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Part 1:  Introduction 

 

1. What is Proposed Plan Change 28 

The purpose of Proposed Plan Change 28 is to zone a Hutt City Council (Council) 
owned parcel of land on Parkside Road, Gracefield as General Business Activity Area 
in the City of Lower Hutt District Plan (The District Plan). The parcel of land is situated 
on the eastern side of the junction of Bell Road South and Parkside Road and is 
currently classified as legal road. The site has an area of approximately 3076m2 and is 
largely flat. The Waiwhetu Stream is located to the north west of the property.  

District Plan Rule 14A (a) states that: 

(a) Status of Roads 
The provisions of the activity area where the road reserve is located shall apply. 
Where the road reserve is between two different activity areas, the centre line of 
the road reserve will become the boundary between such activity areas. 

By virtue of this rule the site currently takes on the zoning of the adjoining properties to 
the north and south which are zoned as General Business Activity Area in the City of 
Lower Hutt District Plan. Once the legal road on the site is stopped, the property will 
revert back to a fee simple title with no zoning as Rule 14A (a) would no longer apply. 
The purpose of this plan change is to ensure that once the legal road is stopped, the 
site will have a zoning which is consistent with its current use, the zoning of adjoining 
properties and the amenity values and character established in the surrounding area. 

No new District Plan provisions e.g. objectives, policies, rules or standards will be 
introduced as a result of this proposal. The only amendments which will need to be 
made will be to the District Plan maps to reflect the new zoning of the site. 

 

2. Reasons for the Proposed Plan Change  

Since 2007, Council has been undertaking a review of all of the land it holds in fee 
simple title throughout the city. The objective is to ensure that all of Council owned land 
is being used for its best purpose.  

The site was included in the review as it was no longer required for the purpose for 
which it was acquired – being legal road. The parcel of land has been leased from 
Council for the last 25 years by the businesses which operate from 6 Bell Road South 
(formerly Feltex and currently Canterbury Spinners Limited). The land appears to be 
treated as part of 6 Bell Road South as the site is fenced off and access is controlled 
by large gates which are near the street entrance. 

It is the intent of Council to declare the land surplus subject to the outcomes of the road 
stopping process and the plan change process and offer it for sale. In order for the land 
to be continuously used for purposes which are consistent with the use of adjoining 
properties once the road is formally stopped it is proposed to zone the site as General 
Business Activity Area.  
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3. Structure of this Document 

This document contains five parts. These are as follows: 

Part 1 Introduction 

Part 2 Copy of the public notice of Proposed Plan Change 28 which was advertised 
in the Hutt News on 27 March 2012 

Part 3 Amendment proposed to the District Plan Maps 

Part 4 Copy of the Section 32 Evaluation prepared for Proposed Plan Change 28, as 
required by Section 74 of the Resource Management Act 1991 

Part 5 Copy of the submission form (Form 5) 

All five parts of this document are publicly available from Hutt City Council as detailed 
in Part 2 of this document.  

 

4. The Process of Proposed Plan Change 28 

The process for preparing Proposed Plan Change 28 can be summarised as follows 

14 April 2010  The Strategy and Policy Committee directs officers to initiate 
the road stopping process with the intent of declaring the land 
surplus for disposal and to initiate the preparation of a Plan 
Change 

26 April 2010 Consultation was undertaken with relevant parties.  

13 March 2012 Proposed Plan Change 28 adopted by Council for public 
notification 

27 March 2012 Proposed Plan Change 28 publicly notified 

Upon notification of the proposed plan change, all interested persons and parties have 
an opportunity to have further input through the submission process. The process for 
public participation in the consideration of this proposal under the Resource 
Management Act 1991 is as follows: 

 The period in which submissions may be made is 20 working days from the date 
of the Public Notice; 

 After the closing date for submissions, Council must prepare a summary of the 
submissions and this summary must be publicly notified; 

 10 working days after the notification of the submissions there is then the 
opportunity to make a further submission in support of, or in opposition to, the 
submissions already made; 

 If a person making a submission asks to be heard in support of their submission, a 
hearing must be held; 

 Council must give its decision on the proposal in writing (including its reasons for 
accepting or rejecting submissions) following the hearing; and 

 Any person who has made a submission has the right to appeal the Council 
decision on the proposal to the Environment Court. 
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Part 2: Public Notice  
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PUBLIC NOTICE 

Public Notification of Proposed District Plan Changes 26, 27 and 28 
to the City of Lower Hutt District Plan 

Clause 5 of the First Schedule – Part 1 of the Resource Management Act 1991 

Hutt City Council has prepared the following plan changes: 

 

PROPOSED PLAN CHANGE 26 – 30 SHAFTESBURY GROVE, STOKES VALLEY 
REZONING OF A PART OF THE SITE AS GENERAL RESIDENTIAL ACTIVITY AREA 

Proposed Plan Change 26 proposes to rezone part of the property at 30 Shaftesbury Grove, 
Stokes Valley (Lot 2 DP 433614, Certificate of Title 527910) which is owned by Urban Plus 
Ltd (a Council Controlled Organisation) as General Residential Activity Area. At present the 
land is zoned General Recreation Activity Area. The proposed plan change will enable 
subdivision and development of a part of the site for residential activity to the extent provided 
for by the General Residential Activity Area provisions of the District Plan. The remaining part 
of the site will be retained as General Recreation Activity Area. 

 

 

PROPOSED PLAN CHANGE 27 - 151 HOLBORN DRIVE, STOKES VALLEY 
REZONING Of PART OF THE SITE AS GENERAL RESIDENTIAL ACTIVITY AREA 

Proposed Plan Change 27 proposes to rezone part of the Council owned land at 151 Holborn 
Drive, Stokes Valley (Part Lot 3 DP 20917 and Part Lot 8 DP 20501, Certificate of Title 
WNB3/881 and Part Section 199 Hutt District (SO 10500), Certificate of Title WN966/66) as 
General Residential Activity Area. At present the land is zoned General Recreation Activity 
Area. The proposed plan change will enable subdivision and development of part of the site 
for residential activity to the extent provided for by the General Residential Activity Area 
provisions of the District Plan. The remaining part of the site will be retained as General 
Recreation Activity Area. 

