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Form 21 - Submission on a Notice of Requirement from Palmerston North City Council for a designation for a 
new road connection between Abby Road and Johnstone Drive, Palmerston North. 

TO: Palmerston North City Council 

• Please read ALL instructions carefully. 

• Please print clearly and complete ALL sections on both sides of this form. 

• Please note - under the PRIVACY ACT 1993 all information in your submission, including your 

personal information will be publicly available. 

• This submission MUST be received by the Palmerston North City Council by 4pm, Wednesday 2nd 

December 2020. 

Full Name of Submitter:BO YU 

Postal Address:19 WOODGATE COURT 

Phone (Home/Mobile):0212178222 

Email:YUBOL@YAHOO.CO.UK 

Signature: Date2020, 12.01 

(Signature of the person making submission or the person authorised to sign on behalf of the person making 

submission. A signature is not required if you are making a submission by electronic means). 

1. The specific parts of the notice of requirement my submission relates to are: 

ABBY ROAD CONNECTION WITH JOHNSTONE DRIVE 

2. My submission is: I AM OPPOSE THIS NEW ROAD APPLICATION 

(Comment whether you support, oppose, or a neutral regarding the specific parts of the notice of 
requirement or wish to have them amended and reasons for your views. Use additional sheets of paper if 
necessary and attach them securely to this form) . 

Whats the purpose of this new road application? 

Is there any surveys or data's to support this application? , 

Who is going to pay for this new road construction? 

Is there any environment impact research for the application? 

Few years ago one of land developing company (AHL) try to apply filing the abby road gully for future 

development, but was turn down by the PNCC. 



this new road application just another version of the filling g ully a ttempts. 

I see no one benefit from this new road idea except the developer itself. And it w ill c ut the na ture of the gully 

in two separate parts. Whic h will c hange the nature of the gully indeed. 

I believe If this new road application been approved , there are will be furth er application for filling the gully 

la ter. This new road application will give the developer a n excuse for their new business adventures. 

3 . I seek the following recommendation or decision from the Palmerston North City Council: 

(Give precise details, including th e general nature of any cond itions so ught) . 

I a m seriously doubt this new road applic ation and wish to hearing more from PNCC 

4. Do you wish to be heard in support of your submission? YES 

5. If others make a similar submission, I will consider presenting a joint case with 
them at a hearing. YES 

6A. I am a 'trade competitor' for the purposes of Section 308B of the Resource 
Management Act 1991 

No 

6B. I am directly affected by an effect of the subject matter of the submission that: 

• adversely effects the environment; and 

• does not relate to trade competition or the effects of trade competition. 

■ 

YES 

I AM DIRECTLY AFFECTED BY THIS NEW ROAD, FROM MY ROOM AND BACK YARD I CAN 
SEE THE ENTIRE GULLY. NEW ROAD will CUT THE GULLY IT WILL COMPLETE 
CHANGE THE NAUTRE. 

Please indic ate Yes or 
No 

Please ind icate Yes 
or No 

Please indicate Yes 
or No 

ff yes, go to 6B; 

If Yes, comment 
below 



To: 

POWERC0 

SUBMISSION BY POWERCO LIMITED ON THE NOTICE OF REQUIREMENT FROM 

PALMERSTON NORTH CITY COUNCIL TO DESIGNATE A NEW ROAD CONNECTION 

BETWEEN ABBY ROAD AND JOHNSTONE DRIVE 

Palmerston North City Council 
Private Bag 11-034 
Manawatu Mail Centre 
Palmerston North 4442 
Attn: Manager Democracy and Governance 

E-Mail : su bm ission@pncc.govt .nz 

Submitter: Powerco Limited 

Private Bag 2061 

New Plymouth 4342 

(note - this is not the address for service) 

1. This is a submission by Powerco Limited on the Notice of Requirement (NoR) from 
Palmerston North City Council (PNCC) for a designation of a new road connection 
between Abby Road and Johnstone Drive, Palmerston North. 

2. Powerco is not a trade competitor for the purposes of section 308B of the Resource 
Management Act 1991. 

3. The reasons for Powerco's submission are set out in attached Schedule 1. In 
summary, Powerco seeks to ensure its existing underground gas assets within the 
project area are appropriately protected during the site works anticipated by the 

NoR. 

