of Powerco’s suggested condition. 
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4.38 I consider that construction related effects will be limited in duration, localised, and will be 

temporary in nature. I also consider that construction related effects can be appropriately 

mitigated through conditions on the designation. Overall, I agree with Mrs Dowse that such 

effects will be less than minor for any party. 

4.39 The proposal will achieve consistency with several primary objectives and policies, including: 

a. Policy 2.5 (Chapter 7) by ensuring that earthworks, do not result in a dust nuisance; 

migrate material to waterways or adjoining properties, or, result in damage to property 

from stormwater runoff; and, 

b. Objective 1 (Chapter 6) and the associated policies by avoiding, remedying or mitigating 

the associated adverse effect of earthworks. 

c. Objective 4.2 of the Regional Policy Statement and Objective 13-1 of the Regional Plan  

which each seek to regulate potential causes of accelerated erosion  (such as land 

disturbance) and avoid increased sedimentation into water bodies from human activity 

as far as reasonably practicable. The use of on-site mitigation measures within the 

E&SCP will achieve these objectives. 

Archaeology, historic heritage and cultural effects 

4.40 The site has been previously modified by earthworks activities (a predominance of fill works 

rather than earthwork cuts). I have no reason to consider that there will be potential adverse 

effects on historic heritage. I have also had regard to the specific effects on cultural values.  

4.41 The ephemeral stream running through the gully flows through to the Manawatu River. Its 

tributaries (and the river itself) has  Statutory Acknowledgement under the Rangitane o 

Manawatu Claims Settlement Act 2016. The requiring authority has consulted with Rangitane 

o Manawatu who have expressed an interest in the biodiversity and stormwater of the gully. 

Notice was served on Rangitane o Manawatu who did not make a submission on this 

application. There are no known items of cultural significance. 

4.42 In case of any accidental discoveries, I recommend conditions attached to the proposed 

designation that requires the adoption of an Accidental Discovery Protocol during construction 

activities (and site investigations). Advice notes are also included which refer to obligations 

under the HNZPT Act 2014 in relation to any archaeological site. Potential effects on 

archaeology, historic heritage and cultural effects are anticipated to be less than minor, 

bolstered by conditions of consent which relate to the potential for accidental discoveries.  
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4.43 I also consider that the proposal is consistent with the relevant objectives and policies of the 

District Plan and Regional Plan, including: 

a. City View Objective 15 which seeks active engagement from tangata whenua; 

b. Objectives 2.1 to 2.3 (Chapter 3) of the District Plan as the requiring authority engaged 

early in the process with Rangitane o Manawatu; identified if there were any urupa, 

waahi tapu, wahi tupuna or other sites; and, enabled ongoing consultation and 

communication in the biodiversity and stormwater of the gully, being an area of 

expressed interest from Rangitane. 

c. One Plan Objective 2.1 and 2.3 has been given effect to through having regard to the 

relationship of iwi with water (the ephemeral stream of the gully), reinforced hrough a 

condition on the designation. 

 
Natural hazards and stormwater effects 

4.44 It is anticipated that the proposed earthworks will improve ongoing stability of the gully 

through the construction of the road and associated batter slopes required to be constructed 

in accordance with the Engineering Standards for Land Development.  

4.45 Mr Arseneau has also assessed the stormwater-related effects of the proposal, such as the 

potential for increased runoff to the gully and increased stormwater contamination. Mr 

Arseneau explains that13: 

Several sensitive areas are located downstream of the proposed road extension site, 
including the Manga o Tane Reserve which is a focus of local restoration and native 
revegetation efforts. Increased stormwater volume and contamination could adversely 
impact these areas if not mitigated. As well, increased runoff can result in increased 
erosion throughout the downstream gully system, creating potential slope stability 
hazards and impacting aquatic habitat. 
 
Placement of the road through the gully will impact the flow of stormwater from 
upstream areas, which is acknowledged in the NOR. Mitigation is recommended with 
the installation of a culvert under the road. However, considering the local topography 
and relatively small upstream catchment area, there is not a high risk of flood impacts 
to upstream areas associated with the proposed road. Rather, there is a significant 
opportunity to use the portion of gully south/upstream of the proposed road as a 
stormwater detention and treatment area prior to discharge into the sensitive 
downstream areas. This would also serve to treat stormwater discharge from the 
existing residential areas.  

 

 

13 Evidence of Mr Arseneau, para [17] to [18]. 
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4.46 I accept Mr Arseneau’s advice and consider that the potential adverse effects on the proposal 

with respect to natural hazards and stormwater will be no more than minor and acceptable. I 

reach this conclusion subject to conditions on the designation which require the final details 

of the stormwater design to be confirmed and appropriately sized for its stormwater 

management purpose. 

4.47 The objectives and policies of the One Plan and District Plan that are relevant to the 

assessment of natural hazards are: 

 District Plan 

a. City View Objective 19 that seeks to avoid or mitigate natural hazards, taking into 

account the significant social disruption caused by natural hazard events.  

b. Objective 2 (Chapter 22) which seeks to control the type of development on land which 

is or might be affected by natural hazards; and, is supported by Policy 2.2 which is to 

establish appropriate controls to avoid, remedy or mitigate the effects of natural 

hazards.  

c. Policy 1.4 (Chapter 6) which states that earthworks should not increase the risk posed 

by natural hazards; 

d. Policy 2.4 (Chapter 7) which seeks to improve land utilization and to safeguard people 

and property from the adverse effects of unstable land; and, require the restructuring 

of land to be specifically designed by a registered engineer in soil mechanics or 

geotechnical matters. 

e. The layout, functioning and design of the stormwater drainage system being consistent 

with Policy 2.5 of the (Chapter 7); 

f. Objective 2 and Policies 2.1, 2.2 and 2.5 (Chapter 22 – Natural Hazards) which seeks to 

control development on land which is affected by natural hazards. 

Manawatu-Whanagnui One Plan 

a. Objective 5 – which seeks to manage beds of rivers in a manner which, sustains their 

life-supporting capacity and provides for infrastructure and flood mitigation purposes. 

b. Objective 9.1 and Policy 9.4 collectively seek to ensure that the adverse effects of 

natural hazards on people, property, infrastructure and the well-being of communities 

are avoided where practicable or mitigated where the risk cannot be practically 

avoided.  
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Positive Effects 

4.48 When assessing the effects of an activity, there can be a tendency to focus on the negative 

or adverse effects. However, effects on the environment include positive effects. I recognise 

the following positive effects that are of particular relevance: 

a. The proposed link road will improve access to Johnstone Drive for residents and users of 

Abby Road; 

b. It will provide efficient access to Pacific Drive for future residents within the residentially 

zoned properties to the north and east; 

c. It will improve access to Adderstone Reserve for all modes of transport; and will provide 

a new pedestrian pathway connection to Manga o Tane reserve (consistent with Policy 

2.11 (Chapter 7 of the District Plan); 

d. Mr Hudson and Mr Bray agree that there are likely to be some positive outcomes in 

terms of the appreciation of the gully (and Manga o Tane reserve) through the creation 

of the road. The proposal will result in the replanting of the embankments on both sides 

of the proposed road; and, 

e. Additional on-street parking will be provided and the link road will result in a minor 

improvement minor positive improvement in resilience as the link will provide some 

route redundancy.  

Section 168A(3)(a)  Consideration of any other relevant provision  

4.49 In this section I briefly discuss higher order direction from the Manawatu-Whanganui 

Regional Policy Statement (the One Plan); the National Policy Statement for Urban 

Development 2020; the National Policy Statement on Freshwater Management 2020;  and, 

the Palmerston North City District Plan. In my view, there are no other national policy 

instruments or national environmental standards relevant to the proposal. I note that that 

Mrs Dowse has addressed the National Environmental Standard for Assessing and Managing 

Contaminants in Soil to Protect Human Health Regulations 2011, concluding that the NES-CS 

does not apply to the proposed activity. I accept this conclusion. 
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National Policy Statement - Urban Development 2020 

4.50 The National Policy Statement on Urban Development (2020) is relevant to this proposal and 

directs decision making under the Act. The NPS-UD recognises the national significance of 

having well-functioning urban environments that enables people and communities to provide 

for their social, economic and cultural well-being, and for their health and safety, now and 

into the future; and, providing sufficient development capacity to meet the different needs 

of people and communities. Palmerston North City is considered to be a medium–growth 

(Tier 2) urban area in terms of the NPS-UD. 

4.51 Objective 1 seeks to provide well-functioning urban environments that enable all people and 

communities to provide for their social, economic, and cultural wellbeing, and for their health 

and safety, now and into the future. Objective 4 identifies that urban environments, including 

their amenity values, develop and change over time in response to the diverse and changing 

needs of people, communities, and future generations. Objective 6 requires Local authority 

decisions on urban development that affect urban environments are to be integrated with 

infrastructure planning and funding decisions; and strategic over the medium term and long 

term; and responsive, particularly in relation to proposals that would supply significant 

development capacity. 

4.52 The above objectives are broadly cast. However, I consider that the proposal is consistent 

with these matters to the extent that they are relevant. The notice of requirement seeks to 

enable the roading infrastructure in the manner shown in the Draft Aokautere Structure Plan 

(discussed further below).  

4.53 Policy 1(c) states that planning decisions should contribute to well-functioning urban 

environments which, as a minimum: have good accessibility for all people between housing, 

jobs, community services, natural spaces, and open spaces, including by way of public or 

active transport. The new link road will improve accessibility for people between housing, 

open space and natural spaces. 

4.54 I consider that the proposal will not offend any objective or policy the NPS-UD and/or 

otherwise consistent with it. 
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National Policy Statement for Freshwater Management, 2020  

4.55 The relevant provisions for the NPS for Freshwater Management (NPS-FM) have been 

outlined in Appendix 2 of this report. The objective of the NPS-FM 2020 is to ensure natural 

and physical resources are managed in a way that prioritises: first, the health and well-being 

of water bodies and freshwater ecosystems; second, the health needs of people (such as 

drinking water); and third, the ability of people and communities to provide for their social, 

economic, and cultural wellbeing, now and in the future. 

4.56 I agree with the Mrs Dowse’s assessment that the installation of a proposed culvert to allow 

for stormwater to pass under the road will likely be able to be carried out with appropriate 

control methods in place and the proposal is consistent with the objective of the NPS-FM. 

Any water from the ephemeral stream would feed into the amenity area to the north west of 

the site. Freshwater will be managed in an integrated way. I consider that the proposal is 

consistent with the provisions of the NPS-FM, and these have been outlined in Appendix 2 of 

this report.  

National Environmental Standard for Freshwater, 2020 

4.57 I note that a designation does not override a National Environmental Standard and therefore, 

the future physical works will still be regulated by the NES. The ongoing use of culverts would 

be required to comply with Regulations 70 and 71 at the time of construction. I have had 

regard to the NES and note that there are no accompanying objectives or policies in the NES 

or applicable provisions. 

Manawatu-Whanganui Regional Council One Plan 

4.58 The One Plan is a combined Regional Policy Statement; Regional Plan; and, Coastal Plan. It 

defines how the natural and physical resources of the Region will be cared for and managed 

by the Regional Council in partnership with Territorial Authorities and the community. Part 1 

of the One Plan is the RPS which sets out regionally significant resource management issues, 

and outlines objectives, policies and methods that will address them. Part 2 contains the 

Regional Plan and associated objectives, policies and rules. 
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4.59 I have identified the relevant objectives and policies of the One Plan in Appendix 2.and 

addressed the objectives and policies that are primary relevance to the application in the 

evaluation above. 

4.60 I consider that the proposal is consistent with the relevant objectives and policies of the One 

Plan.  

 
Palmerston North City District Plan 

4.61 I have set out the full text of the objectives, policies and assessment criteria in Appendix 2 of 

this report and assessed the provision of primary relevance in the evaluation above. Council’s 

expert reviewers have also undertaken assessments of the proposal in respect to their areas 

of expertise. I have not repeated these assessments. Rather, I have reviewed and adopted 

them and concur that the proposal is generally consistent with these provisions.  

 

Section 168A(3)(b)  Adequate consideration of alternative sites, route or methods 

4.62 The requiring authority does not have an interest in the land sufficient for undertaking the 

work. As such, an assessment of alternative site, routes or methods has been undertaken by 

the requiring authority.  

4.63 Three alternatives have been identified by the applicant, with being: 

a. Do nothing; 

b. Extend Abby Road to intersect with Aokautere Drive (see Figure 7); and, 

c. Extend  Abby Road to intersect with Johnstone Drive, being a sub-option with a Northern 

and Southern alignment (see Figure 8 below). 

4.64 The ‘do nothing’ option would retain the status quo. It would not provide the road 

connectivity desired (for a variety of different transport nodes) nor improve the access to 

Adderstone Reserve. Both Mr Thornton and Mrs Fraser agree that the current roading 

pattern provides limited opportunities of passing between the collector roads without taking 

longer routes. Conversely, the ‘do nothing’ option will not result in any adverse landscape 

effects. 

4.65 I agree with Mrs Dowse’s conclusions in Section 1.5.2 of the application as it relates to 

extending Abby Road to intersect with Aokautere Drive. In this section she has summarised 
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the conclusions of the Transport Assessment included in Appendix B of the application.  Mrs 

Fraser has reviewed this assessment and agrees with Mr Thornton that there would be safety 

and efficiency issues with an additional intersection section onto State Highway 57. In 

addition, I note that this option would avoid adverse landscape and visual effects to the gully, 

with a roading layout that would generally follow the contour of the plateau.  

 

 Figure 7: Option to extend Abby Road to intersect with Aokautere Drive (SH57) - Excerpt from Appendix B 
 

4.66 In addition to the preferred option, the requiring authority has considered a sub-option (the 

Southern alignment) which connects Abby Road to Johnstone Drive. Mrs Dowse identifies 

that the Northern alignment is preferred over the Southern alignment because it provides 

for: better road gradients; better connection and integration with the Manga o Tane Reserve; 

sufficient space for the proposed landscaping mitigations; and, its expansion of the NoR area 

allows for the predicted fill works to be undertaken within its boundaries. 
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4.67 In addition to the matters above, I also note that: 

a. Mr Hudson considers that both options have effects of a similar character, but that the 

northern alignment is more sympathetic to the landform of the gully as it is longer and 

therefore has more length to dip down in the middle of the road, reducing the amount 

of fill required, and therefore the height of the road; 

b. Mr Bray considers that the southern alignment would ‘sever’ a portion of land between 

the proposed road and the Manga o Tane reserve; and 

c. The southern alignment would be closer to residential properties on Abby Road to the 

south. 

 

 

Figure 8: Sub-Options (Southern and Northern Alignment) for connecting Abby Road to Johnstone Drive 
 

4.68 I consider that the requiring authority has adequately considered alternatives in this context, 

having regard to the extent of the land affected by the designation; and, the nature of the 

proposal and its geographical setting which limits the range of alternative options available. 

  

387

0123456789



40 

 

 

Section 168A(3)(c)  Whether the work and designation are reasonably necessary for achieving 
the objectives of the requiring authority for which the designation is sought 

4.69 The stated purpose of the NOR in Section 1.4.1 of the application is: 

“to secure the potential to extend Abby Road so that it joins up with Johnstone Drive for 

the purpose of: 

- Preserving and providing an efficient and logical connection between Abby Road and 

Johnstone Drive. 

- Preserving and providing an efficient and logical access to the eastern side of the 

Adderstone Reserve from Abby Road, to enable recreational opportunities”. 

 

4.70 I am satisfied that the extent of work and the designation area is reasonably necessary to 

achieve the above outcomes of the designation. The configuration and alignment of the 

designation corridor will preserve and provide an efficient and logical connection: a) between 

Abby Road and Johnstone Drive; and, b) to the eastern side of Adderstone Reserve.  

4.71 The northern and southern extent of the designation corridor will ensure appropriate area, 

slope and gradient for fill batter slopes. The designation corridor appropriately abuts the 

Manga o Tane reserve which will enable the revegetation of exposed earthworks areas to be 

planted in a manner which integrates with the reserve, and will avoid a situation where a 

portion of residual private land physically and legally separates the proposed road from 

connecting to the reserve. 

 

Section 168A(3)(d) Any other matter the territorial authority considers reasonably necessary in 
order to make a decision on the requirement. 

 

4.72 I consider that the following other matters are reasonably necessary in order to make a 

decision on the requirement, which are briefly addressed below. 

a. Horizons Regional Land Transport Plan 2015-2025  

b. The Palmerston North City Strategic Transport Plan 2018; 

c. Palmerston North City Development Strategy 2018 

d. The Palmerston North City Housing and Future Development Plan 2018; 
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e. The Aokautere Draft Structure Plan; and, 

f. Rangitāne o Manawatu Claims Settlement Act 2016. 

Horizons Regional Land Transport Plan 2015-2025 

4.73 The Horizons Regional Land Transport Plan (RLTP) sets out the strategic direction and 

priorities of the region from 2015-2025. Mrs Dowse has addressed this in Section 1.7.6 of the 

application. I generally agree with her assessment. Specially, I note that the RLTP recognises 

improving connectivity as a strategic priority. Objective 4A is for: “[a] reliable multi-modal 

transport system with less modal conflict, including walking and cycling, that mitigates 

potential environmental effects and improves environmental outcomes”; and Strategic 

Priority 5.4 is for: “an integrated walking and cycling network”. I consider that the proposal 

will contribute to achieving this objective and policy at a localised level. 

The Palmerston North City Strategic Transport Plan 2018 

4.74 The Strategic Transport Plan was adopted by Council in 2018. Its purpose is to provide 

infrastructure to enable growth and a transport system that links people and opportunities, 

and provides amenity, safety, interconnectivity, accessibility, resilience and reliability. It is a 

non-statutory document which sets outs the Council’s Goals as an organisation. I consider 

that the proposal is consistent with the City Strategic Transport Plan  to the extent relevant. 

Palmerston North City Development Strategy 2018 

4.75 The City Development Strategy is also a relevant non-statutory document. It sets outs the 

Council’s Goals as an organisation to be an innovate and growing City. The Strategy sets out 

two priorities, being: 1) Create and enable opportunities for employment and growth;  and, 

2) Provide infrastructure to enable growth and a transport system that links people and 

opportunities.  
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4.76 The Strategy identifies Council’s main role to make sure land and infrastructure are available 

to accommodate growth14 and, in relation to housing in Aokautere the strategy states15: 

Substantial greenfield housing capacity remains at Aokautere, but plans for 
developing the remaining residential land are unclear. Council will develop a 
structure plan with the major landowners to guide future development. 
 

4.77 I consider that the proposal is consistent with the City Development Strategy to the extent 

relevant. 

The Palmerston North City Housing and Future Development Plan 2018; 

4.78 In a similar manner as the City Development Strategy, the Council’s Housing and 

Development Plan is a Council-led strategy where its purpose is to create and enable 

opportunities for employment and growth16. This plan identifies Councils desire for housing 

development to continue at Aokautere, guided by a Structure Plan, and signals the intention 

to rezone land and review the relevant District Plan provisions17. I consider that the proposal 

is consistent with the City Development Strategy to the extent relevant. 

Draft Aokautere Structure Plan and the resource consent history of the site 

4.79 The above strategies refer to future development within Aokautere being guided by a 

structure plan. In the past, the development of the greenfield residential areas of Aokautere 

has occurred on a somewhat ad-hoc basis. As the Draft Structure Plan puts it18: 

To date the Aokautere area has emerged as a series of individual development 
applications without the benefit of an overall plan for the suburb. As a result there 
are missed opportunities to create coherency, sense of place and to apply best 
practice land use planning techniques. 

 

The Draft Aokautere Structure Plan, as shown in Figure 9 below,  has been released for public 

consultation. It has no statutory weight. It considers Aokautere as a suburb as a whole, taking 

 

14 Palmerston North City Development Strategy 2018, pg 9 
15 Palmerston North City Development Strategy 2018, pg 12 
16 Palmerston North City Housing and Future Development Plan, pg 4 
17 Housing and Future Development Plan 2018, pg 6 
18 Aokautere Structure Plan, pg 1 
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account of the various component layers such as: the street network; public transport 

network;  the open space network; and, density and character. 

  

Figure 9: Excerpt from Draft Aokautere Structure Plan 
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4.80 I note that the proposed road (or a near version of it) is shown in the Draft Aokautere 

Structure Plan to provide a link between Abby Road and Johnstone Drive. In the face of 

subdivision applications on behalf of the landowner (which might inhibit the future possibility 

of this link road) the Draft Aokautere Structure Plan supports the Requiring Authority’s 

objectives to preserve and provide an efficient and logical: connection between Abby Road 

and Johnstone Drive; and, access to the eastern side of the Adderstone Reserve from Abby 

Road, to enable recreational opportunities.  

Rangitāne o Manawatu Claims Settlement Act 2016 

4.81 The Rangitāne o Manawatu Claims Settlement Act 2016 took effect on 1 September 2017. 

The Settlement Act identifies Manawatu River and its tributaries as being subject to Statutory 

Acknowledgement. The ephemeral stream within the gully eventually reaches the Manawatu 

River. Tanenuiarangi o Manawatu (TMI) were served notice in relation to the application and 

did not make a submission on the application. Notwithstanding this, the applicant has 

consulted with TMI who confirmed an ongoing interest in the biodiversity and stormwater of 

the gully. 

Part 2 of the RMA  

4.82 The decision on this Notice of Requirement under Section 168A of the Act is ‘subject to Part 

2’ of the Act. I have therefore considered the proposal against the Act’s sustainable 

management purpose, and in my view the proposal is consistent with Part 2 of the Act. In 

reaching that conclusion, I consider that:  

a. the proposal has recognised and provided for the management of significant risks from 

natural hazards associated with land stability and inundation consistent with section 

6(h);  

b. the proposal will be consistent with the efficient use and development of the land 

resource; 

c. the matters at s7(c) and 7(f) relating to the maintenance and enhancement of amenity 

values and of the quality of the environment (respectively) will be achieved; 
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d. the principles of the Treaty of Waitangi have been taken into account, in particular the 

principle of consultation, which the applicant has carried out with Rangitane o 

Manawatu; and,   

e. The social and cultural well-being will be enabled by the proposal, whilst providing for 

people’s health and safety through the proposed public road connection. Adverse 

effects of the proposal will be either avoided, remedied or adequately mitigated.  

 

4.83 I consider that the proposal is consistent with Section 5, the purpose and principles of the 

Act, and, Part 2 of the Act mor generally. 

Conclusions on Section 168A Analysis 

4.84 In accordance with Section 168A(3) I have carefully considered the notice of requirement 

and submissions received on it. In doing so, I have considered, subject to Part 2 of the Act, 

the effects on the environment (both positive and adverse). I consider that the adverse 

effects of the proposal will be no more than minor and can be appropriately mitigated to 

an acceptable level. In reaching this conclusion, I rely on the evidence of Mr Hudson and Mr 

Thornton, and the peer reviews undertaken by Mr Bray and Mrs Fraser, respectively. I also 

rely on the expert advice from Mr Arseneau with respect to stormwater matters. The 

proposal will also generate notable positive effects. 

4.85 In considering these effects, I have had particular regard to the matters in Section 168A (3) 

(a) to (d), an conclude that: 

a. Having examined the relevant planning framework I consider that the proposal’s will 

‘fit’ with the relevant statutory framework and relevant provisions. 

b. The consideration of alternative sites, route or methods has been adequate having 

regard to the extent of the land affected by the designation; and, the nature of the 

proposal and its geographical setting which limits the range of alternative options 

available. 

c. The works and designation are reasonably necessary for achieving the objectives of 

the requiring authority for this designation which relate to preserving and providing 

a connection from Abby Road to Johnstone Drive; and, providing an efficient and 

logical access to the eastern side of Adderstone Reserve for Abby Road, to enable 

recreational opportunities. I consider that these objectives will be met; and, 
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d. I have had regard to any other matter reasonably necessary to make a decision on 

the requirement.  

 

Recommendation under Section 168A(4)  

4.86 Having carefully considered the notice of requirement application, I recommend to the 

Hearings Commissioner that, in accordance with Section 168A(4) they decide to: 

(a) Confirm the requirement; and 

(c) Impose conditions.  