 

 

PROPOSED PLAN CHANGE 28 – PARKSIDE ROAD, GRACEFIELD 
ZONING AS GENERAL BUSINESS ACTIVITY AREA 

Proposed Plan Change 28 proposes to zone a parcel of Council owned land at the 
intersection of Parkside Road and Bell Road South in Gracefield as General Business 
Activity Area. At present the land is identified as road in the District Plan and has no zoning. 
Council is currently initiating the process of stopping the legal road on this site and the 
proposed plan change will ensure that the land will have a zoning when the legal road is 
stopped and that this zoning is consistent with its current use and the zoning of adjoining 
properties. 
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Documentation for Proposed Plan Changes 26, 27 and 28 can be inspected at: 

 All Hutt City Council Libraries; and  
 Customer Services Counter, Council Administration Building, 30 Laings Road, Lower 

Hutt.  

Alternatively, copies of the documentation are available on the Council website:  

 http://www.huttcity.govt.nz/Your-Council/Plans-and-publications/District-Plan/District-
Plan-changes/ 

Copies can also be requested by contacting Hutt City Council: 

 Phone: (04) 570 6666 or  
 Email: district.plan@huttcity.govt.nz 

 

Submissions close on FRIDAY 27 April 2012 at 5.00pm 
 

Any person may make a submission on Proposed Plan Changes 26 to 28. You may do so by 
sending a written submission to Council: 

 Post: Environmental Policy Division, Hutt City Council, Private Bag 31912, Lower 
Hutt 5040; 

 Deliver: Council Administration Building, 30 Laings Road, Lower Hutt; 
 Fax: (04) 566 6799;  
 Email: district.plan@huttcity.govt.nz 

 

The submission must be written in accordance with RMA Form 5 and must state whether or 
not you wish to be heard in respect of your submission. Copies of Form 5 are available from 
all of the above locations and the Council website. 

The process for public participation in the consideration of this proposal under the Act is as 
follows:  

 after the closing date for submissions, Hutt City Council must prepare a summary of 
the submissions and this summary must be publicly notified; and 

 there must be an opportunity to make a further submission in support of, or in 
opposition to, the submissions already made; and 

 if a person making a submission asks to be heard in support of his or her submission, a 
hearing must be held; and 

 Hutt City Council must give its decision on the proposal (including its reasons for 
accepting or rejecting submissions); and 

 any person who has made a submission has the right to appeal the decisions on the 
proposal to the Environment Court. 

 

Tony Stallinger  
Chief Executive 

27 March 2012 
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Part 3: 

Proposed Plan Change 28 

Amendments to District Plan Map 
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Part 4: Section 32 Evaluation 

 
1. INTRODUCTION 

Prior to the public notification of a plan change, Section 32 of the Resource Management Act 
1991 (the Act) requires Council to undertake an evaluation of the proposed plan change, and 
to prepare a report outlining the basis and outcome of the evaluation. The purpose of the 
evaluation is to assess the benefits and costs of the proposed plan change against the 
purpose of the Act. Section 32 of the Act states: 

(3) An evaluation must examine— 
(a) The extent to which each objective is the most appropriate way to achieve the 

purpose of this Act; and 
(b) Whether, having regard to their efficiency and effectiveness, the policies, rules, or 

other methods are the most appropriate for achieving the objectives. 

(4) An evaluation must take into account— 
(a) The benefits and costs of policies, rules, or other methods; and 
(b) The risk of acting or not acting if there is uncertain or insufficient information about 

the subject matter of the policies, rules, or other methods. 

This Section 32 report focuses on the appropriateness of the proposal to zone the site owned 
by Hutt City Council as General Business Activity Area under the City of Lower Hutt District 
Plan. The Section 32 analysis will not address the issue of the sale of publicly owned land as 
this is not a relevant matter which requires consideration under the Resource Management 
Act 1991.  

 

2. DESCRIPTION OF THE SITE 

2.1 Physical Description 

The area proposed to be zoned as General Business Activity Area is situated on the eastern 
side of Bell Road South adjacent to the junction with Parkside Road and is hereafter referred 
to as ‘the Site’. The Site has an area of 3057m2, is largely flat and the majority of the property 
is sealed. The northern portion of the property contains several medium height trees. 
Located to the north west of the property is the Waiwhetu Stream.  

The Site has been leased from Council for the last 25 years by the businesses which operate 
from 6 Bell Road South (formerly Feltex and currently Canterbury Spinners Limited). The Site 
is currently used for car parking and servicing by Canterbury Spinners Limited, and access to 
the Site is controlled by large gates which are near the street entrance. Only one other 
property shares a boundary with the Site, being 69 Gracefield Road. 

 

2.2 Legal Description 

In 1928, the Site was part of a proclamation that declared an area of land to be Crown land. 
On 20 September 1948 the site was created by virtue of a proclamation under Section 12 of 
the Land Act 1924 (Appendix 3 contains a copy of the Proclamation). The proclamation 
declared the site to be street. The area of the site subject to the proclamation was 
approximately 3076m2. The Site is currently legal road. 
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3. HISTORICAL PLANNING REVIEW OF THE SITE 

A review has been undertaken of the previous Hutt County District Schemes, the Transitional 
District Plan, the Proposed District Plan and the Operative District Plan. These documents 
identify that the Site has been zoned (or identified) as legal road from 1961 through to the 
present day. A review of these planning documents confirms that there have been no special 
notations or restrictions identified for this Site during this time period which could affect this 
proposed plan change. 

 

4. BACKGROUND 

Since 2007, Council has been undertaking a review of the land it holds throughout the City. 
The objective is to ensure that all Council owned land is being used for its best purpose.  The 
review includes an assessment of the requirement for the Council to keep the Site for its 
intended purpose (being road). The Hutt City Council Strategy and Policy Committee (now 
Policy Committee) reviews these reports and makes a recommendation on the future of each 
site. 

The Site has been identified as being surplus to requirements by the Hutt City Council 
Strategy and Policy Committee. The process for stopping the road has been initiated and will 
be undertaken under the Public Works Act 1981. Once the road has been formally stopped, 
the Site (in its current form) would not have any zoning under the District Plan (as the 
provisions of Chapter 14A (a) only apply to legal road). The proposed plan change will 
ensure that the Site will be zoned General Business Activity Area once the road has been 
stopped.  It is Council’s intention to sell the Site once it is zoned General Business Activity 
Area and the legal road has been stopped. 

 

5. ENVIRONMENTAL EFFECTS 

This section considers the potential environmental effects resulting from zoning the Site as 
General Business Activity Area. An assessment of the potential environmental effects of the 
proposed plan change contributes to the overall evaluation of whether zoning the Site 
General Business Activity Area is appropriate in terms of achieving the purpose of the Act.  