4. Powerco does not wish to be heard in support of this submission. 

Signature of person authorised to sign on behalf of Powerco Limited 

Gary Scholfield 

Environmental Planner 

Dated this 1st day of December 2020 



Address for Service: Powerco Limited 

PO Box 13 075 

Tauranga 3141 

Attention: Gary Scholfield 

Phone: (07) 928 5659 

Email: planning@powerco.co.nz 
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Schedule 1 

INTRODUCTION 

Powerco Limited (Powerco) is New Zealand's second largest gas and electricity distribution 

company and has experience with energy distribution in New Zealand spanning more than a 

century. The Powerco network spreads across the upper and lower central North Island 

servicing over 440,000 consumers. This represents 46% of the gas connections and 16% of the 

electricity connections in New Zealand. These consumers are served through Powerco assets 

including over 30,000 kilometres of electricity lines and over 6,200 kilometres of gas pipelines . 

Powerco has both electricity and natural gas infrastructure within Palmerston North. As 

illustrated on the attached asset map (Attachment A), Powerco has existing underground gas 

assets at the end of Abby Road that extend into the area to be designated for the road 

connection. 

POWERCO'S SUBMISSION 

Powerco is neutral as to whether or not the Notice of Requirement is confirmed. However, 

Powerco seeks to ensure that the earthworks associated with the road formation do not affect 

the ongoing operation, maintenance or access to its gas network. There are a number of 

standards and initiatives relevant to undertaking works around network utilities, in particular 

the 'Dial Before You Dig' service, which can be found online at www.beforeudig.co.nz. This 

se rvice provides information on the location of underground services, so that such services 

can be identified on construction plans and/ or marked out on site before works commence . 

Should the Notice of Requirement be confirmed, Powerco seeks the inclusion of a condition 

to ensure the protection of the underground gas assets in the area. 

RELIEF SOUGHT 

Should the Notice of Requirement be confirmed, Powerco seeks the inclusion of the following 

condition: 

1. Prior to the commencement of any site works associated with the project, the 

requiring authority shall accurately identify the location of existing underground 

network utilities (www.beforeudig.co.nz). Construction plans must identify the 

locations of the existing network utilities and appropriate physical indicators must be 

placed on the ground showing specific surveyed locations. All construction personnel, 

including contractors, are to be made aware of the presence and location of the 

various existing network utilities which traverse, or are in close proximity to the project 

area, and the restrictions in place in relation to those existing network utilities. 

CONCLUDING COMMENT 

Powerco appreciates the opportunity to provide input to this Notice of Requirement. Through 

the suggested condition above, Powerco seeks to ensure that its existing assets that may be 

affected by the work are protected so that we are able to continue to operate, maintain and 

access them within the project area. 

P age 3 



Powerco would be pleased to discuss any of the matters raised above. If you have any queries 

or require additional information please contact Gary Scholfield on (07) 928 5659 or via email 

planning@powerco.co.nz. 
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Dewhirst aw 

2 December 2020 

r1cil Palmerston North City Cou 

32 The Square, 
Palmerston North 

REC'D 

By hand 
1. 

2. 

Dear Sir/Madam:, 

250 Wicksteed Street, PO Box 7256, Whanganui 4541 Ph (06) 281 3461 
www.dewhirstlaw.co.nz Fax (06) 281 3462 

-

IN HOUSE 

I 0 2 DEC 2020 
OR:G.NAL TO 

PNCC FOR ACTION ,'\ND PEPL y 

Sgned ... ..... ... .... .. ..... ..... ~ .. - - _,,_~ 

- :1 I /" 
'"" {.,,_, --.·4~ 

,, •)o 
L '" PNCC 

COPYTO 

ABBY ROAD - SUBMISSIONS IN BEHALF OF AOKAUTERE LAND HOLDING LIMITED IN 
OPPOSITION TO DESIGNATION 

Please find attached for filing ; 

1. Submissions in behalf of Aokautere land Holding Limited in opposition to designation. 

I can confirm that these submissions have also been filed by email. 

I trust the above is satisfactory, but please contact us if you require anything further. 

I, 

keet 
istant 

hirstlaw.co.nz 

, confirm that on 2 December 2020, at 
received the above mention submissions. 