4.87 I have included draft conditions on the designation for consideration in Appendix 1. These 

have been circulated to the Requiring Authority.  

4.88 I would be happy to participate in Joint Witness Conferencing on conditions and any other 

matter relevant to my expertise. 

 

 

Ryan O’Leary 

9 March 2021 
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Schedule 1 

The acronyms and abbreviations used in the conditions below have the associated meaning: 

Abbreviation Means… 
“the Act” or “RMA” Resource Management Act 1991 
“the AEE” The applicant’s assessment of environmental effects 
“the Requiring Authority” Palmerston North City Council 
“the Council” Palmerston North City Council (as Territorial Authority) 
“E&SCP” Erosion and Sediment Control Plan 
“District Plan” Operative Palmerston North District Plan 
“the Designation” The land affected by the designation is all that is shown and scheduled 

on the Designation Plan being Appendix A of the document titled: "Abby 
Road Notice of Requirement”, Prepared by WSP; 7 September 2020. The 
plan is prepared by Hudson Associates Landscape Architects, titled: 
“Abby Road Northern Designation”, DWG No. 62-003, Revision C, dated 
2/09/2020. 

“TMP” Traffic Management Plan 
“ESLD” Council’s Engineering Standards for Land Development 2019 
“CI&SMP” Comprehensive Infrastructure and Streetscape Management Plan 
“CNVMP” Construction Noise and Vibration Management Plan 
“LP&S” Landscape Plans and Specifications 
“CMP” Construction Management Plan 
“SMP” Stormwater Management Plan 
“LPAP” Landscape and Public Access Plan 
“Site Investigations” Include geotechnical investigations, surveys and monitoring activities 

Interpretation: 

Where there is any inconsistency between the Notice of Requirement documentation and the 
designation conditions, the designation conditions shall prevail. 

Duration: 

Pursuant to Section 184A(2)(c) of the RMA, the designation shall not lapse for a period of five (5) years 
after it is included in the Operative Palmerston North City District Plan. 

Outline Plan of Works or Outline Waiver 

The Designation conditions below require management plans to be prepared and implemented by the 
Requiring Authority, following their submission to Council for technical certification. It is anticipated that 
should these management plans be certified by Council, the Council may waive the requirements for an 
Outline Plan of Works pursuant to section 176A(2)(c) of the Resource Management Act 1991 ("RMA"). 
Notwithstanding the above, the Requiring Authority may apply for an Outline Plan of Works, should it 
wish to do so. 

Appendix 1 - Draft Designation Conditions 
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CONDITIONS 

Construction Management Plan 
 

1. At least 20 working days prior to the commencement of any earthworks or construction activity 
within the designation boundaries (excluding site investigations), the Requiring Authority shall 
submit to the Territorial Authority for technical certification a CMP. The purpose of the CMP is to 
ensure that appropriate measures are in place to avoid, remedy or mitigate potential adverse effects 
associated with the construction activities. 

 
2. The CMP shall be prepared by a suitably qualified and experienced person and shall contain, but is 

not necessarily limited to, the following matters: 
a) anticipated date of commencement of works 
b) a description of the proposed works; 
c) a programme of works, including sequencing of works, hours of operation and anticipated 

duration of works; 
d) contact details for site manager, including their phone number, email address and address 

for service; 
e) a list of key personnel and communications protocols; 
f) procedures to ensure compliance with the conditions of the relevant consents and permits; 
g) site compound location shown on a plan (including areas for site offices and site parking); 
h) details of any measures to control mud and detritus from the site onto the road, including 

any on-site wheel washing and off site road sweeping, to be undertaken in conjunction with 
and in consideration of the Erosion & Sediment Control Plan; 

i) swept path analysis of delivery trucks through the access; 
j) The location of any site-office and portable toilet facilities 
k) An accurate location of all existing underground network utilities and identify, using 

physical indicators placed on the ground, showing specific surveyed locations of the 
existing network utilities and measures to ensure all personal are made aware of these 
utilities; 

l) Measures to ensure ongoing access is available to all utility operators for the use and 
maintenance during the entire construction period, including a communication procedure 
with those utility operators;  

m) complaints procedures and register; 
n) monitoring, audit and review programme; 
o) signage at the site informing of construction works and complaints procedure 

 
3. Should the Requiring Authority refuse to certify the CMP, the Requiring Authority shall submit a 

revised CMP to the Territorial Authority for written technical certification. The certification process 
shall follow the same procedure and requirements as outlined in Conditions 1 and 2. 
 
ADVICE NOTE: Certification from Council (or withholding of certification) shall be based on its 
assessment of whether the matters being considered achieve the purpose and objectives of 
condition and contain the specified information. Should the Territorial Authority refuse to certify 
the CMP, then the Territorial Authority will provide a letter outlining why certification is refused 
based on the parameters contained in this condition. 

 
4. The Consent Holder shall not initiate works associated with construction until such time as the 

CMP has been certified in writing by the Territorial Authority. 
 

5. The Consent Holder shall comply with the certified CMP at all times. 
 

6. The CMP may be amended at any time by the Requiring Authority. Any amendments to the CMP 
shall be submitted by the Requiring Authority to the Territorial Authority for written technical 
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certification. If the amended CMP is certified, then it becomes the certified CMP for the purposes 
of Condition 5. Any amendments to the CMP shall be: 

a)  for the purposes of improving the measures outlined in the CMP for achieving the purpose 
(see Condition 1); and 

b) be prepared by an appropriately qualified person. 
 
7. All construction works, including all off-loading or materials onto the subject site, shall be restricted 

to the hours between 7.30am to 6pm Monday to Saturday. Quiet setting up of site (not including 
running of plant or machinery) may start at 6:30am. No work shall occur on a Sunday or Public 
Holiday. 

 
Public access to Adderstone Reserve 
 
8. The Requiring Authority shall not unnecessarily restrict public access to and from Adderstone 

Reserve, except during period of construction works where required to provide for the health and 
safety of the public and until such time as the road is open to the public. 

 
Construction Noise and Vibration Management Plan 
 
9. At least 20 working days prior to the commencement of any earthworks or construction activity 

within the designation boundaries (excluding site investigations), the Requiring Authority shall 
submit a CNVMP to the Territorial Authority for technical certification. The CNVMP shall be 
prepared by a suitably qualified and experienced person. The purpose of the CNVMP is to identify 
the noise and vibration performance standards that will, where practicable, be complied with and 
sets the framework for the development and implementation of particular noise and vibration 
management and control methodologies to minimise adverse effects on the health and safety of 
nearby residents (or other sensitive land uses) and to minimise any exceedance of the criteria set 
out in Conditions 10 and 11 below. 

 
10. The CNVMP shall be in accordance with NZS 6803:1999 Acoustics - Construction Noise (NZS 

6803:1999), and include the procedures, methods and measures for the control of noise associated 
with all relevant construction works authorized by this designation, which shall be formulated to 
comply, as far as practicable, with noise criteria developed with regards to Table 2 of NZS 6803:1999. 
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ADVICE NOTE: There may be occasions when it is not practicable for construction activity to achieve 
the guideline criteria in the standard. In such circumstances, mitigation that is consistent with the 
best practicable option shall be adopted. 

 
 
11. The CNVMP shall include specific details relating to methods for the control of ground vibrations 

associated with all relevant Project construction works, which shall be formulated to comply with 
German Standard DIN 4150-3:1999 Structural vibration - Effects of vibration on structures. 
 

12. The CNVMP shall include, but is not necessarily limited to, the following information: 
 

a) Description of the works, laydown areas, anticipated equipment/processes and their 
scheduled durations; 

b) Hours of operation including times and days when construction activities causing noise 
and/or vibration would occur; 

c) The construction noise and vibration criteria for the project; 
d) Identification of affected dwellings and other sensitive activities where noise and 

vibration criteria apply; 
e) Mitigation options, including alternative strategies where full compliance with the 

relevant noise and/ or vibration criteria cannot be achieved; 
f) Requirements for management schedules containing site specific information. Specific 

management schedules shall include: 
i. Construction vehicles delivery speeds and restrictions on routes and times for 

deliveries; and 
ii. Notification to neighbouring residents.  

g) Methods and frequency for monitoring and reporting on construction noise and 
vibration; 

h) Procedures and methods for maintaining contact with stakeholders, notifying of 
proposed construction activities and handling noise and vibration complaints; 

i) Construction equipment operator training procedures and expected construction 
site behaviours; 

j) Contact numbers for key staff, staff responsible for noise and vibration assessment 
and Council officers; 

k) Undertake a pre-construction building condition survey of buildings if at-risk from 
construction vibration; 

l) Communicate and consult with affected residents regarding construction noise and 
vibration effects, including a letter-drop prior to the commencement of works; 

m) Complaints procedures and register; and 
n) Monitoring, audit and review programme. 

 
13. Should the Requiring Authority refuse to certify the CNVMP, the Requiring Authority shall submit a 

revised CMP to the Territorial Authority for written technical certification. The certification process 
shall follow the same procedure and requirements as outlined in Conditions 9 to 12. 
 
ADVICE NOTE: Certification from Council (or withholding of certification) shall be based on its 
assessment of whether the matters being considered achieve the purpose and objectives of 
condition and contain the specified information. Should the Territorial Authority refuse to certify 
the CNVMP, then the Territorial Authority will provide a letter outlining why certification is refused 
based on the parameters contained in this condition. 

 
14. The Consent Holder shall not initiate works associated with construction until such time as the 

CNVMP has been certified in writing by the Territorial Authority. 
 

15. The Consent Holder shall comply with the certified CNVMP at all times. 
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16. The CMP may be amended at any time by the Requiring Authority. Any amendments to the CNVMP 

shall be submitted by the Requiring Authority to the Territorial Authority for written technical 
certification. If the amended CNVMP is certified, then it becomes the certified CNVMP for the 
purposes of Condition 15. Any amendments to the CNVMP shall be: 

a)  for the purposes of improving the measures outlined in the CNVMP for achieving the 
purpose (see Condition 9); and 

b)  be prepared by an appropriately qualified person. 
 
Erosion and Sediment Control Plan 
 
17. At least 20 working days prior to the commencement of any earthworks or construction activity 

within the designation boundaries (excluding site investigations), the Requiring Authority shall 
submit for certification an E&SCP to the Territorial Authority. The purpose of the E&SCP shall be to 
minimise sediment discharge from the site to the extent practicable. 
 

18. The E&SCP shall as a minimum be based upon and incorporate those specific principles and practices 
which are appropriate for the activity authorised by this consent and contained within the document 
titled “Erosion and Sediment Control – Guidelines for the Wellington Region, dated June 2006”, and 
shall include at least the following:  

 
a. details of all principles, procedures and practices that will be implemented to 

undertake erosion and sediment control to minimise the potential for sediment 
discharge from the site; 

b. the design criteria, supporting calculations, dimensions and contributing 
catchments of all key erosion and sediment control structures, including (but not 
limited to) diversion bunds/channels and decanting structures (if any).  

c. a site contour plan of a suitable scale to identify; 

i. the extent of soil disturbance and vegetation removal; 

ii. areas of cut and fill; 

iii. locations of topsoil stockpiles;  

iv. all key erosion and sediment control structures; 

v. the boundaries and area of catchments contributing to all erosion and sediment 
control devices; 

vi. the locations of all specific points of discharge to the environment; and 

vii. any other relevant site information. 

d. Construction timetable for the erosion and sediment control works and the 
earthworks proposed; 

e. Specific design and construction details (including erosion and sediment controls) 
for all earthworks; 

f. Timetable and nature of progressive site rehabilitation and re-vegetation proposed; 

g. Maintenance, monitoring and reporting procedures; 

h. Rainfall response and contingency measures including procedures to minimise 
adverse effects in the event of extreme rainfall events and/or the failure of any key 
erosion and sediment control structures; 

i. Procedures and timing for review and/or amendment to the E&SCP; and 
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j. Identification and contact details of personnel responsible for the operation and 
maintenance of all key erosion and sediment control structures. 

19. The E&SCP shall be certified in writing by the Territorial Authority acting in a technical certification 
capacity prior to any earthworks activities commencing (excluding site investigations).  

 
20. All earthworks shall be undertaken in accordance with the certified E&SCP. Should the Council 

refuse to certify the E&SCP, the consent holder shall submit a revised E&SCP to Council for 
certification and shall follow the same procedure and requirements as outlined in condition 17.  

 
ADVICE NOTE: Certification from Council (or withholding of certification) shall be based on its 
assessment of whether the matters being considered achieve the objective of minimising sediment 
discharges from the site to the extent practicable. Should the Territorial Authority refuse to certify 
the E&SCP, then the Territorial Authority will provide a letter outlining why certification is refused 
based on the parameters contained in this condition. 

 
21. Any changes proposed to the E&SCP shall be confirmed in writing by the requiring authority and 

certified in writing by the Territorial Authority acting in a technical certification capacity, prior to the 
implementation of any changes proposed.  

 
22. The consent holder shall ensure that a copy of the E&SCP, including any certified amendments, is 

kept onsite and this copy is updated within 5 working days of any amendments being certified.  
 
23. The Requiring Authority shall ensure that all erosion and sediment controls are inspected and in 

good working order at least once per week and within 24 hours of each rainstorm event. The 
Requiring Authority shall further ensure that all erosion and sediment controls are maintained such 
that optimal sediment capture efficiency is achieved at all times.  

 
24. The Requiring Authority shall ensure those areas of the site where earthworks have been completed 

shall be stabilised against erosion as soon as practically possible and within a period not exceeding 
14 days after completion of any works authorised by this consent. Stabilisation shall be undertaken 
by providing adequate measures (vegetative and/or structural) that will minimise sediment runoff 
and erosion to the satisfaction of the Territorial Authority acting in a technical certification capacity.  
The consent holder shall monitor and maintain the site until vegetation is established to such an 
extent that it prevents erosion and prevents sediment from entering any water body or the Council’s 
stormwater network. 

Dust Control 

25. All operations on the site shall, as far as reasonably practicable, be carried out in such a manner as 
to avoid the generation of objectionable or offensive dust arising from construction works going 
beyond the boundary of designation area. The Requiring Authority must ensure that dust sources 
are regularly wetted during the construction period. 

 
Landscape and Public Access Plan 
 
26. At least 20 working days prior to the commencement of any earthworks or construction activity 

within the designation boundaries (excluding site investigations), the Requiring Authority shall 
submit a detailed LPAP to the Territorial Authority for written technical certification. The purpose of 
the LPAP is to demonstrate how the existing landscape will be modified; and, the soft landscape 
works are to be implemented and maintained; and, how public access from Abby Road to Manga o 
Tane Reserve will be provided and maintained. In particular, the LPAP is to achieve the following 
outcomes: 
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a) That the land formation undertake to construct the road is designed to integrate with 
the existing contour of the gully; 

b) Ensure that the land between the proposed road and Manga o Tane Reserve will be re-
vegetated with native species that will match those within the Manga o Tane Reserve; 

c) That all road embankments either side of the road are re-vegetated (where located 
within the designation boundary); and, 

d) That public pedestrian access is provided within the proposed road corridor with public 
pedestrian access provided to the Manga o Tane Reserve (within the boundaries of the 
designation). 

 
27. The LPAP must be prepared by a suitably experienced Landscape Architect and shall be in general 

accordance with the plan prepared by Hudson Associates Landscape Architects, titled: “Abby Road 
Northern Designation”, DWG No. 62-003, Revision C, dated 2/09/2020. The LPAP must include, but 
is not necessarily limited to: 

a) Existing contours of the area of land affected; 
b) All areas of proposed earthworks cuts and fills, including area and volumes; 
c) The final contours proposed following the completion of earthworks; 
d) Vegetation that is to be retained within the designation boundaries and any protection 

this vegetation is to be afforded during construction; 
e) the species, grade, spacing/location, and anticipated maximum height of all vegetation 

to be planted; 
f) how the land between the proposed road and Manga o Tane Reserve will be re-

vegetated with native species; 
g) Details of any consultation and the views of Tanenuiarangi o Manawatu, and the extent 

to which this has been incorporated into the LPAP. 
h) specifications for any other landscape works treatments, such as mulching and tree-

staking as appropriate, including the progressive surfacing, top soiling and re-vegetation 
immediately following completion of each stage of the works (if required); 

i) any specific vegetation maintenance procedures to be followed and the length of time 
that these will be undertaken; 

j) procedures for the inspection of vegetation health and replacement of dead or dying 
species (where required) during the 18 month establishment period; and, 

k) the extent to which condition 41 will be achieved with LED street lamps minimising light-
spill away from the boundaries of the designation.  

l) the location, width and grade of any footpaths with the road and the public pedestrian 
access to Manga o Tane Reserve.  
 

28. Should the Requiring Authority refuse to certify the LPAP, the Requiring Authority shall submit a 
revised LPAP to the Territorial Authority for written technical certification. The certification process 
shall follow the same procedure and requirements as outlined in Conditions 26 and 27. 
 
ADVICE NOTE: Certification from Council (or withholding of certification) shall be based on its 
assessment of whether the matters being considered achieve the purpose and objectives of 
condition and contain the specified information. Should the Territorial Authority refuse to certify 
the LPAP, then the Territorial Authority will provide a letter outlining why certification is refused 
based on the parameters contained in this condition. 

 
29. The Consent Holder shall not initiate works associated with construction until such time as the 

LPAP has been certified in writing by the Territorial Authority. 
 

30. The Consent Holder shall comply with the certified LPAP at all times. 
 

31. The LPAP may be amended at any time by the Requiring Authority. Any amendments to the LPAP 
shall be submitted by the Requiring Authority to the Territorial Authority for written, technical 
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certification. If the amended LPAP is certified, then it becomes the certified LPAP for the purposes 
of Condition 26. Any amendments to the LPAP shall be: 

a) for the purposes of improving the measures outlined in the LPAP for achieving the LPAP 
purpose (see Condition 26); and 
c) be prepared by an appropriately qualified person. 
 

32. The works identified in the LPAP, certified under Condition 30 above, must be completed by the 
Requiring Authority within 12 months of completion of construction. The plantings must be 
monitored for 18 months from the time of planting in order to allow for plant establishment to the 
satisfaction of the Territorial Authority. This includes the removal of weeds within the vicinity of the 
plantings and the replacement of plants that die or are removed unlawfully within this period in the 
same location, with the same species and sized plants. Any plants that fail must be replaced at the 
expense of the Requiring Authority.  

 
Traffic Management Plan (Construction) 
 
33. No less than 20 working days prior to the commencement of any works on the site, a TMP prepared 

by a suitably qualified and experienced practitioner to the Territorial Authority (in liaison with the 
Roading Manager) for written, technical certification. The purpose of the certified TMP is to set out 
how the effects of traffic on the surrounding road network are to be minimised during construction 
using reasonably practicable measures and the methods to be used to achieve these effects.  
 

34. The certified TMP must include, but not be limited to, the following information, methods, measures 
and techniques to the achieve its purpose:  

 
a. Purpose and scope of the plan;  
b. Relationship with other management plans;  
c. Hours of construction traffic activity;  
d. Estimated numbers and sizes of construction vehicles;  
e. Controlled internal and external access routes;  
f. Parking locations for construction staff;  
g. How safety risks on the land transport network can be minimized. 
h. Access and delivery locations, including swept path analysis for largest vehicles;  
i. Likely construction access routes to and from the site;  
j. Management of oversize loads;  
k. Wheel cleaning and covering of loads; and  
l. Management of any complaints.  

 
35. The Requiring Authority shall comply with the certified TMP at all times.  

 
36. The TMP may be amended at any time by the Requiring Authority.  Any amendments to the TMP 

shall be submitted by the Requiring Authority to the Territorial Authority for written, technical 
certification.  If the amended TMP is certified, then it becomes the certified TMP for the purposes 
of Condition 33.  Any amendments to the TMP shall be:  

a) achieve the purpose of the TMP (see Condition 33); 
b) be consistent with the conditions of this designation; and   
c) be prepared by an appropriately qualified person. 

 
37. Should the Territorial Authority refuse to certify the TMP, the consent holder shall submit a revised 

TMP to the Territorial Authority for certification.  The certification process shall follow the same 
procedure and requirements as outlined in conditions 33 and 34.  
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ADVICE NOTE: Certification from Council (or withholding of certification) shall be based on its 
assessment of whether the matters being considered achieve the objective of minimising the effects 
of traffic from on the surrounding road network during construction to the extent practicable.  
 

38. No construction or earthworks activities (excluding site investigations) shall commence on the site 
prior to the TMP being certified.  All construction and other heavy vehicles accessing the site during 
construction shall do so in general accordance with the certified TMP. 

 
Accidental Discovery 

39. Prior to the commencement of works (including site investigations which disturb the soil), the 
Requiring Authority shall develop and have in place a procedure that is to be followed in the event 
that any urupā, taonga (significant artefacts), kōiwi (human remains) or archaeological sites 
(whether recorded or unrecorded) are disturbed and/ or discovered during site works, including:  

 
a. works in the location of any accidental discovery immediately cease; and  
b. the area is to be secured in a way that ensures any remains or artefacts are untouched. 

 
40. In the event of an archaeological site, waahi tapu or koiwi being discovered or disturbed during the 

activities authorised by this consent, the consent holder shall immediately cease further work and 
inform: 

a. the relevant local iwi;  

b. the Territorial Authority (Council’s Compliance Monitoring Officer); and 

c. Heritage New Zealand Pouhere Taonga. 

Further work at the site shall be suspended while iwi carry out their procedures for removal of 
taonga.  The Council’s Compliance Monitoring Officer will advise the consent holder when work at 
the site may recommence. 

ADVICE NOTE: In the event that human remains are found the police should be contacted 
immediately and all works shall cease until advice is given that works can recommence. 

ADVICE NOTE: The Requiring Authority is advised to contact the Heritage New Zealand Pouhere 
Taonga (HNZPT) if the presence of an archaeological site is suspected. Work affecting archaeological 
sites is subject to a consent process under the Heritage New Zealand Pouhere Taonga Act 2014. If 
any activity associated with this proposal, such as earthworks, fencing or landscaping, may modify, 
damage or destroy any archaeological site(s), an authority (consent) from HNZPT must be obtained 
for the work to proceed lawfully. Heritage New Zealand Pouhere Taonga 2014 contains penalties 
for unauthorised site damage. 

 
Infrastructure & Streetscape Management Plan 
 
41. At least 20 working days prior to the commencement of any earthworks or construction activity 

within the designation boundaries (excluding site investigations) the Requiring Authority shall 
submit to the Territorial Authority a I&SMP for written, technical certification. The purpose of the 
I&SMP is to demonstrate: 

a) how the proposed roading design, infrastructure and streetscape works are to be designed 
and constructed in accordance with the Council’s ESLD; and,  

b) to demonstrate the location, design of any LED street lamps will minimise light-spill beyond 
the boundaries of the designation. 
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ADVICE NOTE: In considering certification of the I&SMP, the Council’s Senior Planner will consult 
with Council’s Subdivisions Engineer; Roading Manager; and, Stormwater Engineer.  

 
42. The I&SMP must include, but be not limited to demonstrating the following: 
 

a) Its relationship with other management plans, including integration with the SMP required 
under condition 54; 

b) Engineering Plans (detailed design) required by condition 43 below; 
c) Location, spatial allocation and dimensions of all: footpaths, formed road width(s) proposed 

vehicle access crossings (if any), berms and any other street infrastructure; 
d) The location and heights (where relevant) of all kerb and channel, vehicle crossings, 

intersections, on-street parking, road carriageways and street lighting. 
e) A spatial layout of the roading network; including connections to Johnstone Drive, Abby 

Road and connections to Adderstone Reserve. 
f) the location and capacity of all services; 
g) the location of any secondary flow path for stormwater; 
h) final site contours for the site;  
i) the location, design and specifications of any LED street lamps designed to minimise light-

spill beyond the boundaries of the designation; 
j) identify a Technical Representative (being a Professional Surveyor or Chartered Professional 

Engineer) to monitor the construction of all approved works in accordance with level CM 4 
of IPENZ construction monitoring set out in Council’s ESLD. 