The potential environmental effects of the proposed plan change are likely to relate to 
amenity values and character, traffic, effects on infrastructure and effects relating to flooding. 
Each of these matters has been addressed in the following paragraphs. 

 

5.1 Amenity and Character Effects  

Rule 14A (a) of the District Plan states that the provisions of the activity area adjoining to the 
road shall apply and that the centre line of the road reserve will become the boundary 
between different adjoining activity areas. By virtue of this rule the Site is taking on the 
zoning of the adjoining properties which is General Business Activity Area 

The proposed plan change will ensure that the Site will be zoned General Business Activity 
Area once the road has been stopped and Rule 14A (a) no longer applies. This zoning would 
be consistent with the zoning of the surrounding properties and would ensure that activities 
which are compatible with the established character of the local environment can be 
undertaken on the Site.  
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The Site is currently used by Canterbury Spinners Limited as a servicing and car parking 
area. These activities are permitted on land zoned General Business Activity Area and 
therefore would be able to continue on the Site under the zoning contemplated by this 
proposed plan change. 

The permitted activity conditions for the General Business Activity Area would also ensure 
that any future development on the Site would be similar in density, size and scale to the 
existing development which is located within the surrounding environment. These permitted 
activity conditions would control the height, location and size of any potential future buildings 
as well as the nature of the activities undertaken on the Site. It is considered these existing 
permitted activity conditions are sufficient to control any effects resulting from the future 
development of the Site and no changes are sought to these existing rules as part of this 
proposal.  

Overall, it is considered that any effects of the plan change on the environment relating to 
amenity, character and landscape values can be appropriately addressed by the existing 
District Plan rules.  

 

5.2 Traffic Effects 

The Roading and Traffic Division of Hutt City Council have confirmed that there are no plans 
to form and use the Site as legal road and that it is unlikely that this section of road would be 
required in the future for this purpose. It has therefore been decided to stop the legal road. It 
is considered that the zoning of the Site to General Business Activity Area will not result in 
any effects on the traffic safety and efficiency of the local environment. 

The proposed plan change will ensure that the Site retains its current General Business 
Activity Area zoning, once the legal road has stopped. As such, there will be no change to 
the potential activities which can be undertaken on the Site when compared to the current 
situation. Furthermore, no changes to the existing activities on the Site are proposed as part 
of this plan change. Given these factors, the proposal is not considered to result in any 
changes to the traffic safety of the local roading network. 

If any future development of the Site was to be undertaken, it would be subject to the rules 
and permitted activity conditions of the District Plan. These rules and permitted activity 
conditions relate to parking, turning and driveway separation standards. If these standards 
are unable to be met, the Site will be subject to a resource consent and any resulting traffic 
effects would be considered within the application.  

Overall, it is considered that the proposed plan change would not result in any significant 
traffic effects and that any traffic effects resulting from future development of the Site can be 
appropriately addressed by the existing District Plan rules. 

 

5.3 Flooding Effects 

Consultation has been undertaken with Greater Wellington Regional Council and they have 
identified that the Site is within the 1 in 100-year flood extent for the Waiwhetu Stream. 
Currently, the provisions of the General Business Activity Area Site apply to the site by virtue 
of Rule 14A (a). The proposed plan change is being undertaken to ensure that the Site will 
be zoned General Business Activity Area and the same provisions apply once the legal road 
has been stopped. While the General Business Activity Area zoning allows for the 
construction of buildings on the property, it is considered that this proposed plan change 
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does not increase the risk of flooding to future development when compared with the existing 
situation, given that the provisions of this activity area currently already apply to the Site. 

If buildings were to be constructed on the Site or the property was to be subdivided in the 
future, any potential flood risk would be addressed within the relevant building consent or 
resource consent process. These consents could require mitigation measures be introduced 
into the design of any potential buildings to reduce the effects from flooding and could 
include minimum floor levels. If the flooding effects were unable to be adequately mitigated 
then the consent could be declined.  

Overall, it is considered that the proposed plan change would not result in any additional risk 
and significant flooding effects. 

 

5.4 Infrastructure Effects 

Located on the Site are a variety of services including water, stormwater and sewer 
(Appendix 4 contains a report identifying the infrastructure located on the Site). These 
services will need to be protected by easements which will be created as part of the road 
stopping process. 

Located at the western edge of the Site are electricity, gas and telecommunication services. 
Consultation has been undertaken with Telecom and Wellington Electricity Lines and they 
have expressed a preference for these services to remain within the legal road. As such, the 
plan change boundaries identified within Appendix 1 have been altered from the initial 
proposal to reflect this request. 

It is considered that the proposed plan change will not result in an increased demand on the 
existing services. If new buildings were to be constructed on the Site in the future, they would 
be subject to the requirements of the Building Act 2004 and would need to demonstrate that 
any structures are able to be appropriately serviced and meet Council’s requirements. 

Overall, it is considered that the proposed plan change would not result in any significant 
effects on infrastructure and existing services. 

 

5.5 Conclusion 

Overall, it is considered that any potential adverse effects of the proposed plan change can 
be adequately controlled by the existing rules, objectives and policies in Chapters 6A, 11, 
14A and 14I of the District Plan.  

 

6. POLICY ANALYSIS 

6.1 Resource Management Act 1991 

The purpose and principles of the Resource Management Act 1991 are detailed in Sections 
5 – 8 of Part II of the Act. An assessment of the proposed plan change against Part II is 
provided below. 

Section 5 – Principle and Purposes 

Section 5 seeks to promote the sustainable management of natural and physical resources. 
Section 5 states: 
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“Sustainable Management means managing the use, development and protection of natural 
and physical resources in a way, or at a rate, which enables people and communities to 
provide for their social, economic, and cultural wellbeing and for their health and safety while 
– 
(a) Sustaining the potential of natural and physical resources to meet the reasonably 

foreseeable needs of future generations 
(b) Safeguarding the life-supporting capacity of air, water, soil and ecosystems; and 
(c) Avoiding, remedying, or mitigating any adverse effects of activities on the environment.” 

The proposal is considered to be consistent with Section 5 of the Resource Management Act 
1991. The Site has been identified to be surplus to Council requirements and has been 
exclusively used by private businesses for the last 25 years. There are no future plans to use 
the Site for legal road and the proceeds from the sale of the surplus land will assist Council 
with the providing for the social and economic wellbeing of the wider Lower Hutt community.  