Signed 

Dated 2 December 

Level 1, 14 Lombard Street, Te Aro, Wellington Ph (04) 282 0060 
Level 1, The Square Centre, 478 Main Street, PO Box 250, Palmerston North 4410 Ph (06) 777 5620 



IN THE MATTER 

AND 

of the Resource Management Act 1991 

IN THE MATTER of a proposal to designate Land via 
Notice of Requirement 

BETWEEN 

AND 

AOKAUTERE LAND HOLDINGS 
LIMITED 

As submitter 

PALMERSTON NORTH CITY 
COUNCIL 

Designating Authority 

SUBMISSIONS IN BEHALF OF AOKAUTERE LAND HOLDINGS LIMITED IN 
OPPOSITION TO DESIGNATION 

Dated: i December 2020 

Dewhirst Law 
Gregor James Woollaston 

Level 1, The Square Centre, 478 Main Street, Palmerston North 
PO Box 250, Palmerston North 4410 

Phone: 06 777 5620 
Fax: 06 281 3462 

Greg@Dewhirstlaw.co.nz 



1. These submissions enter in behalf of Aokautere Land Holdings Limited 

(ALHL), same comprising a duly incorporated company having its 

registered offices situate at A R Short & Co Chartered Accountants, Level 

One, 38 The Square, Palmerston North 4440. 

2. They relate to the Abby Road Notice of Requirement relating to land situate 

between Pacific Drive and Johnstone Drive, issued by Palmerston North 

City Council dated 7 September 2020 (the NOR). 

Background 

3. The NOR proposes the construction of a two land, local road, extending 

approximately 230 metres 1 between Abby Road and Johnstone Drive; the 

characterisation of the length of the link proposed to be formed as 

comprising 180m2
, assuming Mr Hudson's assessment to be accurate as to 

length, appears to understate the length of the preferred option . 

The LAND 

4. The NOR pertains to four lots, being Lot 2 DP 484516 Lot 694 DP 500578 

Lot 695 DP 509873 Lot 1102 DP 519561; these lots now subsist within 

record of title 895646, and copy of which title is annexed marked "A" . 

5. For ease of reference, and to orientate as to the interface between the 

Land and the council land adjoining, we record in respect of the Map 

comprising annexure "B" to these submissions that the areas depicted 

therein are as follows: 

0 A is the Council Reserve land, 2.62ha 
0 B is the Council land, being part of the 6.4ha lot which is zone 

Recreation 
• C is the Council land, being part of the 6.4ha lot which is zone 

Conservation and Amenity 
0 D is the Council land, being part of the 6.4ha lot which is zone 

Residential. This part provides access to the 6.4ha 
o E is ALHL land 

1 Length predicated upon PNCC's preferred Norther Alignment, refer Hudson and 
Associates report of 4th September 2020, at page 6. 
2 At Part A Form 18; Part 2 
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6. Prior to the promulgation of the NOR, ALHL had submitted an application 

for resource consent pertaining to the development of that component of 

the Land for residential section yield purposes, entailing that area specified 

in that resource consent application (the Consent) . A copy of the consent 

is annexed hereto and marked with the letter "C" for ease of reference. 

7. The works intended to be undertaken pursuant to the Consent entailed the 

creation of six (6) residential lots abutting the latest stage development 

concluded in respect of the adjoining Abby Road residential development. 

8. The designation boundary specified in the NOR entails, insofar as it 

intersects with Lot 2 DP 484516, a significant component of the land 

intended to be developed to residential yield under the Consent. 

9. In consequence upon the issue of an earlier NOR (being that NOR dated 

18 December 2020), Palmerston North City Council declined the Consent 

sought by ALHL to instate its proposed residential subdivision, which 

declinature was premised upon the existence of that earlier NOR. That 

declinature is presently the subject of an appeal before the Environment 

Court. 

Opposition to NOR 

10. ALHL, whilst conceding that negotiations had, at the time of the earlier 

NOR been commenced in an attempt to negotiate a co-funding basis for 

the delivery of a connection road, those negotiations were unsuccessful 

(ALHL remains open to renewed dialogue) and ALHL is compelled to 

oppose this designation proposal in its entirety. 