43. The Engineering Plans (detailed design) required by condition 42 b) must be prepared by a Chartered 
Professional Engineer or Professional Surveyor with appropriate qualifications acceptable to 
Council. The Territorial Authority will commission a  road safety audit of the Abby Road extension 
and the new intersection with Johnstone Drive by suitably qualified person(s) at the Detailed Design 
Stage. 
 

44. All works by the Requiring Authority shall comply with the certified I&SMP and shall take into 
account the findings of the road safety audit report in Condition 43 above. No physical works 
(excluding site investigations) shall be carried out until the I&SMP has been certified by the 
Territorial Authority. 

 
45. The I&SMP may be amended at any time by the Requiring Authority.  Any amendments to the 

I&SMP shall be submitted by the Requiring Authority to the Territorial Authority for written, 
technical certification.  If the amended I&SMP is certified, then it becomes the certified I&SMP for 
the purposes of Condition 41.  Any amendments to the I&SMP shall be:  

a) achieve the purpose of the I&SMP (see Condition 41); 
b) be consistent with the conditions of this designation; and   
c) be prepared by an appropriately qualified person. 

 
46. Should the Territorial Authority refuse to certify the TMP, the consent holder shall submit a revised 

I&SMP to the Territorial Authority for certification.  The certification process shall follow the same 
procedure and requirements as outlined in conditions 41, 42 and 43.  
 
ADVICE NOTE: Certification from Council (or withholding of certification) shall be based on its 
assessment of whether the matters being considered achieve the purpose and objectives of 
condition and contain the specified information. Should the Territorial Authority refuse to certify 
the I&SMP, then the Territorial Authority will provide a letter outlining why certification is refused 
based on the parameters contained in this condition. 
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47. No construction or earthworks activities (excluding site investigations) shall commence on the site 
prior to the I&SMP being certified.   

 
48. The Territorial Authority will commission a road safety audit of the Abby Road extension and the 

new intersection with Johnstone Drive by suitably qualified person(s) at the Post-Construction 
Stage: If there are any adverse safety issues raised by the safety audit, recommendations shall be 
included in the report for necessary corrections and remedial works. The required remedial works 
must be completed to the satisfaction of the Territorial Authority. The Requiring Authority shall 
advise the Territorial Authority in writing, upon completion of any improvements or remedial work 
when it has been carried out in accordance with the recommendations of the report.  
 
Note: The consent holders attention is drawn to the New Zealand Transport Authority’s “Road Safety 
Audit Procedures for Project Guidelines”. Adopting the appropriate procedures form this publication 
is a means of compliance with this condition.  
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Geotechnical Supervision 
 
49. The Requiring Authority must appoint and have approved by Council a Technical Representative 

(being Chartered Professional Engineer experienced in the field of geotechnical assessment) to 
monitor the construction of all approved earthworks in accordance with level CM 4 of IPENZ 
construction monitoring set out in Council’s ESLD. 
 

50. The requiring Authority shall, at least 20 working days prior to the commencement of any 
earthworks or construction activity within the designation boundaries (excluding site 
investigations), submit to the Territorial Authority a Geotechnical Report which assesses the design 
of all  earthworks to be undertaken within the designation boundaries and provides a professional 
opinion and recommendations with respect to any ongoing risks of land instability  
 

Stormwater Management Plan 

51. Prior to the certification of the I&SMP and at least 20 working days prior to the commencement of 
any earthworks or construction activity within the designation boundaries (excluding site 
investigations) the Requiring Authority shall submit to the Territorial Authority a SMP for written 
technical certification. The SMP must be prepared by a suitably qualified and experienced 
stormwater professional and be designed to: 
 

a. Comply with the Council’s ESLD; 
b. Mitigate “post-development” flow to “pre-development” levels for the 2-year through 100-

year Annual Return Interval design storm; 
c. Achieve effective treatment of stormwater runoff up to the 90% percentile rainfall event (15 

mm depth) in an appropriate stormwater treatment facility; and, 
 

52. The certified SMP must include, but is not limited to, the following: 

a) Comprehensive details of the engineering calculations of both pre-development and post-
development stormwater runoff flows from all hardstand areas associated with the road 
extension; 

b) Identification of the location, sizing, placement and configuration of stormwater quantity and 
quality controls; 

c) Confirmation of the locations of secondary flow paths; 
d) Details of how any stormwater infrastructure will connect to the surrounding network; 
e) Details of any consultation and the views of Tanenuiarangi o Manawatu, and the extent to 

which this has been incorporated into the SMP; 
f) An explanation of how the SMP will meet the requirements of the ESLD.  

 
53. All works by the Requiring Authority shall comply with the certified SMP. No physical works 

(excluding site investigations) shall be carried out until the SMP has been certified by the Territorial 
Authority. 

 
54. The SMP may be amended at any time by the Requiring Authority.  Any amendments to the SMP 

shall be submitted by the Requiring Authority to the Territorial Authority for written, technical 
certification.  If the amended SMP is certified, then it becomes the certified SMP for the purposes 
of Condition 51.  Any amendments to the SMP shall:  

a) achieve the purpose of the SMP (see Condition 51); 
b) be consistent with the conditions of this designation; and   
c) be prepared by an appropriately qualified person. 
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55. Should the Territorial Authority refuse to certify the SMP, the consent holder shall submit a revised
SMP to the Territorial Authority for certification.  The certification process shall follow the same
procedure and requirements as outlined in conditions 51 and 52.

ADVICE NOTE: Certification from Council (or withholding of certification) shall be based on its
assessment of whether the matters being considered achieve the purpose and objectives of
condition and contain the specified information. Should the Territorial Authority refuse to certify
the SMP, then the Territorial Authority will provide a letter outlining why certification is refused
based on the parameters contained in this condition.

56. No construction or earthworks activities (excluding site investigations) shall commence on the site
prior to the SMP being certified.
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Appendix 2 – Relevant Statutory Provisions 

City View Objectives 

Introduction 

The City View objectives reflect the resource management issues for the City and represent the broad 
outcomes this Plan seeks to achieve.  

1. Planning for residential, industrial, commercial and rural-residential growth sustains a compact,
orderly and connected urban form which avoids the adverse environmental effects of
uncontained urban expansion into the rural zone.

2. The provision of infrastructure, particularly within identified growth areas, shall be efficient,
timely, environmentally sensitive and economically sustainable.

3. The integrated and efficient provision of, and access to, infrastructure, network utilities and
local services is facilitated for all residents.

9. Subdivisions, buildings and infrastructure are designed and constructed to promote a
coordinated, healthy and safe environment.

10. The visual appeal of the City is enhanced.

11. The principles of good urban design are given effect to for all new subdivisions, urban
intensification and major building developments, particularly those located within the City
Centre or fronting key transportation routes.

15. Active engagement from tangata whenua within resource management decisions.

16. The historic heritage of the City is researched, identified and preserved within the context of
sustainable management.

19. The effects of natural hazards are avoided or mitigated taking into account the effects of climate 
change and the significant social disruption caused by natural hazard events.

21. A broad range of recreation and leisure opportunities are provided for in the City which
contribute towards an enhanced quality of life.

22. Appropriate noise standards are in place to protect noise sensitive activities.

23. Infrastructure operates in a safe and efficient manner, and the effects of activities which could
impact on the safe and efficient operation of this infrastructure are avoided, remedied or
mitigated.

24. All forms of transport, including public transport, walking, cycling and private vehicles are
adequately provided for to assist with sustainable energy use and a healthy lifestyle.

25. Infrastructure and physical resources of regional or national importance are recognised and
provided for by enabling their establishment, operation, maintenance, upgrading and
protection from the effects of other activities.
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Section 3 – Tangata Whenua 

OBJECTIVE 1  

To acknowledge Rangitane o Manawatu as Tangata Whenua within Palmerston North City. 

POLICIES  

1.1 To inform Tangata Whenua of all notified Discretionary and Non-Complying resource consent 

applications.  

1.3 To make provision for submissions to be made in te reo Maori in accordance with tikanga Maori.  

1.4 To follow Rangitanenuiarawa in resource management processes which Rangitane o Manawatu 

are involved in. 

OBJECTIVE 2  

To ensure that consultation is undertaken with Tangata Whenua on resource management issues. 

POLICIES  

2.1 To consult early on with Tangata Whenua, including Rangitane o Manawatu, in resource 

management processes.  

2.2 To consult Tangata Whenua with regard to the identification of and appropriate protection of 

urupa, wahi tapu, wahi tupuna and other sites.  

2.3 To ensure ongoing consultation and communication is maintained with regard to resource 

management issues of particular concern to Tangata Whenua. 
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Section 6 – Earthworks 

OBJECTIVE 1 

To provide for earthworks activities where the associated adverse effects are able to be avoided, 
remedied, or mitigated. 

POLICIES 

1.1 To limit the location and scale of earthworks where adverse effects may result.  

1.2 To avoid, remedy, or mitigate any adverse effects on the environment from earthworks on: 

• Natural Land Form;

• Landscape Values;

• Visual Amenity Values;

• Adjoining Properties;

• Natural Hazards and Processes;

1.3  To manage earthworks activities so that: 

a) Adverse effects of earthworks on the National Grid are avoided; and

b) The operation, maintenance and upgrade of the National Grid is not comprised by
earthworks.

1.4 Earthworks should not increase the risk posed by natural hazards. 

RULE 6.3.7.1 

In determining whether to grant consent and what conditions to impose, if any, Council will, in 
addition to the City View objectives in Section 2, the Earthworks and natural hazards objectives and 
policies (Section 6 and Section 22), and the objectives and policies of the relevant zone, assess any 
application in terms of the following further policies:  

a. To ensure that earthworks do not adversely affect the residential amenity of adjoining
neighbours.

b. Avoid earthworks that materially impact on the landscape and visual values associated with
the land in its surrounding context.

c. Avoid material increases in the susceptibility of the land or adjoining land to flooding.

d. Ensure that all earthworks are carried out in accordance with the relevant technical
standards.
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Section 10 – Residential Zone 

OBJECTIVE 1 

To enable the sustainable use and development of the Residential Zone to provide for the City’s 
current and future housing needs. 

1.3  To promote the efficient use of the urban infrastructure and other physical resources. 

1.4  To ensure network infrastructure and services are available to support residential development 
and intensification. 

Section 7 – Subdivision 

OBJECTIVE 2 

To ensure that subdivision is carried out in a manner which recognises and gives due regard 
to the natural and physical characteristics of the land and its future use and development, 
and avoids, remedies or mitigates any adverse effects on the environment.  

POLICIES 

2.3  To ensure safe, convenient and efficient movement of people, vehicles and goods in a high 
quality environment with minimum adverse effects by providing that: 

1. The layout of the transport network shall, as appropriate for their position in the roading 
hierarchy, ensure that people, vehicles and goods can move safely, efficiently and
effectively, minimise any adverse effect on the environment, make provision for
network utility systems and make provision for amenity values. The layout of the
transport network shall:

• provide adequate vehicular access to each lot;

• link to, and provide for, and be compatible with the existing and future transport
networks, taking into account orderly and integrated patterns of development and
adjoining developments;

• connect to all adjoining roads, providing for choice of routes where practicable;

• identify significant destinations and provide for safe and convenient access to
these by all modes;
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• encourage multi-modal street links, providing pedestrian links; and  

• provide adequate access for emergency vehicles.  

2. The development provides for a high quality public realm considering;  

• the potential for the street to be a place for recreational walking and cycling;  

• the outlook from dwellings as well as a functional place for movement;  

• the provision of street trees and other street landscaping in a coherent layout;  

• the continuity of or relationship to street landscape design of adjacent streets;  

• the integration of Water Sensitive Design principles;  

• the safety and visibility of pedestrians; and  

• the provision of any local park spaces as required by Council’s public space policy 
and their integration into the layout.  

3. The road network stormwater control system shall protect the road, road users and 
adjoining land from the adverse effects of water and minimise any adverse effect on the 
environment.  

4. The structure of a road shall:  

• have a design life of at least 25 years based on Equivalent Design Axle, or 
equivalent design methods;  

• be constructed from materials suitable for the intended use;  

• maintain adequate surface smoothness; and  

• be protected from the adverse effects of surface and ground water.  

5. The road network stormwater control system shall:  

• have a design life of at least 80 years;  

• adequately convey water to an approved discharge point;  

• avoid the likelihood of leakage and infiltration and the penetration of roots;  

• avoid the likelihood of blockages; and  

• provide reasonable access for maintenance.  

6. Urban roads are to be well lit by specifically designed street lighting, are to be 
constructed to such standards and in such materials as will result in minimum 
maintenance having regard to the anticipated levels and types of traffic.  

2.4  To improve land utilisation, to safeguard people, property and the environment from the 
adverse effects of unstable land by ensuring that:  

1. Disturbance to the natural land form, existing vegetation (e.g. trees, groups of trees, 
notable and protected trees, vegetation or habitats), natural drainage and significant 
natural features is minimised and historic and cultural features are protected 
commensurate with achieving an efficient and aesthetically pleasing subdivision design 
and site layout.  
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2. Earthworks withstand and remain stable under anticipated loads.  

5.  Earthworks are to be designed and constructed to:  

• provide safe and adequate building platforms and foundation for roads and 
services;  

• provide for the adequate control of stormwater;  

• avoid the likelihood of erosion and instability;  

• not unnecessarily alter the natural landscape;  

• remain safe and stable for the duration of the intended land use;  

• not unnecessarily rely on artificial or human-built structures for stability; and 
where such structures are employed these shall remain safe and stable for the 
duration of the intended land use;  

• cater for the natural groundwater flows and be geotechnically sound;  

• avoid contamination of ground water;  

• avoid lowering ground water levels;  

• avoid or mitigate the diversion of ground water flows.  

5. In Aokautere, earthworks, and in particular the restructuring of land, are to be the 
subject of specific design by a registered engineer experienced in soil mechanics or 
geotechnical matters and shall take into account the predicted improvements to soil 
slope and stability which will be achieved and the impact on existing vegetation and 
landscape values.  

2.5  To avoid, remedy or mitigate the adverse effects of land development by ensuring as far as 
possible that the carrying out of land clearance, earthworks and other construction activity 
does not result in:  

• a dust nuisance or the discharge of other contaminants to the air;  

• the migration of silt, soil and roading material to waterways or adjoining properties;  

• damage to property from stormwater runoff.  

2.6 To avoid, remedy and/or mitigate the adverse effects caused by alterations to the natural land 
form and removal of vegetation (e.g. trees, groups of trees, notable and protected trees, 
vegetation or habitats) and to enhance the amenities of the natural and built environment by 
requiring that:  

… 

3. Earthworks are designed, built, and landscaped to avoid and/or mitigate adverse effects 
on the amenities of adjoining existing or potential residentially zoned areas.  

2.9  To safeguard people, property and the environment from the adverse effects of surface water 
by ensuring that:  

1. The layout and functioning of the stormwater drainage system:  
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• adequately services its catchment;  

• incorporates Water Sensitive Design principles wherever appropriate;  

• adequately services each lot, road area or other land area falling to the point of 
entry into the drainage system;  

• caters for a 1% annual exceedance probability rainfall event (100 year flood) using 
a system appropriate for the intended land use;  

• ensures gravity operation;  

• links with the existing stormwater drainage network;  

• does not unduly restrict the location of any future building; and  

• ensures that stormwater disposal from the subdivision would not increase the 
risk of inundation in urban areas.  

2. The structure of the stormwater drainage system:  

• has a design life of at least 80 years;  

• is constructed from materials suitable for the intended use;  

• incorporates Water Sensitive Design principles wherever appropriate;  

• ensures safety in operation;  

• avoids the likelihood of leakage and infiltration and the penetration of roots;  

• avoids the likelihood of blockages;  

• if in pipes or lined channels, avoids the likelihood of penetration by roots or the 
unintended entry of groundwater.  

2.11 To ensure that sufficient land for public open space and reserves is set aside in convenient 
locations and is of a quality to meet the needs of the community by ensuring that:  

1. Reserves have sufficient road frontage so that users are visible to the general public for 
safety reasons.  

2. Reserves are located so that they are easily accessible to the general public and to those 
with special needs.  

3. Reserves have a terrain and are of a type and size that is useable for a number of 
recreation activities.  
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Section 22 – Natural Hazards 

OJECTIVE 1

 
To recognise the existence of natural hazards within Palmerston North City.  

 

POLICIES  

1.1  To identify any land subject to the effects of a natural hazard.  

1.2  To educate the community with regard to the existence, nature and risks posed by natural 
hazards and ways to avoid or minimise such risk.  

OJECTIVE 2

 

To control development on land which is or might be adversely affected by natural hazards.

 

POLICIES  

2.1  To exclude development on hazard-prone land where the effects of the hazard cannot be 
effectively avoided, remedied or mitigated.  

2.2  To establish appropriate controls to avoid, remedy or mitigate the effects of natural hazards.  

2.5  To avoid built development on unstable land unless it can be demonstrated by a suitably 
qualified and experienced practitioner that the hazard can be avoided, remedied or mitigated. 
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Section 20 – Land Transport Network 

 

 
The City’s land transport networks are maintained and developed to ensure that people and 
goods move safely and efficiently through and within the City. 

 

POLICIES  

1.1  Identify and apply the roading hierarchy to ensure the function of each road in the City is 

recognized and protected in the management of land use, development and the subdivision of 

land. 

1.2  All roads in the City have function and design characteristics consistent with their place in the 

roading hierarchy. 

1.3  Maintain and upgrade the existing roads in the City and provide for new roads to meet the 

current and future needs of the City. 

1.4  The road network stormwater control system shall protect the road, road users and adjoining 

land from the adverse effects of water from roads and minimise any adverse effect on the 

environment. 

1.5  Require all new public roads, private roads and vehicle accesses to be designed and 

constructed to meet performance standards relating to the safety and efficiency of vehicle 

movement, and to ensure the safe use of the road transport network for all users, particularly 

in respect of: 

(a) Road width and alignment which should be sufficient for two vehicle lanes except where 

traffic volumes are insufficient; 

(b)  The formation and surface sealing of all roads and vehicle accesses to standards 

appropriate to the volume of traffic expected to be carried; 

(c)  Provision for necessary network utility facilities within roads; and 

(d)  Safe design and construction of roads, road access points and intersections, including 

alignment, gradient, vehicle parking, manoeuvring and turning requirements. 

1.6  Encourage the development of safe and accessible pedestrian paths and cycleways, as well as 

convenient and accessible cycle parking, to support the opportunity for people to use active 

and non-vehicular modes of transport throughout the City. 

416

0123456789



 

 

1.7  To support and encourage the provision of public transport and its use throughout the City as 

an integral part of the transportation system. 

1.8  Convenient, safe and accessible car parking, loading and manoeuvring facilities are available 

for residents, staff, visitors and customers for all activities without creating congestion or 

conflicts with moving vehicles, pedestrians or cyclists on adjacent roads. 

OBJECTIVE 2 

 
The land transport network is safe, convenient and efficient while avoiding, remedying or 
mitigating adverse effects in a way that maintains the health and safety of people and 
communities, and the amenity values and character of the City’s environment. 

 

POLICIES  

2.1  To restrict the through movement of traffic where the movement has adverse visual, noise 

and safety effects on adjoining areas by using the roading hierarchy to direct higher volume 

and heavy traffic movements on identified arterial routes and discouraging this traffic from 

other areas, such as residential areas. 

2.2  To avoid, remedy or mitigate the impact of roads and parking areas on visual amenity values 

of the community by requiring the provision of landscaping. 

2.4  Avoid adverse effects on amenity and character by ensuring that new roads are well designed 

and visually complement the character of the surrounding areas. 

OBJECTIVE 3 

 

The safety and efficiency of the land transport network is protected from the adverse effects of 

land use, development and subdivision activities. 

 

POLICIES  

3.2  Require vehicle crossing places and vehicle entrances from public roads to be located, 

constructed, and maintained to standards appropriate to the expected traffic volume, 

pedestrian movement and speed environment of each road. 
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3.3  Ensure that buildings and activities do not compromise land transport network safety, 

including maintaining the necessary clear sight lines for road vehicles at level crossings and 

road intersections. 
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One Plan Regional Policy Statement: Chapter 6 

 

Objective 2-1: Resource management  

(a)  To have regard to the mauri of natural and physical resources to enable hapū and iwi to provide 

for their social, economic and cultural wellbeing.  

(b)  Kaitiakitanga must be given particular regard and the relationship of hapū and iwI with their 

ancestral lands, water, sites, wāhi tapu and other taonga (including wāhi tūpuna) must be 

recognised and provided for through resource management processes.   

Policy 2-1:  

Hapū and iwi involvement in resource management.The Regional Council must enable and foster 

kaitiakitanga and the relationship between hapū and iwi and their ancestral lands water sites, wāhi 

tapu and other taonga (including wāhi tūpuna) through increased involvement of hapū and iwi in 

resource management processes including:  

(a)  memoranda of partnership between the Regional Council and hapū or iwi which set clear 

relationship and communication parameters to address resource management objectives. 

 (b)  recognition of existing arrangements and agreements between resource users, local authorities 

and hapū or iwi,  

(c)  development of catchment-based forums, involving the Regional Council, hapū, iwi, and other 

interested groups including resource users, for information sharing, planning and research,  

(d)  development, where appropriate, of hapū and iwi cultural indicator monitoring programmes by 

the Regional Council,  

(h)  involvement of hapū or iwi in resource consent decision-making and planning processes in the 

ways agreed in the memoranda of partnership and joint management agreements developed 

under (a) and (f) above, and  

(i) the Regional Council advising and encouraging resource consent applicants to consult directly 

with hapū or iwi where it is necessary to identify:   

(i) the relationship of Māori and their culture and traditions with their ancestral lands, water, 

sites, wāhi tapu and other taonga (including wāhi tūpuna), and  

(ii) the actual and potential adverse effects of proposed activities on those relationships.  
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Policy 2-2: Wāhi tapu, wāhi tūpuna and other sites of significance 

(a) Wāhi tapu, wāhi tūpuna and other sites of significance to Māori identified:

(i) In the Regional Coastal Plan and district plans,

(ii) as historic reserves under the Reserves Act 1977,

(iii) as Māori reserves under the Te Ture Whenua Māori Act 1993,

(iv) as sites recorded in the New Zealand Archaeological Association’s Site Recording Scheme,
and

(v) as registered sites under the Historic Places Act 1993 must be protected from inappropriate
subdivision, use or development that would cause adverse effects on the qualities and
features which contribute to the values of these sites.

(b) The Regional Council must facilitate hapū and iwi recording the locations of wāhi tapu, wāhi

tūpuna and other sites of significance to Māori in an appropriate publicly-available database.

(c) Potential damage or disturbance (including that caused by inappropriate subdivision, use or

development) to wāhi tapu, wāhi tūpuna and other sites of significance to Māori not identified

(for confidentiality and sensitivity reasons) by hapū or iwi under (a), above, must be minimised by

the Regional Council facilitating the compilation of databases by hapū and iwi to record locations

which need to remain confidential.

(d) The Regional Council must ensure that resource users and contractors have clear procedures in

the event wāhi tapu or wāhi tūpuna are discovered.

Policy 2-3: The mauri of water 

(a) The Regional Council must have regard to the mauri of water by implementing Policy 2-1 (a) to (i)

above and by restricting and suspending water takes in times of minimum flow consistent with

Policy 5-18 in Chapter 5.
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CHAPTER 3: INFRASTRUCTURE, ENERGY, WASTE, HAZARDOUS SUBSTANCES AND CONTAMINATED 
LAND 
                                                

Objective 3-1:  Infrastructure and other physical resources of regional or national importance 

Have regard to the benefits of infrastructure and other physical resources of regional or national 
importance by recognising and providing for their establishment, operation, maintenance and 
upgrading. 
 
Objective 3-3:  The strategic integration of infrastructure with land use 

Urban development occurs in a strategically planned manner which allows for the adequate and 
timely supply of land and associated infrastructure. 
 