The proposed plan change will ensure that once the legal road is stopped, the Site will have 
a zoning under the District Plan and the provisions of the General Business Activity Area 
remain valid. This proposed zoning is consistent with the zoning of the adjoining properties 
and will ensure that any future development of the Site maintains the amenity values and 
established character of the local environment. 

Section 6 – Matters of National Importance 

Section 6 of the Act sets out the matters of national importance which are required to be 
recognised and provided for when managing the use, development and protection of natural 
and physical resources. The proposed plan change is considered to be consistent with 
Section 6 of the Resource Management Act 1991 for the following reasons: 

 The Site is not situated within the coastal environment, it does not contain a wetland, 
lake or river, and it is not on the margin of any of these. 

 The subject property is highly modified and is not an outstanding natural feature or 
landscape. 

 The Site is highly modified and does not contain any areas of significant indigenous 
vegetation or habitats. 

 The Site is not located within a Significant Cultural Resource as identified within the 
District Plan. 

 The Site does not contain any heritage building or structures as identified in the District 
Plan. 

Section 7 – Other Matters 

Section 7 of the Resource Management Act requires consideration be given to whether the 
development is an efficient use of a finite resource. It also seeks to protect amenity and 
intrinsic values and the overall quality of the environment.  

It is considered that the proposed plan change is consistent with Section 7 of the Resource 
Management Act 1991 for the following reasons: 

 The proposed plan change will allow for the sale of a Council owned parcel of land which 
has been used for private purposes for the last 25 years; 

 The Site is currently classified as legal road and therefore takes on the zoning of the 
adjoining properties which is General Business Activity Area. The proposed plan change 
will ensure that the provisions of this zoning still apply once the legal road status of the 
property has been stopped. 
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 The General Business Activity Area zoning is consistent with the zoning of the adjoining 
properties and will ensure that the amenity values and established character of the local 
environment are maintained. 

 The proposed plan change will not result in the property being zoned for a use which 
would allow for more intense development than the existing provisions applied to the 
Site. As such any potential risk from flooding will not change as a result of this proposed 
plan change.  

 The proposed plan change will not result in any changes to the traffic safety of the local 
environment.  

Section 8 - Treaty of Waitangi 

Section 8 of the Resource Management Act requires that the principles of the Treaty of 
Waitangi are taken into account. 

It is considered that there are no particular principles of the Treaty which are relevant to this 
proposed plan change or that need to be considered in further depth as part of this 
assessment. 

 

6.2 Regional Policy Statement 

The Regional Policy Statement for the Wellington Region 1995 (RPS) sets out the regional 
direction for resource management. The Resource Management Act requires that territorial 
authorities, in their district plans, are not inconsistent with the objectives and policies 
contained in a Regional Policy Statement.  

The RPS identifies the significant resource management issues for the region and outlines 
the policies and methods required to achieve the integrated sustainable management of the 
region’s natural and physical resources. 

The most relevant objectives and policies to the proposed plan change are considered to be 
within the natural hazards and built environment and transportation chapters of the RPS as 
follows: 

Chapter 11 – Natural Hazards 

Objective 1 
Any adverse effects of natural hazards on the environment of the Wellington Region are 
reduced to an acceptable level. 

Policy 1 
To ensure that there is sufficient information available on natural hazards to guide decision 
making. 

Policy 2 
To consider all of the following matters when planning for, and making decisions on, new 
subdivision, use, and development in areas which are known to be susceptible to natural 
hazards: 
(1) The probability of occurrence and magnitude of the natural hazards, and the location of 

the effects, including any possible changes which might arise from climate change; 
(2) The potential consequences of a natural hazard event occurring, both on-site and off-site. 

Potential loss of life, injury, social and economic disruption, civil defence implications, 
costs to the community, and any other adverse effects on the environment should be 
considered; 
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(3) The measures proposed to mitigate the effects of natural hazard events, the degree of 
mitigation they will provide, and any effects on the environment from adopting such 
measures; 

(4) Alternative measures that might be incorporated into the subdivision, use and 
development to mitigate the effects of natural hazard events, the degree of mitigation they 
will provide, and any effects on the environment from adopting such measures. Both 
structural and non-structural measures should be considered; 

(5) The benefits and costs of alternative mitigation measures; 
(6) The availability of alternative sites for the activity or use; and 
(7) Any statutory obligations to protect people and communities from natural hazards. 

Policy 3 
To recognise the risks to existing development from natural hazards and promote risk 
reduction measures to reduce this risk to an acceptable level, consistent with Part II of the 
Act. 

Chapter 14 - Built Environment and Transportation 

Objective 1 
Urban areas, the built environment and transportation systems are developed so that they, 
and their associated activities, use resources efficiently and demand for the use of finite 
resources is moderated. 

Objective 2 
The adverse environmental effects that result from the use of urban areas, transportation 
systems and infrastructure are avoided, remedied or mitigated and, in particular, any effects 
that result from the concentration and scale of activities in urban areas are recognised and 
provided for. 

Objective 3 
The environmental quality of urban areas is maintained and enhanced. 

Policy 2 
To use natural and physical resources efficiently in the development of urban areas and in use 
of the built environment by: 
(1)  Encouraging forms of urban development that reflect efficient use of resources; and 
(2)  Avoiding, where practicable, the use of new resources, particularly non-renewable 

resources. 

Policy 6 
To promote the provision and efficient use of infrastructure in the Region, and the reduction 
of adverse environmental effects from its use. 

Policy 8 
To promote a high level of environmental quality in urban areas by: 
(1) Encouraging good urban design; 
(2)  Enhancing and protecting amenity values; and 
(3)  Maintaining and enhancing natural areas and protecting those places, features or 

buildings with significant heritage, ecological, cultural or landscape values. 

It is considered that the proposed plan change is consistent with the objectives and policies 
of the Regional Policy Statement (RPS).  

The proposed plan change is being undertaken to ensure that the Site is zoned General 
Business Activity Area once the legal road status of the Site is uplifted. While the Site is 
situated within the 1 in 100-year flood extent for the Waiwhetu Stream, any potential risks 
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from flooding are no different that compared to the existing situation. Furthermore, if the Site 
was to be developed in the future, it would be subject to the provisions of the Building Act 
2004 and the Resource Management Act 1991 and as such any potential flooding effects 
would be addressed at this time. 