11. ALHL's instructions are such that, it has throughout been unable to secure 

satisfactory engagement by Palmerston North City Council, in the 

determination of value propositions attaching to the Land, and to the 

adjacent Council held land (presently entailing reserve) which sits 

contiguous to the northernmost point of the proposed designation boundary 

(the Council Land) . 

12. The Council Land comprises a parcel, of approximately 2.6267 ha more or 

less, which parcel of land presently entails use as council reserve, including 

being boarded, at its western point, by a public walkway/path. 



13. The Council Land currently has a single vehicle access (of 3m width, 

approximately) off Aokautere Drive, but it is not otherwise serviced by the 

existing extent of Abby Road, nor does the Council Land. The reserve has 
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a right of way from Johnstone Drive at its southern end. From Aokautere 

Drive there is an unofficial entrance to the Council Reserve which is utilised 

for pedestrian access. There is also another unofficial pedestrian access to 

the gully in the Council land zoned Conservation and Amenity . The formal 

access to the Council land is from Pacific Drive. The unofficial entrance 

was only agreed to by NZTA as Council had blocked its own access from 

Pacific Drive by planting the gully in bush. 

14. Past access from Abby Road was only by a gentleman's agreement but this 

was withdrawn by ALHL following use difficulties with Council , which 

effectively then left the Council land without any effective access . 

NOR predicate 

15. The purpose for which the designation is proposed, entails the construction 

of a road on the Land, entailing some 230m more or less in length (on the 

Hudson assessment of the preferred Northern Alignment), and comprising 

a two-lane road extending from the current terminus of the Abby Road, and 

joining Johnstone Drive, at an intended T intersection, as shown in that 

plan at Part A, Figure 1. 

The Consent - Consequences of Designation Corridor 

16. Necessarily the imposition of a designation subsuming the 

boundary/corridor specifications proposed in the Northern Alignment 

(indeed either alignment canvassed by Hudson), will have the effect of 

precluding the section development contemplated by the Consent. 

17. The current (Northern Alignment predicated) NOR would open the door to 

council development of its own land, but it does so at ALHL's expense, and 

at a far greater expense than would have arisen had ALHL's proposal 

under LU4085 been adopted/supported by council. 

18. It is recalled that the Consent contemplated the development/making 

available of 6 residential sections, entailed within the land contained in Lot 

2 DP 484516, with such sections being afforded access, via a right-of-way 



flowing from the terminus of Abby Road as extant; refer exhibit "C", the 

Consent, Page 18 (Plan 2043/192) . 
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19. The estimated average section value attaching to each lot within the 

subdivision contemplated by the Consent, comprised $300,000-350,000.00, 

reflecting anticipated section sales returns to the developer submitter in 

excess of $2,000,000.00 in gross revenue. 

20 . No further or other roading infrastructure, or substantive network utilities 

expenditure in behalf of Palmerston North City Council was necessitated, in 

consequence upon the residential development/utilisation of Lot 2 DP 

484516 contemplated by the Consent, and to the extent that any costs of or 

incidentals to such matters arose they would have been abated by virtue of 

DC levies applied . 

21 . If the designation corridor/boundary as proposed, is confirmed, the 

developer's capacity to utilise Lot 2 DP 484516, as contemplated in the 

Consent will be fully curtailed. 

22 . The construction of the local (link) road contemplated in the NOR, would 

subsume much of the developable land in Lot 2 sought to be committed to 

section yield and would likewise render the nearby land would likely 

undevelopable and at a minimum significantly depressed in terms of 

marketability/anticipated value yields. 

NOR - Access thesis 

23. The NOR is predicated upon perceived need for traffic throughput via 

Johnstone Drive to Abby Road . 

24. The current transport environment entails Johnstone Drive being 

incomplete; as the NOR recognises the completion of Johnstone Drive is 

being undertaken as a component of further subdivision activity, and it is 

anticipated (the submitter developer being entailed in that 

subdivision/infrastructure works) that Johnstone Drive will be 

completed/vested and operable in the short term. 



25. The coming into operation of Johnstone Drive will afford egress to 

Aokautere Drive, for those residents wishing to exit from Ron Place, and 

Lourie Way, and likewise to those situate in Stratford Court. 
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26 . For Abby Road residents and Woodgate Court residents, the logical , extant 

egress path lies onto Pacific Drive, with there being nominal difference in 

travel duration, complexity or risk profile, to such commuters exiting via the 

Pacific Drive interface to Aokautere Drive, or, were they to utilise Pacific 

Drive to Johnstone Drive, by way of linking back to Aokautere Drive. 