Policy 3-2: Adverse effects of other activities on infrastructure and other physical resources of 

regional or national importance 

The Regional Council and Territorial Authorities must ensure that adverse effects on infrastructure 
and other physical resources of regional or national importance from other activities are avoided as 
far as reasonably practicable, including by using the following mechanisms: 

a. ensuring that current infrastructure, infrastructure corridors and other physical resources of 
regional or national importance, are identified and had regard to in all resource management 
decision- making, and any development that would adversely affect the operation, 
maintenance or upgrading of those activities is avoided as far as reasonably practicable, 

b. ensuring that any new activities that would adversely affect the operation, maintenance or 
upgrading of infrastructure and other physical resources of regional or national importance are 
not located near existing such resources or such resources allowed by unimplemented resource 
consents or other RMA authorisations, 

c. ensuring that there is no change to existing activities that increases their incompatibility with 
existing infrastructure and other physical resources of regional or national importance, or such 
resources allowed by unimplemented resource consents or other RMA authorisations, 

d. notifying the owners or managers of infrastructure and other physical resources of regional or 
national importance of consent applications that may adversely affect the resources that they 
own or manage, 

[…] 
ensuring effective integration of transport and land use planning and protecting the function of the 
strategic road and rail network as mapped in the Regional Land Transport Strategy.
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Chapter 4 – Land 

Objective 4-2:  Regulating potential causes of accelerated erosion 
 
Land is used in a manner that ensures:  

a. accelerated erosion and increased sedimentation in water bodies (with resultant 
adverse effects on people, buildings and infrastructure) caused by vegetation 
clearance, land disturbance, forestry, or cultivation are avoided as far as 
reasonably practicable, or otherwise remedied or mitigated, and 

b. sediment loads entering water bodies as a result of accelerated erosion are 
reduced to the extent required to be consistent with the water management 
objectives and policies for water quality set out in Chapter 5 of this Plan. 

 
Chapter 5 – Water 

Objective 5-4:  Beds of rivers and lakes 
 
The beds of rivers and lakes will be managed in a manner which: 

a. sustains their life supporting capacity 
b. provides for the instream morphological components of natural character 
c. recognises and provides for the Schedule B Values 
d. provides for infrastructure and flood mitigation purposes. 

The land adjacent to the bed of reaches with a Schedule B Value of Flood Control and Drainage 
will be managed in a manner which provides for flood mitigation purposes. 
 
Chapter 9 – Natural Hazards 

Objective 9-1:  Effects of natural hazard events 
 
The adverse effects of natural hazard events on people, property, infrastructure and the wellbeing 
of communities are avoided or mitigated. 
 
Policy 9-4:  Other types of natural hazards 
 
The Regional Council and Territorial Authorities must manage future development and activities in 
areas susceptible to natural hazard events (excluding flooding) in a manner which: 

a. ensures that any increase in risk to human life, property or infrastructure from natural 
hazard events is avoided where practicable, or mitigated where the risk cannot be practicably 
avoided, 

b. is unlikely to reduce the effectiveness of existing works, structures, natural landforms or other 
measures which serve to mitigate the effects of natural hazard events, and 
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c. is unlikely to cause a significant increase in the scale or intensity of natural hazard events.
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REGIONAL PLAN 

The objectives from the Regional Plan considered relevant to the NoR are contained in the 
following table.  

Objective 13-1: accelerated erosion – regulation of  vegetation clearance, land disturbance, 
forestry and cultivation 

The regulation of vegetation clearance, land disturbance, forestry and cultivation in a manner that 
ensures: 

A. Accelerated erosion and any associated damage to people, buildings and infrastructure and
other physical resources of regional or national importance are avoided as far as reasonably
practicable or otherwise remedied or mitigated, and

B. Increased sedimentation in water bodies as a result of human activity is avoided as far as
reasonably practicable, or otherwise mitigated.

The Regional Council must: 

a. regulate vegetation clearance, land disturbance, forestry and cultivation through regional
rules in accordance with Objectives 12-1, 12-2 and 13-1 and Policies 12-1 to 12-8, and

b. manage the effects of vegetation clearance, land disturbance and cultivation by
requiring resource consents for those activities:

i. adjacent to some water bodies,

iii. involving land disturbance and cultivation in Hill Country Erosion Management Areas,
iv. involving large-scale land disturbance

Objective 17-1: Regulation of structures and activities in artificial watercourses and in the beds or 
rivers and lakes, and damming 

The regulation of structures and activities in artificial watercourses and in the beds of rivers and 
lakes, and damming, in a manner that: 

a. safeguards life supporting capacity, and recognises and provides for the Values and
management objectives in Schedule B, and

b. has regard to the objectives and policies of Chapter 5 that relate to structures and activities in
artificial watercourses and in the beds of rivers and lakes, and damming.
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National Policy Statement on Urban Development (2020) 

Objective 1:  New Zealand has well-functioning urban environments that enable all people and 
communities to provide for their social, economic, and cultural wellbeing, and for their 
health and safety, now and into the future.  

Objective 2:  Planning decisions improve housing affordability by supporting competitive land and 
development markets. 

Objective 4:  New Zealand’s urban environments, including their amenity values, develop and change 
over time in response to the diverse and changing needs of people, communities, and 
future generations.  

Objective 5:  Planning decisions relating to urban environments, and FDSs, take into account the 
principles of the Treaty of Waitangi (Te Tiriti o Waitangi). 

Objective 6:  Local authority decisions on urban development that affect urban environments are: 
integrated with infrastructure planning and funding decisions; and strategic over the 
medium term and long term; and responsive, particularly in relation to proposals that 
would supply significant development capacity. 

Policy 1: Planning decisions contribute to well-functioning urban environments, which are urban 
environments that, as a minimum:  

(a) have or enable a variety of homes that:
(i) meet the needs, in terms of type, price, and location, of different

households; and
(ii) enable Māori to express their cultural traditions and norms; and

(b) have or enable a variety of sites that are suitable for different business sectors in
terms of location and site size; and

(c) have good accessibility for all people between housing, jobs, community services,
natural spaces, and open spaces, including by way of public or active transport;
and

(d) support, and limit as much as possible adverse impacts on, the competitive
operation of land and development markets; and

(e) support reductions in greenhouse gas emissions; and are resilient to the likely
current and future effects of climate change.

Policy 6: When making planning decisions that affect urban environments, decision-makers have 
particular regard to the following matters:  
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(f) the planned urban built form anticipated by those RMA planning documents that
have given effect to this National Policy Statement

(g) that the planned urban built form in those RMA planning documents may involve
significant changes to an area, and those changes:

(h) may detract from amenity values appreciated by some people but improve
amenity values appreciated by other people, communities, and future generations,
including by providing increased and varied housing densities and types; and

(i) are not, of themselves, an adverse effect
(j) the benefits of urban development that are consistent with well-functioning urban

environments (as described in Policy 1)
(k) any relevant contribution that will be made to meeting the requirements of this

National Policy Statement to provide or realise development capacity
(l) the likely current and future effects of climate change.

Policy 9: Local authorities, in taking account of the principles of the Treaty of Waitangi (Te Tiriti
o Waitangi) in relation to urban environments, must:

(a) involve hapū and iwi in the preparation of RMA planning documents and any
FDSs by undertaking effective consultation that is early, meaningful and, as far
as practicable, in accordance with tikanga Māori; and

(b) when preparing RMA planning documents and FDSs, take into account the
values and aspirations of hapū and iwi for urban development; and

(c) provide opportunities in appropriate circumstances for Māori involvement in
decision-making on resource consents, designations, heritage orders, and
water conservation orders, including in relation to sites of significance to
Māori and issues of cultural significance; and

(d) operate in a way that is consistent with iwi participation legislation.

Policy 10: Tier 1, 2, and 3 local authorities: 

(a) that share jurisdiction over urban environments work together when
implementing this National Policy Statement; and

(b) engage with providers of development infrastructure and additional
infrastructure to achieve integrated land use and infrastructure planning; and

(c) engage with the development sector to identify significant opportunities for
urban development.
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National Policy Statement for Freshwater Management 2020 

Objective 

(1) The objective of this National Policy Statement is to ensure that natural and physical resources are
managed in a way that prioritises: 

(a) first, the health and well-being of water bodies and freshwater ecosystems

(b) second, the health needs of people (such as drinking water)

(c) third, the ability of people and communities to provide for their social, economic, and cultural
well being, now and in the future.

2.2 Policies 

Policy 1: Freshwater is managed in a way that gives effect to Te Mana o te Wai. 

Policy 2: Tangata whenua are actively involved in freshwater management (including decision-
making processes), and Māori freshwater values are identified and provided for.  

Policy 3: Freshwater is managed in an integrated way that considers the effects of the use and 
development of land on a whole-of-catchment basis, including the effects on receiving 
environments.  

Policy 4: Freshwater is managed as part of New Zealand’s integrated response to climate 
change.  

Policy 5: Freshwater is managed through a National Objectives Framework to ensure that the 
health and well-being of degraded water bodies and freshwater ecosystems is 
improved, and the health and well-being of all other water bodies and freshwater 
ecosystems is maintained and (if communities choose) improved.  

Policy 6: There is no further loss of extent of natural inland wetlands, their values are protected, 
and their restoration is promoted.  

Policy 7: The loss of river extent and values is avoided to the extent practicable.  

Policy 8: The significant values of outstanding water bodies are protected.  

Policy 9: The habitats of indigenous freshwater species are protected.  

Policy 10: The habitat of trout and salmon is protected, insofar as this is consistent with Policy 9. 
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Policy 11: Freshwater is allocated and used efficiently, all existing over-allocation is phased out, 
and future over-allocation is avoided.  

Policy 12: The national target (as set out in Appendix 3) for water quality improvement is 
achieved.  

Policy 13: The condition of water bodies and freshwater ecosystems is systematically monitored 
over time, and action is taken where freshwater is degraded, and to reverse 
deteriorating trends.  

Policy 14: Information (including monitoring data) about the state of water bodies and 
freshwater ecosystems, and the challenges to their health and well-being, is regularly 
reported on and published.  

Policy 15: Communities are enabled to provide for their social, economic, and cultural well-being 
in a way that is consistent with this National Policy Statement. 
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RESOURCE CONSENT 

Aokautere Land Holdings Limited 

Decision on an application to undertake earthworks related to the creation of a road and to infill a 

gully associated with a residential development at Johnstone Drive, Palmerston North. 

Application Reference: APP-2016200681.00 

Granted Date: 24 May 2016 

Review Date: July 2017, July 2019 and July 2023 

Expiry Date: 1 July 2026 

Appendix 3 - Horizons Decision APP-2016200681.00
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 Application 1.

 Background  1.1
The applicant, Aokautere Land Holdings Ltd, has applied to undertake earthworks for a subdivision 

located off Johnstone Drive, Aokautere, Palmerston North.  This application also requires a subdivision 

and land use consent from Palmerston North City Council.     

 

In addition to this resource consent which is required under the One Plan 2014, additional consents are 

required from the Palmerston North City Council.  The applicant will not be able to commence physical 

works as authorised by this consent, until the relevant consents have been granted by the City Council. 

 

A site visit with Pita Kinaston, Compliance Monitoring Team Leader, Stuart Standen, Compliance 

Monitoring Officer, and Fiona Morton, Consultant Planner was undertaken in late March 2016.   

 Application Description 1.2
On 1 March 2016, Pirie Consultants Ltd, on behalf of the applicant, Aokautere Land Holdings Ltd applied 

for a Land Use Consent, to undertake earthworks (land disturbance) exceeding 2,500m3 on the Johnstone 

Drive subdivision site to complete a cut and fill sequence.  The ‘cut’ component of the works will result in 

the continuing formation of the Johnstone Drive road, with the ‘fill’ component occurring in the nearby 

Abby Road gully.   

 

Section 6.1 of the application clearly states that it is not intended that there will be any fill material 

imported to the site.  However an email received on 14 May 2016 identified that other sources of fill may 

be obtained the adjoining properties of Lot 1 DP 464570, Lot 98 DP 330144, Lot 1003 DP 490091 and Lot 

1021 DP 494066.       

 

No term was sought in the application, but on 14 April 2016, the applicant modified the application and 

sought a ten year term. 

 

 Activity Summary 1.3
The following summarises the activities associated with this resource consent.  The decision section 

details the individual activity details. 

Activity Description Relevant Rules and Activity Status Authorisation Number 

Land Use, Land, to undertake large-scale 

earthworks 

Controlled Activity Rule 13-2 

Large-scale land disturbance, 

including earthworks  

ATH-2016200752.00  

 Location 1.4
The cut and fill works will take place on two sites near Abby Road, and Johnstone Drive on land legally 

described as Lot 2 DP 484516 and Lot 1004 DP 490091. 
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 Assessment  2.

 Section 104(1)(a) Environmental Effects 2.1
Section 104(1)(a) of the Resource Management Act states that when considering an application for a 

resource consent the consent authority shall have regard to any actual and potential effects on the 

environment of allowing the activity. The following actual and potential adverse effects have been 

considered: 

- Location, nature, scale and timing of the activity; 

- erosion and sediment effects,  

- soil conservation and stability; and  

- potential adverse effects on watercourses.  

While the application states all runoff will comply with the visual clarity standards of Schedule E of the 

One Plan, it does not elaborate on how this is to be achieved.  The application states that any adverse 

effects will be temporary and limited to within the property boundaries. 

 

When the application was first lodged in March 2016, no E&SCP draft or otherwise was included.  A 

section 92 request was made on 16 March 2016, which in particular, requested that an Erosion and 

Sediment Control Plan was prepared to Greater Wellington guideline standard and provided to the 

Regional Council.   A draft E&SCP was received on 7 April 2016.  This was reviewed by Stuart Standen, 

who considered that plan did not meet the Greater Wellington guidelines.  Consequently a revised E&SCP 

was received on 10 May 2016.  This draft was reviewed again by Mr Standen.  Mr Standen has indicated 

that version 2 of the Draft E&SCP also does not meet the Wellington Guidelines because the sediment 

retention ponds (SRP’s) have been proposed to be sized at 0.5 percent and batch dosed, rather than 

having floc blocks permanently installed on the SRP.  Section 5.2 (g) of the Wellington Guidelines states 

that only SRP’s with permanent floc blocks installed can be sized down to 0.5 percent of the contributing 

catchment.        

 

While the draft E&SCP v2 does not meet the Wellington Guidelines, a final E&SCP will need to be 

submitted for certification as part of the recommended conditions of consent.  On-site management of 

erosion and sediment effects and potential adverse effects on watercourses will then be managed 

through the implementation of certified Erosion and Sediment Control Plan (E&SCP).  It is anticipated that 

the applicant will build on the draft document submitted as part of the s92 request and amend as 

required in order to manage the effects associated with this application. 

 

 In addition to the controls and measures undertaken in the (E&SCP), the applicant will need to regrass 

and stabilise areas of bare earth as soon as possible following the completion of each sequence of works 

i.e. at the end of each construction season.  As long as the works are undertaken in accordance to design 

standard, in accordance with a certified Erosion and Sediment Control Plan (ESCP), and in accordance 
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with the recommended conditions of consent the overall site stability should improve as a result of the 

works. 

 Section 104 (1)(b) Relevant Planning Provisions 2.2
Any relevant provisions under section 104(1)(b) of the RMA 1991, including a national environment 

standard, a national policy statement, regional policy statement and other regulations have been 

considered below. 

 Section 104(1)(b)(iii) Regional Policy Statement – One Plan 2015 2.2.1
The most relevant objectives and policies of the Plan in respect to the assessment of this application are 

considered to be: 

 

Objective  Policy 

Objective 4-2: Regulating potential causes of 

accelerated erosion 

Policy 4-2: Regulation of land use activities 

 

Chapter 4 of the One Plan seeks to ensure that the potential for adverse effects associated with 

accelerated erosion, which can be exacerbated by activities such as vegetation clearance, land 

disturbance, forestry and cultivation are managed.   This is achieved by Objective 4-2 and Policy 4-2. 

 

If undertaken in accordance with the recommended conditions of consent, which include a certified 

E&SCP, the activity should not give rise to any increase of accelerated erosion at that site.   

 Section 104(1)(b)(iv) Regional Plan – One Plan 2015 2.2.2
 

Objective  Policy Rule 

Objective 13-1: Accelerated 

erosion - regulation of vegetation 

clearance, land disturbance, 

forestry  and cultivation 

Policy 13-1: Regional rules for 

vegetation clearance, land 

disturbance, forestry  and 

cultivation  

 

Policy 13-2: Consent decision-

making for vegetation clearance, 

land disturbance, forestry  and 

cultivation  

Rule 13-2 

Large-scale land disturbance, 

including earthworks 

 

Objective 13-1 seeks to ensure that structures and activities are undertaken in a manner that ensures 

that accelerated erosion and the resultant increased sedimentation in water bodies is avoided as far as 

reasonably practicable  

 

432

0123456789



5 
 

Policy 13-1 is a directive policy which directs the Regional Council to have a regulatory framework in place 

to manage these types of activities.  The Regional Council has given effect to this Policy via Rule 13-2.  

Policy 13-2 provides decision making guidance when making a recommendation on whether consent 

should be granted, and what mitigation should be imposed. 

Rule 13-2 is a controlled activity rule.  Control is reserved over the following matters: 

(a) the location, nature, scale, timing and duration of the activity; 

(b) Additional content of and the standard to which the Erosion and Sediment Control Plan must be 

prepared, the implementation of the plan, and the timing of when it must be prepared and 

submitted; 

(c) the effects of the activity and associated sediment run-off on soil conservation, surface water quality 

and aquatic ecology and the methods to be taken to avoid, remedy or mitigate them; 

(d) the provision of greater setback distances from water bodies than those specified under conditions 

(d) and (e) to provide greater protection to a water body if required; 

(e) duration of consent; 

(f) review of consent conditions; and 

(g) compliance monitoring. 

 

I have recommended conditions be imposed which fall within the matters that control is reserved over. 

 

Overall I consider that the application is consistent with the above objectives and policies of the One Plan 

(2014). 

 Term 2.3
 

Objective/Policy/Rule Policy 

Objective 12-2: Consent 

duration, review and 

enforcement 

Policy 12-5: Consent durations 

Policy 12-6: Consent review 

 

No term was sought in the application.  On 14 April 2016, the applicant modified the application and 

sought a ten year term.  Subject to the provision of periodic consent reviews, I consider that this term is 

appropriate.   

 Part II Assessment 2.4
Part II of the RMA 1991 outlines the purpose and principles of the Act that Manawatu-Wanganui Regional 

Council must have regard for when assessing resource consent applications.  Section 104 of the Act is 

subject to Part II.   

 

The matters contained in Part II of the Act have been taken into account in the assessment of this 

application.  The activity is not considered to be inconsistent with these matters. 
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 Notification Details 3.

 
This application has been assessed under sections 95 to 95G of the Resource Management Act in terms of 

notification requirements.   

 Public Notification Assessment  3.1
 
This application has been assessed against the following matters: 

 

MATTER YES NO 

Are adverse effects more than minor? [s95A(2)(a)]   

Has the applicant requested public notification? [s95A(2)(b)]   

Does a rule or NES require public notification? [s95A(2)(c)]   

Does a rule or NES preclude public notification? [s95A(3)]   

Do special circumstances apply? [s95A(4)]   

 
Based on the above assessment the application does not require public notification.  

 Limited notification Assessment – Where limited notification is not required  3.2
 

MATTER YES NO 
 

N/A 

Does a rule or NES preclude limited notification of the application? 

[s95B(2)]   
 

 

 Affected party assessment  3.3
 

MATTER YES NO 
 

N/A 

Are adverse effects on any person minor or more than minor? [s95E(1)]   
 

Are there any affected protected customary rights groups? [s95F]   
 

Are there any affected customary marine title groups? [s95G]    
 

Has the person or group provided written approval?    
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 Notification Recommendation 3.4
 
Effects on the environment are considered to be less than minor and no persons have been identified as 

being affected in a minor or more than minor way by the proposal.  As such, I recommend that the 

application be decided on a non-notified basis. 

 

 

 Recommendation 4.

It is recommended that the resource consent application by Aokautere Land Holdings Ltd for the 

activities identified in the activity summary be granted, subject to the conditions outlined in the 

applicable condition schedule for the following reasons: 

a. the effects of the activity have been reviewed by Stuart Standen, Manawatu-Wanganui Regional 

Council’s Consents Monitoring Officer. Based on Mr Standen’s review, I am satisfied the actual 

and potential adverse effects of the activity will be less than minor; 

b. the activity is consistent with the relevant Objectives and Policies of the One Plan 2014; and 

c. the activity is consistent with the purpose and principles of the Resource Management Act 1991. 

 

 

 

 

Fiona Morton 

CONSULTANT PLANNER 
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 Decision 5.

The Manawatu-Wanganui Regional Council’s Regulatory Manager (pursuant to delegated authority), 

grants resource consent for the reasons stated in the recommendation, to Aokautere Land Holdings Ltd 

under sections 104, 104A and 108 of the Resource Management Act 1991 to: 

Activity Summary Related Authorisation 

Land Use, Land, to undertake large-scale earthworks at Johnstone Drive, 

Aokautere, Palmerston North 
ATH-2016200752.00  

 

For a term expiring on 1 July 2026, subject to the attached condition schedule. 

 

 

Greg Bevin 

REGULATORY MANAGER 

24 May 2016  
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 Land Use Consent  6.

 Authorisation details 6.1
  
Authorisation number ATH-2016200752.00 

Activity Type Land Use, Land 

Activity Class Controlled Activity 

Primary Activity Purpose Land Disturbance, Recontouring, Urban Expansion 

  

 Location 6.2
The following summarises the authorised location for the consented activity. 

Activity Location Description Johnstone Drive, Aokautere, Palmerston North 

Valuation Number 14700/123.59 and 14700/123.62 

Legal Description Lot 2 DP 484516 and Lot 1004 DP 490091 

Approximate Map Reference NZTopo50 BM34:245-256 / Easting: 1824575 Northing: 5525621 

IRIS Location ID LOC-2016316600 

  

 Classifications 6.3
The following summarises the classifications associated with the application activity. 

Water Management Zone Manawatu Catchment, Middle Manawatu, Middle Manawatu 

Associated River MANAWATU RIVER 
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Condition Schedule – ATH-2016200752.00 

Descriptive Specification  

1. This land use consent authorises the following activities:  

a. Retrospective land disturbance including road establishment and cut and fill associated 

with the infilling of a large ephemeral gully; and 

b. Future land disturbance including road establishment and cut and fill associated with the 

infilling of a large ephemeral gully 

Such works shall be undertaken on the property legally described as Lot 2 DP 484516 and Lot 

1004 DP 490091 near Johnstone Drive, Aokautere, Palmerston North at approximate map 

reference NZTopo50 BM34:245-256 / Easting: 1824575 Northing: 5525621 (hereafter referred to 

as the property). 

2. The consent holder must undertake the activity in general accordance with the consent 

application including all accompanying plans and documents first lodged with the Manawatu-

Wanganui Regional Council on 1 March 2016 including: 

a. Further information received on 14 April 2016 via email, modifying the term; and 

b. Further information received on 10 May 2016 via email, being a revised draft Erosion and 

Sediment Control Plan.  

 

Advice Note: Where there may be inconsistencies between information provided by the 

applicant and conditions of the resource consent, the conditions of the resource consent will 

apply. 

 

Advice Note:  Any variance from the location, design concepts and parameters, implementation 

and or operation may require a new resource consent or a change of consent conditions pursuant 

to section 127 of the Resource Management Act 1991. 

 

3. No physical works authorised by ATH-2016200752.00 shall commence until all consents required 

from Palmerston North City Council have been granted. 

 

Pre-Development Assurance 

4. The consent holder shall be responsible for all contracted operations related to the exercise of 

this resource consent, and shall ensure contractors are made aware of the conditions of this 

resource consent and ensure compliance with those conditions. 

 

5. A copy of this consent shall be kept onsite at all times that physical works authorised by this 

resource consent are being undertaken and shall be produced without unreasonable delay upon 

request from a servant or agent of the Manawatu-Wanganui Regional Council.  
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 Advice Note: An electronic version on a smartphone or tablet is acceptable. 