In relation to the built environment and transportation, the RPS promotes development which 
uses resources efficiently, maintains and enhances urban areas and avoids, remedies or 
mitigates adverse environmental effects. It is considered that the provisions of the District 
Plan will ensure that any future development of the Site would reflect the principles of good 
urban design practice, and that any adverse effects on infrastructure are avoided, remedied 
or mitigated. The Site has good connectivity to main transport links and any future 
development of the Site would be subject to the traffic provisions of the District Plan which 
would maintain the traffic safety and efficiency of the local environment. Given these factors, 
it is considered that the proposed plan change is consistent with the objectives and policies 
of the RPS relating to the built environment and transportation. 

 

6.3 Proposed Wellington Regional Policy Statement 

The Proposed Regional Policy Statement (Proposed RPS) was notified in early 2009 with a 
decision on submissions being made in May 2010. The Proposed RPS is currently subject to 
several appeals within the Environment Court.  

The objectives and policies of the Proposed RPS most relevant to the proposed plan change 
are considered to be the following: 

3.8  Natural Hazards  

Objective 18  
The risks and consequences to people, communities, their businesses, property and 
infrastructure from natural hazards and climate change effects are reduced. 

Objective 20 
Communities are more resilient to natural hazards, including the impacts of climate change, 
and people are better prepared for the consequences of natural hazard events. 

Policy 28  
Avoiding subdivision and development in areas at high risk from natural hazards 

Policy 50 
Minimising the risks and consequences of natural hazards 

3.9 Regional Form, Design and Function 

Objective 21 
A compact well designed and sustainable regional form that has an integrated, safe and 
responsive transport network and: 
(c)  sufficient industrial-based employment locations or capacity to meet the region’s needs; 
(e) urban development in existing urban areas, or when beyond urban areas, development 

that reinforces the region’s existing urban form; 
(h) integrated public open spaces; 
(k)  efficiently use existing infrastructure (including transport network infrastructure); and etc 

Policy 32 
Supporting a compact, well designed and sustainable regional form. 
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It is considered that the proposed plan change is consistent with the objectives and policies 
of the Proposed RPS. The reasons for this are similar to those discussed above in relation to 
the operative Regional Policy Statement. 

The Site is currently classified as legal road and therefore the provisions of the adjoining 
zonings are applied to the Site. The proposed plan change will ensure that the Site will be 
zoned General Business Activity Area once the legal road status of the property has been 
uplifted. As such, the proposed plan change will not result in an activity area which will allow 
for greater developmental potential than the current provisions applying to the property. The 
proposed plan change will therefore not result in a material change to the flood risk to the 
property. 

It is also recognised that if the property was to be subdivided in the future or if a building was 
to be constructed within its confines, then these activities would be subject to the provisions 
of Resource Management Act 1991 and Building Act 2004 and any potential flood risk would 
be addressed at the time of application.  

With regards to objectives and policies relating to regional form, the portion of the Site 
subject to this proposed plan change is situated within an urban environment and can be 
serviced using existing infrastructure. The proposed plan change is considered to be 
consistent with objective 21, which encourages a compact urban form. The proposed plan 
change will ensure that the Site is zoned in a manner which could support industrial based 
employment and would be an efficient use of the existing infrastructure within the local area.  

 

6.4 The Wellington Regional Strategy 

The Wellington Regional Strategy (WRS) is a sustainable growth strategy that has been 
developed by the nine local authorities within the Greater Wellington Area, in conjunction 
with central government, and the region’s business, education, research and voluntary sector 
interests.   

Within the WRS, land which is zoned for industrial purposes is recognised as being an area 
of importance. In particular, the industrial land within the Hutt Valley is recognised for its size 
and proximity to transportation infrastructure. While the Site is small in size, the proposed 
zoning as General Business Activity Area would allow for the ongoing industrial use on the 
property. It is also noted that any sensitive uses (i.e. residential activities) would require 
resource consent under this zone and any potential reverse sensitivity effects would require 
assessment at time of the application. Given these factors, the proposed zoning as General 
Business Activity Area is considered to be consistent with the outcomes sought within the 
Wellington Regional Strategy. 

 

6.5 Consistency with Surrounding District Plans 

Section 74(2)(c) of the Act requires Council to consider the extent to which this proposed 
plan change needs to be consistent with the plans or proposed plans of adjacent territorial 
authorities.  

The proposed plan change involves a small area of land which is not located near the 
boundaries of the City of Lower Hutt. It will have no effect on the plans or proposed plans of 
adjacent territorial authorities and will not be inconsistent with them. 
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6.6 City of Lower Hutt District Plan 

6.6.1 Area Wide Objectives of the District Plan 

Chapter 1 of the City of Lower Hutt District Plan identifies the area wide objectives which the 
District Plan seeks to achieve. The area wide objectives which are considered to be relevant 
to the proposal are as follows: 

1.10.2 Amenity Value 

Objective 
To identify, maintain and enhance the character and amenity values of the different activity 
areas. 

Policy 
To identify within all activity areas the general character and amenity values of that activity 
area. 

1.10.11 Lessening Natural Hazards 

Objective 
To avoid or mitigate the vulnerability and risk of people and development to natural hazards.   

Policy 
(c) To limit the scale and density of development in areas where the risk of flooding is 

medium to high. 

The proposed plan change is considered to be consistent with the above area wide 
objectives and policies of the District Plan. The Site is currently classified as legal road and 
therefore the provisions of the adjoining activity areas are applied to the Site. The proposed 
plan change will ensure that the Site will have a zoning under the District Plan (General 
Business Activity Area) once the legal road status of the property has been uplifted. This 
zoning would be consistent with the adjoining properties which are also zoned General 
Business Activity Area. It is therefore considered that the proposed plan change will result in 
the Site being zoned appropriately to maintain the general character and amenity values that 
have been established in the local environment.  

While the Site is within the 1 in 100-year flood extent for the Waiwhetu Stream, it is noted 
that the proposed plan change will not change the provisions currently applied to the site and 
its potential. Rather, the proposed plan change will ensure that the Site will have a zoning 
under the District Plan once the road has been formally stopped. As such, the proposed plan 
change will not increase the risk of flooding to future development when compared with the 
existing situation.  

It is also noted that if the Site was to have buildings constructed upon it or was to be 
subdivided in the future, then any potential flood risk would then be addressed at this time 
within the relevant building consent or resource consents.  