27 . Map 1, Appendix A, and Figure 16, page 17 (traffic report - Aokautere 

Drive option), usefully illustrate the extant, and intended transportation 

perspectives. 

Johnstone Drive - Commencement 

28. The coming into operation of Johnstone Drive, as an available link/through 

road between Pacific Drive, and Aokautere Drive, must logically serve to 

militate against the potential for additional traffic movements via Pacific 

Drive, particularly in respect of traffic originating from the Ron Place, Lourie 

Way and Stratford Court catchments/development areas. 

29. The submitter's perspective is that the logical egress path from Abby Road , 

remains via Pacific Drive, vectoring back to Aokautere Drive, or via 

Johnstone Drive thereafter, with the preponderance of traffic movements, it 

being apprehended likely being destined to Palmerston North city, or 

Feilding city/commercial destinations. 

Roading designation 

30. The submitter acknowledges that the requiring authority, is seized of 

statutory empowerment to request designation for the purposes of the 

furtherance of roading works. 

NOR predicate - Council Land 

31. The premise for the NOR is the instatement of a link road between the 

current terminus of the Abby gully and Johnstone Drive . 
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32. The infrastructure intended to be created, comprises a two-lane road, with 

the anticipated link classification entailing "local" for the purposes of the 

performance characteristics/design standards promulgated at Section 20 of 

the Palmerston North District Plan and detailed in Table 3.1 of Council's 

Engineering Standards for Land Development. 

33. Consequently, the requisite minimum reserve width , required for the 

purposes of the intimated link road comprises some 17.2m metres, with an 

10.2m metre carriageway, for the purposes of the PNCC planning 

instrument (the Carriageway Requirement) . 

34. Whilst the Carriageway Requirement, in accordance with the plan 

specifications/requisites entails some 17 .2 metres in width, the proposed 

designation corridor/boundary comprises up to a width of 37 metres, and 

entails an additional 3340 m2 in area, which designation function appears to 

be reserved at least in part to creation of a commercial/development 

opportunity to that Council Land situate adjacent to Lot 2 DP 484516. 

35. The Council Land is not landlocked, insofar as it has an potential alternative 

access pathway available to it from Pacific Drive, or from State Highway 

Aokautere Drive, in respect of which such land is contiguous". 

36 . It is of concern to the submitter that in substantive part, the NOR appears to 

be predicated upon the curtailing of its development and commercialisation 

of the Land as entailed within the proposed designation corridor to the 

intent purpose and effect, that in curtailing the residential development 

contemplated in the Consent, the requiring authority is furthering the land 

access and development opportunities pertaining to this non-landlocked 

Council Land. Legally this is an instance of volenti non fit injuria ; as council 

has created the problem of having difficult access to its land by way if its 

planting the gully and changing the zoning in the location of its available 

access . 

37 . Plainly, the instatement of the proposed designation corridor, operates, 

intentionally to abrogate the furtherance of the residential development 

entailed within the Consent and, further, the abrogation of the developer 

submitter's opportunity for utilisation for residential yield, by way of the 

Consent, is premised , as a material driver upon securing of access to 



permit utilisation/development of the Council Land; potentially in a 

competitive framework to that in which the developer participates. 

38. ALHL expresses significant reservations as to the suitability of the 
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utilisation of a designation mechanism, to procure what appears to it to be a 

commercial imperative/advantage, via expropriating access to Council 

Land, whilst curtailing the development entailed in the Consent, where 

doing so is premised upon the necessity for a link road . 

39 . It is the submitter developer's understanding that Palmerston North City 

Council intends, by virtue of utilising the designation corridor/boundary 

proposed, to afford developable opportunity/status to the Council Land, and 

potentially thereafter to move forward to residential development/yield in 

respect of it; the submitter questions whether reading designation powers 

ought to be extended to utilisation for the purposes of securing alternative 

access to the council land, under the substantive premise of transport 

interconnectivity, where there is a pseudo-competitive function, as this 

regard the submitter refers to those outline plans reflected in the valuation 

entailed in annexure "D". 