 

6. Prior to activities commencing as authorised by this resource consent, the consent holder shall 

appoint a representative(s) who shall be the Manawatu-Wanganui Council’s principal contact 

person(s) in regard to matters relating to this resource consent. The consent holder shall inform 

the Manawatu-Wanganui Regional Council of the representative’s name and how they can be 

contacted, 5 working days prior to the resource consent being exercised.  Should that person(s) 

change during the term of this resource consent, the consent holder shall immediately inform the 

Manawatu-Wanganui Regional Council and shall also give written notice to the Manawatu-

Wanganui Regional Council of the new representative’s name and how they can be contacted.  

 

7. The consent holder shall arrange and conduct a pre-construction site meeting and invite the 

Manawatu-Wanganui Regional Council Consents Monitoring Officer, the site representative(s) 

nominated under condition 5 of this consent, the contractor, and any other party representing 

the consent holder prior to any work authorised by this consent commencing on site.  

 

Advice Note: In the case that any of the invited parties, other than the site representative does 

not attend this meeting, the consent holder will have complied with this condition, provided the 

invitation requirement is met.  

 

8. The consent holder shall provide the Manawatu-Wanganui Regional Council’s Regulatory 

Manager with a revised and updated “Erosion and Sediment Control Plan” (E&SCP) 20 working 

days prior to the commencement of activities authorised by this resource consent. The E&SCP 

shall be based upon and include, specific principles and practices which are appropriate for the 

activities authorised by this consent and contained within the Greater Wellington Regional 

Council document titled “Erosion & Sediment Control – Guidelines for the Wellington Region 

dated September 2002 & Reprint 2006”. The updated E&SCP shall address the following aspects 

relating to the works: 

a. Details of all principles, procedures and practices that will be implemented to undertake 

erosion and sediment control to minimise the potential for sediment discharge from the 

site, including flocculation; 

b. The design criteria and dimensions of all key erosion and sediment control structures; 

c. A site contour plan of a suitable scale to identify; 

i. The locations of waterways; 

ii. The extent of soil disturbance and vegetation removal; 

iii. Any “no go” and/or buffer areas to be maintained undisturbed adjacent to 

watercourses; 

iv. Areas of cut and fill; 

v. Locations of topsoil stockpiles;  

vi. All key erosion and sediment control structures; 
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vii. The boundaries and area of catchments contributing to all stormwater 

impoundment structures; 

viii. The locations of all specific points of discharge to the environment; and 

ix. Any other relevant site information 

d. Construction timetable for the erosion and sediment control works and the bulk 

earthworks proposed; 

e. Timetable and nature of progressive site rehabilitation and re-vegetation proposed; 

f. Maintenance, monitoring and reporting procedures; 

g. Rainfall response and contingency measures including procedures to minimise adverse 

effects in the event of extreme rainfall events and/or the failure of any key erosion and 

sediment control structures; 

h. Procedures and timing for review and/or amendment to the E&SCP; and 

i. Identification and contact details of personnel responsible for the operation and 

maintenance of all key erosion and sediment control structures.  

 

9. The E&SCP required by condition 8 shall be certified in writing by the Manawatu-Wanganui 

Regional Council’s Regulatory Manager or his agent acting in a technical certification capacity 

prior to any activities authorised by this resource consent commencing.   

 

10. The consent holder shall undertake all earthworks authorised by this consent in accordance with 

the certified E&SCP.  

 

Advice Note: Several conditions require technical certification from the Manawatu-Wanganui 

Regional Council. That certification (or withholding of certification) shall be based on the 

Manawatu-Wanganui Regional Council’s assessment of whether the matters being considered 

achieve the objective of minimising sediment discharges from the site to the extent practicable.  

 

11. Any changes proposed to the E&SCP required by condition 8 shall be confirmed in writing by the 

consent holder and certified in writing by the Manawatu-Wanganui Regional Council’s Regulatory 

Manager or his agent acting in a technical certification capacity, prior to the implementation of 

any changes proposed.  

 

12. The consent holder shall ensure that a copy of the certified E&SCP, including any certified 

amendments, is kept onsite and this copy is updated within 5 working days of any amendments 

being certified.  

 

13. The consent holder shall contact the Manawatu-Wanganui Regional Council’s Regulatory Team 5 

working days prior to the commencement of the construction, installation and disturbance works 

authorised by this consent and on completion of the works each year (by 30 April). 
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Advice Note: The Regulatory Team can be contacted on 0508 800 800, -OR- 

compliance.shared@horizons.govt.nz.  

14. The consent holder shall, prior to bulk earthworks commencing, provide a completed ‘As Built

Certification’ from a suitably qualified person that all sediment control structures have been

constructed in accordance with the certified Erosion and Sediment Control Plan. The certification

statement shall be provided to the Manawatu-Wanganui Regional Council’s Regulatory Manager

within 5 working days of completion of the structures concerned. Information contained in the

certification statement shall include at least the following information;

a. Conformation of the contributing catchment areas;

b. The location, capacity and design of each structure;

c. Position of inlets and outlets;

d. Stability of the structures;

e. Measures to control erosion; and

f. Any other relevant matter.

Advice Note: Bulk earthworks includes cut and fill operations required to re-grade an area. It also 

applies to larger scale earthworks such as for building excavations, construction of temporary 

access tracks and earthworks associated with the construction of bridges, culverts and other 

similar structures. 

15. Twenty (20) working days prior to activities commencing as authorised by this resource consent,

the consent holder shall provide the Manawatu-Wanganui Regional Council with a draft

Flocculation Management Plan (FMP) for technical certification by the Manawatu-Wanganui

Regional Council. The FMP shall include as a minimum:

a. Specific design details of the flocculation system;

b. Monitoring, maintenance (including post-storm) and including a record system;

c. Details of optimum dosage (including assumptions);

d. Results of any initial flocculation trial;

e. A spill contingency plan;

f. Contact details of the person responsible for the operation and maintenance of the

flocculation treatment system and the organisational structure to which this person shall

report.

16. The Flocculation Management Plan required by condition 15 shall be certified in writing by the

Manawatu-Wanganui Regional Council acting in a technical certification capacity prior to any

works authorised by this consent commencing.
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17. Any changes proposed to the Flocculation Management Plan required by condition 15 shall be 

confirmed in writing by the consent holder and certified in writing by the Manawatu-Wanganui 

Regional Council acting in a technical certification capacity, prior to the implementation of any 

changes proposed.  

 

18. Unless otherwise certified in writing by the Manawatu-Wanganui Regional Council acting in a 

technical certification capacity, the consent holder shall chemically treat all sediment retention 

ponds or decanting earthbunds for the purpose of reducing sediment discharges from the site 

and shall ensure that the Flocculation Management Plan required by condition 15 of this resource 

consent is implemented. 

Environmental Standards 

 

19. The consent holder shall ensure that the soluble aluminium concentration of any discharge from 

a sediment retention pond or decanting earth bund that is treated with an aluminium based 

flocculent shall not exceed 0.2 grams per cubic metre. 

 

20. The consent holder shall ensure that the pH of any discharge from and sediment control structure 

treated with any flocculent shall be no less than 5.5 or greater than 8.5 pH units. 

 

21. The consent holder shall ensure that the suspended solids concentration of any discharge from 

any sediment control device, including but not limited to sediment retention ponds, decanting 

earth bunds does not exceed 150 grams per cubic metre.  

 

Advice Note: The above suspended solids consent limit does not apply during storm events 

where silt laden stormwater is discharging over the emergency spillway.  

 

22. The consent holder shall ensure that sediment losses discharged from the site during storm 

events greater than the 5 per cent AEP are minimised by adhering to the E&SCP and FMP.  

 

23. The consent holder shall ensure that all cleanfill material deposited at the site is free of pest 

plants identified in the Manawatu-Wanganui Regional Council Pest Plant Strategy, combustible, 

putrescible (except that cleanfill material may contain up to 5% by weight putrescible matter), 

degradable or leachable components, hazardous substances products or materials derived from 

hazardous waste treatment, hazardous waste stabilisation or hazardous waste disposal practices, 

materials that may present a risk to human health, or liquid waste. 

 

24. The consent holder shall ensure that sediment losses to surface water arising from the exercise of 

this resource consent are minimised during the duration of the works and during the term of this 

consent. In this regard, erosion and sediment control measures shall be established and 
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maintained in accordance with the document titled “Erosion and Sediment Control – Guidelines 

for the Wellington Region, dated September 2002, and the certified E&SCP.  

 

25. All earthmoving machinery, pumps, generators and ancillary equipment shall be operated in a 

manner, which ensures spillages of fuel, oil and similar contaminants are prevented, particularly 

during refuelling and machinery servicing and maintenance. Refuelling and lubrication activities 

shall be carried out away from any water body, ephemeral water body, or overland flow path, 

such that any spillage can be contained so that it does not enter surface water.  

 

26. The consent holder shall ensure that, as far as practicable, all clean water run-off from stabilised 

surfaces including catchment areas above the site shall be diverted away from the exposed areas 

via a stabilised system to prevent erosion. The consent holder shall also ensure the outfall(s) of 

these systems are protected against erosion. 

 

27. The consent holder shall ensure that all sediment laden run-off from the site is treated by 

sediment retention structures. These structures are to be fully operational before bulk 

earthworks commence and shall be maintained to perform at least at 80% of their operational 

capacity and be designed in accordance with the certified E&SCP and the Greater Wellington 

Guidelines. 

 

28. The consent holder shall ensure that all erosion and sediment control structures are inspected on 

a weekly basis and within 24 hours of each rainstorm event that is likely to impair the function or 

performance of the controls.  

 

29. The consent holder shall carry out monitoring and maintenance of erosion and sediment controls 

in accordance with the conditions of these resource consents and shall maintain records 

detailing: 

a. The date, time and results of the monitoring undertaken; and 

b. The erosion and sediment controls that required maintenance; and 

c. The date and time when the maintenance was completed. 

 

These records shall be provided to the Manawatu-Wanganui Regional Council at all reasonable 

times and within 72 hours of a written request to do so. 

 

30. Earthworks shall not be conducted during the period 1 May to 30 September inclusive during any 

year that this resource consent is current, apart from necessary maintenance works, unless 

certified in writing by the Manawatu-Wanganui Regional Council.  

 

Advice Note: Maintenance is defined in the One Plan 2014. 
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31. Requests to undertake earthworks during the period 1 May to 30 September inclusive, for any 

year that these resource consents are current, shall be submitted in writing to the Manawatu-

Wanganui Regional Council by 1 April and shall be in the form of amendments to the certified 

E&SCP in accordance with condition 8 of this consent.  

 

Advice Note: In considering a request for the continuation of winter earthworks, the 

Manawatu-Wanganui Regional Council will consider a number of factors; 

including: 

 The nature of the site and the winter soil disturbance works proposed; 

 The quality of the existing/proposed erosion and sediment controls; 

 The compliance history of the site/operator; 

 Seasonal/local soil and weather conditions; 

 Sensitivity of the receiving environment; and 

 Any other relevant factor. 

Post-development assurance 

 

32. Notwithstanding condition 36, the consent holder shall ensure those areas of the site where 

earthworks have been completed shall be stabilised against erosion as soon as practically possible 

and within a period not exceeding 14 days after completion of any works authorised by this 

resource consent. Stabilisation shall be undertaken by providing adequate measures (vegetative 

and/or structural) that will minimise sediment runoff and erosion to the satisfaction of the 

Manawatu-Wanganui Regional Council acting in a technical certification capacity. The consent 

holder shall monitor and maintain the site until vegetation is established to such an extent that it 

prevents erosion and prevents sediment from entering any water body. 

 

33. The removal of any erosion and sediment control measures from any area where soil has been 

disturbed as a result of the exercise of this resource consent shall only occur after consultation 

and written approval has been obtained from the Manawatu-Wanganui Regional Council acting in 

a technical certification capacity. In this respect, the main issues that will be considered by the 

Manawatu-Wanganui Regional Council include: 

 

a. The quality of the soil stabilisation and/or covering vegetation; 

b. The quality of the water discharged from the rehabilitated land; and 

c. The quality of the receiving water. 

 
34. Re-vegetation and/or stabilisation of all disturbed areas is to be completed in accordance with 

the measures detailed in the document titled “Erosion and Sediment Control – Guidelines for the 

Wellington Region, dated September 2002) and the certified E&SCP. 
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35. The works shall remain the responsibility of the consent holder and shall be maintained so that

any erosion, scour or instability of the works that is attributable to the works carried out as part

of this consent is remedied by the consent holder within ten (10) working days.

36. The consent holder shall ensure that the site is appropriately stabilised by 30 April of each year

unless otherwise certified in writing by the Manawatu-Wanganui Regional Council. Stabilisation

shall be undertaken by providing adequate measures (vegetative and/or structural and including,

pavement, metalling, hydro-seeding, re-vegetation and mulching) that will minimise erosion of

exposed soil to the extent practical.

Review 

37. The Manawatu-Wanganui Regional Council, under s128 of the Resource Management Act, may,

in July 2017, July 2019 and July 2023 serve notice of its intention to review all conditions of this

resource consent for the purpose of reviewing the effectiveness of these conditions in avoiding

and mitigating any adverse effects on the environment.  The review of conditions shall allow for:

a. deletion or amendments to any conditions of this resource consent to ensure adverse

effects are appropriately mitigated; and / -OR- 

b. addition of new conditions as necessary, to avoid, remedy or mitigate any unforeseen

adverse effects on the environment; and / -OR- 

c. if necessary and appropriate, the adoption of the best practicable options to avoid,

remedy or mitigate any adverse effects on the environment.

Duration 

38. This resource consent will expire on 1 July 2026.
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DECISION OF HEARING COMMISSIONER UNDER THE RESOURCE MANAGEMENT 
ACT 1991 

Proposal: 

Consent is sought to undertake earthworks to develop land at Johnstone Drive, and to fill a gully at 
Abby Road, Palmerston North.  

This resource consent application is DECLINED. The reasons for this decision are set out below. 

Application Number: LU 4085 

Site Address: Abby Road and Johnstone Drive, Palmerston North 

Legal Description: Lot 2 DP 484516; Lot 1004 DP 490091; Lot 694 DP 500578 

Applicant: Aokautere Land Holdings Limited 

Hearing Commenced: 2 May 2018 

Hearing Panel: Angela Jones 

Appearances: For the Applicant: 
Philip Pirie- Surveyor  
Angela McArthur- Landscape Architect 
Kaleb Houlihan-Fugle - Aokautere Land Holdings Ltd 
Gregor Woollaston - Legal Counsel 

For Council: 
Andrew Sowersby- Reporting Planner 
John Hudson- Landscape Architect 
Hamish Peters- Geotechnical Engineer 
Nicholas Jessen - Legal Counsel  

Submitters: 
Jenny Parry 
Mr & Mrs Astle 
Peter & Alison White 
Ann Ainscough 
Lynne & Tony Bishop 
Bo Yu Hu 
Jim & Marie Henderson 
George & Sharon Campbell 

Hearing Adjourned: 3 May 2018 

Commissioners’ Site Visit: 3 May 2018 

Hearing Closed: 9 May 2018 (via Commissioner Minute #2 dated 10 May) 

Appendix 4 - PNCC Decision  LU 4085
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S u m m a r y  o f  D e c i s i o n

1. I, the Independent Resource Consents Hearing Commissioner, acting under delegated authority from

the Palmerston North City Council (“the Council”), pursuant to section 104D of the Resource

Management Act 1991 (“the RMA”), and under the provisions of the Palmerston North District Plan

(“District Plan”), decline resource consent for the reasons outlined in this decision report.

A p p o i n t m e n t

2. I, Angela Jones, an independent hearing commissioner was appointed by the Palmerston North City

Council in terms of s34A of the RMA to hear the Applicant, Submitters, and the Reporting Officer for

the Council, and to make a decision on the application.

T i m e  P e r i o d  f o r  D e c i s i o n

3. At the close of the hearing (via Commissioner Minute #2) it was stated that it was anticipated that the

15 working days to release the decision would be met as required by the Act.

P r o p o s a l

4. Aokautere Land Holdings Limited (“the applicant") lodged a resource consent application with the

Palmerston North City Council (received 20 July 2017) to undertake earthworks to develop the land

at Johnstone Drive, and to fill in a gully at Abby Road, Palmerston North.

5. The proposal involves two interrelated elements, being cutting and filling earthworks as described

below:

 Cutting- approximately 34,200m³ of earthworks at Johnstone Drive to create a formed road

linking two ends of Johnstone Drive, which are already formed; and earthworks either side of

the road to contour the land for a future residential subdivision, resulting in a lowered ground

level.

 Filling- depositing approximately 54,000m³ of soil excavated from the Johnstone Drive cutting

works and from stockpiles, into a gully at the terminating point of Abby Road (adjacent to the

Manga o Tane Reserve), to fill the gully up to a level that is consistent with the adjoining

residential properties at the top of the gully.

S i t e  a n d  L o c a l i t y  

6. The site is located south-east of Palmerston North City, in an area known as Aokautere.  The land in

the surrounding area largely consists of built residential development, up to the current extent of the

formed roads.  The land beyond these roads, is undeveloped or is in the process of being developed
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for residential use. The site where the cut and fill works are proposed is in an area that is largely 

undeveloped and adjoins existing residential properties.  

7. In the area of Johnstone Drive, where cutting works are to be undertaken, some earthworks have

previously been undertaken with some soil stockpiled.

8. The Abby Road gully is currently undeveloped in rough pasture and some scrub and gorse, with a

small area of previous fill earthworks being undertaken at the base of the gully.  The current head of

the gully is adjacent to existing residential development on Abby Road, Woodgate Court and

Johnstone Drive.

9. The northern half of the Abby Road gully is a Council owned reserve known as Manga o Tane reserve,

which contains a small pond and extensive native tree plantings. This reserve is accessible to the

public, but there are no formed access tracks.

B a c k g r o u n d

10. There is an extensive history, which includes many consent applications and consents, for

development within the wider Aokautere area. Some of this background is outlined in the evidence

of Mr Houlihan-Fugle and Mr Pirie, as well as in the legal submission of Mr Jessen. This background

provides a useful ‘backdrop’ to this application although the current application has been considered

on its own merits. Notwithstanding this, the most notable of this consenting history, that has direct

relevance to this application, is resource consent (RM 2466) granted in 2007 for earthworks to fill the

subject gully. This consent lapsed in 2012 with a s125 a time extension application being unsuccessful.

Prior to this consent lapsing, some fill material was deposited into the gully, however the consent

lapsed prior to the consent being given effect to. Further unconsented works were undertaken on

the gully in December 2016-February 2017. This background is discussed in more detail in the

statement of evidence of Mr Pirie and legal submission of Mr Jessen.

11. By way of background to the District Plan framework applying to the application area, the site is zoned

Residential and is within the Aokautere Development Area overlay. The Plan Change that created the

Aokautere Development Area became operative around 1996 and paved the way for former farmland

to be used for greenfield residential development. The Aokautere Development Area is defined on

Planning Map 10.1 under Chapter 10 of the District Plan. The map identifies a number of areas that

are subject to the “Limited Developable Land” overlay, which indicates that the land is likely to be

subject to land instability hazards, due to the natural contour. The District Plan includes rules that

control subdivision, earthworks and development within these identified Limited Developable Areas

to ensure that appropriate engineering investigations and landscape considerations are taken into

account.

12. Resource Consents have been granted by Horizons Regional Council to undertake the proposed

earthworks (Consent Number 106967 and 2016200681.00).  These consents cover the same extent

of work as proposed by this application. Conditions of consent relate to erosion and sediment control;

seasonal timing of works; monitoring during construction; and certificate of as-built sediment

controls.

448

0123456789



4 

 

A c t i v i t y  S t a t u s  

 

13. The site is located within the Aokautere Development Area, where it is zoned Residential, and the 

part of the site which is identified as Abby Road gully, is subject to the Limited Developable Land 

overlay.  

 

14. The section 42A report completed by Mr Sowersby, considers the application to be a Non-Complying 

Activity for the reasons outlined below. 

 

15. Rule 6.3.6.1 provides for earthworks within the Residential Zone as a permitted activity subject to 

compliance with the performance conditions set out under 6.3.6.1 (b) and (e). These performance 

conditions state that earthworks shall not disturb more than 500m² of land in any 12-month period; 

result in the alteration of the existing ground level by more than 1.5m (measured vertically); and be 

clear of the National Grid Yard. The proposed earthworks exceed the permitted threshold and 

therefore cannot be considered a permitted activity.  

 

16. Any earthworks in the Residential Zone that do not comply with the permitted activity performance 

conditions, are required to be considered under Rule 6.3.7.1 as a Restricted Discretionary Activity. 

Discretion is restricted to the following matters: 

 Landscape and visual impact; 

 Effects on adjoining properties, including amenity values; 

 Impact on flood plains and flood flows; 

 Increase in hazard risk and effects on land stability; 

  Effects on erosion and sedimentation; and 

 Effects on overland flow paths. 

 

17. As the proposal seeks to restructure land within the Aokautere Development Area, the application is 

also subject to the Rule of Chapter 22, pertaining to Natural Hazards. Rule 22.9.2.1 states that the 

restructuring of land through earthworks or other works to create land with improved slope and soil 

stability, in the Aokautere Development Area, shall be a Restricted Discretionary Activity subject to 

compliance with performance conditions. These performance conditions require that any application 

to restructure the land shall be made at the same time as any application for a subdivision consent 

for the same land.  

 

18. The application presented is for a land use consent to undertake earthworks only and has not sought 

subdivision consent. The proposal therefore does not meet the performance condition required to 

be considered as a Restricted Discretionary Activity under Rule 22.9.2.1. 

 

19. The proposed activity is not provided for under any other rule in Chapter 22, and therefore elevates 

to a Non-Complying Activity pursuant to Rule 22.9.4.1. 

 

20. Overall the application is required to be considered as a Non-Complying Activity, in which Council 

must consider any relevant actual or potential adverse effects.  
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21. It is noted that the applicant questions the activity status of the proposal. This is therefore discussed 

later in this decision report. 

N o t i f i c a t i o n  a n d  S u b m i s s i o n s  

 

22. Pursuant to s95 of the Act, the application was processed on a limited notified basis. Notification of 

the application was served on 13 parties.  

 

23. A total of 12 submissions were received. The cover letter stated that the notification period closed 

on the 13/02/2018, however, the submission form stated that the notification period closed Monday 

18/02/2018 (note: the 18/02/2018 was a Sunday). Two of these submissions were received between 

13/02/2018-19/02/2018. In accordance with the s42A report, these submissions were accepted, as it 

is not considered that the applicant is unfairly impacted by this administrative error.  

 

24. All 12 submissions opposed the application.  

 

25. The s42A report identifies the following matters as the key issues raised by the submitters: 

 

 Loss of views of the gully, the farmland and distant hills; 

 Negative change to the existing character and landscape; 

 Loss of amenity and aesthetic values; 

 Loss of gully trees; open space; and natural landscape; 

 Loss of privacy and restfulness; 

 Filling of gully would not produce and reflect a high-quality environment; 

 Negative Dust; noise and vibration effects; 

 Long workdays during the summer period; 

 Concern over substandard level of hazard analysis; 

 Concern over impact on flood flows, erosion, seismic activity; and geotechnical risk to properties; 

 Concern that engineering standards won’t be followed; 

 More geotechnical testing required now not as a condition of consent; 

 Houses were purchased with the understanding that the gully was to be a reserve; 

 Should be made into a reserve; 

 Loss of wildlife; 

 Loss of property values; 

 Alternative options (cul-de-sac, or follow gully contour); 

 Concern over maintenance of drainage; and 

 Concern over competency of developer.  

 

S u m m a r y  o f  H e a r i n g  

 

26. The hearing, held pursuant to section 100 of the RMA, was held in Palmerton North and evidence was 

heard over 2 days, being the 2nd and 3rd May 2018. 
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27. The hearing was opened at 10am on the 2nd May 2018 and after initial introductions and procedural 

matters, the hearing commenced with the presentation by the applicant’s legal counsel. The 

submitter presentations were heard in the afternoon of 2nd May 2018. The morning of the second 

day commenced with presentations by the Reporting Planner who gave supplementary evidence 

followed by the start of the applicant’s right of reply. The hearing was then adjourned following the 

agreement between the Applicant and the Reporting Planner and Legal Counsel to allow the Applicant 

to provide a supplementary legal submission to be received by 5pm on 8th May 2018. 