6.6.2 Specific District Plan Objectives and Policies  

The proposed plan change is considered to be consistent with the relevant objectives and 
policies pertaining to the General Business Activity Area of the City of Lower Hutt District 
Plan. These objectives and policies are as follows: 

6A 1.1.1 Accommodation of a Mix of Activities 

Objective 
To accommodate those non industrial activities which are suitable in the General Business 
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Activity Area and which do not cause adverse effects on amenity values of the area and the 
receiving environment. 

Policies 
(a) Accommodate those commercial activities which provide a local service for the work force 

in the same area. 
(b) Accommodate commercial recreational activities which are appropriate within the General 

Business Activity Area and which are compatible with the surrounding area. 
(c) Accommodate certain retail activities which are compatible with other activities of the 

General Business Activity Area and do not undermine the strength, vitality and viability of 
commercial activity areas. 

(d) That the accommodation of non industrial activities avoids or mitigates adverse effects on 
the amenity values of the area and the environment.    

6A 1.1.3 Environmental Effects 

Objective  
To avoid or mitigate adverse effects on the amenity values of the area and neighbouring 
areas, and the receiving environment. 

Policies 
(a) That effects likely to be generated by each activity, such as noise, dust, odour and traffic, 

are managed to avoid or mitigate adverse effects on the amenity values and character of 
both the General Business Activity Area and interface areas. 

(b) That effects likely to be generated by each activity are managed to avoid or mitigate any 
adverse effects causing harm or damage to the receiving environment.  

6A 1.2.1 Effects on the Amenity Values of the Area 

Objective  
To maintain and enhance the amenity values of the activity area and neighbouring areas. 

Policy 
(a) That each site, structure and building is designed and maintained to enhance the amenity 

values and character of both the General Business Activity Area and adjacent activity 
areas. 

The proposed plan change is considered to be an effective and efficient means of achieving 
the above objectives and policies for the Site. It is considered that the rules within the 
General Business Activity Area are sufficient to ensure that the amenity values and character 
of the Site, neighbouring properties and wider environment are maintained and no deviation 
from these existing rules is sought as part of this proposed plan change. 

 

6.7 Other Strategies and Plans 

The Hutt City Council has three strategies and plans which are considered relevant to this 
proposed plan change, namely: 

 Economic Development Strategy 2009 
 Environmental Sustainability Strategy 2009 
 Long Term Council Community Plan (LTCCP) 2009 

The proposed plan change is considered to be consistent with the outcomes sought under 
the above strategies and plans.  
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6.8 Consultation 

The Site has been privately used for approximately 25 years and is currently leased to 
Canterbury Spinners Limited who is the owners of the adjoining site at 6 Bell Road South. 
The only other property sharing a boundary with the Site is 69 Gracefield Road which is 
owned by Industrial Research Limited. Consultation has been undertaken with both 
neighbours, Industrial Research Limited and Canterbury Spinners Limited. Both parties have 
confirmed that they do not oppose the proposed plan change. 

Consultation has also been carried out with the following statutory authorities in accordance 
with the Schedule 1 of the Resource Management Act, 1991: 

 Greater Wellington Regional Council 
 Ministry for the Environment 
 Upper Hutt City Council 
 Porirua City Council 
 Wellington City Council 
 The Wellington Tenths Trust 
 Te Runanganui o Taranaki Whanui ki te Upoko o te Ika a Maui  
 The Port Nicholson Block Settlement Trust 
 The Palmerston North Maori Reserve Trust  

Feedback was received from Wellington City Council who confirmed that they did have any 
comments or concerns regarding the Proposed Plan Change. 

While we did not hear from several parties during the consultation phase of this project, we 
note that when the Proposed Plan Change is notified these parties will be contacted directly 
and will have the opportunity to lodge a submission. 

 

7. Evaluation of Options 

The proposed plan change is seeking to zone the Site as General Business Activity Area 
under the District Plan and thereby ensure the same provisions apply to the Site once the 
legal road has been stopped and Rule 14A (a) no longer applies. The properties which adjoin 
the Site are zoned General Business Activity Area. Within the immediate area, the General 
Business Activity Area contains a variety of activities including manufacturing, industrial and 
research based industries. There are generally no residential activities within the General 
Business Activity Area. 

Three principal options have been explored as part of the preparation of the proposed plan 
change. These options include 

 Status Quo (do nothing); 
 Zone the Site as General Business Activity Area; and 
 Zone the Site as Special Business Activity Area. 

As noted previously, the Council’s decision to sell publicly owned land is not a relevant 
matter for consideration in terms of the Resource Management Act 1991, or the assessment 
undertaken in accordance with Section 32 of the Act. Accordingly the zoning options 
considered below are based on the premise that it is the intention of the Council to declare 
the land surplus subject to the outcome of this proposed plan change process and the road 
stopping process. 

The cost and benefits of these options are discussed below.  
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OPTION EVALUATION 

Option 1: 

Status Quo 

 

 

 

NOT RECOMMENDED 

Benefits: 
 Avoids the costs associated with the plan change process 

Costs: 
 The Site is no longer needed for the roading purpose which it 

was acquired for. Once the legal road status is removed the 
Site will not have a zoning under the City of Lower Hutt District 
Plan. 

 Whilst current activities on the site are covered by existing use 
rights, any change or new activity would be a non-complying 
activity, therefore requiring resource consent 

 Having a site with no zoning does not comply with the intention 
of the District Plan. 

 Having no zoning under the District Plan is not consistent with 
the zoning of adjoining properties. 

 Having no zoning would not allow for the appropriate utilisation 
of the resource. 

 Having no zoning would degrade the value and the revenue 
potential of the site. 

Option 2: 

Zone the Site as 
General Business 
Activity Area. 

 

 

 

RECOMMENDED 

Benefits: 
 Ensures that the Site would have a zoning when the legal road 

is stopped. 
 Provides certainty to the future development potential of the 

Site once the road is stopped. 
 Results in a zoning which is consistent with the adjoining 

properties and the character and amenity values of the local 
environment. 

 The zoning would be consistent with the existing use of the 
Site. 

 Results in a zoning which allows for the undertaking of a wide 
range of activities on the Site, thereby allowing for the optimum 
use of the resource.  

 Optimises the revenue potential of sale (as compared to a site 
with no zoning). 

Costs: 
 The costs associated with the plan change process. 
 Potential flood mitigation measures would need to be adopted 

into the design of any future buildings on the Site. 