40. It is the submitters understanding that the requiring authority contemplates 

15 sections being viable from such land; this is highly questionable given 

the setback requirements and the shape of that land. 

41 . The developer submitter further estimates that to construct a road from the 

link road to service these sections is likely to exceed $2 ,000,000.00 plus 

GST, in addition to which would be the expense of purchasing/acquiring 

land from the submitter so as to enable such road to come to the boundary. 

Additionally, again would be the (not insignificant) engineering and planning 

costs. 

42 . The above estimates are based on an actual costs incurred comparison for 

construction costs arising in its furthering a recent, nearby road 

development. 

43. At its simplest the submitter's concern is that the designation process, and 

in particular the siting/orientation of the designation corridor, entailing as it 

does a significant over-width to that required for a two lane link road, of the 
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type entailed in the purposive/requisition statement of the NOR, for the 

purpose of facilitating subdivisional development/land utilisation, to the 

advancement of the requiring authority and detriment of the developer 

submitter; fundamentally, the designation corridor/boundary proposed will 

curtail the development contemplated by the Consent, whereas as a direct, 

and it is anticipated intended consequence of the over-width/corridor 

alignment, the Council Land will be afforded developable/realisable status, 

via a designation process nominally directed at securing enhanced traffic 

movement opportunity as between Abby Road and Johnstone Drive. 

44. The utilisation of the designation process , to curtail competitive 

development, to the advancement of the requiring authority's development 

opportunity/proposals, is not, the submitter says, an intended purpose of 

the designation mechanism; particularly not so where the motivating 

purpose is said to entail traffic movement enhancement. 

45. The ancillary premise evident by the over-width/alignment determinations 

undertaken by Council represent an improper consideration , the submitter 

says. 

Traffic movements 

46. As has been noted, the preponderance of egress from the Woodgate 

Court/Abby Road , is anticipated to flow to Pacific Drive , and thereafter to 

Palmerston North city/Feilding city . Johnstone Drive will shortly be operable 

as a connector road between Aokautere and Pacific Drives, 

accommodating the Stratford Court, Ron Place and Lourie Way traffic, and 

servicing the traffic from the Massey/Fitzherbert/Old West Road interface. 

47 . The submitter says that the cost entailed in the creation of the anticipated 

road link, is not commensurate with the traffic movement/utilisation 

requirements for the proximate and anticipated road users. 

48. The proposal itself contemplates substantive cost loading; the land, which 

is the subject of the intended designation is not within Council ownership, 

or control , nor does the Council have an interest in the land sufficient to 

facilitate its undertaking of the works, absent its commercial or compulsory 

acquisition; premised upon a "willing buyer/willing seller" model , the value 



9 

of the land subject to the designation corridor/effectively expropriated from 

commercial utilisation as a result of proximate planning blight is perceived 

to be well in excess of $1,000,000.00; the preliminary yield estimates, in 

relation to the subdivision contemplated by the Consent, are such that 

anticipated revenue of or about $1 ,500,000.00 would devolve to the 

developer, and, on a section 62 Public Works Act 1981 analysis, the loss of 

market utilisation calculations are proper for the purposes of determining 

compensation payable. 

49. The compensation quantum itself, however, is the less substantive 

consideration of the anticipated costs of and incidental to furthering the 

roading development, insofar as it entails the part filling of the gully and 

associated structural works . 

50. Whilst, preliminary in character as the developer had itself, at an earlier 

juncture, undertaken some consideration in respect of gully 

crossing/infrastructure requirements, the submitter is comfortable in 

suggesting that the minimum further expenditure (after acquisition, 

planning, engineering, and associated costs) in furthering the actual 

structural works would lie well in excess of $2 ,000,000.00; pertaining to the 

hard construction components of the link road development (which exclude 

legal , planning/consultants, and analogous aligned operational 

expenditures). 

51 . Were the designated authority minded to advance the designation 

proposition, and in particular the land expropriation entailed in the affording 

of commercial access/development opportunity to the Council Land, upon 

the premise that subdivisional development will yield sufficient offset, the 

applicant submitter, as an experienced developer, respectfully questions 

such consideration. Even were the Council Land to yield approximately 15 

lots , after the costs of internal infrastructure/roading and services, and 

aligned expenditures, the potential development yield is marginal at best. 