 

28. A site visit to the gully and to a number of the Submitters properties was undertaken in the afternoon 

of 3rd May 2018.   

 

29. The Supplementary Submission of the Counsel for the Applicant was received on 8th May and the 

hearing was closed on 9th May 2018 via Commissioner Minute #2 dated 10th May 2018. 

 

30. During the hearing proceedings I exercised my right to question all persons presenting. 

 

31. During the proceedings evidence was heard from the Applicant, their Legal Counsel and Witnesses; 

from Submitters; and from Council Reporting Planner and Council’s Legal Counsel. I also took my own 

notes of the verbal presentations and answers to their questions.  The hearing was also recorded.  

The written evidence and reports tabled and presented by these parties are held on file at the Council. 

 

32. For the above reasons, I do not intend to record that material in full detail in this decision report. 

However, specific issues raised in the material are referred to as appropriate in the Evaluation section 

of this decision report. The following is a summary of the hearing sequence and presentations. 

 

Applicant 

 

Mr Gregor Woollaston – Legal Counsel 

 

33. For the applicant, I heard from their legal counsel, Mr Gregor Woollaston, Mr Houlihan-Fugle, Ms 

McArthur and Mr Pirie. Mr Woollaston introduced the proposal, set the statutory scene, and gave the 

context of the surrounding environment which in his view was a modified landform and outlined that 

the residential zoning provided the expectation for future residential development. A synopsis 

summary was tabled by Mr Woollaston. 

 

Mr Kaleb Houlihan-Fugle – Aokautere Land-Holdings Limited 

34. The statement of evidence of Kaleb Houlihan-Fugle was taken as read. The main points in Mr 

Houlihan-Fugle’s evidence include: 

 Outlining his disagreement with Mr Hudson’s landscape conclusions and questions the 42A 

officer’s reliance on Mr Hudson’s views. 

 The Abby Road gully is a significantly modified, non-natural landform in its present condition. 

 Outlines the history of Limited Developable Land. 

 

35. In response to questions Mr Houlihan-Fugle: 
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 Confirmed that reference to ‘C1085’ (on page 3 of her evidence) was in fact an error and that 

this should have read “LU4085”. 

 Confirmed he would provide a copy of the initial resource consent RM2466 for reference. 

 

Ms Angela McArthur – Eco-Landscapes & Design Ltd 

36. Ms McArthur read her statement of evidence in full.  The main points of Ms McArthur’s evidence 

include: 

 Describes the landscape and visual character of the site and surrounds. 

 With respect to landscape, mentions that within the proposal site the gully “appears badly 

degraded due to past earthworks and stripping of vegetation.” 

 The visual character being predominantly recently established and emerging residential while 

the lower section of the gully is being replanted and is now a Council reserve. 

 Outlines the methodology of assessment used and outlines the distinction between landscape 

effects and visual effects. 

 Assessment of landscape and visual effects concluding that overall the landscape effects will be 

moderate and the magnitude of visual effects experienced by neighbouring residential 

properties will range between low to very low. 

 Provides an assessment and consideration of the statutory planning matters relevant to 

landscape and visual effects. 

 Outlines the reasons for disagreement between her own assessment and that of Mr Hudson with 

particular mention that Mr Hudson’s report focuses on the wider landscape character, that in 

her view little of the gully’s natural shape or vegetation remained and a difference in opinion 

that future development will reduce the sense of diversity and visual amenity. 

 Considers the submitters concerns, however notes that the land is zoned for residential 

development and that there is no expectation within the residential zone that views will be 

protected. 

 Concludes that the earthworks can be absorbed within the local area and further development 

will be consistent with the local urban form. 

 

37. In response to questions Ms McArthur: 

 Stated that originally the top of the gully would have gone beyond the top end of Woodgate 

Court. 

 Confirmed she had not visited the neighbouring properties, although she had visited the gully 

and gully edge. 

 The seven-point scale described in her evidence to categorise the scale of potential landscape 

and visual effects is the same as used in the Auckland Unitary Plan. 

 Confirmed the mitigation planting on the batter slope alongside the reserve can occur at the first 

planting season after the earthworks as no earth settlement is required. 

 The mitigation planting should become reasonably established within one year of planting. 
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Mr Philip Pirie – Director of Pirie Consultants Ltd 

 

38. Mr Pirie read his statement of evidence in full. The main points of Mr Pirie’s evidence include: 

 Outlines his 37 years’ experience in the fields of surveying, resource management, land 

development and civil engineering. 

 Describes previous earthworks that filled neighbouring gullies. 

 In his view the application should be processed as a Discretionary Activity. 

 The District Plan anticipates earthworks and the residential development of the site. 

 The earthworks effects will be less than minor and mitigated by construction methodology. 

 The landscape form has already been modified by the 2007/2008 earthworks undertaken within 

the jurisdiction of the initial resource consent. 

 Is unaware of enquiries or complaints made by any neighbours about prior earthworks that 

occurred in 2007/2008 and many of the submitters owned their properties at that time. 

 The Abby Road gully has never been or intended to be a reserve. 

 Property values should not be a consideration. 

 Outlined the benefits of the Abby Road connection. 

 The earthworks will not create any land stability issues. 

 The Horizons Regional Council earthworks consent imposes conditions which will be complied 

with. 

 Earthworks will not create runoff or stormwater issues for neighbours. 

 Outlines the possible conditions in Mr Sowersby’s report that in his view are not necessary. 

 Presents a table outlining when the submitters purchased their properties. 

 Presented photos and played some short videos taken from the gully.  

 

39. In response to questions Mr Pirie: 

 Confirmed that the photos that were presented were taken in 2008 while the resource consent 

RM2466 was still live and that subsequent earthworks were undertaken in 2016 after this initial 

resource consent (RM2466) had lapsed in 2012. 

 Stated that he understood that the time extension application for the initial earthworks consent 

(RM2466) as not granted because of a change in Council policy regarding earthworks and the 

additional consideration for landscape.  

 Outlined the difference between the 2007/2008 earthworks and the 2015/2016 earthworks, 

using the cross sections at the rear of his evidence as reference. 

 Outlined that other resource consent applications were at various stages of processing by the 

Council, one of which sought consent for the earthworks required to construct Johnstone Drive, 

however did not include earthworks in the gully. 

 Questions were raised regarding the activity status of the application as Mr Pirie’s evidence was 

in agreement with the Council Reporting Planner that Rule 10.8.1.7 did not apply.  Mr Pirie’s 

evidence however did not respond to the Council Reporting Planners assessment that the 

application was elevated to a Non-Complying Activity status through Rule 22.9.4 because there 

is no subdivision application sought alongside the land use consent for the earthworks. Mr Pirie 

did not agree that Rule 22.9.4. was applicable. Mr Pirie was asked to address this further in the 

applicant’s right of reply. 
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 Confirmed that in his view the 40dBA noise limited for construction noise is achievable - even 

given the close proximity to neighbouring residential properties. 

 Earthworks would commence at the bottom of the gully and move up. The earthworks at the 

top of the gully, in close proximity to the neighbouring properties, should only take a few days. 

 Confirmed that the Structure Plan that is included in the application was the developers 

Structure Plan and did not form part of the District Plan and therefore had no statutory weight. 

 

Submitters 

 

40.  Five of the submitters who requested speaking rights attended the hearing as follows: 

 

 Jenny Parry (5 Woodgate Court) 

 Mr and Mrs Astle (24 Abby Road) 

 Peter and Alison White (22 Abby Road) 

 George and Sharon Campbell (3 Woodgate Court) 

 Lynne and Tony Bishop (11 Woodgate Court) 

 Mr Henderson (17 Woodgate Court) 

 

41.  All of the submitters opposed the application and their concerns had some common themes. A 

summary of their presentations is outlined below: 

 

Jenny Parry (5 Woodgate Court) 

 

 Has spoken to real estate agents who are of the view that their property value will be affected. 

She believes she should not have to take a financial loss for someone else’s financial gain. 

 There is a large hedge at the rear of their property which is toward the end of its life and will be 

removed in the future. This will open views from her property toward the gully. 

 Expressed a distrust toward Mr Fugle as she understood he had previously done works without 

consent. 

 She wants the gully to remain as it is or be beautified. 

 In response to questions Ms Parry confirmed she purchased the property in December 1999 and 

was not aware of the 2007/2008 consent for earthworks. 

 

Mr and Mrs Astle (24 Abby Road) 

 

Mr White spoke on behalf of Mr and Mrs Astle: 

 Raised concern with the integrity of the developer. 

 Has environmental concerns with the development 

 

Peter and Alison White (22 Abby Road) 

 

Mr White spoke on their behalf: 

 This proposal does not protect the environment – this is their main concern. 

 Does not agree that the effects of the proposal are less than minor. 
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 Does not agree that the noise from the machinery can be managed as machinery noise is very 

loud when it is 50m away from their house. 

 The current state of the gully should not be considered because if the gully was restored it would 

be beautiful. It is not too late to restore the gully. 

 Does not want houses on their fence line. 

 The dust from the earthworks will be significant. 

 Doesn’t want to see an extension to Abby Road as there is no need for a through road here. 

 Acknowledges the 2007/2008 earthworks and the further works in 2016. 

 Property values will be affected. 

 They enjoy the outlook to the gully. They cannot see the floor of the gully but about half way 

down. 

 

George and Sharon Campbell (3 Woodgate Court) 

 

Mr Campbell spoke on their behalf: 

 The assessments of the proposal have not been robust, and the residents will be the ones who 

bear the brunt of the development. 

 The proposal should have included the subdivision aspect of the final development 

 The proposal demonstrates bravado on the part of the applicant. 

 The current state of the gully is not relevant. 

 They enjoy space and privacy that they do not want to lose. 

 The applicant has gone to great lengths to demonstrate the gully has been modified – this should 

not be relevant. 

 

Lynne and Tony Bishop (11 Woodgate Court) 

 

Ms Bishop spoke on their behalf and included a power point presentation. Ms Bishop also tabled a 

written copy of their presentation. The main points in her presentation include: 

 The gully can be restored. 

 Applicant’s reports/information is misleading and not impartial. 

 Disputes the effects are only minor. 

 The gully was advertised as being a reserve. 

 They raised concerns regarding the previous earthworks. 

 They have views over and into the gully which they value. 

 The earthworks will result in the loss of a natural landform. 

 Disputes Ms McArthur’s landscape assessment. 

 The adjoining roads can be built without building up the land – the example of Cashmere Drive 

and Waicola Drive demonstrates this. 

 The effects are more than minor. 

 

Mr Henderson (17 Woodgate Court) 

 

 His property is lower than the neighbouring properties and has experienced issues with flooding. 

He has concerns that development in this area will make this worse. 
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 He relies on others to do the right thing. 

 Mr Henderson acknowledges that he did know about the 2007/2008 earthworks consent. 

 

Council 

 

42. For the Council, Mr Andrew Sowersby was the section 42A Reporting Planner; Mr Hamish Peters 

presented engineering evidence; Mr John Hudson presented landscape evidence; and Mr Nicholas 

Jessen is the Council’s Legal Counsel. A summary of the Council response includes:  

 

Mr Andrew Sowersby – Section 42A Reporting Planner 

 

43. A section 42A report was prepared by an independent planning consultant, Mr Andrew Sowersby, on 

behalf of the Council, and was pre-circulated to all parties and taken as read. This report evaluates 

the proposal against the relevant statutory criteria, including the effects on the environment, the 

policy framework of the District Plan and the Regional Policy Statement. 

 

44. It was Mr Sowersby’s view that overall the effects of the proposal were more than minor and was 

contrary to the objectives and policies of the District Plan. For this reason, the proposal did not pass 

either of the threshold tests of section 104D. Mr Sowersby’s recommendation is therefore that the 

application is declined pursuant to section 104D of the RMA. 

 

45. At the hearing Mr Sowersby’s tabled summary response statement includes: 

 

 Confirmation of his view that the proposal is a Non-Complying Activity because the earthworks 

do not comply with Rule 22.9.2.1, which requires that applications for earthworks must be 

submitted alongside applications for subdivision consent. 

 Based on the evidence of Mr Hudson, his assessment of the proposal will have more than minor 

adverse landscape and visual amenity effects. 

 The proposal does not satisfy either of the threshold tests of section 104D of the RMA and 

therefore has the view the consent authority is not able to grant the resource consent.  His 

recommendation has therefore not changed from that outlined in the section 42A report. 

 Responds to Mr Pirie’s objections to possible conditions should consent be granted. 

 

Mr Hamish Peters – Engineer 

 

46. The statement of evidence of Mr Hamish Peters was taken as read. The main points in Mr Peters 

evidence include: 

 

 Outlines his review of the application documents. 

 Outlines his recommended conditions that would deal with the geotechnical matters. 

 

47. In his oral presentation Mr Peters outlined the difficulty he has with applicants using the 

correct/appropriate methodology. 
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48. In response to questions Mr Peters confirmed that his concerns could be dealt with via the 

engineering conditions outlined in Mr Sowersby response. 

 

Mr John Hudson – Landscape Architect 

 

49. Mr Hudson’s statement of evidence was taken as read. In addition to this Mr Hudson tabled, and 

spoke to, a reply that responds to the matters heard that includes the following points: 

 

 That he and Ms McArthur do agree on many facts fundamental to the hearing, quoting passages 

in Ms McArthur’s evidence with reference to landscape character. 

 Finds the effects definition table in Ms McArthur’s evidence unhelpful. 

 Notes that Ms McArthur’s evidence makes no mention of cumulative effects. 

 Ms McArthur’s evidence appears to confuse “landscape,” “visual” and “amenity.” 

 Argues that landscape and visual should not be considered in terms of viewpoints. It is 

appropriate for amenity to do this, but visual relates to character, and character exists 

irrespective of specific viewpoints. 

 Potential landscape values can develop over a short number of years. 

 Landscape character does not have to be seen to be appreciated. 

 Outlines policy 6.3.7.1 and notes the unequivocal language used where it states that earthworks 

that materially impact on the landscape values associated with the land in its surrounding 

context must be avoided. Mr Hudson relates this language back to the Supreme Court’s decision 

on King Salmon (Environmental Defence Society Incorporated v The New Zealand King Salmon 

Company Limited) which states that avoid means avoid. In his view, the earthworks are not 

avoided, remedied, and would be inadequately mitigated. 

 Describes submitters concerns with the proposed earthworks and notes that many of their 

concerns reference the wider landscape character of the natural landscape of Aokautere. 

 Mr Hudson concludes that in his view the effects are more than minor for the reasons he 

outlines. 

 

50. In response to questions, Mr Hudson confirms that the aerial photo in Figure 1 of his evidence was 

taken on 27 March 2012. 

 

Nicolas Jessen – Legal Counsel 

 

51. Mr Jessen tabled, and spoke to, a legal submission. The main points including: 

 Mr Pirie has no qualifications as a planner, landscape architect nor is he a chartered professional 

engineer. Therefore, when opinion clashes, expert statement should be preferred. 

 The Non-Complying Activity status is a “black and white” application to a rule.  

 Mr Pirie does not acknowledge or assess the relevance or application of Chapter 6 policies and 

objectives. 

 The applicant is materially misrepresenting the timeline of earthworks within the gully and notes 

significant quantities of earthworks unlawfully deposited in the gully in December 2015-

February 2016. 

 Council does not accept that modification of the landform is irreversible. 

457

0123456789



13 

 

 There is no such thing as a partially implemented consent therefore the modifications of the 

partially implemented RM2466 and the 2015-2106 modifications do not provide the 

environment against which effects of the proposal should be assessed against. 

 Council maintains its reliance on the evidence of Mr Hudson with respect to landscape. 

 The initial consent (RM2466) was granted prior to the City Council’s plan change that introduced 

the entire subsection of 6.3 earthworks. 

 The s125 time extension application for (RM2466) was declined by the Council because the 

applicant had not demonstrated substantial progress; and the changes to the District Plan 

provided new considerations relevant to the consent, namely the amendments to Chapter 6. 

 Describes some background to earthworks in the gullies in the Aokautere area. 

 The avoidance policy has not yet been tested on a gully filling application. 

 Response to Mr Pirie’s reliance on Ms Marr’s notification assessment. 

 Outlines the meaning of the term ‘minor’ in the context of the s104D(1)(a) gateway, noting that 

‘minor’ effects are a narrow gateway that only truly exceptional cases pass through. 

 The applicant does not rely on any adequate planning assessment with respect to policy. 

 The most relevant policies are those within 6.3.7.1 which the application is directly contrary to. 

 Reference to the King Salmon caselaw with respect to the meaning of ‘avoid’. 

 The application cannot pass the second gateway. 

 District Plan integrity and precedent effects are legitimate considerations.  Particularly in this 

case where consent is sought on a Non-Complying Activity in direct conflict with a policy that 

directs avoidance. 

 

Applicant Right of Reply  

 

52.  The applicant’s right of reply was presented by the applicant’s legal counsel, Mr Woollaston.  Mr Pirie 

did also respond to some questions of clarification.  It is noted that Ms McArthur was not present on 

day 2 of the hearing and was therefore not present to hear Mr Hudson’s landscape response nor 

present a right of reply with respect to landscape. 

 

53.  Mr Woollaston made the following points in his oral right of reply: 

 Much of the submitters evidence is not relevant for the following reasons: 

- Property values are not a relevant consideration; 

- The site has not been, nor is it intended to be, set aside as reserve; 

- If consent is declined it should not be expected that the gully will be restored as it could be 

cleared as of right; 

- The underlying zoning is residential even in light of section 6 earthworks rules in the District 

Plan; 

- The applicant has demonstrated it can deal with geotechnical matters so there is an 

expectation that the site can be developed; 

- The expectation matrix is that the site will be developed in the fullness of time; 

- Residential rules contemplate building up to 9m, so this should be factored into what the 

neighbours expect; 

- Neighbours have ‘borrowed amenity’ from the openness of the existing gully. 
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 No enforcement orders have been served on the applicant of this application, so they should not 

be held to account for the previous enforcement history. 

 Any wildlife comes from the nearby Council reserve and not the subject gully. 

 

54. As a point of clarification, Mr Pirie was able to confirm his view that the proposal is a Discretionary 

Activity as Rule 22.9.3.1 allows earthworks for the purpose of avoiding or mitigating a land stability 

hazard.  His reasoning is that the site cannot be developed until the slip hazard is addressed and only 

then can the site be subdivided. 

 

55. The hearing was adjourned to allow Mr Woollaston to respond to legal matters via a written response. 

Mr Woolaston’s Supplementary Submissions of Counsel for the Applicant was received within the 

agreed timeframe prior the close of the hearing. Mr Woollaston’s submission is limited to issues 

arising in reply from the submissions of Mr Jessen on behalf of the Council: 

 Mr Pirie’s extensive experience in matters including planning allow that Mr Pirie’s evidence can 

be accepted. 

 Reiterates that the Applicant’s view is that the earthworks are regulated by Rule 29.2.3.1 as the 

earthworks are for the purpose of ‘avoiding or mitigating any land instability hazard’.  The 

proposal therefore falls with the Discretionary Activity status of Rule 22.9.3. 

 The interim enforcement order tabled by Mr Jessen is not relevant as it is unrelated to those 

involved in this application. 

 This application must be determined on facts and that determination need to be undertaken 

devoid of inaccurate conduct of unrelated entities. 

 Ms Marr’s notification assessment was prepared under a different statutory framework. 

 The gully was never intended to be a reserve. 

 Does not believe granting of consent would create a precedent. 

 

F i n d i n g s  o f  t h e  P r i n c i p l e  I s s u e s  i n  C o n t e n t i o n  

 

56.  After analysing the application and evidence; undertaking a site visit; reviewing the s42A report; 

reviewing the submissions; and reviewing the right of reply; the proposal raises a number of principle 

issues in contention. These matters are concerned with;  

 

 The activity status of the application 

 The existing environment 

 Construction effects 

 Earthworks effects  

 Landscape and visual effects 

 Neighbour amenity effects  

 Property value effects 

 Reserve status of the gully 

 Mistrust of the applicant’s development practices 

 Flooding and stormwater effects 

 Mr Pirie’s experience and expert status 
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57. It is noted that the earthworks to construct Johnstone Drive road and contour the land either side of

the road, is not a matter of contention and therefore is not discussed in detail.

Activity Status

58. The Non-Complying Activity status of the application in the s42A report has been questioned by the

applicant. In Mr Sowersby’s view, the proposal is a Non-Complying Activity pursuant to Rule 22.9.4.1,

as it fails to meet the Restricted Discretionary Activity Performance Conditions under Rule 21.9.2.1,

which requires that applications for earthworks must be submitted alongside applications for

subdivision consent. Mr Pirie however, is of the view that the application should go no further than

to be considered as a Discretionary Activity under Chapter 22; and under Rule 10.8.1.7 for non-

residential activities. This argument for this view rests on Rule 22.9.3.1 that allows earthworks for the

purpose of avoiding or mitigating a land stability hazard. His reasoning is that the site cannot be

developed until the slip hazard is addressed and only then can the site be subdivided.

59. I am of the view that Mr Pirie’s argument in this regard is a stretch at best.  The application has clearly

demonstrated that the purpose of the earthworks is to facilitate future residential development. The

application even includes an indicative subdivision layout to demonstrate this. Although the site is

located within the Limited Development Area, whereby the District Plan indicates the land is likely to

be subject to moderate to high risk of erosion or slippage due to the existing slope (based on land use

classification), the application has not identified a specific land stability hazard which they are seeking

to avoid or mitigate. Rather, they wish to provide an appropriate land contour for future residential

development. It is also important to note that much of the proposed earthworks are to recontour the

land to provide for the extension of Johnstone Drive, which is not identified as being prone to Hazard

and not located within the Limited Developable Area.

60. I therefore concur with the Non-Complying Activity status as outlined in the s42A report.

Existing Environment

61. Throughout the hearing there was a difference in opinion on what is the baseline environment from

which this proposal is assessed. The applicant and his respective experts argue that the gully has

already been highly modified through previous fill earthworks which were undertaken in accordance

with resource consent (RM 2466) in 2007/2008.

62. The Council considers that reference to this previous consent is misleading as the works consented

under RM2466 were only partially implemented, and following the lapsing of this consent, significant

quantities of material were unlawfully deposited into the gully between December 2015-February

2016.

63. Given the previous consent was not fully implemented prior to the consent lapsing, and no time

extension was granted, this application seeks retrospective consent for all previous work in the gully,

in addition to the additional earthworks to complete the filling of the gully.
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64. Given this application encompasses the earthworks proposed to be carried out, and those works 

which have previously been carried out; the existing environment from which this proposal is 

assessed shall be considered to be the gully in its natural state prior to RM2466 being granted.  

 

Construction Effects 

 

65. Noise and vibration effects have been identified as a key concern by many of the submitters, who are 

of the opinion that the proposed works will fail to comply with the construction acoustic and vibration 

standards, and that the hours of work are unreasonable.  

 

66. Due to the proximity of the site to adjacent residential properties, the Reporting Planner has 

suggested in the s42A report, that a condition of consent be imposed (if consent were to be granted) 

requiring a noise management plan and vibration management plan to be submitted and complied 

with.  

 

67. The Applicant considers that such conditions (if consent were to be granted) are unnecessary and 

unreasonable, stating that compliance with NZS 6803:1999 Acoustics - Construction Noise and BS 

5228-2:2009 “Code of Practice for Noise and Vibration Control on Construction and Open Sites- Part 

2”, is appropriate on its own, and that such conditions have never been imposed on any other 

earthworks. The applicant also states that the hours of work outlined in NZS 6803:1999 Acoustics- 

Construction Noise are contrary to those hours stated in Palmerston North City Council Engineering 

Standards for Land Development (ESLD). 

 

68. The District Plan does not contain rules that control noise from construction activities, but instead 

relies on the New Zealand Standard (NZS 6803:1999 Acoustics- Construction Noise).  The District Plan 

does also not contain rules that control vibration levels, however this condition is a recommendation 

of the geotechnical review undertaken by Mr Peter’s on behalf of Council.  

 

69. Construction noise, while undesirable, should be anticipated in a greenfield environment.  I concur 

with the applicant, that a condition requiring compliance with NZS 6803:1999 Acoustics- Construction 

Noise, is appropriate. 