Option 3 

Zone the Site as 
Special Business 
Activity Area. 

Benefits: 
 Results in a zoning which is generally consistent with the wider 

area as the western side of Bell Road South is within the 
Special Business Activity Area.  

 This zoning would allow for more specialised use of the Site. 
 Ensures that the Site would have a zoning when the legal road 
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NOT RECOMMENDED 

is stopped. 
 Provides certainty to the future development potential of the 

Site once the road is stopped. 

Costs: 
 This zoning is more prohibitive than the General Business 

Activity Area thereby not allowing for the appropriate utilisation 
of the resource.  

 The Special Business Activity Area zone would not be 
consistent with the zone of the adjoining properties and could 
result in reverse sensitivity effects. 

 The Special Business Activity Area is specifically identified to 
contain hazardous facilities and given that the Site is situated 
within an identified flood zone, there could be potential eco-
toxicity effects from hazardous materials spilling into the stream 
either as a result of a flood or by accident. 

 

7.1 The Risk of Acting or Not Acting 

Section 32 (4) (b) of the Resource Management Act 1991 states: 

(4) For the purposes of [[the examinations referred to in subsections (3) and (3A)]], an 
evaluation must take into account— 
(b) the risk of acting or not acting if there is uncertain or insufficient information about 

the subject matter of the policies, rules, or other methods. 

In considering the proposal against Section 32 (4) of the Resource Management Act 1991, it 
is considered that Council has sufficient information about the subject matter relative to this 
proposed plan change. 

 

8. SUMMARY 

The land review undertaken by the Council concluded that the part of Parkside Road situated 
on the eastern side of the junction of Bell Road South and Parkside Road, which is currently 
classified as legal road, was no longer required for this purpose.  

The proposed plan change seeks to zone the Site as General Business Activity Area. 
Thereby the Site would have a zoning and the provisions currently applying to the Site (under 
Rule 14A (a) of the District Plan) would remain unchanged once the legal road status of the 
Site is uplifted. The Site is currently leased to and used by a private business. The purpose 
for which it was initially acquired by Council, being legal road, is no longer considered to be 
necessary.  

The evaluation of the proposed plan change has included an assessment of effects on the 
environment from zoning the Site as General Business Activity Area and the subsequent 
development that will be enabled by this zoning. The proposed General Business Activity 
Area zoning is considered to be consistent with the character of the surrounding properties in 
the immediate vicinity and would allow for future development of the Site in a manner which 
is in keeping with the amenity values of the local environment.  

A policy analysis of the relevant national, regional and local policies and plans has been 
undertaken. Overall, it is considered that the proposed plan change is consistent with the 
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objectives and policies of the relevant policies and planning documents. The proposed 
General Business Activity Area zone and the rules associated with the zoning are considered 
to enable an appropriate level of future development on the Site while managing the adverse 
effects on the environment. No changes are proposed to the General Business Activity Area 
provisions of the District Plan as part of the proposed plan change. 

The costs and benefits of the proposed plan change have been assessed against the 
purpose of the Resource Management Act 1991. The costs and benefits of the options for 
the Site have been evaluated and the recommended option (Option 2 - Zone the Site as 
General Business Activity Area) is considered to be the most appropriate in terms of 
achieving the purpose of the Act. Overall the proposed plan change is considered to be 
consistent with the purpose and principles of the Act.  
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Appendices 

 
Appendix 1: Plan of the Site, illustrating the area proposed to be zoned General 

Business Activity Area 
Appendix 2: Operative District Plan Maps C5 and D5 
Appendix 3: Proclamation which created the Legal Road 
Appendix 4: Assessment of the infrastructure located on the Site  
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Appendix 1: Plan of the Site, illustrating the area proposed to be zoned 
General Business Activity Area 

 





 

 

Appendix 2: Operative District Plan Maps C5 and D5 
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Appendix 3: Proclamation which created the Legal Road 











 

 

Appendix 4: Assessment of the Infrastructure Located on the Site 
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REPORT ON EXISTING SERVICES IN PARKSIDE ROAD EXTENSION 

GRACEFIELD, LOWER HUTT 

 

Overview 

 

Hutt City Council is considering the sale of an area of Parkside Road Extension (the Site) to Canterbury 

Spinners Limited (CSL) who own property adjoining the road. To enable the sale of this land, part of the 

road will need to be stopped. The purpose of this report is identify existing services located within the 

current road reserve, advise on any matters which will have an effect on stopping the road, and to advise 

Council of any action with regard to services which needs to be addressed prior to disposal of the land. 

 

Our investigations have identified various services which currently pass through the Site and will require 

protection by easement. These are shown on attached plan 27491SCH and are discussed below. Our 

assessment is based on the Site being sold to CSL and not to any other party. 

 

Water 

 

Council records show a 225mm diameter watermain passing through the Site. Due to the nature of the pipe 

material, the eastern length of this pipe beyond a fire hydrant was unable to be located with detection 

equipment. The pipe has been plotted on plan 27491SCH from Council records. The pipe is to remain in 

Council ownership and will require protection by easement in gross in favour of Hutt City Council. 

 

A fire hydrant is situated within the Site and will be in private land if the road is stopped. Access to the 

hydrant could therefore be compromised and advice should be sought from Capacity as to whether or not a 

new hydrant is required in Bell Road South. 

 

Sewer 

 

Council records show two sewer lines passing through the Site. To the north, a 450mm diameter trade 

waste pipeline terminates at a manhole within the Site. A 300mm diameter lateral pipe from the CSL land 

discharges into the terminal manhole. The trade waste pipeline does not appear to cater for any other 

properties however Capacity have requested that the pipeline remains in Council ownership. This pipeline 

will therefore require protection by easement in gross in favour of Hutt City Council. 

 

Council records show a 225mm diameter sewer line running close to the southern road boundary. This 

pipeline appears to serve various properties to the north, east and south of the Site and will therefore 

require protection by easement in gross in favour of Hutt City Council. Parts of this pipeline have been 

unable to be located on Site and have been plotted from Council records on plan 27491SCH. 

 

Stormwater 

 

Council records show two stormwater pipes passing through the Site. At the north-eastern end of the Site, a 

300mm diameter stormwater passes through the Site and discharges into an open drain north of the Site. 

This stormwater pipe appears to serve various properties to the east and south of the Site and will therefore 

require protection by easement in gross in favour of Hutt City Council. 