Prohibition of link road proposed by ALHL 

52. It is incumbent upon the submitter to note that Palmerston North City 

Council has, in respect of the developer submitter's request for its 

conferring a resource consent directed at the formation of a link road, 
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between Abby Road, and Johnstone Drive declined such 

application/opposed the same, notwithstanding that one consequence of 

the developer submitter's proposal entailed in resource consent application 

LU 4085, would have been to instate, as a component of the development 

then to have been undertaken, a roadway/link road, from Abby Road to 

Johnstone Drive. 

53. Simply, and noting that the Palmerston North City Council was invited to 

give consideration to exercising designation powers in that regard , were it 

to have supported/cooperated in the furtherance of the Declined Consent, it 

would have devolved to the developer submitter to instate such road link at 

its cost. 

54. That Council declined to further, the developer submitter's proposed link 

road, and declined to give consideration to the utilisation of designation 

powers (accepting that such link proposal , entailed earthworks within ALHL 

limited development zone). That consent process, which failed to yield a 

developer funded link road, entailed developer expenditure in excess of 

$100,000.00. 

55. Against that background it is thus of concern to the submitter that Council, 

as the requiring authority now intends/wishes to further the utilisation of a 

designation mechanism for the purpose of instating a link road, no more 

substantively advantageous to the traffic flow/movement pattern, 

particularly weighted for a comparative cost/benefit analysis, than that 

declined to the developer submitter. 

56. Indeed, insofar as the developer submitter's link road/proposal entailed its 

sustaining the costs of such infrastructure, the cost benefit analysis, the 

submitter says, significantly militates against the instatement of the link 

road contemplated by the NOR. Annexed and marked with the letter "E" is 

the developers submitter's resource consent application (limited to the core 

application and plans, associated reports are excised due to their size), 

entailing its link road/development proposal. Summatively, the developer 

submitter's link road proposal lay between Abby and Johnstone Roads as 

depicted in plan/diagram 2043/176 which comprises Annexure "F" to these 

submissions. 
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Link options 

57. It is the submitter's perspective that the proposal entails a significant cost to 

the ratepayer, and the traffic movement/additional utility afforded, as a 

consequence of the formation of the link contemplated by the NOR, is 

minimal. 

58. It is noted that the option preferred by the requiring authority , entails 

negative traffic efficiency consequences (absent significant/cost intensive 

remediation, including by way of intersection 

improvements/enhancements), negative safety considerations (with an 

increased crash risk profile), and a perceived moderate enhancement in 

accessibility profiles. 

59 . The accessibility profile the submitter developer says is less 

advantageous/substantive, to that afforded by way of its proposal entailed 

in the Declined Consent and, further, having regard to the anticipated 

destination pathways for the model catchment communities, it is not 

considered that the modelled enhancement of accessibility will be 

utilised/crystallised to the benefit of the commuter populace. 

60. The roading corridor/boundary plans prepared in behalf of the applicant 

submitter by Pirie Consultants (comprised in 2043/176), specify what the 

applicant submitter proposes to comprise the beneficial alignment/pathway, 

should a link road be considered necessary for enhanced traffic 

capacity/traffic movement utility. 

Summary 

61. The submitter says the proposed purpose of the designation, will not afford 

significant utility/benefit to the ratepayer/community base. 

62. The costs of furthering the link road proposal in the NOR are substantive; in 

addition to the compensatory requirements , and the development 

expenditure, the associated planning, and technical input necessary to 

further the infrastructure instatement renders the link road 

pathway/designation contemplated particularly cost intensive/onerous in the 

developer submitter's expert assessment. 
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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 . 



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. 
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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 



exceed $3,000,000.00 in costs to the ratepayer base for marginal utility 

returns. 
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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 
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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 



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 



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 



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 . 



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. 



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. 



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. 



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. 



(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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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) , 



!<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 
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Aokautere Drive, Palmerston North, 4471 

Residential - Vacant Land Block 

CUE:NT Palmerston North City Council 

ATTENTION David Murphy 

VAUJ/\TION D/\T[ 12 November 2019 
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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 



4.0 PHOTOGRAPHS 

~~4- 5 
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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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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 
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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 
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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 
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- ---------- - - - --- -·-···----

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 

Aokautore Drive, Palmerston North, 4471 Page 12 of 25 



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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