 

70. With respect to construction vibration; the geotechnical review undertaken by Mr Peters of Geocivil, 

on behalf of the Council makes the recommendation that a condition of consent be imposed requiring 

the consent holder (if consent is granted) to submit to Council for review and approval, a Vibration 

Monitoring Plan, that is to be in accordance with and BS 5228-2:2009 “Code of Practice for Noise and 

Vibration Control on Construction and Open Sites- Part 2”.  In accordance with the recommendation 

of a suitably qualified Geotechnical Engineer, I consider this condition appropriate.  

 

71. Overall, construction related effects are somewhat unavoidable in earthworks of this scale in close 

proximity to neighbouring residential properties.  These effects are however somewhat mitigated by 

the fact they are temporary in nature and will be managed (as best as reasonably possible) through 

best practice and compliance with the applicable NZ standards and code of practice. I therefore 

concur with the applicant and Council that construction effects are expected to be no more than 

minor on the adjoining properties, and to have less than minor effects on the wider environment.  
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Earthworks Effects 

 

72. Earthworks effects are considered to encompass those effects relating to natural hazards, and 

instability, dust, erosion and sediment control.  Effects relating to landscape and visual effects will be 

discussed separately in turn.  

 

73. All geotechnical information submitted with this application has been reviewed by Mr Peters - of 

Geocivil on behalf of the Council. Mr Peters makes further recommendations on conditions of 

consent. In accordance with the recommendation, of the applicant’s Geotechnical Report, the peer 

review undertaken by Mr Peter’s on behalf of the Consent Authority, and the conclusion reached by 

Mr Sowersby regarding this matter in the s42A report, that the conditions of consent to ensure 

sufficient methodology, monitoring, testing and certification, will ensure that any adverse effects 

regarding stability, dust and erosion and sediment control will be less than minor.  

 

Landscape and Visual Effects 

 

74. Ms McArthur and Mr Hudson are the only witnesses at the hearing with landscape expertise and it is 

only their evidence which I have considered in this regard. Any views expressed by others with respect 

to landscape and visual effects have been disregarded. 

 

75. The opinions expressed by both landscape architects seem to agree that ‘Landscape’ extends across 

three categories being; the physical landscape; the perceptual landscape; and the associative 

landscape. Both also agree that landscape, visual and amenity are also separate considerations.  This 

section considers landscape and visual.  Amenity effects are discussed separately below. This report 

does not dissect these assessments fully as the assessments of both experts are clearly outlined in 

their evidence. 

  

76.  Both Mr Hudson and Ms McArthur do however agree that the naturally dissected landform of 

terraces and small gullies gives a significant landscape character to the Aokautere area. In their 

evidence, they both make a statement that the proposed works will significantly modify the existing 

landscape.  Continuing this debate around the level of adverse effects that this modification will have 

on the landscape, Ms McArthur considers that the gully has little remaining natural character due to 

the works that have already been carried out, therefore resulting in low landscape effects. Mr Hudson 

considers that the works will result in a significant change to the natural landform, therefore resulting 

in significant landscape effects.  

 

77.  As discussed earlier, the existing natural environment is to be considered in the context of the natural 

gully prior to any earthworks having being undertaken. Given Mr Hudson’s landscape and visual 

assessment is taken from this baseline environment I must give more weight to Mr Hudson’s 

assessments. Ms McArthur’s assessment appears to rely on the unlawfully modified environment as 

the baseline for her assessment and therefore I must in turn give it less weight in my consideration. 

It is also noteworthy that Ms McArthur did not respond to the Council view on the baseline 

environment in the applicants right of reply which makes it more difficult for me to give more weight 
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to Ms McArthur’s landscape assessment. Mr Hudson’s response therefore was uncontested in the 

applicants right of reply. 

 

78.  For these reasons I therefore rely on the evidence of Mr Hudson and concur with the s42A reporting 

planner that the landscape and visual effects of the earthworks in the gully will be more than minor. 

 

Neighbour Amenity Effects 

 

79.  In Ms McArthur’s assessment and evidence, amenity values and effects on these values are 

referenced based on viewpoints. Ms McArthur goes on to say that views of the gully are generally 

obscured and overall the magnitude of amenity effects from filling the gully are considered to be low 

due to the lack of vantage points.  

 

80.  Mr Hudson’s evidence does not agree with this and considers that amenity values are an entirely 

different matter from ‘visual impacts.’  In his reply Mr Hudson notes that ‘amenity values mean those 

natural and physical qualities and characteristics of an area that contribute to people’s appreciation 

of its pleasantness, aesthetic coherence, and cultural and recreational attributes.’ He concludes that 

amenity value effects will be more than minor.  

 

81.  The submitters best describe the amenity values that the gully has to them. The submission from Mr 

and Mrs Astle and Mr and Mrs White states that they have great views of the gorse in the gully and 

can see water flowing when it rains.  

 

82. The submission from Jose Roman, who did not wish to be heard, commented that to be able to have 

an open space at your backyard, and a pleasant area with a reasonable view away from a busy urban 

centre where you can unwind, relax or study and work from home without noise and a high level of 

privacy is not always appreciated.  

 

83. Mr and Mrs Bishop commented that the majority of properties have sloping yards which do enable 

views down to the gully, built up decks and second storey windows allow further views into the gully.  

 

84. With respect to amenity, the question is whether the amenity currently experienced by these 

submitters is anticipated under the District Plan (as is the view of Mr Hudson) or is it ‘borrowed’ 

amenity because the gully is zoned residential although not yet developed (which is the view of Ms 

McArthur). Mr Jessen, legal counsel for the Council, correctly states that the District Plan rule 

framework does not allow earthworks in this area as a permitted activity and therefore the 

earthworks cannot have been anticipated by the residential neighbours, despite the residential 

zoning of the site.  Furthermore, the policy framework of the District Plan requires the consideration 

of the residential amenity of adjoining neighbours as part of the assessment of any earthworks 

proposal.  For this reason I concur with the Council that the submitters should be able to anticipate 

that any earthworks do not affect their residential amenity. 

 

85. Where I disagree with the Council is the extent that the residential amenity of adjoining properties is 

affected by the proposed earthworks. During my site visits I visited a number of submitter’s properties 

which back onto the gully.  I agree these submitters enjoy an openness at the rear of their properties 
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that the gully provides. The proposed earthworks will however not extend above the top of the gully 

and in itself will not obstruct this sense of openness.  In this regard I concur with the assessment of 

Ms McArthur with respect to the amenity effects of the earthworks on the submitters. 

 

86. Many of the submitters also expressed concerns with the effect that future residential development 

will have their amenity.  This application is for the earthworks only and is not for the intended future 

residential development of the site.  This would need to be done via a separate resource consent 

application should this resource consent for application be granted.   

 

87. For these reasons I consider the overall actual and potential for neighbouring amenity effects to be 

no more than minor.  

 

Reserve Potential  

 

88.  It was a common point noted in the submissions, that adjoining neighbours believed that the Abby 

Road gully was to become a reserve, as many of the gullies in the immediate area are.  Some 

submissions go on to say that properties were purchased on the belief that this gully was to be a 

reserve.  

 

89.  Council have confirmed that this is not a reserve nor are there any plans in place for Council to 

purchase this land for reserve purposes.  

 

90.  Notwithstanding the possible misinformation or misinterpretation of information I must consider 

this application on the facts. The fact being in this regard that the gully has no reserve status nor is 

there any stated intention from either the applicant or the Council for the gully to be a future reserve. 

 

Property Values Effects 

 

91.  A number of the submitters raised in their submissions, that the loss of the gully, through the 

earthworks and the subsequent intended future residential development, would devalue their 

properties.  Property values is not an RMA matter and cannot be taken into consideration as part of 

this decision. 

 

Mistrust for the applicant’s development practices 

 

92.  A number of submitters raised some concern with the development practices of the applicant and 

questioned the likelihood of the conditions of consent being met, should consent be granted.    

  

93.  This application is being considered on its own merits and any background to the applicant’s 

development practices have not been evaluated or questioned. Whether the accusations be fact or 

otherwise, they are not a consideration of this decision.  
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Flooding and Stormwater Effects 

 

94.  At least one submitter raised concern with the potential for flooding and stormwater effects on their 

property following the earthworks given their property’s lower ground level relative to some 

neighbouring properties.   

 

95. Both the applicant and the Council have raised no concern with the potential flooding risk. This will 

be a matter that would be assessed as part of the engineering plan approval process with any 

potential issues being able to be mitigated.  

 

Mr Pirie’s Expert Witness Status and Experience 

 

96. There are areas that the applicant’s witness, Mr Pirie, and the s42A reporting planner, disagree, 

particularly with regard to the activity status of this application and the planning assessment, as well 

as consideration of landscape matters. 

 

97. Mr Jessen, in his legal submission, notes that Mr Pirie has no qualifications as a planner, landscape 

architect nor is he a chartered engineer. Therefore when opinion clashes expert statement should be 

preferred. 

 

98. In response, Mr Woollaston, in the applicants right of reply is of the view that Mr Pirie’s extensive 

experience in matters including land development and planning allow that Mr Pirie’s evidence can be 

accepted. 

 

99. Mr Pirie has clearly outlined in his statement of evidence he has had extensive experience in land 

development matters, including resource management. For this reason, I have accepted Mr Pirie’s 

expertise in these areas. In saying this, Mr Pirie’s evidence includes a planning assessment 

(paragraphs 29-49).  This assessment however does not include an assessment against the relevant 

objectives and policies of the District Plan, although I note that an assessment is undertaken in the 

application AEE.  Mr Pirie’s planning assessment is however taken with the view that the site is already 

modified.  For the reasons discussed earlier, this is the incorrect baseline environment for the 

application to be assessed.  For this reason, I have given more weighting to planning evidence of Mr 

Sowersby with respect to his assessment against the relevant District Plan matters. 

 
100. Mr Pirie has however not been able to demonstrate he has any qualification or experience in matters 

directly relating to landscape assessment. Any opinions expressed by Mr Pirie with respect to 

landscape have therefore been disregarded and reliance on the evidence of the applicant’s landscape 

architect, Ms McArthur has been taken instead. 

 

S t a t u t o r y  E v a l u a t i o n  

 

Section 104D 

 

101. The test under Section 104D of the Act, requires applications for Non-Complying Activities to satisfy 

at least one of the following matters which is commonly referred to as ‘the gateway’. The first test 
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considers whether the adverse effects of the activity on the environment will be minor. The second 

test considers whether the application is for an activity that will not be contrary to the objectives and 

policies of the relevant plan.  

 

Adverse Effects on the Environment 

 

102. In considering the effects on the environment, I have reviewed the application and assessment of 

environmental effects submitted by the applicant, the evaluation undertaken in the s42A report, with 

consideration of the Council’s experts in landscaping and engineering, and submissions from the 

identified potentially affected parties.  In addition to this, I have also had the benefit of being provided 

further evidence and assessment on the respective matters from all parties involved at the hearing, 

including the applicant.  

 

103. For the reasons discussed earlier in the findings of the principle issues in contention, and relying on 

the evidence of Mr Hudson, I concur with the s42A reporting planner’s assessment that the effects 

with respect to landscape will have a more than minor effect on the environment. As such, the 

application fails to meet the first test for a Non-Complying Activity under Section 104D of the Act.  

 

Objectives and Policies 

 

104. I concur with the s42A reporting planner that the objectives and policies of Chapters 6 (Earthworks) 

and 22 (Natural Hazards) of the District Plan are relevant to this application. The specific objectives 

and policies are assessed further below:  

 

Objective 6.3.3 To provide for earthworks activities where the associated adverse effects are able to 

be avoided, remedied or mitigated.  

Policy 1.1 To limit the location and scale of earthworks where adverse effects may result. 

Policy 1.2 To avoid, remedy or mitigate any adverse effects on the environment from earthworks 

on:  

 Natural landform; 

 Landscape values; 

 Visual amenity values; 

 Natural hazards and processes; 

 Effects on the National Grid 

Further Policy under Rule 6.3.7  

(a) To ensure that earthworks do not adversely affect the residential amenity of adjoining neighbours.  

(b) Avoid earthworks that materially impact on the landscape and visual values associated with the 

land in its surrounding context.  

(c) Avoid material increases in the susceptibility of the land or adjoining land to flooding.  

(d) Ensure that all earthworks are carried out in accordance with the relevant technical standards 

 

105. I note that the further policy under Rule 6.3.7 is in an unusual place being in the Rule and in some 

ways appears as assessment criteria. Notwithstanding this, they are specifically referenced to as 

policy and therefore must be considered as policy. 
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106. These objectives and policies have been assessed in the applicant’s AEE but is not referred to in Ms 

McArthur’s Landscape and Visual Report in full. Ms McArthur does mention part of this objective and 

policy in her evidence, but no assessment is undertaken. It is considered that an assessment of this 

objective and policy is vital to this proposal given its Non-Complying status.  

 

107. The s42A Report includes a comprehensive assessment of this objective and policy, as does Mr 

Hudson’s reply. The language of the objective and policy both use the word ‘avoid’ effects on the 

environment. Where this is not achieved, the objective and policy then relies on remediation or 

mitigation to reduce the effects on the environment. As detailed above, the assessment of the effects 

and the measures of mitigation proposed are not considered to avoid, remedy or mitigate the effects 

on the environment to a level where they are minor or less than minor. As such, it is considered that 

the application is contrary to the above objective and policies.  

 

Objective 22.3 To control the type of development on land which is or might be affected by natural 

hazards.  

Policy 2.1 To exclude development on hazard-prone land where the hazard cannot be effectively 

avoided, remedied or mitigated. 

Policy 2.2 To establish appropriate controls to avoid, remedy or mitigate the effects of natural 

hazards.  

 

108. Again, these objective and policies have been assessed in the Applicant’s AEE, although it is noted 

that at this point in the application the applicant did not consider that the rules of Chapter 22 to apply 

to this application. The Geotechnical Report submitted in support of the application does not make 

an assessment of these objective and policies, as this report is concerned with the technical assurance 

of the proposed works. The s42A report does undertake an assessment of these objective and policies 

and concludes that the proposal is consistent with Objective 22.3 and Policies 2.1 and 2.2. I concur 

with the s42A assessment that this application does meet the above objective and policy.  

 

109. To conclude this assessment, in my opinion, the proposed application and all assessments and 

evidence in support of the application, is contrary to Objective 6.3.3 and Policies 1.1, 1.2, and 6.3.7. 

As such, the application fails to meet the second test for a Non-Complying Activity under Section 104D 

of the Act.  

 

Section 104D Determination 

 

110. The above assessment finds that the proposal to undertake earthworks at Abby Road and Johnstone 

Drive, Palmerston North, fail to satisfy both of the gateway tests under s104D of the Act for a Non-

Complying Activity. 

 

Other Matters 

 

111. The National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect 

Human Health (2011) is not applicable to this application. 

 

467

0123456789



23 

112. As the proposal fails to satisfy both of the gateway tests under s104D of the RMA no further

assessment of the proposal against any other s104 matter is required.

D e c i s i o n

113. Consequently, having regard to the evidence presented, and the relevant statutory criteria under

s104D and for the reasons set out below, the Independent Commissioner DECLINES consent to

undertake earthworks to develop the land at Johnstone Drive, and to fill in a gully at Abby Road,

Palmerston North, being Lot 2 DP 484516; Lot 1004 DP 490091; Lot 694 DP 500578.

R e a s o n s  f o r  t h e  D e c i s i o n

114. Section 113(1)(a) of the Act requires that I state my reasons for the decision of decline. Although it

will be clear from the assessments carried out above, for the avoidance of doubt I confirm that the

principal reasons for decline are:

1. The proposed earthworks within the extent of the Abby Road gully are considered to have more

than minor effects on the natural landform.

2. The proposed earthworks within the extent of the Abby Road gully are considered to have more

than minor effects on the Landscape Values of the environment.

3. The proposed earthworks within the extent of the Abby Road gully are considered to have more

than minor effects on the Visual Amenity Values of the environment.

4. The proposal is inconsistent with the Objectives and Policies of Chapter 6 pertaining to

earthworks.

A N G E L A  J O N E S  
Independent Hearing Commissioner 
29 May 2018 
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Palmerston North City Council 

Minutes of the Hearings Committee Meeting Part I Public, held in the Council 
Chamber, First Floor, Civic Administration Building, 32 The Square, 
Palmerston North on 23 March 2020, commencing at 9.30am 

Members 
Present: 

Commissioners Tangi Utikere (in the Chair), Bruno Petrenas and 
Aleisha Rutherford. 

NOTES: 

(i) The meeting adjourned at 9.51am and resumed at 10.08am.
(ii) The meeting adjourned at 10.13am.
(iii) The meeting resumed again at 9.30am on 6 April 2020 via Zoom.
(iv) The meeting adjourned at 10.29am and resumed again at 10.43am.
(v) The meeting adjourned at 12.05pm and resumed again at 12.45pm.
(vi) The meeting adjourned at 2.33pm and resumed again at 2.45pm.
(vii) The meeting adjourned at 4.13pm and resumed again at 4.23pm.
(viii) The meeting adjourned at 4.55pm.

1-20 Hearing of Application for a Resource Consent for a six lot 
residential subdivision at 30 Abby Road, Palmerston North 

Consideration was given to: 

(i) Application from Aokautere Land Holdings Limited.

(ii) Submission from Christopher and Aneta Britton.

(iii) Section 42A report by Craig Auckram, Senior Planner.

The following people appeared before the Committee: 

 For the Applicant 
Mr G Woollaston 
Mr P Pirie 
Mr L Fugle 
As Submitter 
Mr C and Mrs A Britton 
For the Council 
Mr N Jessen 
Mr S Mori 
Mr G Connelly 
Mr D Arseneau 

Appendix 5- PNCC Decision SUB 5031
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Hearing by Commissioners, 23 March 2020  
REF # 14289841   

-  2  - 
 
 

Right of Reply 
 

Mr Woollaston filed a right of reply in the form of two additional briefs of 
evidence from Messrs Fugle and Pirie. 
 
Note:  There were a number of Minutes that were issued relating to the 
directions for the filing of submissions and other matters relating to 
hearing procedure and process, namely: 
 
Minute No. 1 Dated 12 February 2020 
Minute No. 2 Dated 27 February 2020 
Minute No. 3 Dated 18 March 2020 
Minute No. 4 Dated 23 March 2020 
Minute No. 5 Dated 26 March 2020 
Minute No. 6 Dated 14 April 2020 
Minute No. 7 Dated 5 May 2020 
 
The Committee reserved its decision and:  

 
2-20 Exclusion of Public 

 
The COMMITTEE RESOLVED that the public be excluded from the 
following parts of the proceedings of this meeting, namely agenda 
item 1. 
 
The general subject of each matter to be considered while the public 
was excluded, the reason for passing this resolution in relation to each 
matter, and the specific grounds under Section 48(1) of the Local 
Government Official Information and Meetings Act 1987 for the passing 
of this resolution were as follows: 
 

General subject of each matter to be 
considered 

Reason for 
passing this 
resolution in 
relation to each 
matter 

Ground(s) under 
Section 48(1) for 
passing this 
resolution 

1 

Hearing of an 
Application Pursuant 
to Section 8B of the 
First Schedule of the 
Resource 
Management Act 1991 
for a six lot residential 
subdivision at 30 
Abby Road, 
Palmerston North 

Right of Appeal 48(2)(a)(i) 

 
This resolution was made in reliance on Section 48(1)(a) of the Local 
Government Official Information and Meetings Act 1987 and the 
particular interest or interests protected by Section 6 or Section 7 of that 
Act which would be prejudiced by the holding of the whole or the 
relevant part of the proceedings of the meeting in public were as 
follows: 
 
1. Hearing of an Application Pursuant to Section 8B of the 

First Schedule of the Resource Management Act 1991 for a 
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Hearing by Commissioners, 23 March 2020  
REF # 14289841   

-  3  - 
 
 

six lot residential subdivision at 30 Abby Road, Palmerston 
North 

 
3-20 Consideration of Hearing of an Application Pursuant to Section 8B 

of the First Schedule of the Resource Management Act 1991 for a 
six lot residential subdivision at 30 Abby Road, Palmerston North 

 
The meeting resumed again at 4.56pm. 
The meeting adjourned at 5.17pm. 
 
The meeting resumed again at 2.00pm on 7 April 2020. 
The meeting adjourned at 2.38pm. 
 
The meeting resumed again at 2.00pm on 14 April 2020. 
The meeting adjourned at 2.23pm. 
 
The meeting resumed again at 11.00am on 8 May 2020. 
 
Further consideration was given to the evidence before the Committee 
on the Hearing of an Application Pursuant to Section 8B of the First 
Schedule of the Resource Management Act 1991 for a six lot residential 
subdivision at 30 Abby Road, Palmerston North  
 
COMMITTEE RESOLVED:  
 
3.1  That the Resource Consent Application (SUB5031) by 

Aokautere Land Holdings Limited to subdivide land at 30 Abby 
Road into six residential allotments is declined, as set out in 
the decision (attached).   

 
3.2 That copies of the decision be served on the Applicant, 

Submitters, Council Officers and be available for public 
inspection. 
 

 
The meeting finished at 11.18am on 8 May 2020 
 
CONFIRMED THIS 8TH DAY OF MAY 2020 
 
 
 
 
 
 

 
 

C H A I R P E R S O N 

471

0123456789



472

0123456789



BEFORE A PANEL OF THE HEARINGS COMMITTEE 

OF THE PALMERSTON NORTH CITY COUNCIL 

UNDER THE RESOURCE MANAGEMENT ACT 1991 

 
      
 

 
 
IN THE MATTER of a Resource Consent 
Application for a six lot residential subdivision 
at 30 Abby Road, Palmerston North. 
 
 
 
 
 

 
      APPLICANT Aokautere Land Holdings Ltd 
 

 

 

 

 

 

 

Membership:   Deputy Mayor Tangi Utikere (Chairperson) 
   Cr Bruno Petrenas 

Cr Aleisha Rutherford 
  

___________________________________________________________________________ 

DECISION OF THE HEARINGS COMMITTEE DATED 8 MAY 2020 
___________________________________________________________________________ 
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SUMMARY OF DECISION 
[1] We, the Panel of Hearings Committee Members acting under delegated authority from 
the Palmerston North City Council, pursuant to section 104 of the Resource Management 
Act 1991 decline the application for resource consent, for the reasons outlined in this 
decision. 
 
INTRODUCTION 
[2] The Palmerston North City Council, under delegation, has appointed Tangi Utikere 
(Chairperson), Aleisha Rutherford and Bruno Petrenas as Commissioners to hear and 
determine an Application by Aokautere Land Holdings Limited [ALHL] (The Applicant).  
 
[3] ALHL has lodged a Resource Consent Application for Subdivision and an associated Land 
Use Consent (to be referred to as SUB 5031) in respect of the land located at 30 Abby Road, 
Aokautere, Palmerston North. The Legal Description of the property is Lot 2 DP 484516. The 
Applicant seeks a consent to enable the creation of six new residential allotments, one Right 
of Way and one balance allotment (Lot 100) that is to be amalgamated with an adjacent 
property (Lot 1102 DP 519561). 
 
[4] The proposed six allotments are at the northern end of Abby Road on flat land, adjacent 
to the Abby Road Gully. It also proposes a Right of Way with variable access to the six Lots. 
An overview of the proposal, as prepared by Pirie Consultants Limited was contained within 
the Application and annexed as Attachment 2 to Mr Auckram’s Section 42A Report1. 
 
[5] The Application shows Limited Development Land positioned adjacent to the Abby Road 
Gully, along with the legal boundary crossing through the existing vehicle crossing to 41 
Abby Road. The conclusion of Abby Road ends where proposed Lots 1 and 2 are located, 
with a blunt end rather than a typical cul-de-sac head. 
 
[6] The subdivision is also proposed on an area that the Council contends is subject to a 
publicly notified Notice of Requirement for the purposes of designating a road link between 
Abby Road and Johnstone Drive. 
 