 

A 300mm diameter stormwater pipe lying west of the centre of the Site also discharges into the open drain. 

Council records show a pipe in a different location however we believe this is the same pipe as that shown 

on plan 27491SCH. Council records indicate that this stormwater pipe only serves the CSL property and 

can therefore be considered a private pipeline. The Site also contains various yard drains and associated 
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pipework also considered to be private. Protection by easement is not required over these private drains 

and pipelines. 

 

Open drain 

 

Stormwater from the CSL site, Parkside Road extension, and a Council stormwater pipeline mentioned 

above all discharge into an open drainage channel. Old survey records indicate that the southern bank of 

this channel is the former bank of the Waiwhetu Stream. The main stream channel has since moved to the 

north but in our opinion the open drainage channel continues to be a natural watercourse. The channel is 

mostly if not wholly contained in the adjoining allotment to the north. Capacity has determined that the drain 

is not part of the Council controlled stormwater network and that responsibility for maintenance of the drain 

rests with the owner of the land for any part of the drain that is situated within their property boundary (see 

HCC Memorandum dated 28 April 2010). 

 

In our opinion, no easement or further action is required in relation to the open drain however further advice 

could be sought as to the ongoing right to drain stormwater into this channel. 

 

Other Services 

 

Electricity, gas and telecommunication services have been located and marked up on the Site. The western 

end of the Site contains a telecommunication cabinet and power pole carrying overhead power and 

telecommunication cables as shown on plan 27491SCH. These services are immediately adjacent to Bell 

Road South and occupy part of the area of road proposed to be stopped. This area (shown ‘Z’ on plan 

27491SCH) will require protection by easement or will need to be excluded from the road stopping and sale 

of the land. Advice should be sought from Telecom New Zealand and Wellington Electricity Lines as to their 

preference. 

 

A gas enclosure and associated pipework at the south-west corner of the site has been confirmed as being 

clear of the Site boundary. No other services were identified as crossing through the Site. 

 

Easements 

 

As discussed above, easements are required over Council controlled water, stormwater and sewer 

pipelines which pass through the site. These easements will be in favour of Hutt City Council and are 

shown on plan 27491SCH. Capacity require the width of the water easement to be 6m to allow for future 

pipe replacement. The width of the stormwater and sewer easements has been determined in accordance 

with Council standard requirements, being the greater of 3m or two times the depth of the service. Both 

sewer lines are 3.0m to 3.5m deep and their associated easements are therefore 6m-7m wide. The 

stormwater easement to the north is approximately 3m wide. Easement positions and widths may change 

once all pipelines have been fully located on site but it is anticipated that these changes will only be minor.  

 

Existing easements from SO 12046 as identified in the TPG report dated 13 April 2010 are now either 

redundant or will be replaced by new easements where necessary. 

 

Summary 

 

On the basis of our investigations, current services on the Site appear to provide no impediment to the 

stopping of road and sale of land to CSL. Easements will be required to protect existing Council services, 

and land containing utility services adjacent to Bell Road South will need to be either excluded from the 

road stopping and sale or be protected by easement. We believe no action is required in respect to the 

open drain to the north. Advice should be sought from Capacity as to whether any action is required in 

regard to the existing fire hydrant within the Site. 
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Scheme plan 27491SCH 
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LOWER HUTT 

 

Attention: Anna Fenton 

 

 

FURTHER INVESTIGATION INTO SERVICES AT PARKSIDE ROAD 

 

Following on from our report into services dated 11 August 2010, we have consulted Telecom 

New Zealand and Wellington Electricity Lines as to their preference in how the land around their 

existing plant is dealt with. Both have indicated that they would prefer the area shown ‘Z’ on 

Cuttriss plan 27491SCH-A to remain as road rather than to have an easement registered. Copies 

of their responses are attached. 

 

We have consulted with Capacity as to whether any action is required with regard to the fire 

hydrant located within the area of road to be stopped. They have advised that no action is 

required. A copy of their response is attached. 

 

We have liaised with Cassandra Hancock (HCC) and with GWRC as to HCC’s ongoing right to 

discharge stormwater into the open drain to the north of the site. On the basis that the open drain 

is part of the former course of the Waiwhetu Stream as shown on old survey plans, we consider it 

to be a natural watercourse and would therefore require GWRC consent to be altered. The 

consensus is that this will protect Council’s right to discharge stormwater into this channel. 

 

Please contact me if you have any further queries. 

 

 

Yours faithfully 

 

 

 

 

 

Karl Wilton 

CUTTRISS CONSULTANTS LTD 

encl 

 



 

 

Part 5: Copy of Submission Form 

 



Submission on publicly notified  
Proposed District Plan Change 
Clause 6 of the First Schedule, Resource Management Act 1991 

EP-FORM-309  Hutt City Council   30 Laings Road, Private Bag 31912, Lower Hutt 5040   www.huttcity.govt.nz   (04) 570 6666 March 2012 

 

 

RMA FORM 5 

Submission number   

OFFICE USE ONLY  

 

 

 

To: Chief Executive, Hutt City Council 

1. This is a submission from: 

Full name Last                                                                         First 

Company/organisation  

Contact if different  

Address  Number             Street 

 Suburb 

 City Postcode 

Address for Service  
if different 

Postal Address Courier Address 

Phone  Day Evening 

Fax  Mobile 

Email  

 

2. This is a submission on the following proposed change to the City of Lower Hutt District Plan: 

Proposed District Plan Change No:   

 

Title of Proposed District Plan Change:  

 

3. The specific provisions of the proposal that my submission relates to are: 

Please give details:  

 

 

(Please use additional pages if you wish) 

4. My submission is: 

Include whether you support or oppose the specific provisions or wish to have them amended; and reasons for your views:  

 

 

(Please use additional pages if you wish) 

5. I seek the following decision from Hutt City Council: 

Give precise details:  

 

 

(Please use additional pages if you wish) 

6. I   wish  do not wish  to be heard in support of my submission. 

(please tick one) 

7. If others make a similar submission,  

I   will  will not consider presenting a joint case with them at the hearing. 

(please tick one)  

Signature of submitter: 

(or person authorised to sign on  

behalf of submitter)  Date 

Personal information provided by you in your submission will be used to enable Hutt City Council to administer the submission process and 

will be made public.  You have the right under the Privacy Act 1993 to obtain access to and to request correction of any personal 

information held by the Council concerning you. 