SITE AND LOCALITY 
[7] The site is located in Aokautere, an area that is notable for its flat terrace areas divided 
by gullies with streams running towards the Manawatu River. The site along with adjacent 
properties which have dwellings on them are obviously within the Residential Zone under 
the Palmerston North City District Plan. It also falls within the area that is defined as the 
Aokautere Development Area with the site’s north-western boundary also bordering land 
that is zoned Recreational. 
 
Site Visit 
[8] A site visit was undertaken by the Committee on Wednesday 12 March 2020. The Panel 
members were the only individuals present and it provided a valuable perspective on where 
things were located and was an opportunity for the Panel to familiarise itself with various 

                                                           
1 Drawing Reference 2043/192 Sheet 1 of 1 dated March 2019. 
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aspects of the proposal, the submitter’s opposition along with the position of Council 
Officers. 
 
ACTIVITY STATUS 
[9] Safe for the effect of the Notice of Requirement, which is contested by the Applicant, the 
Council had originally assessed the proposal’s Activity Status to potentially be that of 
Controlled2, with an assessment of the relevant Performance Conditions for such Activities 
under R7.6.1.1 being identified in the s42A Report3. 
 
[10] Subsequent to that assessment, the position of the Council has been modified to reflect 
the view that the Application should be considered with a Restricted Discretionary Activity 
Status. The rationale and differing submissions on this matter are outlined further on in this 
decision. 
 
NOTIFICATION DECISION 
[11] Council Officers made the decision under delegated authority pursuant to section 95 of 
the Resource Management Act 1991 (the Act) to process the Application on a Limited 
Notified basis. Accordingly, the Application was Limited Notified on one party, which were 
the owners of 41 Abby Road. 
 
SUMMARY OF SUBMISSION 
[12] The owners of 41 Abby Road, Mr and Mrs Britton, filed a submission in opposition to 
the proposal. Their submission referred to access considerations to 41 Abby Road, alongside 
other properties on the roadway; the requirement for increased stormwater mitigation 
measures; and the importance of pedestrian access for existing and new dwellings.   
 
THE HEARING AND APPEARANCES 
[13] The Hearing commenced at the PNCC Chambers on Monday 23 March 2020. The 
Applicant’s attendance was excused and was represented by Counsel Mr Greg Woollaston 
and Mr Phil Pirie. For PNCC in attendance were Legal Counsel Mr Nicholas Jessen, Council’s 
Senior Planner Mr Simon Mori and Transportation Expert Mr Glenn Connelly. Mr and Mrs 
Britton along with others were not present due to Covid-19 concerns at the time. The 
hearing was subsequently adjourned so that Legal Submissions could be prepared with the 
Hearing to reconvene via AVL Link on Monday 6 April.  
 
[14] When the Hearing reconvened via AVL on 6 April, the Applicant Mr Les Fugle, Mr Pirie 
and Mr Woollaston were in attendance. Mr and Mrs Britton were also present as were 
Messrs Jessen, Mori, Arseneau and Connelly for the Council. 
 
[15] With the concurrence of all parties, the Chair directed that Legal Submissions would be 
heard first as a discrete consideration, noting that Mr and Mrs Britton declined their 
opportunity to submit on the legal matters of difference between Counsel; a position that 
they confirmed in person at the Hearing. 
 
 
                                                           
2 At [31] of Mr Auckram’s S42A Report 
3 Ibid., at Para [30]. 
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[16] While it would be for the Panel to consider submissions relating to the relative status, if 
any, of the proposed Notice of Requirement, viz a viz the substantive Application, it was 
accepted that as much effort had gone into assembling the Panel and all parties via AVL, the 
substantive consent submissions should be heard at the same hearing. This was despite the 
fact that such considerations may be rendered inadmissible in the event the Committee 
determined that the status of the Notice of Requirement was such that it would be an 
impediment to further legitimate consideration of the substantive Application by the Panel 
at that point in time. 
 
[17] Following the Hearing, with agreement, the Applicant filed a written Right of Reply; 
following the receipt of which the Public Hearing was closed by way of a Minute4. 
 
RELEVANT STATUTORY, POLICY STATEMENTS AND PLANNING PROVISIONS 
[18] While there are some differing expert views on some aspects of the Applicant’s 
proposal, the immediate consideration relates to the proposed Notice of Requirement and 
the relevance of this instrument under sections 176 and 178 of the Act. We must turn our 
minds to this legal matter first, before we are able to consider the substantive Application. 
 
PRINCIPAL LEGAL ISSUE(S) IN CONTENTION 
[19] Both counsel had very helpfully filed extensive Legal Submissions and elaborated upon 

these at the resumed Hearing. 

The Applicant’s Legal Submissions 
[20] Mr Woollaston’s position is that the Panel have the right to consider the validity of the 

Notice of Requirement and that Council could not advance the issue of validity due to 

another process, in this regard one that involved an independent Commissioner. Council 

had brought it as subject matter to the table, having referenced it substantively in their 

documentation; and therefore it was procedurally fair to allow it to be considered by the 

Panel as valid and robust enough so that it could be relied upon. 

[21] He identified that the Notice of Requirement was constituted under Form 185; and in 

the context of this hearing, a Lot that was specified on the relevant Form 18 for the 

proposed Notice of Requirement was a Lot that did not exist. Counsel submitted that there 

must be sufficient rigour and the greatest of care taken when completing the statutory 

documentation to give effect to the proposed Notice of Requirement, and cited comparisons 

with attempting to register a mortgage in a similar manner. 

[22] It was submitted that there had been non-compliance on the part of the Council with 

the notification requirements, and that the error needed to be amended as it was a 

fundamental error. Further, that the inclusion of a visual image6 did not mitigate the error 

that had been made as there was a duty on the party seeking to expropriate the right to 

ensure that the documentation was accurate. Mr Woollaston believed that the Notice of 

Requirement had to be set aside as a consideration as it had not been correctly notified. 

                                                           
4 Minute No. 6 of Hearings Committee Dated 14 April 2020. 
5 Schedule 1 of Resource Management (Forms, Fees and Procedure) Regulations 2003. 
6 At Page 194 of the s42A Report Bundle 
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[23] Counsel also helpfully provided the relevant statutory provisions7 along with his 

analysis of their applicability to the matter currently before the Panel. While he submitted 

that s166 defined what a ‘Designation’ was, there were discrete instances of a Notice of 

Requirement under s178 and a Designation under s176. If the Notice of Requirement had 

been robust, then the Applicant would concede that s178(1)(b) could be within scope; 

however the restriction contained in s176 was not contained in s178. 

[24] This was prefaced upon the suggestion from Mr Woollaston that a Notice of 

Requirement was not a Designation until it had been embedded and notified within the 

City’s District Plan. As such, he did not believe s176 would prevent the Applicant from doing 

anything under the relevant framework, and that to simply apply the effects of that section 

of the Act would be to sidestep the statutory rights to appeal, which would be a significant 

procedural impropriety. 

[25] Counsel clarified that the Applicant was not seeking a Subdivision, but a consent to 

begin the process by which a Subdivision may come into existence. In light of this, he 

contended that no subdivision would be triggered as a consequence of granting the consent 

that was being sought. 

[26] In relation to the Activity Status under which the proposal was to be considered, the 

Applicant believed it had been correctly notified as a Controlled Activity. To continue under 

an alternative status would give rise to procedural difficulties as they had proceeded on the 

basis that it was a Controlled Activity. As the change in position from the Council had been 

very recent, it had been difficult to find an expert within the previous 10 days prior to the 

Hearing. The Applicant had proceeded upon an assumption that there was compliance, at a 

Controlled level, for the purposes of putting its case. Counsel submitted that to reverse that 

position so late in the piece meant the Applicant was denied an opportunity to advance 

expert evidence and was such a fundamental ground shift. 

[27] While the Applicant had offered up an amendment to have access to Lot(s) from the 

Right of Way, if a change in Activity Status was to be adopted, Mr Woollaston submitted 

that it might be proper to set the process aside so that there was time for the s42A Report 

to be restructured and reset. The Application had been notified as a Controlled activity and 

therefore the framework for determination had already been set. In response to 

questioning from the Panel, Mr Woollaston confirmed that for evidential reasons, it was the 

Applicant’s view that the Controlled Activity Status must stand. 

The Council’s Legal Submissions 
[28] Mr Jessen reinforced that in relation to the validity of the Notice of Requirement, not 
withstanding the single digit error, if the Panel was satisfied that it applied to the Applicant’s 
land, then that would be the sufficient threshold. He also challenged any suggestion that it 
was to be comparable with a mortgage instrument or Land Transfer document. The latter 
being a very strict document with a requirement to deliberately specify details. Form 18 did 
not specifically require that degree of specificity. 
 

                                                           
7 Namely ss 175, 176 and 178 of the Act. 
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[29] Counsel submitted that Form 18 did not require that the ‘Title Reference’ be inserted, 
but rather a description of the site as it is commonly known. Also, that all of the material 
which immediately follows Form 18 was to be considered as part of the Notification 
material. Although he accepted there was a single digit error, everything else about the 
document related to the land in question; including a Diagram8 which included the correct 
Title description. 
 
[30] He referred to s176 for the effect of a Notice of Requirement, as it was not related to 
the compulsory acquisition of land. Mr Jessen did not believe the Panel should be asserting 
the decision-making responsibility of the Independent Commissioner who had been 
assigned to determine the Notice of Requirement matter, noting that the Commissioner 
could also alter any defect within the Notice under delegated powers. 
 
[31] Council had been also aware of the Applicant’s position to re-notify for some time; but 
this was seen as pointless as there was no procedural unfairness to ALHL as it was involved 
in both processes. The position of the Council was that there was no doubt that the Notice 
of Requirement process related to ALHL’s land. Mr Jessen submitted that following previous 
discussions with the Applicant, this Application was simply a retaliation for a decision of 
Council to decline resource consent two years ago. 
 
[32] Counsel submitted that the Panel could look at the Notice of Requirement for a 
Designation as if it was a proposed plan within the District Plan9, or alternatively as another 
matter for which it could have regard to10. 
 
[33] With reference to s176, Mr Jessen identified that when a Designation had effect under 
that section of the Act it carried two components. The first was that it was enabling. That is, 
it would override everything else in the District Plan. The second being preventative; so that 
any impediment to the Notice of Requirement would be prevented. While the current Notice 
of Requirement in question was not yet final, and therefore not at the s176 stage, he 
submitted that it did carry interim effect under s178(2) as it provided for the preventative 
aspect. The relevance of s175, was that it made it clear that once a Notice of Requirement 
was confirmed, then it would be regarded as a rule or provision in a Plan. 
 
[34] What the Council was seeking to do was give notice that it required the designation in 
the District Plan, and therefore it was to be regarded as a proposed provision within it. Mr 
Jessen stated that Mr Woollaston had already conceded that if subdivision was to be 
implemented, it would impede the Notice of Requirement, and that a proposal that had a 
full subdivision that closed off Abby Road would prevent access to Adderstone Reserve and 
Johnstone Drive; both being purposes of the current Notice of Requirement process. 
 
[35] Mr Jessen accepted that there was an exemption for works to be undertaken which lay 
within s178(2). This required the prior written approval of the Council to have been 
obtained by the Applicant, but on this occasion such consent had not been sought nor 
granted. 

                                                           
8 Labelled as Appendix A at Page 59 of Mr Auckram’s s42A Report. 
9 Citing s104(1)(b)(vi). 
10 Citing s104(1)(c). 
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[36] On the matter of the Activity Status, counsel submitted that procedural fairness 
arguments advanced by Mr Woollaston were irrelevant to the question of what the 
appropriate Activity Status should be. While the s42A authors had initially accepted that the 
proposal was Controlled, upon reflection they had now formed the view that it was to be 
considered as a Restricted Discretionary Activity. 
 
[37] In any event, the position adopted by ALHL was in Mr Jessen’s view unsound as the 
Policies and Objectives were still relevant, so there was no issue of unfairness that arose. It 
was in his submission over to the Panel to assign the correct Activity Status under s104(5), 
regardless of what Activity Status position was being taken by either party. 
 
Applicant’s Right of Reply on Legal Submissions 
[38] Mr Woollaston re-iterated the Applicant’s view that in respect of this Proposal, there 
had been a failure to communicate on the part of the Council, and that the rationale for 
seeking the Resource Consent was wholly irrelevant from a legal perspective. In response to 
the matters outlined by the Council, counsel submitted that the Panel, if it felt necessary, 
could impose conditions to simply mitigate any concerns it may have. 
 
[39] ALHL also offered up the alteration for Lots 1 and 2 to have access via the Right of Way 
if the Panel believed that Rule 20.4.2.5 applied. Mr Woollaston believed this would obviate 
any procedural fairness issues that may arise from any change in the Activity Status. 
 
COMMITTEE ANALYSIS AND FINDINGS ON LEGAL ISSUES IN CONTENTION 
[40] The Committee has considered the extensive legal submissions that have been advance 

in written and oral form and thanks counsel for their diligence in this regard. There are two 

areas for which the Panel has turned its mind towards. The first concerns the validity and 

consequential effect of the Notice of Requirement; and the second is the process and 

suitability of assigning the Activity Status for what is proposed. 

Notice of Requirement 
[41] The Notification for a Notice of Requirement must be set out in accordance with what is 
known in RMA parlance as ‘Form 18’ within the necessary Regulations11. This Form requires 
information to be submitted, in no fewer than 12 fields, in order to ensure there is adequate 
information to identify the site(s) and proposed public works for which the Notice of 
Requirement relates to. Our review of that Form sets it apart from an instrument that would 
seek to register a mortgage. 
 
[42] When prompted to populate the ‘site field’ to which the Notice of Requirement relates, 
it asks the author to “describe the site as it is commonly known and in a way that will enable 
it to be easily identified (eg, the street address, the legal description, proximity to any well-
known landmark, the grid reference (if known))”12. 
 
[43] In the context of the current Notice, we are satisfied that if the only identifier was the 
incorrect Title Reference, then that would give rise to the suggestion that the Notice does 

                                                           
11 Schedule 1 of Resource Management (Forms, Fees and Procedure) Regulations 2003. 
12 Ibid. 
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not relate to the Applicant’s land. However, that is not the case. There are a number of 
supplementary descriptors contained within Form 1813 and the broader Notice Bundle14. 
When these are considered collectively, it is clear to us that the Notice of Requirement does 
indeed relate to the land for which the Applicant seeks Resource Consent.  
 
[44] In short, an inaccurate Lot reference, in the context of the full Form 18 consideration(s), 
in our assessment does not render the entire Form 18 Notice of Requirement invalid. What 
we must now consider is whether or not the mere existence of the Notice of Requirement 
limits our capacity to consider, in full or in part, the merits of granting of consent. 
 
[45] It is important at this point to set out the relevant statutory provisions of s178 as we 
see them, to consider the status that is to be afforded to the Notice as part of this process. 
 
[46] Section 178 states: 

(1) This section applies when— 

… 

(b) a requiring authority gives notice of a requirement for a designation to a 

territorial authority under section 168: 

… 

(2) In the period that starts as described in subsection (3) and ends as described in 

subsection (4), no person may do anything that would prevent or hinder the public work, 

project, or work to which the designation relates unless the person has the prior written 

consent of the requiring authority. 

 

(3) The period starts,— 

… 

(b) for the purposes of subsection (1)(b), on the day on which the requiring authority 

gives notice of the requirement under section 168:  

… 

(4) The period ends on the earliest of the following days: 

 

(a) the day on which the requirement is withdrawn: 

(b) the day on which the requirement is cancelled: 

(c) the day on which the designation is included in the district plan. 

…” 
 

[47] It is apparent to us that this section is applicable. The Notice has been publicly notified 
and issued in accordance with s168. As this has occurred, this means that in relation to 
ALHL’s Application which involves land subject to the Notice of Requirement, s178(2) is 
engaged. 
 
[48] The Notice of Requirement is a proposed Designation. While it has not matured into the 

latter at this point in time, due to it being currently before an Independent Commissioner, it 

nonetheless carries with it the restriction identified in s178(2). Such restriction applied from 

                                                           
13 For example Criteria 2, 3, 4 and 5. 
14 Including ‘Part B’ and ‘Appendix A’ of the Notification Bundle from Page 44 of Mr Auckram’s s42A Report. 
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the date of notification, 18 January 202015, and as none of the limbs identified in s178(4) 

have been met, the Committee has no other option but to afford the Notice a ‘live’ status in 

relation to the Proposal currently before it. 

[49] There is of course a statutory avenue that would permit work, such as what has been 

proposed by ALHL to be carried under s178(2). However, the Council has confirmed that 

ALHL has not sought permission for such a course of action to occur. We might infer that  

this may in some part be due to the Applicant’s view that the status of the proposed Notice 

of Requirement is non-restrictive in relation to its land, but we note that this an inference 

only.  

[50] As such, in the context of the current Application; as the Notice has been duly notified, 

it carries status within s178, to the extent that it impedes our consideration for the 

purposes of granting Resource Consent. While the existence of such a process could also be 

captured as a consideration under s 104(1)(c), our paramount reliance upon the restriction 

remains within s178. 

[51] Having determined that the current Notice of Requirement has legal status in relation to 

the land that is the subject of this Application, it must clearly follow that it’s mere existence 

within the statutory framework is an absolute impediment to our consideration of the 

substantive Resource Consent Application. In fact, we form the view, that do to so within 

the current context would be improper in law.  

[52] Instead of ‘parking’ the Application and putting it on hold; there are fundamental 

concerns with what has been advanced. So much so, that the more appropriate course of 

action, in light of the legal restrictive nature to consider the Application under s178, is to 

decline the Application so that a fresh s42A Report can be written. At such time the Notice 

of Requirement process is concluded, the Applicant may then be afforded an opportunity to 

respond in light of the apparent change in Activity Status, amongst other things. 

The Activity Status 
[53] We agree and accept that for Council to reverse their position on the Activity Status so 

late in the process gives rise to a perception of a potential procedural impediment. It is 

understandable that this could be seen as especially so when the nature of the change 

carries significant restrictions and potential changes to the proposal to accommodate an 

additional level of compliance or mitigation. 

[54] While we accept that upon our analysis and interpretation of the evidence the 

appropriate Activity Status is that of a Restricted Discretionary Activity, such a change 

should have been signalled to the Applicant much sooner in the process. It had obviously 

gone via at least three experts before the change was identified.  

[55] The Hearing was advised that the modification to the relevant section of the District 

Plan Rule is relatively recent, but there is still an expectation, and an onus of responsibility, 

on those that review such matters to ensure a correct and accurate lense is applied over 

these matters in a timely way. This ensures there is little risk of unfair procedural prejudice 

                                                           
15 Pursuant to s178(3)(b). 
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to participants. While we accept the submission that it is for the Panel to assign the accurate 

Activity Status, there is still a role for Council Officers in the process prior to it being placed 

before the Hearings Committee for determination. 

[56] It seems there has been much discussion between the parties prior to the Application 

being lodged. While we have not been privy to these discussions, we feel we must reject Mr 

Jessen’s assertion that the lodging of this Consent is a form of retaliation for previous 

decisions that may have been made against the Applicant. ALHL is entitled to seek consent, 

and to have the merits of such an Application considered genuinely with regard to the 

legislative and policy framework that exists at the time. 

ADDITIONAL COMMENTARY 
[57] While it has been determined that there are legal barriers to our consideration of 
ALHL’s Application, given the goodwill of those who participated in the Hearing, we consider 
it appropriate to make some comments on matters that were placed before us. In doing so, 
it is important that we indicate that such commentary is in response to the issues expressed 
by participants. Our commentary is not to be perceived as formal findings on aspects of the 
Application, nor is it to be seen as a formal response to matters of expert evidence and 
opinion that was placed before us. 
 
Stormwater 
[58] It was clear that to an extent there is an existing issue with stormwater at the end of 
Abby Road and whilst the proposal won’t create the problem, it has the potential to add to 
it if not mitigated. Mr Arseneau provided evidence showing the ‘bowl’ at the end of Abby 
Road where flooding occurs.  

[59] It is a possibility that Stormwater ponding had been occurring at the top of the Abby 
Road stormwater catchment previously. Steps may have been taken in the past to address 
the stormwater ponding via the implementation of a gully trap north of and adjacent to the 
vehicle crossing serving 41 Abby Road. Such a small gully trap may have been piped adjacent 
to the kerb and channel outside 41 Abby Road in order to connect to a stormwater sump 
within the stormwater network serving the Abby Road catchment. There was no council 
record of the gully trap near the entry point to proposed Lot 1, therefore no evidence could 
be given regarding its performance.  

[60] Previous imagery over the years may show whether such a solution would work along 

with any minor ponding at the interface of the Applicant's land and the Abby Road 

carriageway. Whether or not the vehicle crossing at 41 Abby Road was already exhibiting 

signs of distress via cracking may also provide some insight. 

[61] In relation to the new vehicle crossing, previous imagery may assist in exploring the 

extent of subsequent trenching for any stormwater crossing connection. It may also be 

possible that historically the wastewater connection that services 28 Abby Road had been 

connected at right angles across the stormwater line constructed to alleviate the 

stormwater ponding at the head of Abby Road. If so, it is quite possible that both these 

works have compromised the performance of the stormwater line established to drain the 

ponding and the time taken to drain any flooding. It might be prudent for the stormwater 
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line to be investigated before any stormwater network catchment analysis is undertaken, or 

overland flow solutions adopted.  

[62] The stormwater issues should be addressed regardless of any current or future works, 
and it would also be prudent to ensure the gully trap is noted on Council’s records if it is on 
public land or connected to the stormwater network. 

Turning Head 
[63] for a turning head with the proposed subdivision as it would significantly encroach on 

either the existing private dwellings or the proposed Lots.  

[64] The Woodgate Subdivision Stage 2 drawings 1991 showed quite clearly that the end of 

Abby Road would be an alternative through road or cul-de-sac with a turning head. Mr Pirie 

in his Written Reply16 has suggested that while a circular turning head is not feasible, a 

standard L-Turning, T-Turning or Y-Turning arrangement as specified by NZS 4404:2010 Fig 

3.4 would be able to be constructed. The PNCC Engineering Subdivision Code of Practice 

allows such a configuration if a standard 8 metre truck can manoeuvre safely.  

Provision of Footpaths 
[65] As it stands there is no provision of any new footpath connection at the end of Abby 
Road. A footpath connection would still be desirable to complete the existing footpath 
network on each side of Abby Road presently. A creative solution would also be required to 
tidy up the end of Abby Road and ensure there was connectivity with the existing footpaths.  
 
Community Amenity (Access to Adderstone Reserve) 
[66] ALHL’s Proposal removes direct local access to Adderstone Reserve. Whilst this is not a 
requirement of the District Plan, it does reduce the amenity value to local residents who no 
longer have direct access to the Reserve. It may be considered desirable for the Applicant to 
address this. 
 
Property Rights for 41 Abby Road 
[67] It was identified by several parties that the driveway to 41 Abby Road encroaches onto 
property that is owned by ALHL. Mr and Mrs Britton have no idea how this occurred, and 
the Applicant advances that Council obviously signed off the placement and construction of 
the reinforced crossing. ALHL advise that they were unaware at the time of construction 
that it impinged on their land. It would be prudent for efforts to be made to explore how 
this happened and how this can be rectified. Whilst it is a possibility that both parties are 
comfortable leaving it as is, any agreement should be formalised.  
 
[68] In conclusion, as identified at Para [57] above, the purpose of providing some 

commentary on these matters is largely in fairness to the time that the Applicant, 

Submitters and Council had committed to the hearing, rather than providing a definitive and 

conclusive view on the contextual evidence before us. 

 

                                                           
16 Mr Pirie’s Right of Reply, 7 April 2020. 
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DECISION 

[69] For the reasons outlined above, the Resource Consent Application (SUB5031) by 

Aokautere Land Holdings Limited to subdivide land at 30 Abby Road into six residential 

allotments is declined. 

[70] The Committee wishes to note its thanks to hearing participants and other personnel 

for the assistance they have provided the Committee in the course of considering the 

Application. 

 

Dated at Palmerston North, this 8th day of May 2020. 

 

 

     Deputy Mayor Tangi Utikere Cr Aleisha Rutherford                 Cr Bruno Petrenas 

                   Chairperson                           Member           Member 
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